
 
Regular Meeting of Council 

Agenda 
July 18, 2016 

A Regular Meeting of Council will be held in the Council Chambers 
of the Municipal Hall at 8645 Stave Lake Street, Mission, B.C. 

Commencing at 1:00 p.m. for Committee of the Whole 

Immediately followed by a Closed Council meeting 

Reconvening at 7:00 p.m. for Regular Council proceedings 
 

1.  CALL TO ORDER (1:00 P.M.) 

2.  ADOPTION OF AGENDA 

3.  RESOLUTION TO RESOLVE INTO COMMITTEE OF THE WHOLE 

4.  DEVELOPMENT SERVICES 

 (a)  Rezoning Application to allow a secondary dwelling use in the 
form of a secondary suite at 8051 Coleman Street 

This report details the rezoning application to allow a secondary 
dwelling unit use at the property located at 8051 Coleman Street and 
identifies the necessary amendment to the Zoning Bylaw. 

Staff support the application moving forward and as such have listed the 
Zoning Amending Bylaw under the “Bylaws for Consideration” section of 
the agenda. 

Subject to Council’s approval, a Public Hearing will be scheduled for 
August 15, 2016. 
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 (b)  Rezoning Application R16-022 to allow a secondary dwelling use in 
the form of a coach house at the property located at 
33770 Darbyshire Drive 

This report details an application to rezone the property located at 
33770 Darbyshire Drive to allow for a secondary dwelling use in the 
form of a coach house. 

Staff supports the application and as such has listed the Zoning 
Amending Bylaw under the “Bylaws for Consideration” section of the 
agenda. 

Subject to Council’s approval, a Public Hearing will be scheduled for 
August 15, 2016. 
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 (c)  Development Variance Permit DV16-008, 33283 Whidden Avenue 

This report details the development variance permit application to 
reduce the rear yard setback and to increase the maximum permitted 
amount of impervious surfaces at 33283 Whidden Avenue, and 
identifies the necessary variances to the Zoning Bylaw. 

Staff support the application moving forward and as such have listed the 
Development Variance Permit for approval under the “Development 
Permits for Consideration” section of the agenda. 
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 (d)  Temporary Use Permit (TP16-001) to Utilize the Property Located 
on 8977 Cedar Street for Expansion of Valley Christian School 

This report details the Temporary Use Permit (TP) application for the 
property located at 8977 Cedar Street to allow for expansion of the 
existing Valley Christian School. 

Staff support the application moving forward, and as such, have listed 
Temporary Use Permit under the “Development Permits for 
Consideration” section of the agenda. 
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 (e)  Application for subdivision of land within the Agricultural Land 
Reserve located at 8860 Draper Street 

This report details an application to the Agricultural Land Commission to 
subdivide the property located at 8860 Draper Street into two lots. 

Staff support the application being forwarded to the Agricultural Land 
Commission for further consideration without comment. 
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 (f)  Major Development Project Update 

The purpose of the Major Development Project Update report is to 
update Council with respect to significant commercial, industrial, 
institutional and residential developments in the District of Mission.  No 
staff recommendation accompanies this report and Council action is not 
required. 
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 (g)  Extension of Universal Transit Pass (U-PASS) Agreement 

Representatives from BC Transit will be present during this portion of 
the meeting to answer questions from Council. 

RECOMMENDATION: Council consider and resolve: 

That the Mayor and Corporate Officer be authorized to execute the 
extension to the Universal Transit Pass (U-PASS) agreement 
(appended as Appendix 1 to the Director of Development Services’ 
report dated July 18, 2016) for a period up to two (2) years. 
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5.  PARKS, RECREATION AND CULTURE 

 (a)  8973 Manzer Street Development 

This report provides an overview of a request made by the developer for 
the property located at 8973 Mazer Street to forgive the five percent 
cash-in-lieu parkland requirement for the development. 

Page 77 

6.  ENGINEERING AND PUBLIC WORKS 

 (a)  Dacon Contract Extension – Processing of Compostable Waste 

RECOMMENDATION:  Council consider and resolve: 

That the Organics Processing Contract with Dacon Equipment Ltd. for 
the processing of compostable waste at the Mission Landfill be 
extended by five years from July 31, 2016 to April 30, 2021, in 
accordance with the optional five year extension in the current contract, 
and with all other contract terms remaining the same except for removal 
of dimensional wood grinding from the service scope. 
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 (b)  Separated Bike Lanes along 7th Avenue 

RECOMMENDATIONS: Council consider and resolve: 

1. That approximately 2,400 m of separated bike lanes on both sides 
of 7th Avenue from Stave Lake Street to Grand Street, and 1000 m 
of shared bike lanes on both sides from Grand Street to Cedar 
Street be installed; 

2. That only the south side parking lane along 7th Avenue between 
Grand Street and Stave Lake Street be kept and the north side 
parking lane be removed to provide enough space for the 
proposed bike lanes; and 

3. That the $35,000 project cost be funded from the 2016 Pavement 
Management Program. 
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 (c)  7337 Welton Street – Additional Information Regarding Roof 
Replacement 

RECOMMENDATIONS: Council consider and resolve: 

1. That 7337 Welton Street building roof is in need of replacement or 
repair and that a certified roofing contractor be retained to 
complete Option 1 – Replacement of the roof on the District of 
Mission’s 7337 Welton Street property at an estimated cost of 
$189,000; 

2. That the funds required come from the General Capital Reserve 
Fund; and 

3. That the District’s Financial Plan be amended accordingly. 
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7.  CORPORATE ADMINISTRATION AND FINANCE 

 (a)  BC Wildlife Federation Restoration Project at Silverdale Wetland 

RECOMMENDATION:  Council consider and resolve: 

That the Mayor and Corporate Officer be authorized to execute the 
Licence of Occupation included as Appendix 1 in the Deputy Chief 
Administrative Officer’s report dated July 18, 2016. 

Page 90 

 (b)  UBCM Ministers / Ministry Meetings 

RECOMMENDATION: Council consider and resolve: 

That the District of Mission request meetings with the Province on the 
following topics at the 2016 UBCM Convention: 

a) Stave West funding (Minister/Council); 
b) Criteria review for obtaining farm class (at the staff level); and 
c) Notifications placed on property title (at the staff level). 
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8.  RESOLUTION TO RISE FROM COMMITTEE OF THE WHOLE 

  RECOMMENDATION:  Council consider and resolve to rise from 
Committee of the Whole 

 

9.  RESOLUTION TO EXCLUDE PUBLIC, RECESS THE PUBLIC MEETING UNTIL 7:00 
P.M. AND IMMEDIATELY CONVENE INTO CLOSED SESSION 

  RECOMMENDATIONS:  Council consider and resolve:  

  1. That pursuant to Section 90 of the Community Charter, the public 
be excluded from this portion of the meeting as the subject matter 
being considered relates to the following:  

• Section 90(1)(c) of the Community Charter – labour relations 
or other employee relations; 

• Section 90(1)(j) of the Community Charter – information that is 
prohibited, or information that if it were presented in a 
document would be prohibited, from disclosure under section 
21 of the Freedom of Information and Protection of Privacy 
Act; and 

• Section 90(1)(k) of the Community Charter – negotiations and 
related discussions respecting the proposed provision of a 
municipal service that are at their preliminary stages and that, 
in the view of the council, could reasonably be expected to 
harm the interests of the municipality if they were held in 
public. 

2. That the public portion of the meeting be recessed until 7:00 p.m.; 
and 

3. That Council immediately resolve into the closed portion of their 
meeting. 
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10.  RECONVENE (7:00 P.M.) 

11.  RESOLUTION TO ADOPT RECOMMENDATIONS OF COMMITTEE OF THE WHOLE 

 (a)  Committee of the Whole report dated July 18, 2016 

Report of recommendations to be circulated at the 7:00 p.m. 
reconvened public meeting 

-- 

12.  PRESENTATIONS 

 (a)  Canadian Association of Municipal Administrators (CAMA) 

Ron Poole, Chief Administrative Officer, will be presented with his 30 
year pin from CAMA in recognition of his dedication to public service 
and municipal management 

-- 

13.  DELEGATIONS  

 (a)  Nancy Arcand and Susi Smith, Mission Arts Council 

Re: new Mission Arts Council program, “Ignite Youth” 
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14.  PUBLIC HEARINGS 

 (a)  Public Hearing Notice for July 18, 2016 

For reference 

Page 106   

 (b)  Zoning Amending Bylaw 5581-2016-5050(209) 

R16-019 (Cornelio) - a bylaw to rezone the property at 7991 Willow 
Street from Urban Residential 558 (R558) Zone to Urban Residential 
558 Secondary Dwelling (R558s) Zone 

Copy of Notice to Owner/Occupant and previous staff report included as 
background information 

Page 107 

15.  COUNCIL COMMITTEE REPORTS AND MINUTES 

 (a)  Economic Development Select Committee meeting – June 21, 2016 Page 118 

16.  BYLAWS FOR CONSIDERATION 

 (a)  Zoning Amending Bylaw 5583-2016-5050(210) 

R16-023 (Regnier) – a bylaw to rezone the property at 8051 
Coleman Street from Urban Residential 930 (R930) Zone to 
Urban Residential 930 Secondary Dwelling (R930s) Zone 

See “Development Services” in Section 4(a) 

First and 
Second 

Readings 

Page 120 
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 (b)  Zoning Amending Bylaw 5584-2016-5050(211) 

R16-022 (Redekop) – a bylaw to rezone the property at 33770 
Darbyshire Drive from Rural Residential 7 (RR7) Zone to Rural 
Residential 7 Secondary Dwelling (RR7s) Zone 

See “Development Services” in Section 4(b) 

First and 
Second 

Readings 

Page 121 

 (c)  Zoning Amending Bylaw 5581-2016-5050(209) 

R16-019 (Cornelio) – a bylaw to rezone the property at 7991 
Willow Street from Urban Residential 558 (R558) Zone to Urban 
Residential 558 Secondary Dwelling (R558s) Zone  

See “Public Hearings” in Section 14(b) 

Third Reading 
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 (d)  Zoning Amending Bylaw 5490-2015-5050(167) 

R15-003 (Renkema) – a bylaw to rezone property located at 
12550 Powell Street from Rural 16 (RU16) Zone to Rural 
Residential 7 Secondary Dwelling (RR7s) Zone 

Excerpt from public hearing minutes and previous staff report 
included as background information 

Adoption 
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 (e)  Zoning Amending Bylaw 5522-2015-5050(181) 

R15-017 (Civic Consultants) – a bylaw to rezone property located 
at 8895 Cedar Street from Suburban 36 (S36) Zone to Urban 
Residential 465 (R465) Zone for the eastern portion of the 
property and to Urban Residential Secondary Dwelling (R465s) 
Zone for the western portion of the property 

Excerpt from public hearing minutes and previous staff report 
included as background information for Zoning Amending Bylaw 
5522-2015-5050(181) and Street Naming Bylaw 5523-2015 
(Unger Court Extension) 

Adoption 

Page 135 

 (f)  Street Naming Bylaw 5523-2015 (Unger Court Extension) 

A bylaw to name the easterly extension of Unger Court in a new 
subdivision 

Adoption 

Page 150 

 (g)  Water Rates Amending Bylaw 5580-2016-2197(26) 

A bylaw to include fees for water fill station key FOBs 

Adoption 

Page 152 

 (h)  Land Use Application Procedures and Fees Amending Bylaw 
5582-2016-3612(16) 

A bylaw to amend the Agricultural Land Reserve application fee 

Adoption 

Page 154 
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17.  DEVELOPMENT PERMITS FOR CONSIDERATION 

 (a)  Development Variance Permit DV15-012 (8895 Cedar Street)  

Development Variance Permit to vary the Zoning Bylaw 5050-2009, 
Section 501, Part D. Setbacks, Subsection 1, by reducing the “total 
combined” Interior Side Setback from 4.5 metres (14.76 ft.) to 3.0 
metres (9.8 ft.) for proposed lots 1 through 6 

See “Bylaws for Consideration” in Section 18(e) 

Page 155 

 (b)  Development Variance Permit DV16-008 (33283 Whidden Avenue) 

Development Variance Permit to vary the Zoning Bylaw 5050-2009 as 
follows: 

• Section 601 (C) (1) to reduce the rear yard setback from the 
required 7.5 metres (24.6 ft.) to 1.5 metres (4.9 ft.) 

• Section 601 (G) (1) to increase the allowable impervious surface 
area from 55% to 62% 

See “Development Services” in Section 4(c) 

Page 156 

 (c)  Temporary Use Permit TP16-001 (8977 Cedar Street) 

Temporary Use Permit to supplement the Zoning Bylaw 5050-2009 as 
follows: 

• The existing shop (Cinder Block building) is permitted to be used 
as storage; no other use or occupancy is permitted within the 
building without required renovations to meet BC Building Code 
requirements; 

• The proposed modular buildings are permitted to be used as 
classrooms and offices; no other use or occupancy is permitted 
within the buildings; 

• The existing single family dwelling is permitted to be used as a 
residence of the school’s caretaker; 

• Upon expiry of this permit, the owner may apply for a one-time 
renewal. 

See “Development Services” in Section 4(d) 

Page 157     

18.  COUNCIL MEETING MINUTES FOR APPROVAL 

  RECOMMENDATION:  That the following minutes be adopted:    

  (a) Special Council Meeting (for the purpose of going into a closed 
meeting) – June 27, 2016 

Page 159 

  (b) Special Council Meeting (for the purpose of going into a closed 
meeting) – June 28, 2016 

Page 161 

  (c) Regular Council Meeting – July 4, 2016 Page 163 

  (d) Special Council Meeting (for the purpose of going into a closed 
meeting) – July 12, 2016 

Page 170 
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19.  RESOLUTIONS RELEASED FROM CLOSED 

 (a) Young Adult Engagement Committee Appointment 

This report is being provided for information purposes. Council action is 
not required. 

At the July 4, 2016 Closed Council meeting, the following information 
was released from Closed Council: 

Young Adult Engagement Committee Appointment 

Megan Davies has been appointed to the Young Adult Engagement 
Committee for the remainder of the 2016-2017 term as set out in the 
Terms of Reference, commencing immediately and ending March 1, 
2017. 

Page 172 

20.  NEW/OTHER BUSINESS 

21.  NOTICES OF MOTION 

22.  QUESTION PERIOD 

23.  ADJOURNMENT 
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Development Services
Staff Report to Council

File: 3310-16 
P2016-038 R16-023 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Wesley Woo, Planning Technician 

SUBJECT: Rezoning Application to allow a secondary dwelling use in the form of a 
secondary suite 

ATTACHMENT(S): Appendix 1 – Information for Corporate Officer 
Appendix 2 – Location Map 

Appendix 3 – Engineering Department Comments 

CIVIC ADDRESS: 8051 Coleman Street 

APPLICANT: Paul Regnier 

OCP: This application is in conformance with the current Urban Residential OCP 
designation. 

DATE APPLICATION 
COMPLETE: June 24, 2016 

LOCATION: 

STAFF REPORT TO COUNCIL Page 1 of 7 
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OVERVIEW AND STAFF COMMENTS:

This report details the rezoning application to allow a secondary dwelling unit use at the property 
located at 8051 Coleman Street and identifies the necessary amendment to the Zoning Bylaw. 

Staff support the application moving forward and as such have listed the Zoning Amending Bylaw 
under the “Bylaws for Consideration” section of the agenda. 

Subject to Council’s approval, a Public Hearing will be scheduled for August 15, 2016. 

SUMMARY: 
A rezoning application has been received from Paul Regnier, property owner, seeking to construct a 
secondary suite in a future house at 8051 Coleman Street (Appendix 2). To authorize the secondary 
dwelling use in the home, a rezoning of the property from Urban Residential 930 (R930) Zone to 
Urban Residential Secondary Dwelling 930 (R930s) Zone is required. 

SITE CHARACTERISTICS: 
The subject property is approximately 2,400 m2 (25,833 ft2) in size and is located on Coleman Street 
just north of Lougheed Highway. The property is within the Urban Residential designation of the 
Official Community Plan (OCP) and is zoned R930 Zone. The site is currently undeveloped but the 
applicant wishes to construct a new principal dwelling on the property. As a secondary dwelling unit is 
not an outright permitted use in the R930 Zone, a rezoning to the R930s Zone is required. 

PLANNING ANALYSIS: 

Official Community Plan & Zoning Bylaw Compliance: 
The proposed secondary suite will accommodate a floor area of up to 90 m2 (967 ft2). This area is in 
conformance with the maximum allowable floor space for a secondary suite within the Zoning Bylaw, 
which is 40% of the principal residence’s floor space to a maximum of 90m2 . 

The applicant has provided a plan showing the proposed floor plan of the secondary suite. The 
secondary suite will meet the required separate entrance provision of the Zoning Bylaw as well as the 
unobstructed parking provisions of the Bylaw. 

The Inspection Services Division will ensure that the proposed secondary suite meets all of the BC 
Building Code requirements, including fire separation, during the building permit review and plan 
check process. 

The proposed rezoning conforms to Section 2.3 Housing Choice and Quality and Section 2.4 Infill 
Residential, which both support single family residences with secondary dwelling units such as 
secondary suites. The OCP also supports secondary suites as it provides affordable and rental 
housing within the District. 

Neighbourhood Character: 

The subject property is located within an urban residential neighbourhood comprised mostly of single 
family dwellings. Lands surrounding the property are primarily within the R930 and R669 Zones, and 
are designated Urban Residential within the OCP. 

STAFF REPORT TO COUNCIL Page 2 of 7 
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It is believed that the rezoning of this property to allow for a secondary suite will have little or no 
impact on the surrounding neighbourhood. Typically, complaints that arise from secondary suites 
relate to inadequate off-street parking. As noted, this proposal meets the off-street parking 
requirements of the Zoning Bylaw. 

Servicing: 
Municipal water is available on Coleman Street. No sanitary or storm services are available. As a 
result, the applicant must provide a report from a septic engineer that the existing or proposed septic 
field can accommodate the additional occupancy. 

COMMUNICATION: 

In accordance with Land Use Application Procedures and Fees Bylaw 3612-2003, the developer has 
posted one (1) development notification sign on the site summarizing the proposed development. 

Provided that a public hearing date is determined by Council: 

1. The development notification sign will be modified to advertise the public hearing details (i.e., 
date, time and place) and a notice will be mailed to the owners and occupiers of all properties 
within a radius of 152 metres (500 ft.) from the development site notifying them of the public 
hearing details. 

