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Staff Report to Council 
Planning and Development 

 
FILE:  3090-20-2022-06 

 
REPORT DATE: May 09, 2022 MEETING DATE:   May 17, 2022 

TO: 

FROM: 

Mayor and Council 

Colin O’Byrne, Acting Director of Planning and Development 

SUBJECT: Development Variance Permit Application for 18389 Ford Rd 

CHIEF ADMINISTRATIVE OFFICER REVIEW/APPROVAL:   
 
 

RECOMMENDATION(S): 

THAT Council: 

A. Approve issuance of Development Variance Permit No. 2022-007 for 18389 Ford Rd, to 

reduce the minimum required setback for a kennel to be located in an existing 

agricultural building; OR 

 

B. Other. 

 

PURPOSE 

The City is in receipt of an application to reduce the minimum required setback for a new kennel 
business to be located in an existing barn at 18389 Ford Rd. 

☐ Information Report           ☒ Decision Report     ☐ Direction Report  

DISCUSSION 

Background:  

The City received a business licence application for The Howlin Hive, a new kennel business 
proposing to use an existing barn they are renting at 18389 Ford Rd. Consistent with the business 
licensing process, staff requested a site plan from the applicant, showing the property line 
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setbacks to the barn, in order to confirm compliance with the City’s regulations for kennels. The 
received site plan indicates the existing barn is setback 6 m from the west property line. As the 
minimum required setback to all property lines for a kennel is 30 m, the applicant has applied for 
a development variance permit to allow use of the barn for the proposed kennel operation. 

Applicant:  Charlotte McNair of The Howlin Hive 
Property Address: 18389 Ford Rd 
Property Size:  15.38 ha (38 acres) 
OCP Designation: Agricultural (20 acre minimum) 
Zoning:  A-1 (General Agricultural) 

The property at 18389 Ford Rd was originally a 16.18 ha (40 acre) parcel owned by a long-time 
Pitt Meadows farming family and included a meat processing facility and butcher shop. In 2002, 
0.8 ha (2 acres) containing the meat processing facility was subdivided from the parent parcel, 
permitting the owners to sell the commercial operation. The meat processing facility, Meadow 
Valley Meats, continues to operate on the subdivided parcel at 18315 Ford Rd.  

The remainder, subject parcel was sold by the original owners in 2017 to the current property 
owners. It contains the heritage Harold Sutton Residence, the subject barn, and some additional 
agricultural storage buildings. The remainder of the property is farmed for hay and the property 
is classified as both Residential and Farm by BC Assessment. 
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Figure 1: Site overview 
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The subject barn was constructed prior to City records (dating back to 1973) and was recently 
used to house livestock. At the time it was constructed, the parcel had not been subdivided yet, 
and had approximately a 60 m setback to the west property line. 

Relevant Policy, Bylaw or Legislation: 

Under the Agricultural Land Reserve Use Regulation, pet boarding and breeding (kennels) are 
permitted on Agricultural Land Reserve (ALR) land, but can be prohibited or regulated by a local 
government. 

The A-1 (General Agricultural) zone in the City’s Zoning Bylaw permits kennels as a principal use, 
subject to a minimum setback of 30 m from all property lines, ditches and watercourses. 

Regulations in the City’s Kennel Regulation Bylaw No. 1080 also apply; this kennel is considered 
a Class “A” kennel which permits up to 50 dogs. The Kennel Regulation Bylaw, Schedule A 
Commercial Kennel Regulations, also states: “Siting of all buildings and structures for kennel use 
shall be in accordance with the provisions of the Zoning Bylaw.” 

Analysis:  

Proposal 

The applicant intends to open a new kennel business in an existing agricultural building (barn), 
with additional outdoor area for dogs behind the barn (about 30 ft deep). The barn has a second 
storey loft; this is not part of the kennel operation and is sealed off from the ground floor.  
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Figure 2:  Google street view of proposed kennel location 

 
Figure 3: Kennel area floor plan 

Variance 

The intent of the minimum 30 m (98 ft)setback from all property lines for kennels is to reduce 
potential noise and disturbance from neighbouring properties. The property with the most likely 
potential impact is right next door at 18315 Ford Rd, which contains the meat processing facility; 
given this is a commercial operation, a kennel use is not anticipated to be incompatible.  

The nearest residential dwelling is located on the same parcel at 18389 Ford Rd, approximately 
98 m away. The nearest residential dwelling on a different parcel is approximately 200 m away. 
Across the street from the proposed kennel is the Airport, which is generally noisy already.  
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 Figure 4: Distance to residential dwellings 
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There are other agricultural buildings on the property being used for storage, that are located 
more than 30 m from the west property line; however, the applicant advised that these buildings 
were not suitable for conversion to kennel use. 

 Required Setback Actual Setback Variance Amount 

Kennel 30 m  6 m 24 m 

Table 1: Variance request 

The applicant provided a letter of intent in support of the application (Attachment D). Staff would 
like to note that the Kennel Regulation Bylaw identified by the applicant does state in relation to 
commercial kennels: “Siting of all buildings and structures for kennel use shall be in accordance 
with the provisions of the Zoning Bylaw.” A site plan was requested from the applicant as soon 
as the business licence application was reviewed by the Planning Department and, once it was 
received, staff notified the applicant that the proposed location did not meet the setback 
requirements as laid out in the Zoning Bylaw.  

Public Notification 

In accordance with the City’s Development Procedures 
Bylaw and the Local Government Act, residents within 50 
m of the subject parcel were notified about 
consideration of issuance of this permit, as shown in 
Figure 5. 

 

 

 

 

Figure 5: Notified properties 

 

Conclusion 

Aside from the minimum setback to the west property line, the proposed kennel meets the other 
City regulations for kennels. Using an existing building for the kennel is preferable to constructing 
a new building, given that more farmland will not be lost to building. Given that the nearest 
properties are a meat processing plant and the Airport, a kennel is not anticipated to have a 
negative impact on those properties in terms of noise and disturbance. For these reasons, staff 
have no objections to the application. 
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If this development variance permit is not granted, the kennel will have to relocate to another 
site. 

COUNCIL STRATEGIC PLAN ALIGNMENT 

☐ Principled Governance ☒ Balanced Economic Prosperity  ☐ Corporate Excellence 

☐ Community Spirit & Wellbeing  ☐ Transportation & Infrastructure Initiatives    

☐ Not Applicable 

Business Vitality. Foster a vibrant and diverse economy where local businesses thrive. 

FINANCIAL IMPLICATIONS 

☒ None ☐ Budget Previously Approved    ☐ Referral to Business Planning 

☐ Other 
 

PUBLIC PARTICIPATION 

☒ Inform ☐ Consult ☐ Involve ☐ Collaborate ☐ Empower  

Comment(s): 

Property owners and residents within 50 m (164 ft) of the subject property were notified. To 
date, no comments have been received. 

KATZIE FIRST NATION CONSIDERATIONS 

Referral        ☐ Yes     ☒ No 

SIGN-OFFS 

Written by: Reviewed by:  

Allison Dominelli, 
Development Services Technician 

Colin O’Byrne, 
Acting Director of Planning and Development 

 

 
ATTACHMENT(S):  

A. Neighbourhood OCP Map 

B. Neighbourhood Zoning Map 

C. Aerial Photo Map 

D. Letter of intent 

E. Development Variance Permit No. 2022-007 
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Attachment A: Neighbourhood OCP Map 
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Attachment B: Neighbourhood Zoning Map 
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Attachment C: Aerial Photo Map 
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Attachment D: Letter of Intent 
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