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Staff Report to Council 
Planning and Development 

REPORT DATE: June 01, 2020 MEETING DATE:  

FILE:  3360-20-2020-02 

July 7, 2020 

TO: 

FROM: 

Mayor and Council 

Anne Berry, Director of Planning and Development 

SUBJECT: Rezoning Application for 18385 Old Dewdney Trunk Road 

CHIEF ADMINISTRATIVE OFFICER REVIEW/APPROVAL:   

        RECOMMENDATION(S):   THAT Council: 

A. Grant first and second readings to Zoning Amendment Bylaw No. 
2860, 2020; AND

B. Schedule a public hearing for Zoning Amendment Bylaw No. 2860, 2020 
during an upcoming Regular Meeting of Council; AND

C. Should Zoning Amendment Bylaw No. 2860, 2020 be adopted, register a 
covenant on title for 18385 Old Dewdney Trunk Road that limits the non-
farm uses to the existing owners; OR

D. Other.

PURPOSE 

To introduce a Zoning Bylaw amendment to permit a bistro, on-site catering and 
expanded retail sales area for Hopcott Meats at 18385 Old Dewdney Trunk Rd. 

☐ Information Report ☒ Decision Report ☐ Direction Report
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DISCUSSION 

Background:  

Applicant:  Jennifer Foxley 
Owner: Hopcott Premium Meats Ltd. 
Civic Address:  18385 Old Dewdney Trunk Rd. 
Parcel Area: 41.16 ha (101.7 acres) 
OCP: Agricultural – 20 ha minimum parcel size 
Zoning: General Agriculture A-1 

Hopcott Meats is a butcher shop with a retail sales area, bistro and proposed catering 
business.  

Originally, the building containing the retail sales area was built in 2006 in accordance 
with City and ALC regulations. In 2015, a building permit for an addition was issued 
which included a commercial kitchen to process farm products and a kitchen 
demonstration area; these changes were understood by the applicant to be compliant 
with City and ALC regulations. Subsequently staff, was informed that the way the retail 
sales area was calculated was incorrect according to ALC regulations. Revised plans 
were subsequently received by the Building Inspector which permitted conversion of 
the demonstration area to a bistro and expanded the retail sales area; these changes 
were not vetted by the City’s Planning Department and, therefore, the applicant was 
unaware that the building was no longer compliant with City or ALC regulations.  

In 2019, Council considered an Agricultural Land Commission (ALC) non-farm use 
application for this property to gain approval for the existing retail sales area, the 
existing bistro, and to allow a proposed catering business to operate within the 
existing farm retail building. 

The non-farm use application for the property was granted by the Agricultural Land 
Commission (ALC) on December 23, 2019, as follows: 

“For the reasons given above, the Panel approves the Proposal to retroactively 
allow the 205.4 m2 Bistro and 93 m2 Additional Retail Area, and to allow use of 
the existing commercial kitchen for the Catering Service, subject to the following 
conditions:  

a. the non-farm use is confined to the Farm Building per Schedule A of this

decision;

b. the Commission must review and approve the draft zoning text

amendment prior to adoption; and

c. approval for non-farm use is granted for the sole benefit of the Applicant

and is non-transferrable. “
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As the application for a non-farm use was successful, the applicant has now applied to 
the City for a rezoning to permit the continued non-farm use. 

Relevant Policy, Bylaw or Legislation: 

Official Community Plan 

Policy 4.2.5 a) Value-added agricultural business initiatives in appropriate locations, 
including on-farm sites, are encouraged. 

Zoning Bylaw 

The property’s A-1 (General Agriculture) permits agriculture and related agricultural 
businesses, including farm retail sales: 

 Processing and sales of farm and animal products are permitted provided that a
minimum of 50% of the products are produced in the farm operation of which
the lot on which the processing and sales occur forms a part.

While retail use includes the manufacture or assembly of items for retail sale, the A-1 
zoning does not permit restaurant use (food service or seating for food consumption). 
Restaurant use includes cafés, bistros, and on-site catering and is not supported by the 
site’s current zoning.  

Additionally, the Zoning Bylaw and ALC Regulations restrict the size of the farm retail 
sales area where all of the products sold are not produced on the farm to a total of 300 
m² (indoor and outdoor area). 

Following the addition to the building in 2015, the retail sales area is 393 m², the bistro 
and indoor seating area cover 115.4 sq m, and the outdoor seating is approximately 90 
sq m in area. The applicant has reported that 40 to 45% of the products sold are not 
produced on the farm and, therefore, the zoning needs to be amended to bring this 
aspect into compliance. 

Analysis:  

The intent of the Zoning regulations is mainly consistent with ALC regulations. These 
regulations are intended to provide bona fide farmers with some means to add value 
to their farm products, while limiting the scope of commercial activity on farm 
properties to ensure the preservation of viable agricultural land. 

Hopcott Premium Meats has created a successful destination farm-retail outlet offering 
a range of food products and agri-tourism events that are intended to showcase their 
farm products. While the farm retail sales building is located outside the City’s 
commercial areas, it is on an arterial route used by both local residents and visitors 
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which mitigates some of the negative effects associated with dispersed retail uses. The 
location and nature of the retail and bistro operations, therefore, has not negatively 
impacted local agriculture uses. 