2. A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local 
Government Act 

3. A pre-public hearing information package will be prepared to include copies of all applicable 
documents and is available online or at municipal hall for public viewing (in accordance with 
Policy LAN. 50 – Pre-Public Hearing Information Packages). 

REFERRALS: 
Engineering 

The Engineering Department has no objection to the project subject to the completion of engineering 
servicing requirements as outlined in Appendix 3. 

Fire/Rescue Services 

Mission Fire/Rescue Service has no comments regarding this application provided that the new 
structure complies with the spatial separation and exterior building materials as required in the BC 
Building Code. 
Ministry of Transportation and Infrastructure (MoTI) 

A referral to the Ministry of Transportation and Infrastructure (MoTI) is necessary given the development site’s 
proximity to the Lougheed Highway. 

REQUIREMENT(S) PRIOR TO FINAL READING 
Final Reading of the Zoning Amending Bylaw will be held until the following have been satisfied: 

1. The Ministry of Transportation and Infrastructure’s (MoTI) approval of the Zoning Amending Bylaw is 
received; and 

2. Any other requirements resulting from Council’s consideration of the Bylaw including public hearing. 

STAFF REPORT TO COUNCIL Page 3 of 7 
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SIGN-OFFS:

Wesley Woo, Planning Technician 

Reviewed by:
Chris Laing, Manager of Planning

Comment from Chief Administrative Officer 
Reviewed. 

STAFF REPORT TO COUNCIL Page 4 of 7 
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Appendix 1 

Information for Corporate Officer 

Civic Address: 8051 Coleman Street 

PID: 006-764-347 

Legal: Lot 31 District Lot 6 Group 3 New Westminster District Plan 32935 

STAFF REPORT TO COUNCIL Page 5 of 7 
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Appendix 2 
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Appendix 3 

Engineering Department Rezoning Comments 
June 13, 2016 

CIVIC ADDRESS: 8051 Coleman Street 

CURRENT ZONE: R930 PROPOSED ZONE: R930s 

DOMESTIC WATER REQUIREMENTS: 

Municipal water services are available on Coleman Street.  The existing water service is to be sized accordingly to 
accommodate the additional occupancy.  Additionally, a water meter will be required as per Water Bylaw 2196-1990. 

SANITARY SEWER REQUIREMENTS: 

No municipal sanitary services are available.  The applicant must provide a report from a septic engineer that the existing or 
proposed septic field can accommodate the additional occupancy. 

STORM SEWER REQUIREMENTS: 

No municipal storm services are available.  No upgrades are required. 

The following will be required at the building permit stage: 

The applicant is required to provide storm water management for each lot meeting the District of Mission’s groundwater 
recharge guidelines. Engineered design is required. 

Designs shall be accompanied by a statement from a fully qualified professional engineer which clearly identifies the specific 
opportunities and constraints for implementing best management practices for the property, demonstrates that groundwater 
recharge and/or other appropriate best management practices are sustainable, and have been maximized for the particular 
site and provides examples of similar installations which demonstrate the sustainability, ability to construct and ease of 
maintenance of the works to be constructed. 

In particular, when implementing the District of Mission groundwater recharge guidelines, the applicant shall be responsible 
to conduct a hydrological investigation to estimate infiltration rates and soil permeability, determine the location of the water 
table and its seasonal variations. This information is to be included in any engineering drawing submittals as it is critical to 
the design of Best Management Practices (BMP’s), building envelopes and minimum building elevations. 

Proposed measures shall be subject to acceptance by the Director of Engineering and Public Works. 

ROAD WORK REQUIREMENTS: 

Coleman Street provides paved access to the site.  No upgrades are required. 

RECOMMENDATION: 

From an engineering point of view, the application may proceed to adoption once the sanitary requirements have been met. 

Prepared by: Reviewed by:
Blake Tabian, Engineering Technologist Tracy Kyle, Director of Engineering & Public Works

STAFF REPORT TO COUNCIL Page 7 of 7 
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Development Services
Staff Report to Council

File: 3310-16 
P2015-037 R16-0 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Donna-Lee Lakes, Planner 

SUBJECT: Rezoning Application R16-022 to allow a secondary dwelling use in the 
form of a coach house at the property located at 33770 Darbyshire Drive 

ATTACHMENT(S): Appendix 1 – Information for Corporate Officer 

Appendix 2 – Location Map 

Appendix 3 – Engineering Department Rezoning Comments 

CIVIC ADDRESS: 33770 Darbyshire Drive 

APPLICANT: Kendra Redekop 

OCP: This application is in conformance with the 
Rural Residential OCP designation 

DATE APPLICATION COMPLETE: June 27, 2016 

LOCATION: 

STAFF REPORT TO COUNCIL Page 1 of 6 
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OVERVIEW AND STAFF COMMENTS

This report details an application to rezone the property located at 33770 Darbyshire Drive to allow 
for a secondary dwelling use in the form of a coach house. 

Staff supports the application and as such has listed the Zoning Amending Bylaw under the 
“Bylaws for Consideration” section of the agenda.

Subject to Council’s approval, a Public Hearing will be scheduled for August 15, 2016.

SUMMARY 
A rezoning application has been received from Kendra Redekop, the property owner, seeking to allow 
the construction of a secondary dwelling use in the form of a coach house at 33770 Darbyshire Drive. 
To authorize the coach house, a rezoning of the property from Rural Residential (RR7) Zone to Rural 
Residential Secondary Dwelling (RR7s) Zone is required. 

SITE CHARACTERISTICS 
The property is 0.720 hectares (1.78 acres) in size and is located in a new subdivision south of 
Richards Avenue and east of Barr Street in the Ferndale area (Appendix 2). The site is currently 
vacant and although the property owner has applied for a building permit to construct a single-family 
home, the intention is also to construct a coach house following the construction of the principal 
dwelling. 

Access 

Inspection Services staff have identified that the property does not conform to access requirements in 
that a fire truck would not be able to access the buildings on the property using the existing driveway 
in the event of a fire. As such, a sprinkler system will be required at building permit stage for all 
proposed residential dwellings. 

Geotechnical 

As part of the subdivision application that created the subject and adjacent properties, Braun 
Geotechnical Ltd. prepared a Geotechnical Hazard Assessment Report confirming that the “site may 
be safely used for the use intended” in accordance with Section 86 of the Land Title Act. Although 
considered a relatively steep sloping lot, Braun Geotechnical Ltd. determined that “Approval without 
conditions relating to hazards” was appropriate for the proposed subdivision development. As a 
result, a geotechnical restrictive covenant was not required when the subdivision was registered as no 
additional works or considerations were identified. Any additional geotechnical considerations would 
then be considered as part of the building permit process. 

Servicing 

The property requires both an onsite sewage disposal system as well as an onsite water supply 
source (i.e., a well). 

An onsite sewage disposal system was approved and filed at Fraser Health when the subject property 
was created in January 2016. The property owners have had Fraser Valley Engineering re-design the 
sewage disposal system to accommodate the additional flow created by the single-family home and 
the coach house. The amended system design was approved and filed at Fraser Health on June 16, 
2016. 

As part of the subdivision that created the subject property, a well report was prepared by Levelton 
Consultants confirming that the drilled well on the subject property met both the health based 

STAFF REPORT TO COUNCIL Page 2 of 6 
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parameters and aesthetic objectives of the Guidelines for Canadian Drinking Water Quality. The 
report also stipulated that the drilled well met the District’s water quantity requirements and the 
provisions of Council Policy WAT. 19 – Well Water Quality – Aesthetic and Health Parameters. As a 
result, the onsite water supply source requirement for the proposed coach house has been met. 

PLANNING ANALYSIS 
Zoning and Official Community Plan (OCP) Bylaws 

The subject property is designated Rural Residential in the OCP and zoned RR7 Zone. The applicant 
proposes to rezone the property to RR7s Zone to allow for a secondary dwelling use in the form of a 
coach house. Secondary Dwelling Unit uses (i.e., coach homes, garden cottages and secondary 
suites) are supported by a number of policies in the OCP and in particular for lots that are large 
enough to accommodate on-site parking that are separate and unencumbered from the off- street 
parking of the primary residence. This is acreage property and as such meeting the off-street parking 
requirements is not expected to present any difficulty. 

Neighbourhood Character 

The property is located within a rural residential neighbourhood area comprised primarily of single-
family dwellings on larger acreages. Staff believes that the rezoning to allow a coach house is 
consistent with the neighbourhood character and the OCP designation and will have little to no impact 
on the surrounding neighbourhood character. 

COMMUNICATION 
The developer has posted one (1) development notification sign on the site summarizing the 
proposed development. Provided a public hearing date is determined by Council, the sign will be 
modified to advertise the public hearing details (i.e., date, time and place). In addition, a notice will be 
mailed to the owners and to the occupiers of all properties within a distance of 500 metres (1,640 feet) 
of the development site notifying them of the public hearing details. 

Policy LAN.50 - Pre-Public hearing Information Packages 

A pre-public hearing information package will be prepared to include copies of all applicable 
documents and will be made available online or at municipal hall for public viewing. 

Bylaw 3612-2003 Land Use Application Procedures and Fees 

A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local 
Government Act. 

REFERRALS 
Engineering 

The Engineering Department has no objection to the rezoning as outlined in Appendix 3. 

SIGN-OFFS 

Donna-Lee Lakes, Planner 
Reviewed by:
Dan Sommer, Director of Development Services
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Appendix 1 

Information for Corporate Officer 

Civic Address: 33770 Darbyshire Drive 

PID: 029-730-791 

Legal: Lot 4 Section 3 Township 18 New Westminster District Plan 
EPP55767 
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Appendix 2

Location Map
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Appendix 3

Engineering Comments

CIVIC ADDRESS: 33770 Darbyshire Drive 

CURRENT ZONE: RR7 PROPOSED ZONE: RR7s 

DOMESTIC WATER REQUIREMENTS: 

No municipal water is available. 

SANITARY SEWER REQUIREMENTS: 

No municipal sanitary services are available. The applicant must provide a report from a septic engineer that 
the existing or proposed septic field can accommodate the additional occupancy. 

STORM SEWER REQUIREMENTS: 

No municipal storm services are available. The following will be required at the building permit stage: 

Storm Water Management 

Best management practice (BMP) measures shall be incorporated into the design of the subdivision to achieve, 
to the extent possible given the particular site conditions, the objective of maintaining the mean annual flows in 
watercourses which receive drainage from the subdivision at the pre-development level after the development is 
built out. 

Measures may include groundwater recharge systems and/or other related best management practices. It shall 
be the designer’s responsibility to select BMP’s which are best suited to the site conditions. 

Designs shall be accompanied by a report from a fully qualified professional engineer which clearly identifies the 
specific opportunities and constraints for implementing best management practices in the subdivision, 
demonstrates that groundwater recharge and/or other appropriate best management practices are sustainable 
and have been maximized for the particular site and provides examples of similar installations which 
demonstrate the sustainability and ease of maintenance of the works to be constructed. 

Further information on BMPs is available through the following references: 





Metro Vancouver Stormwater Source Control Guidelines-Parts I through VII: 
http://www.metrovancouver.org/services/wastewater/sources/Pages/StormwaterManagement.aspx 

Stormwater Planning: A Guidebook for BC: 
http://www.env.gov.bc.ca/epd/epdpa/mpp/stormwater/guidebook/pdfs/stormwater.pdf 





Water Sustainability Action Plan for BC: http://www.waterbucket.ca/ 

DFO Urban Stormwater Guidelines: http://www.dfo-mpo.gc.ca/Library/277967.pdf 

ROAD WORK REQUIREMENTS: 

Darbyshire Drive provides paved access to the site. No upgrades are required. 

RECOMMENDATION: 

From an engineering point of view, the application may proceed to adoption once the sanitary requirements 
have been met. 

Prepared by: Reviewed by: 
Jay Jackman, Manager of Development Tracy Kyle, Director of Engineering & Public Works 
Engineering and Projects 

http://www.metrovancouver.org/services/wastewater/sources/Pages/StormwaterManagement.aspx
http://www.env.gov.bc.ca/epd/epdpa/mpp/stormwater/guidebook/pdfs/stormwater.pdf
http://www.waterbucket.ca/
http://www.dfo-mpo.gc.ca/Library/277967.pdf


 
 

  
 

       
 

   
  

    

    

  

    
     

   

  

   

  

   

  
 

  
 

 
  

  

  

22

Development Services
Staff Report to Council

File Category: 3310-16 
P2016-021 DV16-008 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Robert Publow, Planner 

SUBJECT: Development Variance Permit DV16-008, 33283 Whidden Avenue 
ATTACHMENTS: Appendix 1 – Information for Corporate Officer 

Appendix 2 – Location Map 

Appendix 3 – Proposed Site Plan 

Appendix 4 – Proposed Building Elevation 

CIVIC ADDRESS: 33283 Whidden Avenue 

APPLICANT: George and Amerit Thomason 

OCP: N/A 

DATE APPLICATION 
COMPLETE: July 7, 2016 

LOCATION: Mission Core 

STAFF REPORT TO COUNCIL Page 1 of 7 
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APPROVAL OF THE DEVELOPMENT VARIANCE PERMIT

This report details the development variance permit application to reduce the rear yard setback and 
to increase the maximum permitted amount of impervious surfaces at 33283 Whidden Avenue 
(Appendix 2), and identifies the necessary variances to the Zoning Bylaw. 

Staff support the application moving forward and as such have listed the Development Variance 
Permit for approval under the “Development Permits for Consideration” section of the agenda. 

BACKGROUND 
When the subject property was originally subdivided a reduction to the minimum lot width from 16m to 
12.35m was approved by Council (DV07-013). 

SUMMARY 
A Development Variance Permit application has been received from George and Amerit Thomason 
seeking variances to the District’s Zoning Bylaw that would both reduce the minimum rear lot line 
setback from 7.5 m (24.6 ft) to 1.5 m (4.9 ft) and increase the maximum permitted amount of 
impervious surfaces from 55% of lot area to 62% lot area. The variances sought are specific to the 
future construction of a covered patio addition to the rear of the existing home. 

SITE CHARACTERISTICS 
The subject property is 880 m2 (9,470 ft2) in area, is currently zoned Residential Compact 465 
(RC465) Zone and is designated Urban Residential in the District’s Official Community Plan. 

DEVELOPMENT VARIANCE 
The application seeks to vary the following sections of the Zoning Bylaw: 

• Section 601, Part D, Subsection 1 – By reducing the rear yard setback from lot line to principal 
building from 7.5 m (24.6 ft) to 1.5 m (4.9 ft); and 

• Section 601, Part G, Subsection 1 – to increase the maximum amount of impervious surfaces 
on the lot from 55% of the lot area to 62% of the lot area. 

The applicant has proposed to construct a covered patio addition located at the rear of the existing 
house, with a proposed setback from the rear lot line of 1.58m. As the proposed addition would be 
attached to the principal dwelling it would be considered to be part of the principal dwelling and the 
minimum rear yard setback for a principal dwelling within the RC465 Zone is 7.5m; as such, the 
applicant has requested a reduction in the rear yard setback from 7.5m to 1.5m. 

The proposed addition would replace an existing impervious concert patio which was installed by a 
previous owner. The current amount of impervious surface on the property will not be increased by 
the proposed addition. The requested increase to the maximum amount of impervious surfaces on 
the lot from 55% of the lot area to 62% of the lot area is technical in nature and would ensure that the 
proposed addition could be approved at time of building permit review. 

The applicant has submitted a proposed site plan (attached as Appendix 3) for the addition to the 
rear of the existing house and an elevation drawing showing how the proposed addition would look 
when viewed from the west (attached as Appendix 4). 
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Area subject to proposed setback reduction 

Portion of proposed addition affected by 
proposed setback reduction 

RATIONALE FOR VARIANCES 
The applicant is requesting the variances in order to provide for a private outdoor living space.  The 
applicant has stated that due to the close proximity of the surrounding homes the quality of private 
outdoor amenity space at the rear of the existing home is minimal and the proposed addition would 
improve the quality of outdoor amenity space on the subject property. The applicant has also stated 
that the proposed addition is likely to enhance the privacy and enjoyment of the outdoor amenity 
space for the neighbouring properties in addition to the improvement on his own property. 

As previously mentioned, the amount of impervious surface on the property will not increase over the 
current conditions on site. 

COMMUNICATION 
A notice of the Development Variance Permit application was mailed or otherwise delivered in 
accordance with Bylaw 3612-2003 Land Use Application Procedures and Fees Bylaw and the Local 
Government Act. Up and until the preparation of this report, no comments were received in response 
to the notification. 

INFORMATIONAL NOTE 
Approval of Development Variance Permit DV16-008 can be considered at the July 18, 2016 Regular 
Council meeting. 

SIGN-OFFS: 

Robert Publow, Planner Reviewed by: 
Chris Laing, Manager of Planning 

Comment from Chief Administrative Officer: 
Reviewed 
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Appendix 1 

Information for Corporate Officer 

Civic Address: 33283 Whidden Avenue 

PID: 027-927-903 

Legal: Lot 2 Section 
BCP40915 

28 Township 17 New Westminster District Plan 
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Appendix 2

Location Map
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Appendix 3

Proposed Site Plan
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Appendix 4

Proposed Building Elevation as seen from west
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Development Services
Staff Report to Council

File Category: 3060-30 
P2016-043/TP16-001 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Parissa Shafizadeh, Planner 

SUBJECT: Temporary Use Permit (TP16-001) to Utilize the Property Located on 8977 
Cedar Street for Expansion of Valley Christian School 

ATTACHMENTS: Appendix 1 – Information for Corporate Officer 

Appendix 2 – Location Map 

Appendix 3 – Proposed Site Plan 

Appendix 4 – Portion of 8977 Cedar Street Used for the Existing TP (TP13-004) 

Appendix 5 – Modular Buildings Layout 

Appendix 6 – Engineering Department Comments 

CIVIC ADDRESS: 8977 Cedar Street 

APPLICANT: Valley Christian School Society 

OCP: This application is not in conformance with the current 
OCP designation: Townhouse 

DATE APPLICATION COMPLETE: 
June 27, 2016 

LOCATION: 
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OVERVIEW AND STAFF COMMENTS

This report details the Temporary Use Permit (TP) application for the property located at 
8977 Cedar Street to allow for expansion of the existing Valley Christian School. 

Staff support the application moving forward, and as such, have listed Temporary Use Permit 
under “Development Permits for Consideration” section of the agenda. 

SUMMARY 

A Temporary Use Permit application has been received for the property located at 8977 
Cedar Street for the expansion of the existing Valley Christian School (Appendix 2). The 
applicant (Valley Christian School Society) proposes to utilize the subject property as the 
school playground, modular classrooms and offices, storage within the existing building and a 
residence for the school’s caretaker in the existing single family dwelling (Appendix 3). 

In 2013, a Temporary Use Permit (TP13-004) was issued for the subject property for a three 
(3) year term that is set to expire on October 29th 2016. The TP13-004 was to allow for the 
use of a portion of the property as playground and storage within the existing building 
(Appendix 3 & 4). According to the Zoning Bylaw, the applicant may apply to renew a 
Temporary Use Permit (TP) on a one time basis only. However, due to expansion of the TP 
area and the proposed additional uses, the applicant has applied for a new TP for a three (3) 
year term. 

Staff have discussed an OCP amendment and rezoning as an alternative to allow an 
institutional use on the subject property in perpetuity. The applicant requested to proceed 
with this TP temporarily to expedite construction of the modular buildings prior to start of the 
upcoming school year. The District will amend the property’s OCP designation as part of the 
overall review of the OCP. Subsequently, the applicant will apply for rezoning to allow for an 
Institutional use. 

BACKGROUND 

In March 2012, Valley Christian School Society applied for an OCP amendment and rezoning 
of the property located at 8955 Cedar Street (refer hereto as the school site) to develop a 
permanent location for the school (Appendix 2). According to the site plan, there is an 
Environmentally Sensitive Area (ESA) on the west side of the property which limits the 
useable land for the school play area and expansion of the facility. 

In 2013, the applicant applied for a TP to utilize a portion of 8977 Cedar Street located on the 
north side of the school site as a playground and for storage purposes. In 2016, the applicant 
acquired 8977 Cedar Street to expand the school site to the north and to accommodate 
additional classrooms and offices. This new TP application is for the entire site area of 8977 
Cedar Street. 

SITE CHARACTERISTICS 
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The subject property has a land area of 0.38 ha (0.93 ac) and is located on the west side of 
Cedar Street adjacent to the Valley Christian School to the south. The property, which is flat 
for the majority of the site, contains a single family dwelling, shed and a cinder block building. 

The existing cinder block building is currently used as storage and the existing house will be 
maintained as the school caretaker’s residence. Four (4) modular buildings grouped together 
are proposed to be placed in the centre of the property north of the school’s parking area and 
will be used as classrooms and offices. The existing chainlink fence within the property will 
be retained to separate the existing house from the school site (Appendix 5). 

PLANNING ANALYSIS 

Official Community Plan

The Official Community Plan (OCP) designates the subject property as Townhouse. The
property will temporarily be used for the expansion of Valley Christian School. The school site
was re-designated as Institutional and Environmentally Sensitive Area in 2012.

The subject property will be re-designated from Townhouse to Institutional as part of the
District overall review of the OCP.

Zoning Bylaw Compliance (Bylaw 5050-2009)

According to the Zoning Bylaw, the subject property is zoned Suburban 36 (S36) which does
not allow Institutional or Educational uses. The applicant is seeking permission to utilize the
property for Institutional use through a Temporary Use Permit. 

A subsequent rezoning application will be made in association with the future OCP
amendment to rezone the property from S36 Zone to IE (Institutional Educational) Zone. 

Environmental Consideration

Due to the location of the subject property outside the ESA, there is no environmental 
consideration.

Neighbourhood Character

The subject property to be used for expansion of Valley Christian School has no adverse 
impact on the surrounding neighbourhood. 

FINANCIAL IMPLICATIONS 

There are no financial implications associated with this application directly related to District 
financial matters. 

COMMUNICATION 

As defined in the Local Government Act, the process for approving Temporary Use Permit 
has specific notification requirements. Upon receipt of a Temporary Use Permit application, 
an advertisement (notice) is forwarded to the local newspaper stating: 

1. The purpose of the proposed permit; 

2. The lands on which the permit is proposed; 

3. The place, times and dates where the proposed permit may be reviewed; and 
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4. The date, time and place where the resolution will be considered; 

The notice must be published in a newspaper at least 3 and not more than 14 days before 
the adoption of the resolution to issue the permit. 

In addition, the District of Mission Land Use Application Fees and Procedures Bylaw 3612-
2003, requires that all owners and tenants within 10 metres (30 feet) of the land that is 
subject of the application, including those properties across dedicated right-of-way and 
highways will receive a notice in the mail with the above mentioned information. As well, a 
copy of the Temporary Use Permit has been made available for public viewing at the District 
of Mission Development Services Department and on the District’s website. 

No comments were received as a result of the notification requirement by the July 5, 2016 
deadline. 

REFERRALS 

Engineering

The Engineering Department has no objection to the application provided that the
applicant completes the requirements outlined in Appendix 6.

Fire/Rescue Services

Fire/Rescue Services has no objection to the application. 

Inspection Services Division

The Inspection Services Division has no objection to the application providing that the
existing cinder block building will be used only for storage; no other use or occupancy will be
permitted due to the age and structural quality of the building. 

The applicant is required to apply for a building permit for construction of the proposed
modular buildings. 

INFORMATIONAL NOTES 

 The permit is valid for 3 years with potential for one time only renewal upon receipt of 
written request and approval by Council; 

 All the requirements as outlined in Appendix 6 should be met at the building permit 
stage. 

SIGN-OFFS: 

Parissa Shafizadeh, Planner Reviewed by: 
Chris Laing, Manager of Planning 

Comment from Chief Administrative Officer 
Reviewed 
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Appendix 1
Information for Corporate Officer

Civic Address: 8977 Cedar Street 

PID: 006-773-699 

Legal: Lot 8 Section 32 Township 17 New Westminster District Plan 32804 
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Appendix 2
Location Map
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Appendix 3
Proposed Site Plan

Existing cinder 
block building 

used as storage 

Existing house to 
be used as the 
school caretaker’s 

residence 

Area used as 

school play area 

Proposed modular 
buildings to be used as 

classrooms and offices 

Valley Christian 
School (8955 

Cedar St.) 

8977 Cedar St. 
subject of the TP 
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Appendix 4
Portion of 8977 Cedar Street Used for the Existing TP (TP13-004) 

The area will be 
added to the 
existing TP 

The existing TP 
area 
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Appendix 5
Modular Buildings Layout



  
 

  

     

          

   

          
            

    

   

          
           

    

   

              
       

          
         

          
      

           
     

      
      

       
      

         
       

           
             
       

          

   

        
             

       
           

38

Appendix 6
Engineering Comments

June 24, 2016 

CIVIC ADDRESS: 8977 Cedar Street 

CURRENT ZONE: S36 PROPOSED USE: School, play, storage 

DOMESTIC WATER REQUIREMENTS: 

The property is currently serviced with a 19 mm water service. Any upgrades to this servicing are to 
be arranged through the District of Mission Engineering and Public Works Department. All costs are 
to be paid by the applicant. 

SANITARY SEWER REQUIREMENTS: 

The property is currently serviced with a 100 mm sanitary service. Any upgrades to this servicing are 
to be arranged through the District of Mission Engineering and Public Works Department. All costs 
are to be paid by the applicant. 

STORM SEWER REQUIREMENTS: 

The property is currently not serviced with storm sewer. A municipal storm main is available on the 
east side of Cedar Street. 

If the applicant is required to take a building permit for the proposed new structure, the 
following will be required at the building permit stage: 

The applicant is required to provide storm water management meeting the District of Mission’s 
groundwater recharge guidelines. Engineered design is required. 

Designs shall be accompanied by a statement from a fully qualified professional engineer which 
clearly identifies the specific opportunities and constraints for implementing best management 
practices for the property, demonstrates that groundwater recharge and/or other appropriate best 
management practices are sustainable, and have been maximized for the particular site and provides 
examples of similar installations which demonstrate the sustainability, ability to construct and ease of 
maintenance of the works to be constructed. 

In particular, when implementing the District of Mission groundwater recharge guidelines, the 
applicant shall be responsible to conduct a hydrological investigation to estimate infiltration rates and 
soil permeability, determine the location of the water table and its seasonal variations. This 
information is to be included in any engineering drawing submittals as it is critical to the design of Best 
Management Practices (BMP’s), building envelopes and minimum building elevations. 

Proposed measures shall be subject to acceptance by the Director of Engineering and Public Works. 

ROAD WORK REQUIREMENTS: 

An access has been constructed via 8955 Cedar Street. Any improvements or alterations must be 
completed under an approved access permit or building permit issued by the District of Mission. The 
existing access to 8977 Cedar Street is to be closed to teachers, parents or students and may only be 
used as a residential driveway by the occupants of the home and their guests. 
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RECOMMENDATION: 

From an engineering point of view the temporary use permit may be issued contingent on the above 
requirements being met at building permit stage. 

Prepared by: Reviewed by: 
Jay Jackman, Manager of Development Tracy Kyle, Director of Engineering & Public 
Engineering & Projects Works 
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Development Services
Staff Report to Council

File Category: 3015-30 
File Folder: ALR16-001 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Robert Publow, Planner 

SUBJECT: Application for subdivision of land within the Agricultural Land Reserve 
located at 8860 Draper Street 

ATTACHMENT(S): Appendix 1 – Information for Corporate Officer 

Appendix 2 – Location Map 

Appendix 3 – Contour Map 

Appendix 4 – Proposed Subdivision Layout 

CIVIC ADDRESS: 8860 Draper Street 

APPLICANT: Lance Hill, Property Owner 

OCP: This application is in conformance with the current OCP designation of 
Agriculture Land Reserve 

DATE APPLICATION March 31, 2016 
COMPLETE: 
LOCATION: Ferndale 

STAFF REPORT TO COUNCIL Page 1 of 8 
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OVERVIEW AND STAFF COMMENTS
This report details an application to the Agricultural Land Commission to subdivide the property 
located at 8860 Draper Street into two lots. 

Staff support the application being forwarded to the Agricultural Land Commission for further 
consideration without comment. 

SUMMARY 

Mr. Hill, the owner of the property located at 8860 Draper Street (Appendix 2), has submitted a 
proposal to subdivide the property into two (2) lots. Pursuant to provincial regulations, applications for 
subdivision within the Agricultural Land Reserve (ALR) are first submitted to the local government 
authority for comment prior to final consideration by the Agricultural Land Commission (ALC), which 
have ultimate jurisdiction over lands within the ALR. Council’s decision on a recommendation on 
whether to forward the application to the ALC is made in the form of a formal resolution. Staff support 
the application being forwarded to the Agricultural Land Commission for further consideration without 
comment. 

Background 

The property is designated Agricultural Land Reserve in the District of Mission Official Community 
Plan (OCP) and zoned Rural 16 (RU16) in the District of Mission Zoning Bylaw 5050-2009. 

PLANNING ANALYSIS 

Site Characteristics 
The subject property is 3.72 hectares (9.2 acres) in size and irregular in shape. The property has 
been developed with a single family dwelling and a detached garage. 

The majority of the property is moderately sloped, with the slope running down to the south east, as 
shown in Appendix 3. The southern portion of the lot is steeply sloped down to the south. The 
moderately sloped portion of the lot has been cleared of trees and the steeply sloped portion remains 
heavily treed. 

Neighbourhood Context 

The neighbourhood is generally a mix of lot sizes ranging from approximately 0.8 hectares to 7 
hectares with the majority of lots having an area of 3 hectares.  The surrounding properties are 
located within the ALR many are assessed by the BC Assessment Authority as having farming 
activity. 

Most of the surrounding properties have been developed with single family homes, while some 
properties are vacant. The general character of the neighbourhood is rural residential in nature. 

Soil Capability 

As identified on the ‘Land Capability for Agriculture’ map, 92G1F, prepared by the Ministry of the 
Environment, the soil capability for the subject property is split into two areas. The northern portion of 
the property has a Soil Capability Rating of 60% Class 4 and 40% Class 3 soils while the southern 
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portion of the property is composed of 70% Class 4 and 30% Class 5 soils. The ALC will consider 
this information and make a determination on this during their review of the application. 

Subdivision Proposal 

The subdivision proposal is for two (2) lots with each lot maintaining a minimum lot area of 1.6 
hectares.  The proposed subdivision layout is attached to this report as Appendix 4. 

Zoning Bylaw 

The subject property is within a Rural 16 (RU16) Zone and the minimum lot size within the RU16 
Zone is 1.6 hectares (4.0 ac), and the majority of the surrounding properties are also within the RU16 
Zone. While the subject property is large enough under the RU16 Zone for consideration of 
subdivision, the Official Community Plan cautions against fragmentation of land within the ALR and 
approval of the proposed subdivision is required from the ALC prior to consideration by the Approving 
Officer. 

Official Community Plan 

The Official Community Plan (OCP) designation for the subject property is Agricultural Land Reserve. 
This designation is intended to indicate that development of properties within this designation are 
affected by land use decision of the Agricultural Land Commission in addition to those of the District 
of Mission. 

Two policies within the OCP encourage careful consideration of application for subdivision within the 
ALR with the intent of supporting and maintaining the local farming community. These policies are 
stated below: 

Policy 3.4.2. Although not precluding changes, support the Agricultural Land Commission 
mandate to maintain the farming integrity of lands designated as Agriculture Land Reserve 
land by exploring alternatives before supporting changes to the ALR. 

Policy 3.4.6. Upon application to subdivide ALR lands, minimum lot sizes should be large 
enough to provide a broad range of agricultural uses and should be at least as large as larger 
lots in the area. Subdivisions should be designed to accommodate and promote agricultural 
uses for which the immediate area is best suited. 

Since the subject application is for two lots with a minimum lot area of 1.6 hectares, as permitted by 
the current RU16 Zone, the application should be forwarded to the Agricultural land Commission for 
their determination whether they will support the proposed subdivision. 

After reviewing the proposal in the context of the existing neighbourhood conditions, the extent of 
current farming activities and the policies within the Official Community Plan, staff believe that while 
the proposed subdivision would impede the farming capacity of the subject lands, the proposed lot 
areas are generally consistent with the surrounding properties and would be supportable under the 
current RU16 Zone.  As there are both positive and negative aspects to the proposed subdivision staff 
recommend that Council forward the application to the ALC without comment. 
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SIGN-OFFS:

Robert Publow, Planner Reviewed by:
Chris Laing, Manager of Planning

Comment from Chief Administrative Officer 
Reviewed. 
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Appendix 1

Information for Corporate Officer

Civic Address: 8860 Draper Street 

PID: 010-980-067 

Legal: Lot “C” Section 35 Township 17 New Westminster District Plan 3550 

STAFF REPORT TO COUNCIL Page 5 of 8 



      

 
 

 
 

 
 

45

Appendix 2

Location Map
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Appendix 3

Contour Map

STAFF REPORT TO COUNCIL Page 7 of 8 



      

  
 

  
 

 

47

Appendix 4

Proposed Subdivision Layout
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Development Services 
Staff Report to Council 

File: 6970-20 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Wesley Woo, Planning Technician 

SUBJECT: Major Development Project Update 
ATTACHMENT(S): Appendix 1: Major Development Project Report 

This report is provided for information purposes only. No staff recommendation accompanies this 
report and Council action is not required. 

PURPOSE: 
The purpose of the Major Development Project Update report is to update Council with respect to 
significant commercial, industrial, institutional and residential developments in the District of Mission. 

BACKGROUND: 
The Major Development Project Update has been updated and is current to June 30, 2016. In addition 
to major development projects, the District has been receiving a significantly higher volume of 
development inquiries and development applications as shown in the tables below. 

Development Inquiries 
2014 Year Total 42 

2015 Year Total 70 

2016 Year to June 30 81 

Development Applications 

2014 Year Total 53 

2015 Year Total 62 

2016 Year to June 30 50 

FINANCIAL IMPLICATIONS: 
There are no financial implications associated with this report. 

COMMUNICATION: 
No communication action is required. 

SUMMARY AND CONCLUSION: 
This report provides Council with an update of the major development projects within Mission. 
Additional details regarding any of these development applications may be obtained from the 
Development Services Department. 

STAFF REPORT TO COUNCIL Page 1 of 2 
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SIGN-OFFS:

Wesley Woo, Planning Technician Reviewed by: 
Chris Laing, Manager of Planning 

Comment from Chief Administrative Officer: 
Reviewed. 

STAFF REPORT TO COUNCIL Page 2 of 2 
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Major Development Project Update – June 2016 

The Major Development Project Update provides a summary of the status of the significant commercial, industrial, institutional, 
multi-family residential, mixed-used, single-family residential, temporary use permits and comprehensive development applications. 
Minor development projects (i.e., subdivisions with less than 9 lots) are not included in this report. 

Information is current to June 30, 2016 and is provided for quick reference only. For specific project details, please contact the 
Development Services Department, Planning Division, at 604-820-3748 or by email planning@mission.ca. The Major Development 
Project Update is available on the District’s website at www.mission.ca. 

mailto:planning@mission.ca
http://www.mission.ca/
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Major Development Project Update – June 2016 

APPLICATION 
SUBMISSION 

yy/mm/dd 

PROJECT / FILE 
NUMBER & 
APPLICANT 

CIVIC ADDRESS 
OR LOCATION 

DENSITY OF 
DEVELOPMENT 

PROJECT FEATURES 
& CHARACTERISTICS 

STATUS OF 
DEVELOPMENT 

Commercial Proposals 

1. 2015-09-30 P2015-048 - R15-022 
Dan Dalton 

32270 Lougheed 
Highway 

2.06 hectares 
(5.1 ac.) 

Car dealership In review. Waiting for 
information from applicant. 

2. 2015-09-04 P2015-045 - R15-020 
DP15-015 - Urban 
Design Group 
Architects Ltd. 

Northeast corner of 
Lougheed Highway & 
Hurd Street (Lots G & 
H, Plan 15579 ) 

0.26 hectare 
(0.65 ac.) site 
consolidated 

Oil change shop with a car 
wash (Bldg. B) (1460 sqft / 
136m2) and a drive-thru 
restaurant (Bldg. A) 
(2050sqft / 190m2). 

Approved. Building permit 
drawings have been submitted 
for the drive-thru restaurant. 

3. 2014-08-25 P2014-036 - R14-019 
DP14-005 - DV14-016 
OTG Development 
Concepts 

29550 & 29560 
Lougheed Highway 

0.86 hectare 
(2.1 ac.) site – 
consolidated 

Gas service station, drive-
thru restaurant and retails 
units. (3032 sq. ft. / 282m2 

for retail/drive thru)f 

Approved. Building permit 
drawings have been submitted. 