The applicant has advised that the commercial kitchen in the building will also be used 
for on-site catering, to provide catering to special events held on the property and 
other local properties owned by the applicant as part of the farm operation. For 
example, ten special events per year such as weddings are permitted under specific 
conditions on ALR properties, and the Hopcott farm operation has hosted such events 
for the last few years.  

Agricultural Advisory Committee 

This application was considered by the City’s Agricultural Advisory Committee (AAC) at 
their meeting on November 8, 2018. The AAC was conscious of not wanting to set a 
precedent for such applications, but supported this application because the operation 
affects a relatively small portion of the property and the majority of the products sold 
are produced on the farm. AAC members noted that successful farmers, especially 
multi-generational operations, need to be increasingly innovative at finding ways to 
add value to their farm products in order to maintain viable operations. Their main 
concern was whether a future owner would buy the farm solely with the intention of 
turning the farm retail building into a restaurant and events venue. 

Staff Comments 

The City’s Building Department has advised that occupancy of the bistro is limited to 
30 people and once the property has been brought into compliance a business licence 
will be required.  

In general, Planning staff do not support non-farm uses on agricultural property where 
they remove viable land from agricultural production, are better suited to other zones, 
increase speculation on other agricultural properties, increase visitor traffic to 
agricultural areas, or may inspire other non-farm uses.  

Staff support this application based on ALC approval and because the expanded retail 
area, bistro, and catering operations are all viable means of providing added value to 
the farm products produced on the property where the farm retail building is situated 
and from other properties that are part of the same farm operation.  

Approval for the non-farm use from the ALC is non-transferable, and therefore if the 
property is sold a new application to the ALC will be required. It is for this reason staff 
recommend a covenant be registered on title that limits the non-farm uses to the 
existing owners. 

An amendment to the Zoning Bylaw has been drafted that limits the expanded retail 
area, bistro and catering uses to the existing building on the property. Catering will be 
limited to use on the farm operation. 
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The applicant posted a development sign on the property. At the time of writing this 
report, no comments have been received from members of the public. 

It is recommended that the bylaw be given first and second reading, with a public 
hearing scheduled for an upcoming Regular Meeting of Council. 

COUNCIL STRATEGIC PLAN ALIGNMENT 

☐ Principled Governance ☒ Balanced Economic Prosperity  ☐ Corporate Excellence

☐ Community Spirit & Wellbeing ☐ Transportation & Infrastructure Initiatives

☐ Not Applicable

Agriculture. Support and advocate for the continued viability of our agricultural 
industry 

FINANCIAL IMPLICATIONS 

☒ None ☐ Budget Previously Approved    ☐ Referral to Business Planning

☐ Other

PUBLIC PARTICIPATION 

☒ Inform ☒ Consult ☐ Involve ☐ Collaborate ☐ Empower

Comment(s):

A public hearing is required prior to consideration of third reading.

KATZIE FIRST NATION CONSIDERATIONS 

Referral        ☐ Yes     ☒ No 

SIGN-OFFS 

Written by: Reviewed by:  

Allison Dominelli, 
Development Services Technician 

Alex Wallace, 
Manager of Community Development 
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ATTACHMENT(S):  

A. Neighbourhood OCP Map

B. Neighbourhood Zoning Map

C. Aerial Photo Map

D. Floor Plan

E. ALC Decision

F. Zoning Amendment Bylaw No. 2860, 2020
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ATTACHMENT A: Neighbourhood OCP Map 

-108-



DM#162887v2 Staff Report – Page 8 of 10 

ATTACHMENT B: Neighbourhood Zoning Map 
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ATTACHMENT C: Aerial Photo Map 
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ATTACHMENT D: Floor Plan 

-111-



Attachment E
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CITY OF PITT MEADOWS 

ZONING AMENDMENT BYLAW 
No. 2860, 2020 

163269v2 

A bylaw to amend applicable sections of Zoning Bylaw No. 2505, 2011 

WHEREAS it is deemed expedient to amend the City of Pitt Meadows Zoning 
Bylaw No. 2505, 2011;  

NOW THEREFORE the Council of the City of Pitt Meadows enacts as follows: 

1. This Bylaw may be cited as “Zoning Amendment Bylaw No. 2860, 2020".

2. The Zoning Bylaw No. 2505, 2011is amended as follows:

(a) Part 8 [Agricultural] – Section 8.1 A-1 General Agricultural is
amended by adding the following subsection:

8.1.11 Site Specific Provisions

a) Despite any other provision of this bylaw, in the case of
i. That Portion Section 15 Block 6 North Range 1 East

Lying South and East of the Dyke Ditch Shown on
Reference Plan 439,

ii. Except Firstly: Part Shown on Plan with Fee
Deposited 20141E, Secondly: Parcel “B” Reference
Plan 6134), Thirdly: Parcel “C” (Reference Plan
6134), New Westminster District,

iii. in the farm building addressed as 18385 Old
Dewdney Trunk Road,

the following uses are permitted: 
i. Farm retail sales area of 393 sq m;
ii. Restaurant area of 205.4 sq m; and
iii. Catering service for permitted events held on the

farm operation.

READ a FIRST and SECOND time on [DATE]. 

PUBLIC HEARING held on [DATE]. 

READ a THIRD time on [DATE]. 

ADOPTED on [DATE]. 

Bill Dingwall 
Mayor 

 Kate Barchard 
Corporate Officer 

Attachment F
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