4. 2010-04-12 R10-012 - DP10-003 
Howard Meakin 

District Lots 6379 & 
7347 of Fraser River 

Approx. 929m2 (10,000 
sq. ft.) “Sturgeon’s on 
the Fraser” restaurant. 

Proposed uses include: a 
restaurant, coffee house, tap 
bar, eco-tours, fishing 
charters and associated uses. 

Third reading (for the water lot 
portion) granted January 30, 
2012. The applicant is working 
on completing the 
requirements for final 
consideration by Council. 

5. 2015-03-09 R05-005 & DP05-002 
Jerry Dhillon 

33420 & 33430 
Dewdney Trunk Road 
(i.e. northeast corner 
of Cade Barr Street & 
Dewdney Trunk Road) 

194m2 (2,085 sq. ft.) 
convenience store & 
gas pumps & 73m2 (782 
sq. ft.) of other 
commercial space. 

Convenience store, gas 
pumps and commercial 
space with a residence 
above the store. 

The developer met with 
Engineering Staff in May 2016 
and is currently working on 
completing the outstanding 
servicing requirements. 
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Major Development Project Update – June 2016 

APPLICATION 
SUBMISSION 

yy/mm/dd 

PROJECT / FILE 
NUMBER & 
APPLICANT 

CIVIC ADDRESS 
OR LOCATION 

DENSITY OF 
DEVELOPMENT 

PROJECT FEATURES 
& CHARACTERISTICS 

STATUS OF 
DEVELOPMENT 

Industrial Proposals 

1. 2016-04-25 P2016-033 – DP16-013 
– Krahn Engineering 

31483 Gill Avenue In review. 

2. 2015-09-02 P2015-043 – DP15-013
Silvercreek Investments 

7294 Fraserview Place 0.475 hectare 
(1.17 ac.) site 

Multi-tenant industrial 
building 

DP has been issued. 

3. 2012-05-28 R12-019 – DP12-016 – 
Converge Development 
Ltd. 

Unit 108 – 31413 Gill 
Avenue 

8,108m2 

(87,277 sq. ft.) site. 
Two mini-storage buildings 
1,498m2 (16,125 sq. ft.) & 
463m2 (4,989 sq. ft.) in size. 

Bylaw adopted August 6, 
2013. 

A building permit may be 
forthcoming. 

4. 2015-12-18 P2015-062 – OCP15
002 – R15-029 

31322 Caswell 
Avenue 

164 ha site. Gravel extraction. RU80 to 
ING 

A report to Council is 
forthcoming. 

Institutional Proposals 

1. There are no current institutional applications. 

Multi-unit Residential Proposals 

1. 2014-03-27 P2014-011 - R14-006 
DP14-001 – 0995221 
BC Ltd. 

32921 14th Avenue 0.6 hectare 
(1.5 ac.) site 

23-unit townhouse to be 
completed in two (2) 
phases. 

Approved. Townhouse 
development is under 
construction. 

2. 2012-11-05 R12-038 & DP12-013 -
Gurmeet Dhaliwal 

32970 Tunbridge 
Avenue 

0.6 hectare 
(1.5 ac.) site 

15-unit townhouse 
development. 

The application is on hold 
pending staff’s review of the 
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Major Development Project Update – June 2016 

APPLICATION 
SUBMISSION 

yy/mm/dd 

PROJECT / FILE 
NUMBER & 
APPLICANT 

CIVIC ADDRESS 
OR LOCATION 

DENSITY OF 
DEVELOPMENT 

PROJECT FEATURES 
& CHARACTERISTICS 

STATUS OF 
DEVELOPMENT 

Gaudin Creek re-alignment 
and engineering design work. 

3. 2012-07-17 R12-023 - DP12-008 
S12-010 - Greg 
Skrzyniarz 

8613 Cedar Street 0.8 hectare 
(2.0 ac.) site 

21 fee simple lots with 
attached row houses. 

Approved. Building Permits 
issued. 

4. 2006-10-13 R06-035 & DP06-014 
Robert Ciccozzi 
Architecture Inc. 

34048, 34054 & 34142 
Parr Avenue 

14 hectares 
(34.21 ac.) total area 

297 townhouse units & one 
36-unit apartment. 

Third reading granted March 
3, 2008. The applicant has 
been granted another extension 
to complete the outstanding 
rezoning requirements. 

Mixed Use Proposals 

1. 2014-12-29 P2015-001 - R15-001 & 
DP15-001 - Jinyong 
Yum 

33281 2nd Avenue 1,698.4m2 

(18,283 sq. ft.) 
6 residential storeys and 1 
commercial storey. 86 
residential units with 724m2 

(7,800 sq. ft.) of 
commercial space. 

A report to Council is 
forthcoming. 

Comprehensive Development (CD) Zone Proposals 

1. 2012-11-07 R13-008 - DP12-014 
Jordan Kutev 

7251 Cedar Valley 
Connector 

0.92 hectares 
(2.28 ac.) 

Six-story mixed-use 
building consisting of 4 
live/work commercial units 
and up to 64 apartments. 

Third reading granted August 
19, 2013. Extensions have 
been granted to allow 
additional time to complete the 
outstanding rezoning 
requirements. 
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Major Development Project Update – June 2016 

APPLICATION 
SUBMISSION 

yy/mm/dd 

PROJECT / FILE 
NUMBER & 
APPLICANT 

CIVIC ADDRESS 
OR LOCATION 

DENSITY OF 
DEVELOPMENT 

PROJECT FEATURES 
& CHARACTERISTICS 

STATUS OF 
DEVELOPMENT 

New owner has been meeting 
with staff to move project 
forward. 

2. 2013-01-24 R13-001 - S13-001 
DP13-002 - DP13-003 
DV13-003 - Focus 
Architecture Inc. 

32588 & 32688 Cedar 
Valley Connector 

9,976.6 m2 

(2 ac.) & 17,291.3m2

 (4 ac.) 

70 unit row house 
development in multiple 
phases. 

Adopted. Building Permits 
being issued. 

3. 2011-11-01 R11-024 - DP11-019 
DV11-013 - S11-010 
0916585 BC 
Ltd./Redekop 

8711 Cedar Street 4.98 acre site 3 single-family lots (with 
coach houses), 18 compact 
single-family lots (with 
coach houses) & one 38
unit townhouse complex. 

Adopted. Building Permits 
being issued.  

4. 2006-06-09 R06-023 - S08-001 
Gus Cheema 

8977 Edwards Street 
West & 8980 Edwards 
Street East 

109 bare land strata lots 
(plus one 17.9 acre 
ALR farm land parcel). 

Proposed suburban 
residential cluster 
development with overall 
average density of approx. 1 
dwelling per 0.88 acres. 

A phased (3 phases) strata 
development is proposed. The 
preliminary layout approval 
(PLA) has been issued for 
Phase 1. 

Single-Family Residential Development Proposals (10 lots & greater) 

1. 2016-06-14 P2016-049 - OCP16
003 – Omega & 
Associates Engineering 
(for Kenny Braich) 

34611, 34663, 34675, 
34687 Ferndale 
Avenue; 9564 
Erickson Street; Parcel 
B on Kirkpatrick 

OCP amendment for Rural 
Residential to Urban 
Residential 

Application submitted. 
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Major Development Project Update – June 2016 

APPLICATION 
SUBMISSION 

yy/mm/dd 

PROJECT / FILE 
NUMBER & 
APPLICANT 

CIVIC ADDRESS 
OR LOCATION 

DENSITY OF 
DEVELOPMENT 

PROJECT FEATURES 
& CHARACTERISTICS 

STATUS OF 
DEVELOPMENT 

Avenue 

2. 2016-06-06 P2016-046 – R16-027 – 
S16-023 – Rob Gill 

8473 & 8511 Judith 
Street 

10 lots 10 lots Application submitted. 

3. 2015-10-30 P2015-055 – OCP15
001 – KC McPherson & 
Gary Toor 

8738 Stave Lake Street 76 units - 9.52 acre site Urban compact lots - 76 
units 

Replaced by P2016-035. 

4. 2015-06-30 P2015-037 – R15-017 – 
S15-012 – DV15-012 – 
Civic Consultants 

8895 Cedar Street 10 lots Urban residential lots (min. 
5,005 sf.); 6 lots will allow 
for a secondary dwelling 
use. 

Preliminary Layout Approval 
(PLA) issued December 2, 
2015. 

5. 2014-11-17 P2014-051 - R14-032 
S14-010 - DV14-023 
Jason Tiegen & Gary 
Toor 

8455 & 8502 
McTaggart Street 

18 lots (Phase 1) – total 
build-out is 
approximately 61 
single-family lots in 2 
phases 

Urban residential lots (min. 
7,200 sq. ft.) 

Subdivision plans signed by 
Approving Officer on June 22, 
2016. Building permits are 
forthcoming. 

6. 2014-09-23 P2014-041 - R14-027 
S14-008 - DV14-019 – 
Gurmeet Dhaliwal 

32910 & 32928 Sylvia 
Avenue 

10 lots Urban residential lots (min. 
5,005 sq. ft.). 

Adopted and subdivision 
approved and registered. 
Expecting building permits 
shortly. 

7. 2013-02-04 R13-002 - S13-002 -
Slade Dyer & Assoc. 

33293 & 33237 
Dewdney Trunk Rd 

12 lots 10 strata lots with a 
minimum average lot size of 

The subdivision is nearing 
completion. 



 
 

  

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

  
 

 
 
 

 
 

   
 

 
 

   
 

  
 

 

   
  

 

 
 

   
 

  

  
 

 
 

 

    
 

   
 

 
   

   
 

  
 

 

 
 

  
  

 

 
  

 
   

 
 

 
 

 
  

 

   
 

  

 
 

 
 

      
 

 

57
Major Development Project Update – June 2016 

APPLICATION 
SUBMISSION 

yy/mm/dd 

PROJECT / FILE 
NUMBER & 
APPLICANT 

CIVIC ADDRESS 
OR LOCATION 

DENSITY OF 
DEVELOPMENT 

PROJECT FEATURES 
& CHARACTERISTICS 

STATUS OF 
DEVELOPMENT 

9321 & 9343 Barr 
Street 

0.7 hectares (1.73 ac.) & 2 
fee simple lots of a 
minimum .36 hectares (0.88 
ac.) lot size. 

8. 2013-07-22 S13-008 - DV13-016 
Robert Demers 

8973 Manzer Street 14 lots Approximately 0.7 hectare 
(1.73 ac.) size lots. 

The subdivision is nearing 
completion. 

9. 2016-01-08 P2016-001 – R16-001 – 
S16-001 – DV16-001 – 
DP16-002 - Central 
Valley Engineering (for 
Rex Blane & Kevin 
Wiebe) 

8394 McTaggart Street Approximately 19 lots Urban residential lots (min. 
7,200 sq. ft.). 

Third reading of the zone 
amending bylaw was granted 
June 20, 2016; the preliminary 
layout approval (PLA) letter is 
forthcoming. 

10. 2016-02-19 P2016-012 – R16-008 – 
S16-007 

13033 & 13085 
Pilgrim Street 

10 lots Approximately 0.7 hectare 
(1.73 ac.) size lots. 

In review. Waiting for 
information from the 
applicant. 

11. 2016-03-01 P2016-015 – OCP16
001 – R16-010 – S16
010 – Analytical 
Consulting 

8540 & 8554 Nottman 
Street 

24 lots Working on storm detention 
and lot layout. 

12. 2016-03-01 P2016-014 – S16-009 – 
DP16-003 – Jason 
Tiegen & Gary Toor 

8502 & 8455 
McTaggart Street 

Approximately 39 lots Phase 2 of McTaggart A revised lot layout is required 
and then the PLA can be 
issued. 
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APPLICATION 
SUBMISSION 

yy/mm/dd 

PROJECT / FILE 
NUMBER & 
APPLICANT 

CIVIC ADDRESS 
OR LOCATION 

DENSITY OF 
DEVELOPMENT 

PROJECT FEATURES 
& CHARACTERISTICS 

STATUS OF 
DEVELOPMENT 

13. 2016-03-15 P2016-022 – S16-012 – 
DP16-006 

32688 Cedar Valley 
Connector 

47 lots PLA for phase 2 issued. 
Developer is working on PLA 
requirements. 

14. 2016-03-22 OCP16-002 – R16-014 
– S16-014 – DV16-009 
– OTG Developments 

9429 Wiebe Street and 
32193 Mingo Avenue 

17 lots Application received. 

15. 2016-03-22 P2016-025 – S16-015 34854 Ferndale 
Avenue 

26 bare land strata lots 
under CD14 

Phase 1 of 3 phase 
development bare land 
strata 

PLA issued. 

16. 2016-04-16 P2016-035 – OCP15
001 – R16-020 – S16
018 – DP16-014 – 
Tormac Investments 

8738 Stave Lake Street 
& 34058 York Avenue 

76 units - 9.52 acre site Application in review. 

Temporary Use Permits 

1. 2016-06-01 TP16-001 – Valley 
Christian School 

8955 & 8977 Cedar 
Street 

A report to Council is 
forthcoming. 

2. 2015-11-06 TP15-003 – Hope for 
Freedom Society 

34641 Lougheed 
Highway 

15 beds Supportive Recovery 
Facility 

The temporary use permit 
(TUP) was approved by 
Council on December 21, 2015 
for a 3-year period. 
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Development Services
Staff Report to Council

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Dan Sommer, Director of Development Services 

SUBJECT: Extension of Universal Transit Pass (U-PASS) Agreement 

ATTACHMENTS: Appendix 1: U-PASS Extension Agreement 

Appendix 2: Original U-PASS Agreement (2009) 

RECOMMENDATION: Council consider and resolve: 

That the Mayor and Corporate Officer be authorized to execute the extension to the 
Universal Transit Pass (U-PASS) agreement (appended as Appendix 1 to the Director 
of Development Services’ report dated July 18, 2016) for a period up to two (2) years. 

PURPOSE: 

To recommend that the Mayor and Corporate Officer authorize an additional extension for a 
period of up to two (2) years to the Universal Transit Pass (U-PASS) agreement. 

BACKGROUND: 

In 2009, the District of Mission, along with BC Transit, the University of the Fraser Valley (UFV), 
the University of the Fraser Valley Student Union Society (UFVSUS) and the cities of 
Abbotsford and Chilliwack signed on to the U-PASS agreement (also known as the Universal 
Bus Pass Agreement). 

The U-PASS agreement (Appendix 2) was developed in 2009 to provide universal transit 
access for U-PASS holders on the Central Fraser Valley (CFV) Transit System and the 
Chilliwack Transit System. The U-PASS also provides access to recreation centres in 
Abbotsford (Matsqui and Abbotsford Recreation Centres), Mission (Mission Leisure Centre) and 
Chilliwack (Chilliwack Landing and Cheam Leisure Centres). 

The original agreement, which included a revenue splitting arrangement among the local 
government partners, was in effect from September 2009 to August 2014 and was subsequently 
extended to August 2016 based on the following considerations: 

 to provide adequate time to implement and establish the Fraser Valley Express (FVX) – 
the regional service that links Chilliwack and Abbotsford to Translink’s Carvolth 
exchange in Langley; 

 to ensure that UFV students have adequate time to use and evaluate the FVX service 
with a view to consider incorporating this service into a future U-PASS agreement and 
potentially for UFVSUS to undertake a student referendum; and 

 to allow for the implementation of UFV student swipe cards which will vastly improve the 
accuracy of ridership data which will assist in refining the U-PASS revenue splits 
between the local government partners. 

All other terms and conditions of the initial 2009 U-PASS agreement remained the same. 
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DISCUSSION AND ANALYSIS: 

As stated, the existing U-PASS extension agreement is set to expire in August of 2016. Over 
the past two years, discussions were held among all the partners on the feasibility of 
establishing an amended U-Pass agreement that would potentially incorporate expanded transit 
services in the region (e.g. FVX) and an associated adjustment to the U-PASS rate. During 
these discussions, a number of issues and actions were identified including the following: 

 desire for more accurate ridership data by all parties and thus the urgency of
implementing swipe pass functionality;

 desire by the UFVSUS for some amendment to the U-PASS agreement to 
accommodate students that are on short programs that do not cover an entire semester; 

 concerns by the City of Abbotsford regarding recreation centre overload at peak times; 

 changes to the U-PASS agreement that necessitate additional fees would trigger a 
student referendum which is considered a risk to the sustainability of the program; and 

 UFVSUS’ review of the UFV Shuttle service and FVX service, which could indicate the 
society’s desire to incorporate the FVX service within the U-PASS agreement. 

While all the partners were agreeable to the principles of an extension of the current agreement 
apart from the inclusion of the FVX service at this time and on the basis that the extension 
would not preclude future options to introduce a more flexible U-Pass to better serve UFV 
students on non-standard school semesters, the City of Abbotsford was amenable only to a one 
(1) year extension although the intention was initially to extend the agreement until August 31, 
2018 (2 years). The City of Abbotsford believes that a one year term will better align with any 
potential policy changes resulting from their new Official Community Plan. 

Given that no significant changes are set to occur over the next year or so, staff recommend 
that an extension for up to two (2) be executed. The reason to authorize “up to two (2) years” is 
to accommodate the City of Abbotsford’s one-year term preference and the City of Chilliwack’s 
recent authorization of two years. The District’s authorization for an extension for up to two 
years will allow BC Transit to work to the other partners towards an agreeable extension term, 
without having to come back to the District. 

Other than the term of the extension, all other conditions of the existing U-PASS agreement 
remain the same. It is anticipated that any new U-Pass agreement in the future will include an 
updated revenue sharing methodology which will be based on more accurate data derived from 
the student swipe card system. 

Overall, the purpose of this latest extension is to allow for: 

 the implementation of UFV student swipe cards to improve the accuracy of ridership 
data which will also assist in refining the U-PASS revenue splits between local 
government partners (in process and expect full roll out by fall 2016). To date, the data 
is collected through manual on-board counts during a two week period on a subset of 
routes and is not considered very accurate; 

 additional time for a student referendum to address potential changes to the U-PASS 
contributions should this be required (e.g. incorporation of the FVX service, amendments 
to the recreation facility access etc.) 

FINANCIAL IMPLICATIONS: 

There are no financial implications associated with this report. The total revenue received in 
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2015 by the District through the U-PASS program was $168,425.03, where $24,312.70 of this 
amount was assigned to recreation and the remaining balance of $144,112.33 to transit. 

The municipal recreation centre component allows free student access to recreational facilities 
in Mission and Abbotsford. A portion of the revenue that is received by Mission from Abbotsford 
goes to the Parks, Recreation and Culture budget. No analysis has been completed as to 
whether the cost of free access by UFV users is covered by the recreational component of the 
fee and it is recommended such an analysis be completed before signing any new U-Pass 
agreement. 

The current agreement establishes that changes in the U-Pass fees will be adjusted annually 
based on the consumer price index (CPI) from the previous calendar year. The agreement has 
UFV collecting a mandatory fee from each eligible student and passing the revenue on to the 
City of Abbotsford who then distributes portions of the revenue to BC Transit, Chilliwack and 
Mission based on ridership surveys detailed in the agreement. It can be expected to increase 
with any increases in consumer price index (CPI) and student enrollment. The U-Pass fee has 
three components (2016 rates): 

1. Transit component ($32.35) 

2. Municipal recreation centres ($5.28) 

3. UFVSUS ($5.28) 

COMMUNICATION: 

Staff will inform BC Transit representatives of Council’s decision. 

SUMMARY AND CONCLUSION: 

A five year U-Pass Agreement came into effect on September 1, 2009 which allows UFV 
students free access to transit services and recreational services in Mission and Abbotsford in 
return for a fee paid by each student. There are valid reasons to extend the existing agreement 
for two years while significant changes to the local transit system are implemented and 
assessed for their impact on the agreement. 

BC Transit requests that local government partners consider a second two (2) year extension to 
the current U-PASS Agreement for a period to August 31, 2018. The extension does not 
include any adjustment to rates and services. 

Staff recommend that the Mayor and Corporate Officer be authorized to execute the extension 
to the U-PASS agreement for a period up to two (2) years. 

SIGN-OFFS: 

Reviewed by: 
Dan Sommer, Director of Development Mike Younie, Deputy Chief Administrative 
Services Officer 

Chief Administrative Officer’s Comment: 

Reviewed 



 

 

 

 

 

  

 

 

 

  

      

        

  

    

    

  

    

      

   

       

           

   

             
      

            
      

       
        

    

             
        

  

         

  

62

University of the Fraser Valley:

U-PASS EXTENSION AGREEMENT

April 19, 2016

1.0 Purpose 

The purpose of this agreement is to: 

 extend the current U-PASS agreement in the Fraser Valley 

2.0 Partners 

The partners in this agreement are: 

 CITY OF ABBOTSFORD 

 DISTRICT OF MISSION 

 CITY OF CHILLIWACK 

(referred to as Local Government Partners (LGP)) 

 BC TRANSIT 

 UNIVERSITY OF THE FRASER VALLEY (UFV) 

 UNIVERSITY OF THE FRASER VALLEY STUDENT UNION SOCIETY (UFV SUS) 

3.0 Existing Term 

In July 2014, the U-PASS agreement was extended for a two year period (September 2014 to August 
2016) based on the following considerations: 

 to provide adequate time to implement and establish the Fraser Valley Express (FVX) – the 
regional service that links Chilliwack and Abbotsford to Translink’s Carvolth exchange in Langley 

 to ensure that UFV students have adequate time to use and evaluate the FVX service with a view 
to consider incorporating this service into a future U-PASS agreement and potentially for UFV 
SUS to undertake a student referendum 

 to allow for the implementation of UFV student swipe cards which will vastly improve the accuracy 
of ridership data which will assist in refining the U-PASS revenue splits between the local 
government partners. 

All other terms and conditions of the U-PASS agreement remained the same. 
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UFV U-PASS Extension Agreement 19 April 2016 

4.0 Current Status 

The implementation of student swipe cards by the University has been delayed a number of times over 
the past two years due to various reasons. This has resulted in a delay in establishing accurate ridership 
data which has prohibited the refining of revenue splitting arrangements between local government 
partners. 

Over the past two years, the UFV SUS has also expanded their own private shuttle service between the 
campuses in Abbotsford and Chilliwack, to include an introductory level of service between the 
Abbotsford campus and Langley. 

In Fall 2015 BC Transit undertook a service and ridership review of the recently implemented regional 
FVX service that links Chilliwack, Abbotsford and Langley. Survey results indicated that students make 
up a very small proportion of current ridership on this system. 

Discussions were held among all partners in December 2015 to discuss the feasibility of establishing an 
amended U-PASS agreement that potentially incorporated expanded transit services in the region (e.g. 
FVX) and an associated adjustment to the U-PASS rate. These discussions identified the following 
issues and actions: 

 desire for more accurate ridership data by all parties and thus the urgency of implementing swipe 
pass functionality 

 desire by the UFV SUS for some amendment to the U-PASS agreement to accommodate 
students that are on short programs that do not cover an entire semester 

 concerns by the City of Abbotsford regarding recreation centre overload at peak times 

 changes to the U-PASS agreement that necessitate additional fees would trigger a student 
referendum which is considered a risk to the sustainability of the program 

 UFV SUS would be conducting a review of the UFV Shuttle service and FVX service in early 
2016, which could indicate their desire to incorporate the FVX service within the U-PASS 
agreement. 

At this stage all partners are agreeable to the principles of a 2-year extension of the current agreement, 
without inclusion of the FVX service at this time. The extension would be moved forward on the basis 
that it does not preclude the ability for a flexible U-PASS option(s) to be introduced, if agreed to by all 
partners, in order to better serve UFV students on non-standard semester dates. 

5.0 Proposed Extension 

It is proposed to extend the current U-PASS Agreement by two years to August 31, 2018 based on the 
following considerations: 

 to allow for the implementation of UFV student swipe cards to improve the accuracy of ridership 
data which will also assist in refining the U-PASS revenue splits between local government 
partners 

 to provide further time for UFV students to evaluate the suitability of the FVX service for 
incorporation into a future U-PASS agreement via a student referendum. 

All other terms and conditions of the existing U-PASS agreement remain the same. 
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UFV U-PASS Extension Agreement 19 April 2016 

APPROVAL 

That [insert local partner] agrees to the scope of the U-PASS extension as noted in this 
Extension agreement. 

[Insert Local Partner] 

Name: Position: 

Signature: _______________________ Date:_____________________ 

BC Transit 

Name: Rebecca Newlove Position: Senior Planner 

Signature: _______________________ Date:_____________________ 
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Parks, Recreation and Culture 
Staff Report to Council 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Maureen Sinclair, Director of Parks, Recreation and Culture 

SUBJECT: 8973 Manzer Street Development 

This report provides an overview of a request made by the developer for the property located at 
8973 Manzer Street to forgive the five percent cash-in-lieu parkland requirement for the 
development. 

PURPOSE: 

The purpose of this report is to advise Council of a request that was made by the developer Mr. Robert 
Demers to forgive the five percent cash-in-lieu of parkland requirement as previously agreed to as a 
condition of the Preliminary Layout Approval (PLA) for Subdivision Application S130-008 – for the 
property located at 8973 Manzer Street. 

BACKGROUND: 

On June 6, 2014 the Preliminary Layout Approval for Subdivision Application S130-008 – 8973 Manzer 
Street was issued to the owner Mr. Robert Demers. Included within the PLA is a requirement for the 
owner to remit 5% cash-in-lieu of parkland pursuant to Section 510 of the Local Government Act. 

In addition to the cash-in-lieu payment for parkland the Owner, as part of the Farrington Street road 
allowance sale, was required to construct a pedestrian trail between the eastern cul-de-sac of the new 
development and Manzer Street within the Farrington Road dedication. 

While the Owner had previously agreed to remit the parkland dedication funds, he has now requested 
that staff eliminate the clause to remit the cash in lieu of parkland. Based on an appraisal submitted by 
the owner five percent cash in lieu of parkland would be $108,000. 

DISCUSSION AND ANALYSIS: 

The collection of cash-in-lieu of parkland from subdivision developers is a requirement of the Local 
Government Act and one that allows municipalities to accumulate funds for the future acquisition of 
parkland within the community. This is an important tool as parkland acquisitions to service new or 
under provided areas of the community would be difficult, if not impossible for the community to address 
in the absence of these funds. 

The Owner had previously agreed to remit these funds and this concurrence is included in the June 6, 
2014 PLA documents. The Owner has asked that the fee, estimated at $108,000 be waived in light of 
the costs to build the pedestrian trail which is also required as part of the PLA. The trail, constructed to 
District specifications, was expensive to construct due primarily to the topography of the site. In addition 
to the trail construction the Owner also fenced both sides of the trail corridor which wasn’t technically 
required as part of the PLA. 
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While the Owner has asked for the entire cash-in-lieu amount to be forgiven staff are not in agreement 
and are concerned that waiving this entire amount would set a precedent for other developers to come 
back late in the process and request similar considerations. Staff met with the Owner to discuss his 
request and advised him that his request would not be supported in a report to Council. While the final 
decision rests with Council there could be consideration given to meeting the Owner halfway as there 
were additional improvements made in the way of fencing the trail corridor. The trail construction was 
expensive and a summary from the owner’s contractor Mission Contractors Limited estimates that the 
trail development along the public right of way cost almost $300,000. 

COUNCIL GOALS/OBJECTIVES: 

Not applicable 

FINANCIAL IMPLICATIONS: 

If Council decides to reduce or eliminate the required cash-in-lieu portion for parkland from the 
requirements of PLA this will impact the anticipated revenues into the Parkland Reserve Account. 

COMMUNICATION: 

The owner has been advised that this report is being provided to Council and the results of the 
discussion will be relayed to him directly following the Council meeting. 

SUMMARY AND CONCLUSION: 

While staff are reluctant to suggest that the entire five percent cash in lieu for parkland owing on the 
Preliminary Layout Approval (PLA) for Subdivision Application S130-008 – 8973 Manzer Street be 
forgiven in its entirety, staff acknowledge that the trail constructed was a significant expense to the 
Owner and that the final product met and exceeded the District’s standards and expectations. 

SIGN-OFFS: 

Maureen Sinclair, Director of Parks, Recreation Reviewed by: 
and Culture Marcy Bond, Senior Planner 

Comment from Chief Administrative Officer: 
Reviewed 
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Engineering & Public Works 
Staff Report to Council 

File: 2240-25-01 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Barry Azevedo, Manager of Environmental Services 

SUBJECT: Dacon Contract Extension – Processing of Compostable Waste 

RECOMMENDATION: Council consider and resolve: 

That the Organics Processing Contract with Dacon Equipment Ltd. for the processing of 
compostable waste at the Mission Landfill be extended by five years from July 31, 2016 to April 30, 
2021, in accordance with the optional five year extension in the current contract, and with all other 
contract terms remaining the same except for removal of dimensional wood grinding from the service 
scope. 

PURPOSE: 
This report is to request Council’s approval for extending the current Organics Processing Contract 
with Dacon Equipment Ltd. (Dacon) by five years in accordance with the optional five year extension 
provided in the current Contract. All other terms remain the same except for the removal of 
dimensional wood grinding from the service scope. 

BACKGROUND: 
Dacon has maintained and operated the compostable waste processing facility at the Mission Landfill 
in a professional and cooperative manner since being assigned the Contract in 2012. The Contract 
was initially awarded in 2011 to Transform Compost Systems Ltd., based on an open and competitive 
procurement process. Dacon was the operating sub-contractor for Transform. Transform soon after 
asked that the Contract be re-assigned to Dacon. The Contract was assigned to Dacon on October 1, 
2012, with all terms otherwise remaining the same, including the end date of April 30, 2016 with the 
option for a five-year renewal. 

DISCUSSION AND ANALYSIS: 
Dacon is agreeable to a five-year renewal for all contract terms except the grinding of dimensional 
(non-compostable) wood, including demolition, construction and furniture wood which is generally 
contaminated with stains, paint and glue. Dacon advised that the cost to hire a grinding contractor had 
substantially increased and that this cost would need to be included in the new contract or that the 
District could contract for this service directly. In order to ensure the District was obtaining the best 
value for dimensional wood grinding, staff agreed to assess the market for options. 

The District provided a short contract extension to July 31 to allow assessment of costs associated 
with directly contracting for dimensional wood grinding. Staff contacted known grinding contractors 
and obtained pricing. Based on the best value and lowest cost, Valley Pulp and Sawdust Carriers Ltd. 
(Valley Pulp) was contracted to grind the large dimensional wood pile in April. However due to 
complications, this one time event was not able to provide the necessary cost data to determine if the 
wood grinding should remain in the Organics Processing Contract. 
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Further alternatives will need to be considered, including further use of Valley Pulp, further 
assessment of other wood grinding contractors, and inclusion in the landfill operations contract. In the 
meantime, it is recommended that the Organics Processing Contract with Dacon be extended by five 
years in accordance with the existing contract. Dacon has provided excellent service and value to the 
District. Dimensional wood grinding is a very small part of the Contract, has its own separate rate in 
the Contract, and is largely unrelated to the provision of compostable waste processing. Therefore it 
is recommended that dimensional wood grinding be removed from scope of services and that staff 
continue assessing and piloting alternatives. A report will be provided to Council by early 2017 with 
the recommended option for long-term dimensional wood grinding. 

FINANCIAL IMPLICATIONS: 
There are no financial implications associated with this report. The extension will mean the current 
Contract rates with annual inflation adjustments will continue for processing of compostable waste. 
However, although interim dimensional wood grinding contract procurement will be based on open 
market assessment, a small financial impact may occur, but this is expected to be relatively small 
compared to the rest of the Organics Processing Contract. The market assessment is expected to be 
complete by the end of 2016. 

COMMUNICATION: 
No communication action is required. 

SUMMARY AND CONCLUSION: 
The Organics Processing Contract with Dacon Equipment Ltd. for the processing of compostable 
waste at the Mission Landfill expires on July 31, 2016. Dacon has provided excellent service and 
value to the District and therefore staff recommend the Contract be extended five years, to April 30, 
2021, in accordance with the five year optional extension in the Contract. In addition, to ensure best 
value is provided to Mission residents, it is also recommended that the dimensional wood grinding 
component of the Contract be removed to allow staff to assess alternative wood grinding contractors 
available in the marketplace. 

SIGN-OFFS: 

Barry Azevedo, Manager of Environmental Reviewed by:
Services Ilsa Foster, Manager of Purchasing & Stores

Reviewed by:
Tracy Kyle, Director of Engineering & Public Works

Comment from Chief Administrative Officer:
Reviewed.
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Engineering & Public Works 
Staff Report to Council 

File: 5400-23 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Hirod Gill, Manager of Engineering Design & Planning 

SUBJECT: Separated Bike Lanes along 7th Avenue 
ATTACHMENT: Appendix A - Project Plan View 

RECOMMENDATIONS: Council consider and resolve: 

1. That approximately 2,400 m of separated bike lanes on both sides of 7th Avenue from Stave 
Lake Street to Grand Street, and 1000 m of shared bike lanes on both sides from Grand 
Street to Cedar Street be installed; 

2. That only the south side parking lane along 7th Avenue between Grand Street and Stave 
Lake Street be kept and the north side parking lane be removed to provide enough space 
for the proposed bike lanes; and 

3. That the $35,000 project cost be funded from the 2016 Pavement Management Program. 

PURPOSE: 
This report recommends that Council approve the implementation of separated bike lanes along 7th 

Avenue, from Stave Lake Street to Grand Street with an extension of shared bike lanes from Grand 
Street to Cedar Street. 

BACKGROUND: 
The 7th Avenue existing bicycle route provides the east/west connection between neighbourhoods. 
However, 7th Avenue is a truck route, and consequently the current shared bicycle route may be 
perceived as unsafe and unpleasant for non-professional cyclists. 

The District has recently completed its Transportation Master Plan (TMP) whereby several 
recommendations have been made to improve the bicycle network in Mission. The TMP 
recommended five short-term cycling improvement projects in the District; building-separated bicycle 
lanes on both sides of 7th Avenue from Cedar Street to Stave Lake Street was specified as the 
highest priority. More details on the District’s TMP findings and its cycling improvement projects will 
be included in the staff’s upcoming report to Council. 

DISCUSSION AND ANALYSIS: 
The proposed 7th Avenue separated bike lane project, from Stave Lake Street to Grand Street, 
entails reallocating road space along 7th Avenue to accommodate two travel/vehicle lanes, two 
separated bike lanes, and one parking lane within the existing road cross section. The proposed 
project will have to use shared bike lanes from Grand Street to Cedar Street to meet the 
Transportation Association of Canada (TAC)’s minimum required lane width for vehicle and parking 
lanes. 
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Currently, there are two parking lanes available on both sides of the road along 7th Avenue, but no 
parking lanes at intersections where left turn lanes are provided. The proposed separated bike lane 
project will recommend restricting parking lanes to only one lane on the south side from Stave Lake 
to Grand Street, but allow parking lanes on both sides from Grand Street to Cedar Street to 
minimize the project impact on local businesses and parents picking up/dropping off their children at 
Mission Secondary High School. The recommended parking lane restriction along the separated 
bike lane segment of the project is to meet TAC’s minimum standards to provide wide enough lanes 
for safe passages of cyclists and the car traffic along 7th Avenue. Figure 1, below, shows the 
proposed road cross section along 7th Avenue from Stave Lake Street to Grand Street. 

The vehicle lane width in Figure 1 ranges from 3.6 m (from James Street to Stave Lake Street) to 
3.8 m (from Cedar Street to James Street). 

Figure 1: Proposed Road Cross Section from Stave Lake Street to Grand Street along 7th Avenue 

3.6-3.8 m     3.6 – 3.8 m 
Vehicle Lanes 

1.8 m 
Bike 
Lane 

Ranging approximately from 13.6 to 14.0 m (Curb to Curb) 
Bike Lanes with South Side On-street Parking 

2.8 m 
Parking 
Lane 

1.8 m 
Bike 
Lane 

Appendix A details the plan-view of the proposed bike lanes along 7th Avenue. Once implemented, 
the proposed bike lanes will connect to the existing shared bike lanes along 7th Avenue from Stave 
Lake Street to Mary Street, right before Heritage Park. 

Future Plans for Bike Route along 7th Avenue 
The District’s Official Community Plan promotes the multimodal transportation system to support all 
modes of travel, including cycling. Although cycling trips currently make up less than one percent of 
daily trips in Mission, building safe cycling infrastructures, such as separated bike lanes, would 
encourage residents to bike more. 

Mission Secondary School is exploring the option of extending their building footprint, during which a 
redevelopment application will be submitted to the District. Staff recommend that the District 
negotiate for road expansion with the School District and other property owners at that time to allow 
for widening the 7th Avenue from Grand Street to Cedar Street. This would allow the District to 
upgrade the bike route in that segment from the shared to separated lanes and maintain bike lane 
consistency for cyclists throughout the 7th Avenue. 

An engineered and paved bike lane can also be constructed at the same time to replace the current 
bike route at Heritage Park to connect Hatzic Neighbourhood to Mary Street. This project would take 
the pressure off of motor vehicle traffic along 1st Avenue and as a result, is potentially eligible for 
grants from ICBC, and the provincial and federal governments. 

The District’s TMP identified separated bike lanes from Cedar Street to Wren Street as the second 
high priority bike lane project in Mission.  This project can be implemented within the next 3 to 4 
years when the Hatzic neighbourhood to Mary Street bike lane project is implemented. 
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With the implementation of these three projects along 7th Avenue, the Hatzic neighbourhood will be 
connected to Wren Street, hence promoting cycling as a safe way of east-west commuting that can 
be a substitute to the car traffic passing through Downtown Mission. 

Integrated Project Implementation 
The proposed bike lane implementation project will be coordinated and integrated with the upcoming 
7th Avenue re-pavement project in August 2016 to reduce the overall project cost to the District, and 
minimize construction nuisances to the local residents. 

Project Cost 
The Class D cost estimate of this project is estimated to be approximately $35,000, which includes 
pavement markings, bike signs along 7th Avenue, applicable taxes, and 15% contingencies. 

ICBC has also informed staff of the possibility of their financial contribution to the project. The exact 
amount of ICBC’s financial aid for the project will be specified after reviewing the project proposal 
and its detailed construction cost. 

Parking Lane Removal Impact on the residents 
In order to evaluate the potential impact of removing north-side parking lane along the 7th Avenue 
staff counted the number of cars parking on both sides of the 7th Avenue between Stave Lake Street 
and Grand Street at different times of the day (i.e., early morning at 6:00 am, noon at 12:00 pm, and 
evening at 7:30 pm). 

It is fair to assume that the cars parked in the early morning have been those that are normally 
parked overnight and hence represent mainly local residents’ vehicles. Also, the number of parked 
cars at noon and evening hours could represent a combination of the guests’ and/or residents’ cars 
parked in those locations. Table 1 summarizes the findings: 

Table 1: Number of parked cars on both side of 7th Avenue between Grand Street & Stave Lake Street 

Early Morning Noon Evening Maximum Daily Parked
Cars at any Time 

North Side 8 10 13 13 

South Side 11 8 13 13 

Total parked cars on 
Both Sides 19 18 26 26 

Table 1 shows that while local residents and/or their guests appear to have no preference on which 
side of the 7th Avenue to park, they are slightly biased towards parking on the south side of the road. 
As a result, staff recommend the north side parking lane be removed. 

The project area at 7th Avenue, from Grand Street to Stave Lake Street, is approximately 1,200 m 
long, and the maximum number of cars parked during different times of the day is 26 (Table 1). This 
suggests that even with one parking lane along 7th Avenue, there is roughly up to 46 m of parking 
lane available per car on the average and as a result staff do not expect that removing one parking 
lane would cause any negative impact on availability of parking spots in the street for the residents 
and their guests. 
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FINANCIAL IMPLICATIONS: 
The cost of the proposed bike lane project is estimated to be $35,000 and staff recommend that the 
2016 Pavement Management Program account be used to fund this project. 

The final cost of implementing the recommended projects is expected to be less, as ICBC will likely 
provide some contributions to the project cost and, as a result, the received ICBC grant will return to 
the Pavement Management Program account. 

I have reviewed the financial implications 
Kerri Onken, Deputy Treasurer 

COMMUNICATION: 
The implementation of the proposed separated bike lanes along 7th Avenue between Cedar Street 
and Stave Lake Street will be in close cooperation and coordination with the RCMP. Staff will also 
inform the local residents and public through mail, the District’s website, social media, and the 
Mission City Record. 

SUMMARY AND CONCLUSION: 
The District has recently completed its TMP whereby several recommendations have been made to 
improve bicycle network in Mission. The TMP identified building-separated bicycle lanes on both 
sides of 7th Avenue from Cedar Street to Stave Lake Street as a cycling improvement project with 
the highest priority. 

This report provides recommendations for the creation of separated bike lanes on both sides of 7th 

Avenue, from Stave Lake Street to Grand Street and shared bike lanes from Grand Street to Cedar 
Street. 

With the implementation of the Hatzic to Mary Street and Cedar Street to Wren Street bike lane 
projects along 7th Avenue, the Hatzic neighbourhood will be connected to Wren Street, hence 
promoting cycling as a safe way of east-west commuting that can be a substitute to the car traffic 
passing through Downtown Mission. 

SIGN-OFFS: 

Hirod Gill, Manager of Engineering Design & 
Planning 

Reviewed by: 
Tracy Kyle, Director of Engineering & Public 
Works 

Comment from Chief Administrative Officer: 
Reviewed. 
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Engineering & Public Works 
Staff Report to Council 

Appendix A 

Figure A.1- Project Plan View 

Page 5 of 5 



 
  

  

     

  

    

    

   

      

   

      
  

  

   

  

 
          

       
     

 
 

    

     
  

             
 

   
    

  
 

    
       

         
   

     
  

  

 
   

   

86

Engineering & Public Works 
Staff Report to Council 

File: 0890-20-05 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Brent Schmitt, Manager of Business Services 

SUBJECT: 7337 Welton Street – Additional Information Regarding Roof Replacement 

RECOMMENDATIONS: Council consider and resolve: 

1. That 7337 Welton Street building roof is in need of replacement or repair and that a certified 
roofing contractor be retained to complete Option 1 – Replacement of the roof on the District 
of Mission’s 7337 Welton Street property at an estimated cost of $189,000; 

2. That the funds required come from the General Capital Reserve Fund; and 

3. That the District’s Financial Plan be amended accordingly. 

PURPOSE: 
The purpose of this report is to provide Council with additional information regarding the building at 
7337 Welton Street for re-consideration of the roof upgrade originally recommended in the June 20, 
2016 report from the Engineering Technologist II – Asset Management. 

BACKGROUND: 
At the June 20, 2016 Regular Meeting of Council, consideration of roof replacement or repair at 
7337 Welton Street was deferred pending further information regarding 7337 Welton Street. 

The building at 7337 Welton Street, referred to as Welton Common, was purchased by the District of 
Mission in January 2014.  It is a single level commercial building with about 11,064 square feet of 
floor space on a 0.99 acre corner lot, including a large asphalt parking lot with about 94 parking stalls. 
About two-thirds of the floor space is leased out to paying tenants and about one-third has been 
retained for District use. The building is slab on grade with mixed material walls and a tar and gravel 
roof that is at the end of its useful life.  Research suggests the building was originally constructed in 
1967 and extensively renovated in 2001. A seismic assessment has not been completed for the 
building. 

DISCUSSION AND ANALYSIS: 
As discussed in the June 20, 2016 report, two options are being considered to address the current 
condition of the roof at 7337 Welton Street. Option 1 is a long-term option which would involve the 
replacement of the roofing system, resulting in a roof with a 25-year plus warranty. Option 2 is a short-
term option that repairs the immediate areas of concern, but offers no warranty that new areas of 
concern will not arise as early as this winter. 

Option 1 – Replacement of the roof 

As the roof has passed its expected life, complete replacement of the roof will address ongoing 
maintenance concerns, reduce maintenance costs in future years, and lessen potential liability 
concerns related to water damage and fire protection. The estimated cost for the roof replacement is 
$189,000. This project is currently included on the District’s list of unfunded capital projects. 
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Option 2 – Repair of current roof concerns 

Due to the poor state of the roof, the repairs to the roof would address the current areas of concern, 
but would offer no warranty against new leaks elsewhere on the roof. Continued infiltration of water 
could ultimately damage the roof’s insulation, structural components, and the buildings newly 
renovated interior. The estimated cost for repair of current concerns is $18,900. 

Costs to date: 

Year Description Cost 
2014 Purchase $1,925,000 
2014/2015 Repairs (including roof repairs) to bring the building up to BC $90,420 

Building Code and to make building suitable for tenants 
2014/2015 Economic Development Office Renovations $82,097 
2015 Tenant Improvements $14,944 

Total $2,112,461 
2016 Assessed Value (BC Assessment) $1,879,200 
2016 Current Class C Estimated Value * $2,500,000 
* Class C estimate (±25-40%) 

Capital costs – 5 year forecast: 

Budget Year Description Class C Estimate * 
2016 
2017/2018 
2019/2020 

Roof Replacement 
Heat Exchangers 
Roof Top Units 

$189,000 
$15,000 

$100,000 
* Class C estimate (±25-40%) 

There are currently three paying tenants. The leases would be assumable by any new owner and all 
existing terms and conditions would have to be honoured to the conclusion of any existing agreement. 
A risk associated to having a new owner is that they would not likely renew leases at or near the rate 
they are currently receiving. As a result, there is a risk to losing these tenants to another community, 
unless the District would provide similar space under similar terms and conditions. The District could 
lose approximately 45 local jobs. 

Approximately 1,900 square feet of the building does not have a tenant and is available for rent. 

Other considerations are that the Economic Development Office (EDO) would evolve into a cost 
centre and the District would have to enter into a lease agreement, creating a CORE increase in the 
EDO budget.  An additional impact would be the loss of approximately $11,000/year in parking stall 
revenue, as there are currently 30 parking stalls leased to neighbouring businesses. 

The following table outlines the net profit from the property for 2014 and 2015 and the projected profit 
for 2016. In 2014, one tenant moved out and another moved in, and 2015 saw two tenants move in 
part way through the year. 
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Year Description Net Profit 

2014 Net Income – transferred to surplus $10,236 
2015 Net Income – transferred to General Capital Reserve $15,870 
2016 Estimated Net Income - transferred to General Capital Reserve $36,000 
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Currently in the District’s budget, the annual net profit received on the Welton property is transferred 
to the Genaral Capital Reserve in anticipation of the large capital repairs required on the building. 
This transfer is expected to be increased in future years once the final space is rented out. 

In 2013, the year before the District purchased the building, the property generated $21,225 in 
property tax revenue for municipal purposes. In 2016, this property is generating $16,101 in tax 
revenue for municipal purposes as a portion of this building is used by the EDO office and the space 
that remains vacant are both tax exempt. When the vacant space is leased, it would generate 
approximately $4,600 in additional tax revenue. 

Should the building be sold and the tenants remain in the building with a permissive tax exemption for 
the EDO office, this building would generate additional tax revenue on the common areas only, at 
approximately $3,000 for 1,293 square feet. 

FINANCIAL IMPLICATIONS: 
Funds for the replacement or repairs of Welton Common’s roof can be obtained from the General 
Capital Reserve Fund, which currently has an uncommitted balance of approximately $1.9 million. 
Welton Common has contributed $15,870 to the General Capital reserve as at December 31, 2015. 
Based on an annual transfer estimated at $36,000, Welton Common will have contributed the 
$189,000 by 2020, or sooner if the vacant space is leased. 

I have reviewed the financial implications 
Kerri Onken, Deputy Treasurer 

COMMUNICATION: 
No communication action is required. 

SUMMARY AND CONCLUSION: 
The District of Mission’s 7337 Welton Street property, Welton Common’s roof is past its useful life 
from both a chronological and operational standpoint. 

Two roof inspections have been completed on the District of Mission’s 7337 Welton Street property. 
Both reports identified multiple issues with the roofs condition and recommended the replacement of 
the roof to prevent further structural damage to the roof. This report presents two options for the roof: 
Option 1 – Replacement of the roof, or Option 2 – Repair of current roof concerns. The roof has been 
repaired multiple times and until the roof is replaced, it will require repeated repairs as leaks develop 
in un-patched areas. In light of recent leakage events, and the overall state of the roof, staff are 
recommending Option 1, that the roof be replaced this summer, provided Council does not have any 
short term plans to develop this property. 
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SIGN-OFFS:

Brent Schmitt, Manager of Business Services 
Reviewed by: 
Tracy Kyle, Director of “Engineering & Public 
Works 

Comment from Chief Administrative Officer: 
Reviewed. 
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Corporate Administration 
Staff Report to Council 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Mike Younie, Deputy Chief Administrative Officer 

SUBJECT: BC Wildlife Federation Restoration Project at Silverdale Wetland 

ATTACHMENT: Appendix 1 – Licence of Occupation 

RECOMMENDATION: Council consider and resolve:

That the Mayor and Corporate Officer be authorized to execute the Licence of Occupation included 
as Appendix 1 in the Deputy Chief Administrative Officer’s report dated July 18, 2016. 

PURPOSE: 

The purpose of this report is to provide Council with information regarding proposed restoration work 
at the Silverdale Wetland and to recommend that the District enter into a Licence of Occupation 
Agreement (Licence) with the BC Wildlife Federation (BCWF) to complete the work. 

BACKGROUND: 

The District of Mission and Ducks Unlimited Canada own the Silverdale Creek Wetland which is 
located between Lougheed Highway and Silverdale Avenue just east of Nelson Street. The wetland 
has been developed into a park that balances recreation opportunities for the public with habitat 
preservation for various species of fish, amphibians, birds and waterfowl. 

Over the last decade, several restoration projects have been carried out in the area. These projects 
include creation of rearing habitat (stream channels) for salmonids, ponds for amphibians and 
planting of different types of vegetation in an attempt to reduce the monoculture of reed canary grass 
that dominates the site. These projects have been largely successful and have been carried out in 
partnership with Fisheries and Oceans Canada, Stave Valley Salmonid Enhancement Society, Fraser 
Valley Watershed Coalition and the District of Mission. The BCWF is interested in doing additional 
restoration work as part of a wetland restoration course they are holding in the Mission area. 

DISCUSSION AND ANALYSIS: 

BCWF is putting a wetland restoration workshop on in the Mission area between August 28, 2016 and 
September 2, 2016. Tom Biebighauser, a renowned wetland restoration specialist, will be leading the 
course and wetland restoration work at Dewdney Elementary School and the Silverdale Wetlands. 
Some of the topics covered during the course will include: 

 An appreciation of the importance and diversity of wetland types and functions 

 Hands-on experience planning, constructing & restoring wetlands 

 Invasive species in wetlands. Identification and control methods. 

 Wetland invertebrate sampling and identification 

 Wetland regulations: protection, forestry laws, etc. 

 Hands-on experience with wetland inventory and classification 

 Online media communication tools 
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 Grants and fundraising 

 Landowner contact approaches 

 The role of wetlands in stormwater management and bioremediation 

 Current inventory/evaluative field techniques for vegetation 

 Using GPS technology to map wetlands 

 Wildlife survey techniques 

Given that there will be excavators involved with the work, the potential for negative impacts to occur 
to existing fish and wildlife habitat and the need to protect the safety of the general public and course 
attendees, a Licence (Appendix 1) is required to outline the requirements that BCWF will have to 
meet to ensure the work is successfully completed with minimal risk to the District. 

The Licence contains the following general requirements: 

 Signage must be placed in advance of the work informing the public of the project; 

 BCWF is responsible for adhering to all environmental regulations and obtaining required 
authorizations; 

 Barricades must be used to prevent public from entering work area; 

 Course participants must indemnify the District of any claims; 

 BCWF will be prime contractor on site for the purposes of WCB; and 

 BCWF is responsible for ensuring the property is left free of any garbage. 

Staff recommends that Council authorize the Mayor and Corporate Officer to execute the Licence. 

COUNCIL GOALS/OBJECTIVES: 

Wetland restoration work is consistent with Council’s objective of improving sustainability within 
Mission. 

FINANCIAL IMPLICATIONS: 

There are no financial implications associated with this report. 

COMMUNICATION: 

Staff will communicate Council’s decision to BCWF. BCWF staff will be asked to let staff and Council 
know once the course details are firmed up and what opportunities are available for staff and Council 
to participate. 

SUMMARY AND CONCLUSION: 

Over the last decade, several restoration projects have been completed at the Silverdale Wetlands 
which is jointly owned by the District and Ducks Unlimited Canada. The BCWF would like to complete 
a new restoration project on the site as part of a wetland restoration course it will be offering in the 
Mission area in late August of 2016. Staff are in support of the project proceeding and have 
developed a Licence of Occupation Agreement that can be executed to see the work proceed with 
minimal risk to the District. 

SIGN-OFFS: 

Mike Younie, Reviewed by:
Deputy Chief Administrative Officer Barry Azevedo, Manager of Environmental Services

Comment from Chief Administrative Officer: 
Reviewed. 
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Appendix 1 

LICENCE OF OCCUPATION AGREEMENT 

THIS AGREEMENT dated for reference the ____ day of _____________, 2016. 

BETWEEN: 

BC Wildlife Federation, a non-profit society, having offices at 101-9706 188th St., Surrey, 
BC, V4N 3M2 

(hereinafter called the “BCWF”) 

AND: 

The District of Mission, a municipal corporation, having offices at 8645 Stave Lake Street, 
Mission, BC, V2V 4L9 

Ducks Unlimited Canada, a non-profit society, having offices at #511-13370 78th Avenue, 
Surrey, BC, V3W 0H6 

(hereinafter called the “Owners”) 
GIVEN THAT: 

A. The Owners are the registered owner of those certain lands and premises situated, lying and 
being in the District of Mission in the Province of British Columbia, more particularly known 
and described as: 
Lot 1, NWP50877 
PID: 004-208-510 
(the “Lands”). 

B. The BCWF wishes to use, occupy and pass through an area of the Lands as outlined on 
Schedule A to this Agreement (the “Project Area”) for the purposes of completing a wetland 
remediation project and for holding a wetland remediation short course. 

C. The Owners have agreed that the BCWF may use and occupy the Project Area for the 
purposes and on the terms and conditions herein set forth. 

NOW THEREFORE THIS AGREEMENT WITNESSES that in consideration of the premises and 
covenants contained herein and sum of $10.00 now paid by the BCWF to the Owners, and other good 
and valuable consideration, the receipt and sufficiency of which is hereby acknowledged, the parties 
agree as follows: 

1. Grant of Access and Use – The Owners, on the terms and conditions set forth herein, grant 
to the BCWF the non-exclusive right to enter onto and use the Project Area for the purposes of 
completing a wetland remediation project and hosting a wetland remediation short course for 
only the BCWF and its permitted assigns and their servants, agents and invitees and for the 
Owners and their successors and assigns and their servants, agents and invitees. 

2. Term and Renewal – This Agreement shall commence on the 20th day of August 2016 (the 
30th“Commencement Date”), and shall terminate on the day of September 2016 unless 

terminated on an earlier date by the Owners or by the BCWF pursuant to section 3 herein. 

3. Termination 
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(a) This Agreement does not create any interest in property and is exclusively for the 
benefit of the BCWF. 

(b) The Agreement may be cancelled or terminated despite any rule of law or equity to the 
contrary in accordance with any of the following provisions: 

(i) if the BCWF defaults in the observance or performance of any of the terms and 
conditions contained in this Agreement and the BCWF fails to cure such 
default(s) within 30 days after written notice from the Owners then the Owners 
will be entitled to terminate the Agreement without limiting the Owners’ other 
remedies at law or at equity; 

(ii) if the default under subsection (i) reasonably requires more time to rectify or 
cure than 30 days, the BCWF will be deemed to have complied with the 
rectification or curing of it if the BCWF commences rectifying or curing the 
default within 30 days after notice from the District and diligently completes 
same as soon thereafter as is reasonably practical; 

(iii) BCWF will be entitled to terminate this Licence for any or no reason at any 
time; 

(iv) the District will be entitled to terminate this Licence at its sole discretion, for any 
or no reason and at any time upon giving 1 week’s written notice to BCWF. 

All of the BCWF’s obligations under this Agreement that are outstanding on the date that this 
Agreement is terminated will survive the termination of this Agreement. For certainty, the 
BCWF’s obligations to release and indemnify the Owners shall survive the termination of this 
Agreement, but only in respect of events occurring before termination of this Agreement. 

4. Powers – For the purposes of the Agreement herein, the BCWF and its servants, agents and 
invitees shall have the right to: 

(a) use the Project Area; 

(b) have unobstructed access to and from the Project Area at any and all times; 

(c) bring onto the Project Area all materials and vehicles that are required for the uses set 
out in section 7; 

(d) clear the Project Area and keep it clear of anything which might in the opinion of the 
BCWF, acting reasonably, constitute an obstruction to the use of the Project Area by 
the BCWF; and 

(e) do all other things on the Project Area as may be reasonably necessary, desirable and 
incidental to the use of the Project Area. 

5. Owners May Access and May Undertake Work – The Owners shall have free access to all 
parts of the Project Area. The Owners are not required to give any notice to inspect or repair 
the Lands or the Project Area. 

6. No Other Improvements – Other than for the uses allowed for in section 7, the BCWF will 
not, without the prior written consent of the Owners, construct, install, affix, place or store or 
permit the construction, installation, affixing, placing or storage of any buildings, structures, 
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works, improvements, fencing, material or chattels or anything of any nature or kind including, 
without limitation, the parking or storage of vehicles on any part of the Project Area. 

7. Use – The Project Area will be used by the BCWF for the following purposes only: 

(a) To construct a wetland remediation project in the area shown in Schedule A; 

(b) To hold a wetland remediation short course during the wetland remediation project in 
subsection (a); 

(c) Despite subsections (a and b), the Owners will at all times have a priority right to use 
and occupy any portion or all of the Project Area, without notice, in order to access 
other portions of the Lands, or the Project Area, or to carry out any public service or 
responsibility that requires use of or access to the Project Area. 

The BCWF acknowledges and agrees that, by granting this Agreement, the Owners are not 
accepting any responsibility for the BCWF’s use of the Project Area. The BCWF shall use best 
efforts to cause a minimum of obstruction and inconvenience to other users in the Project 
Area. 

8. Site Clean-up – Upon termination of this Agreement, the BCWF will leave the Project Area in 
a tidy condition, and the BCWF, if required by the Owners in their sole discretion, shall remove 
all personal property belonging to the BCWF within 60 days after termination of this 
Agreement. Any personal property not removed by the BCWF shall become the absolute 
property of the Owners free of all encumbrances, without payment of any compensation to the 
BCWF. The BCWF shall arrange for a site inspection with the Owners’ representative within 
one (1) week of the completion of the remediation project to ensure the Lands are left in an 
acceptable condition. 

9. Signage and Public Safety 

(a) The BCWF shall post signage 30 days in advance of the project and adjacent to the 
Project Area informing the public of the upcoming works and their purpose. The 
signage shall include a contact name and number for the BCWF’s representative in 
the event of an emergency or someone requiring additional information. 

(b) The BCWF shall post signs while the remediation project is active warning the public 
of safety hazards. Barricades and any other measures required to protect public safety 
must be used. 

10. No Waste or Nuisance – The BCWF will not commit or allow any wilful or voluntary waste or 
destruction of the Project Area, or do anything that may become a nuisance or annoyance to 
other occupiers of the Land or adjoining lands. The BCWF will not stockpile or burn any 
materials on the Project Area. 

11. Compliance with Laws – The BCWF will at all times during the currency of this Agreement 
use the Project Area in compliance with all statutes, laws, regulations and orders of any 
authority having jurisdiction and, without limiting the generality of the foregoing, all federal, 
provincial, or local government laws or statutes or bylaws relating to environmental matters, 
including all the rules, regulations, policies, guidelines, criteria or the like made under or 
pursuant to any such laws. 

12. Assignment – Except as expressly set out herein, the rights granted to the BCWF under this 
Agreement may not be sublicensed, assigned, or otherwise transferred. The BCWF may 
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assign its interest under this Agreement with the prior written consent of the Owners, such 
consent not to be unreasonably withheld or delayed. 

13. Risk – The BCWF accepts the Project Area on an as-is basis and agrees that it will use the 
Project Area at its own risk, and that the Owners will not be liable in respect of any loss of life, 
personal injury, damage to property or loss of property suffered by the BCWF, its servants, 
agents, or invitees arising out of this Agreement or its or their use and occupation of the 
Project Area. 

14. Builders Lien Act – If any claim of lien over the Project Area is made under the Builders Lien 
Act for work performed on or materials supplied to the Project Area at the BCWF’s request, on 
the BCWF’s behalf, or with the BCWF’s permission, the BCWF will immediately take all steps 
necessary to have the lien discharged, unless the claim of lien is being contested in good faith 
by the BCWF and the BCWF has taken the steps necessary to ensure that the claim of lien 
will not subject the Project Area or any interest of the Owners’ under this Agreement to sale or 
forfeiture. 

15. Indemnity – The BCWF hereby indemnifies and saves harmless the Owners, its officers, 
directors, elected officials, employees and agents from and against any and all losses, claims, 
costs, expenses, damages and liabilities, causes of action, suits and judgments including all 
costs of defending or denying the same, and all costs of investigation, monitoring, remedial 
response, removal, restoration or permit acquisition and including all solicitor’s fees and 
disbursements in connection therewith which at any time may be paid or incurred by or 
claimed against the Owners, its officers, directors, elected officials, employees, agents and 
invitees arising, directly or indirectly, out of: 

(a) the uses of the Project Area under this Agreement; 

(b) a breach by the BCWF of any of the covenants contained in this Agreement; 

(c) any wrongful act or neglect of the BCWF on or about the Project Area; 

(d) any damage to property related to the BCWF’s use and occupancy of the Project Area; 

(e) the death of or injury to any person arising out of or in any way connected with, directly 
or indirectly, the BCWF’s use and occupancy of the Project Area. 

This section does not apply to liabilities, damages, costs, claims, suits or actions arising out of 
the gross negligence or wilful misconduct of the Owners, its agents, servants, employees or 
contractors. 

Attendees at the wetland remediation short course must sign an indemnification in the form set 
out in Schedule B hereto prior to entering the Lands. 

16. Insurance – The BCWF shall obtain and keep in force throughout the existence of the 
Agreement insurance naming the Owners as an additional insured and protecting the Owners 
and the BCWF (without any rights of cross-claim or subrogation against the Owners) against 
claims by any person, including any member of the public using the Lands, for personal injury, 
death, property loss or damage, and third party liability or public liability claims arising from 
any accident or occurrence on the Lands or other loss relating to the BCWF’s use of the Lands 
to an amount of not less than Five Million ($5,000,000.00) Dollars per occurrence (the 
“Insurance Policy”). 
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(a) The Insurance Policy shall provide that it is not terminable or alterable without the 
giving of 30 days’ written notice to the Owners. 

(b) At the time of execution of this Agreement, the BCWF shall deliver to the Owners a 
copy of the Insurance Policy or an insurance binder or note evidencing that the BCWF 
has obtained the Insurance Policy on the terms set out herein. 

(c) At any time during the Term of this Agreement the Owners may require the BCWF to 
provide evidence to it that the Insurance Policy is valid and in full effect. 

17. Volunteers – Should the BCWF use any volunteers to complete the wetland remediation 
project or in hosting the wetland remediation short course, those volunteers will be considered 
volunteers of the BCWF and not the Owners. The BCWF covenants that any of its volunteers 
will be covered under the BCWF’s insurance. 

18. Environmental Clauses 

(a) For the purpose of this Part: 

(i) "Environmental Law" means all federal, provincial, municipal or local laws, 
statutes or ordinances relating to environmental matters, including all rules, 
regulations, policies, guidelines, criteria or the like promulgated under or 
pursuant to any such laws; 

(ii) "Hazardous Substance" means a contaminant, pollutant, dangerous good, 
waste, toxic substance, special waste or hazardous substance as defined in or 
pursuant to any Environmental Law; 

(iii) "Notice" means any citation, directive, order, claim, litigation, investigation, 
proceedings, judgment, letter or other communication, written or oral, actual or 
threatened, from any person, including any governmental agency; 

(iv) "Permit" means any authorization, permit, agreement, approval or 
administrative consent issued pursuant to Environmental Law. 

(b) The BCWF will conduct its business and operation on the Project Area in compliance 
with all Environmental Laws and all Permits. 

(c) The BCWF will forthwith notify the Owners of the occurrence of any of the following 
and will provide the Owners with copies of all relevant documentation in connection 
therewith: 

(i) a release of a Hazardous Substance on or from the Project Area, except as is 
authorized under Environmental Law; 

(ii) the receipt by the BCWF of a Notice from any governmental agency of non-
compliance pursuant to any Environmental Law, including a Notice of non-
compliance respecting a Permit in connection with the Project Area; 

(iii) the receipt by the BCWF of a notice of a claim by a third party relating to 
environmental and safety concerns in connection with the Project Area; or 
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(iv) the receipt by the BCWF of information that indicates that Hazardous 
Substances are present in or on the Project Area. 

(d) The BCWF will not permit the storage, treatment, disposal or release of Hazardous 
Substances on the Project Area. 

(e) The BCWF will conduct such investigations, searches, testing, drilling and sampling 
(“Investigations”) as may at any time be required by the Owners where any reasonable 
evidence exists that the BCWF's use or occupation of the Project Area pursuant to this 
Agreement may be introducing or increasing the existence of any Hazardous 
Substance on the Project Area. If the BCWF does not complete the Investigations to 
the satisfaction of the Owners, the Owners may take any actions necessary to 
complete the Investigations, the cost of which actions will be borne by the BCWF. 

(f) If Hazardous Substances are present on or in the Project Area as a result of the 
BCWF's use or occupation of the Project Area pursuant to this Agreement, the BCWF 
will take all necessary action, at the cost of the BCWF to remediate the Project Area to 
a level acceptable to the Owners and to governmental authorities having jurisdiction. 

(g) Prior to the termination of this Agreement, the BCWF will conduct all Investigations 
required by the Owners where any reasonable evidence exists that the BCWF's use or 
occupation of the Project Area pursuant to this Agreement has introduced or increased 
the existence of any Hazardous Substance on or in the Project Area. The BCWF will 
provide the result of the Investigations to the Owners. Where any Hazardous 
Substance is found on or in the Project Area as a result of the BCWF's use or 
occupation of the Project Area pursuant to this Agreement, the BCWF will take all 
necessary action, at the cost of the BCWF, to remediate the Project Area to a level 
acceptable to the Owners and to governmental authorities having jurisdiction. 

(h) The BCWF will provide to the Owners satisfactory documentary evidence that all 
Permits are valid and in good standing as requested by the Owners from time to time. 

(i) The BCWF will indemnify and save harmless the Owners, its elected officials, officers, 
employees, agents and others from and against any and all losses, claims, costs, 
expenses, damages and liabilities, including all costs of defending or denying the 
same, and all costs of investigation, monitoring, remedial response, removal, 
restoration or permit acquisition and including all solicitor's fees and disbursements in 
connection therewith which at any time may be paid or incurred by or claimed against 
the Owners, its elected officials, officers, employees, agents and others arising, directly 
or indirectly, out of: 

(i) the BCWF's use or occupancy of the Project Area which results in the 
presence, release or increase of any Hazardous Substance on or off-site of the 
Project Area; 

(ii) any reasonable action taken by the Owners with respect to the existence of or 
remediation for any such Hazardous Substance on or off-site of the Project 
Area; or 

(iii) any reasonable action taken by the Owners in compliance with any Notice of 
any governmental authority with respect to the existence of any such 
Hazardous Substance on or off-site of the Project Area. 
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(j) Notwithstanding anything else in this Agreement, the BCWF shall have no liability 
relating to contamination resulting solely from the Owners’ use of the Project Area nor 
shall the BCWF be required to remediate any environmental concerns which may 
result solely from the Owners’ use of the Project Area. 

19. Notices – Any notice or other writing required or permitted to be given to any party shall be 
sufficiently given if delivered by hand, or if sent by prepaid courier or if transmitted by facsimile 
to such party: 
in the case of a notice to the BCWF, at: 

101-9706 188th St., Surrey, BC, V4N 3M2
Attention: Neil W. Fletcher
Facsimile: 604.882.9933
Email: wetlands@bcwf.bc.ca

in the case of a notice to the Owners, at: 

District of Mission 
8645 Stave Lake Street, Mission BC, V2V 4L9
Attention: Mike Younie, Corporate Officer
Facsimile No. 604-820-3715
Email: myounie@mission.ca

Ducks Unlimited Canada 
511-13370 78th Avenue, Surrey, BC, V3W 0H6
Attention : Dan Buffett 
Facsimile No. 604-592-0930
Email : d_buffett@ducks.ca

or at such other address or addresses as the party to whom such notice or other writing is to 
be given shall have last notified the party giving the notice in the manner provided in this 
section. Any notice or other writing sent in compliance with this section shall be deemed to 
have been given and received on the day it is so delivered unless that day is not a business 
day, in which case the notice shall be deemed to have been given and received on the next 
day that is a business day. 

20. WorkSafeBC 
The BCWF will be the Prime Contractor for the purposes of WorkSafeBC, and the BCWF 
agrees to comply with all industrial Health and Safety Regulations for the Province of British 
Columbia. 
The BCWF shall have a workplace safety program acceptable to WorkSafeBC and ensure that 
all safety rules and regulations are observed during performance of the uses in section 7, not 
only by the BCWF but by all sub-consultants, workers, material persons and others engaged in 
the performance of the uses in section 7. 
The BCWF shall provide the Owners with its WorkSafeBC registration number, and a 
clearance letter from WorkSafeBC confirming that the BCWF is registered in good standing 
with WorkSafeBC and that all assessments have been paid to the date thereof prior to any of 
the work described in this Agreement starting. 

21. Breach – In the event that the BCWF breaches any term, condition, or provision of this 
Agreement, the BCWF shall remedy the breach within 30 days of receipt of a notice from the 
Owners and if the breach is not remedied within that time period, all rights accruing to the 
BCWF under this Agreement shall cease without further notice to the BCWF, unless the 
Owners, in their sole discretion, decide otherwise. 

STAFF REPORT TO COUNCIL Page 9 of 13 
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22. Owners May Take Action – If the BCWF fails to do any matter required of them under this 
Agreement, the Owners are entitled to take all such actions on the BCWF’s behalf and at the 
BCWF’s cost as are reasonably necessary to rectify the BCWF’s failure, but the Owners are in 
no circumstance liable for not taking such action or its manner of doing so, provided that the 
Owners act reasonably. The BCWF shall pay to the Owners the costs the Owners incur 
pursuant to this provision forthwith upon receipt of an invoice. 

23. General 

(a) This Agreement will enure to the benefit of and be binding upon the BCWF and its 
successors, administrators and approved assigns and upon the Owners and their 
successors, administrators and assigns. 

(b) Every reference to each party is deemed to include the heirs, executors, 
administrators, corporate successors, servants, employees, agents, contractors, 
officers, BCWFs and invitees of such party, wherever the context so requires or 
permits. 

(c) Wherever the singular or masculine or neuter is used in this Agreement, the same shall 
be construed as meaning the plural, the feminine or body corporate where the context 
or the parties thereto so require. 

(d) The Schedules attached to this Agreement form part of this Agreement. 

(e) This Agreement constitutes the entire agreement between the parties and no 
understanding or agreement, oral or otherwise, exists between the parties with respect 
to the subject matter of this Agreement except as expressly set out in this Agreement, 
and this Agreement may not be modified except by subsequent agreement in writing 
between the parties. 

(f) Time is of the essence of this Agreement. 

(g) The section headings have been inserted for reference only and do not define, limit, 
alter or enlarge the meaning of any provision of this Agreement. 

(h) The BCWF’s use of the Project Area will under all circumstances be viewed as a 
Agreement only and will not create nor be deemed to create any property interest in 
favour of the BCWF in the Project Area. 

(i) If any section, subsection, sentence, clause or phrase in this Agreement is for any 
reason held to be invalid by the decision of a court of competent jurisdiction, the invalid 
portion is to be severed and the decision that it is invalid does not affect the validity of 
the remainder of this Agreement, the parties hereby agreeing that they would have 
entered into the Agreement without the severed portion. 

(j) The parties hereto shall execute and do all such further deeds, acts, things and 
assurances that may be reasonably required to carry out the intent of this Agreement. 

(k) This Agreement shall be governed by and construed in accordance with the laws of the 
Province of British Columbia. 

STAFF REPORT TO COUNCIL Page 10 of 13 
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IN WITNESS WHEREOF the parties have executed this Agreement as of the date first above written. 

District of Mission ) 
by its authorized signatories: ) 

) 
) 
) 
) 

Mayor ) 
) 
) 
) 
) 

Corporate Administrator ) 

Ducks Unlimited Canada ) 
by its authorized signatories: ) 

) 
) 
) 
) 

Authorized Signatory ) 
) 
) 
) 
) 

Authorized Signatory ) 

The corporate seal of BC Wildlife ) 
Federation was affixed in the presence of ) 
its authorized signatories: ) 

) 
) 
) 
) 

Authorized Signatory ) 
) 
) 
) 
) 

Authorized Signatory ) 
) 

STAFF REPORT TO COUNCIL Page 11 of 13 
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SCHEDULE A

THE PROJECT AREA

STAFF REPORT TO COUNCIL Page 12 of 13 



       

 

 

      

      

        

 

   

 

                                                                  

 

 

             

 

 

  

             

 

 
         

              
    

 
             

          
      

            
    

  
 

         
           

        
 

  
           

            
  

 

       

 

              

          
   

 

 

I 

102

Schedule B 

RELEASE OF LIABILITY

WAIVER AND

ASSUMPTION OF ALL RISKS

PLEASE READ CAREFULLY 

To: The District of Mission and Ducks Unlimited Canada 

(Name of adult applicant, or parent/guardian of minor participant) 

of : 

(Address) 

being the applicant wishing to participate in 

(Name of Activity or Event) 

acknowledge that in order to do so, I must agree to be bound by this Release of Liability W aiver and 
Assumption of All Risks. I understand and acknowledge the risks and hazards of the above named activity or 
event and accept full responsibility and agree to participate at my own risk. 

I hereby waive any and all claims that I may now and in the future have against, and release from all liability and 
agree not to sue the District of Mission and / or Ducks Unlimited Canada, and their respective agents, 
officers, employees, volunteers or representatives (the “Released Parties”) for any loss, damage, personal 
bodily injury, or death sustained or suffered by me as a result of my participation in the above named activity or 
event due to any cause whatsoever, including without limitation, negligence, fault or breach of statutory duty, 
including duties arising from the Occupiers Liability Act. 

In no event will the District of Mission and / or Ducks Unlimited Canada be liable for any loss, damage, 
personal or bodily injury or death, nor for any loss or damage (including indirect or consequential damages) that 
I suffer whether attributable to or arising out of my participation in the above named activity or event, or by 
reason of any matter or thing done or permitted. 

I confirm that I am the age of majority and that I have read and understand this agreement prior to 
signing it and agree that this agreement will be binding upon me (as participant or parent or guardian), 
my heirs, executors and administrators. 

Date: 

Printed Name of Participant Signature of Participant 
(or Parent/Guardian of Minor Participant) (or Parent/Guardian of Minor Participant) 

STAFF REPORT TO COUNCIL Page 13 of 13 
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Corporate Administration 
Staff Report to Council 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Ron Poole, Chief Administrative Officer 

SUBJECT: UBCM Ministers / Ministry Meetings 

RECOMMENDATION: Council consider and resolve:

That the District of Mission request meetings with the Province on the following topics at the 2016
UBCM Convention: 

a) Stave West funding (Minister/Council); 

b) Criteria review for obtaining farm class (at the staff level); and 

c) Notifications placed on property title (at the staff level). 

PURPOSE: 

The purpose of this report is to seek Council direction prior to requesting meetings with the applicable 
Ministers/Ministries at the 2016 UBCM Convention which will be held from September 26-30. 

BACKGROUND: 

Each year at the annual UBCM Convention, the Province makes available opportunities for individual 
municipal councils to meet with Ministers and provincial staff to address issues facing municipalities. 
The following is a summary of potential issues for discussion at UBCM as suggested by senior staff. 
Staff would like Council to identify those issues that it would like to address with the various Ministers 
and Ministries so that the meeting requests can be submitted prior to the deadline in early August. 

(1) Stave West Funding - By UBCM we should have fully completed road upgrade and 
campground designs, including costs and business case, and should have substantially 
completed the draft management agreement for the interpretive forest with the Province and the 
Kwantlen First Nation. In past discussions with the Province funding has always been 
recognized as a key component in realizing the direction set out in the Stave West Master Plan 
and, while a previous commitment to $5 million in funding has softened, we have re-scoped the 
project and reduced the anticipated request for road funding to under $2 million (campground 
construction costs to be completed during August, 2016). Staff believe it is the opportune time to 
expand camping opportunities in the Stave West Forest & Recreation Area as our work to 
reduce negative use and transform the area is showing results, and the demand for campsites is 
at an all-time high. The goal of this meeting is to keep the funding discussion alive as future 
funding will be needed to complete these plans. Staff would work with Ministry staff to identify 
options in advance of this meeting. 

(2) Criteria Review for Obtaining Farm Class - Currently, the farm gate income must be greater 
than $2,500 or $10,000 depending on the size of the property farmed. There are many people in 
Mission taking advantage of this low amount to avoid paying their fair share of taxes. An 
example would include a business owner who makes a considerable amount of annual income 
and whose property is classed as farm because a few Christmas trees are being grown. 

STAFF REPORT TO COUNCIL Page 1 of 2 
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(3) Notifications Placed on Property Title - Covenants must be positive or negative in nature to 
be registered under section 219 of the Land Title Act. There are many instances when a simple 
notification would be useful to have on title notifying the owner of unique conditions related to 
their property. For example, property adjacent to the ALR should notify the owner that they can 
expect impacts from normal farm practices (noise, odour, dust). 

COUNCIL GOALS/OBJECTIVES: 

The UBCM meetings provide Council with an opportunity to convey its goals and objectives directly to 
the provincial Ministers and Ministries. 

FINANCIAL IMPLICATIONS: 

There are no financial implications associated with this report. 

COMMUNICATION: 

Requests for meetings with the respective Ministers and Ministries will be forwarded to the Province. 
Briefing notes will be developed on each topic and provided to Council members prior to their departure 
for the UBCM Convention. 

SIGN-OFFS: 

Ron Poole, Chief Administrative Officer 

STAFF REPORT TO COUNCIL Page 2 of 2 
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Monday, July 18, 2016, 7:00 p.m. Municipal Hall, 8645 Stave Lake Street 

NOTICE OF PUBLIC HEARING 106

Pursuant to the provisions of Sections 464 and 466 of the Local Government Act, a Public 
Hearing will take place in the Council Chambers of the Municipal Hall, 8645 Stave Lake Street, 
Mission, BC at 7:00 p.m. on Monday, July 18th, 2016 to consider the following proposed 
bylaw: 

DISTRICT OF MISSION ZONING AMENDING BYLAW 5581-2016-5050(209) – Cornelio 

The purpose of the proposed amendment is to rezone the property to allow for a 
secondary dwelling use in the form of a secondary suite in an existing owner 
occupied single family dwelling. 

This bylaw proposes to amend District of Mission Zoning Bylaw 5050-2009 by amending the 
zoning of the following legally described property: 

Parcel Identifier: 002-085-453
Lot 345 Section 21 Township 17 New Westminster District Plan 41148

from the Urban Residential 558 (R558) Zone to Urban Residential 558 Secondary 
Dwelling (R558s) Zone 

The location of the subject property is 7991 Willow Street and is shown on the following 
maps: 

Copies of the proposed bylaw and report relevant to this bylaw may be inspected at the 
Municipal Hall, 8645 Stave Lake Street, Mission, BC, Monday to Friday, excluding statutory 
holidays, from 8:00 a.m. to 4:30 p.m., from Friday, July 8, 2016 to Monday, July 18, 2016. The 
information is also available on our website at www.mission.ca by searching “Public Meeting 
Information”.  For further information regarding this bylaw, please contact the Development 
Services Department at (604) 820-3748. 

At the Public Hearing, persons who believe that their interest in property is affected by this 
proposed bylaw will have the opportunity to be heard. 

Should you have any comments or concerns you wish to convey to Council and you cannot 
attend the meeting, please submit in writing to the Corporate Officer by 4:00 p.m. on 
Friday, July 15, 2016. 

You may forward your submission by: 

x Mailing or delivering to the Corporate Officer’s Office, P.O. Box 20, 8645 Stave Lake 
Street, Mission, BC, V2V 4L9 

x Faxing: 604-826-1363 (Attn: Corporate Officer) 

x E-mail: info@mission.ca with PUBLIC HEARING COMMENTS as the subject line 

Please note Submissions that are subject of a public hearing, public meeting or other public 
processes will be included, in their entirety, in the public information package and will form part 
of the public record. Council shall not receive further information or submissions after the 
conclusion of the Public Hearing. 

Following the Public Hearing portion of the meeting, council may consider advancing bylaws 
forward for additional readings. 

Michael Younie 
Corporate Officer 

Dated at Mission, BC 
this 5th day of July, 2016. 

www.mission.ca
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D  E V E  L  O  P M  E N  T  S E R  V  I  C  E S  D  E P A R  T  M  E N  T  

FILE: 3310-16 
P2016-032 R16-019 

July 5, 2016
Dear Owner/Occupant:
Re: Public Hearing Notification 
As a property owner or neighbouring resident to the subject property located at 7991 Willow 
Street, you are invited to attend a Public Hearing at 7:00 p.m. on July 18, 2016 and make 
known any comments that you may have about the proposed bylaw. 
The Public Hearing will be held in the Council Chambers of the Municipal Hall, 8645 Stave Lake 
Street, Mission, BC. 
The following is an excerpt from the Public Hearing Notice: 

DISTRICT OF MISSION ZONING AMENDING BYLAW 5581-2016-5050(209) – Cornelio 

The purpose of the proposed amendment is to rezone the property to allow for a 
secondary dwelling use in the form of a secondary suite in an existing owner occupied
single family dwelling. 
This bylaw proposes to amend the District of Mission Zoning Bylaw 5050-2009 by amending 
the zoning of the following legally described property: 

Parcel Identifier: 002-085-453 

Lot 345 Section 21 Township 17 New Westminster District Plan 41148 

from Urban Residential 558 (R558) Zone to Urban Residential 558 Secondary Dwelling 
(R558s) Zone. 
The location of the subject property is 7991 Willow Street and is shown on the following 
maps: 

P  .  O  .  B  o  x  20 ,  864  5  S  t  av  e  Lak  e  S  t  r  ee  t  ,  M i  s  s  i  on  ,  B  .  C  .  V  2  V  4  L9
Phone (604) 820-3748  Fax (604) 826-7951 & (604) 820-3715  Web Site:  www.mission.ca  E-mail: planning@mission.ca
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A copy of the proposed bylaw and report relevant to this bylaw may be inspected at the 
Municipal Hall, Monday to Friday, excluding statutory holidays, from 8:00 a.m. to 4:30 p.m., from 
Friday, July 8, 2016 to Monday, July 18, 2016. The information is also available on our 
website at www.mission.ca by searching “upcoming public hearing”. 
If you are unable to attend the Public Hearing, you may send a written submission, including 
your name and address, to the attention of Parissa Shafizadeh, Planner, or 
email info@mission.ca by 4:00 p.m. on the Friday preceding the date of the Public Hearing. 
All submissions will form part of the record of the Hearing. 
If you require additional information, please contact the Development Services Department at 
(604) 820-3748 or email planning@mission.ca. 
Yours truly, 

For, Chris Laing 
MANAGER OF PLANNING 

P .  O  .  B  o  x  20 ,  864  5  S  t  av  e  Lak  e  S  t  r  ee  t  ,  M i  s  s  i  on  ,  B  .  C  .  V  2  V  4  L9
Phone (604) 820-3748  Fax (604) 826-7951 & (604) 820-3715  Web Site:  www.mission.ca  E-mail: planning@mission.ca

http://www.mission.ca/
mailto:info@mission.ca
mailto:planning@mission.ca
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Development Services
Staff Report to Council

File Category:  3310-16 
P2016-032/R16-019 

DATE: July 4, 2016 

TO: Mayor and Council 

FROM: Parissa Shafizadeh, Planner 

SUBJECT: Rezoning Application (R16-019) to Allow a Secondary Dwelling Use in the 
Form of a Secondary Suite 

ATTACHMENTS: Appendix 1 – Information for Corporate Officer 

Appendix 2 – Location Map 

Appendix 3 – Floor Plan of the Proposed Secondary Suite 

Appendix 4 – Building Division Comments 

Appendix 5 – Engineering Department Comments 

CIVIC ADDRESS: 7991 Willow Street 

APPLICANT: Nicasio and Edith Cornelio 

OCP: This application is in conformance with the current 
Urban Residential OCP designation. 

June 20, 2016 DATE APPLICATION COMPLETE: 
LOCATION: 
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OVERVIEW AND STAFF COMMENTS
This report details the rezoning application for the property located at 7991 Willow Street and 
identifies the necessary amendment to the Zoning Bylaw to allow a secondary dwelling use in the 
form of a secondary suite. 

Staff supports the application moving forward and as such have listed the Zoning Amending Bylaw 
5581-2016-5050(209) under the “Bylaws for Consideration” section of the agenda. 

Subject to Council’s approval, a Public Hearing will be scheduled for July 18, 2016. 

SUMMARY 

A development application has been received for the property located at 7991 Willow Street 
(Appendix 2). This application seeks Council’s approval to allow for a secondary suite within an 
owner occupied single family dwelling. To allow for a secondary suite, a rezoning from Urban 
Residential 558 Zone (R558) to Urban Residential 558 Secondary Dwelling Zone (R558s) is required. 
No subdivision application is associated with this rezoning application. 

SITE CHARACTERISTICS 
The subject property is approximately 714.9 square metres (7,695.0 sq. ft.) in size and is located on 
the west side of Willow Street. The land slopes down from north-east to south-west across the 
property. The property contains a single family dwelling and an accessory building. The applicant 
proposes to convert a section of the ground floor into a secondary suite. Appendix 3 shows the floor 
plan of the ground floor and the proposed secondary suite. 

ZONING BYLAW COMPLIANCE (Bylaw 5050-2009): 
The subject property is currently zoned Urban Residential 558 (R558) and designated Urban 
Residential in the OCP. According to the Zoning Bylaw, a Residential Care facility is permitted as an 
accessory use to a Single Family Dwelling in R558 Zone. A Residential Care is a facility established 
by license under the provisions of the Community Care and Assisted Living Act respecting the care of 
six (6) or less persons residing in the licensed premises. 

The subject property has been used as a licensed Residential Care facility (Willow Home) for six (6) 
adults with developmental disabilities since 2008. The Residential Care as an accessory use to the 
principal Residential Use has been conducted in the ground floor of the existing house. An existing 
covenant, registered to ensure that the land will only be used for a licensed Residential Care facility 
and kitchen associated with this use, will be removed when the Residential Care Use is terminated. 

In 2015, Willow Home became an unlicensed facility as all of the clients except two (2) were moved to 
another facility which better suited their age-related needs. According to the Act, a licence is not 
required for a Residential Care facility which provides care to less than three (3) people. In 2016, the 
owner of the facility (the applicant) decided to retire after 22 years of providing service to the 
community and sell the property. 
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The applicant requested to discharge the Residential Care covenant and to rezone the property to 
R558s in order to sell the property as a single family dwelling with a secondary suite.  No further 
subdivision potential will be gained through the proposed rezoning as minimum lot area requirements 
are the same after the rezoning. 
The proposed secondary suite is located on the ground floor of the principal residence and has a 
maximum floor area of 90.0 square metres (968.8 sq. ft.). The secondary suite meets the requirement 
of the Zoning Bylaw regarding maximum permitted floor area (i.e., 40% of the habitable floor space of 
the principal dwelling unit to a maximum floor space of 90 square metres (968.8 sq. ft.)). The 
secondary suite has a separate entrance to the back yard and one off-street parking stall which is 
separate and unencumbered from the required off-street parking for the principal residence. The 
applicant is required to provide a minimum 20 square metres (215.3 sq. ft.) of private outdoor space 
for the secondary dwelling at the back yard. 

PLANNING ANALYSIS 
Official Community Plan (OCP) 
A secondary suite use within an owner occupied single family dwelling is supported by a number of 
OCP policies including: 
 Policy 2.4.4.: Encourage secondary dwelling units as a form of infill housing. Secondary 

dwelling units may be considered on lots that are large enough to accommodate the following 
associated elements: 

o On-site parking. 

o Private outside space. 

o Separate entrance that is clearly secondary to the primary dwelling. 

o Scale of the secondary dwelling must clearly be ancillary to the primary use. 

 Policy 2.5.3: Affordable Housing through Innovative Housing Forms: Facilitate the 
development of affordable, rental and special needs housing through supporting multi-family 
housing developments, small house/small lot housing, secondary suites, duplexes in 
appropriate locations, mixed market/non-market housing projects, coach houses, granny flats 
and other innovative housing forms. 

The proposed development is supportable due to its consistency with the OCP policies, providing that 
additional off-site parking, private outdoor space and a separate entrance are provided for the suite. 
Neighbourhood Character 
The subject property is located in the Urban Infill area of Mission. The area is comprised of single 
family dwellings on urban residential lots. Allowing the secondary suite through rezoning process will 
address many of the issues related to a secondary suite including the provision of adequate off-street 
parking and private outdoor space. Properly zoned properties with authorized suites tend to have a 
minimal impact on the neighbourhood character and abutting roads streetscape. 

COMMUNICATION 
In accordance with Land Use Application Procedures and Fees Bylaw 3612-2003, the applicant has 
posted one (1) notification sign on the site summarizing the proposed rezoning application.  Provided 
that a public hearing date is determined by Council: 

i. The development notification sign will be modified to advertise the public hearing details 
(i.e., date, time and place) and a notice will be mailed to the owners and to occupiers of all 
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properties within a distance of 152 metres (500 ft.) of the development site notifying them of 
the public hearing details; 

ii. A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the 
Local Government Act; and 

iii. A pre-public hearing information package will be prepared to include copies of all pertinent 
documents and will be made available online or at municipal hall for public viewing (in 
accordance with Policy LAN. 50 - Pre-Public hearing Information Packages). 

REFERRALS 
Building Division 

The Building Division has no objection to the project subject to receipt of a building permit application 
to upgrade the premise to meet the requirements of the 2012 BC Building Code. The comment from 
Building Division is attached as Appendix 4. 

Engineering 

The Engineering Department has no objection to the project provided that the applicant 
completes the requirements outlined in Appendix 5. 

REQUIREMENTS PRIOR TO FINAL READING 
The Final Reading of the amending bylaw will be held until the following have been satisfied: 

1. The proposed secondary suite is upgraded in accordance to the BC Building Code (Section 9.36 – 
Secondary Suites), 

2. The applicant retro-fits the existing water service with a water meter, and 

3. The covenant registered on title of the property (BB0723079) restricting the use of land to a 
Residential Care Use is discharged. 

SIGN-OFFS: 

Reviewed by: Parissa Shafizadeh, Planner 
Chris Laing, Manager of Planning 

Comment from Chief Administrative Officer 
Reviewed. 



 
 

 
 

  

  
 

    
 

 
  
  
  
 
  

113

Appendix 1 
Information for Corporate Officer 

Civic Address: 7991 Willow Street 

PID: 002-085-453 

Legal: Lot 345 Section 21 Township 17 New Westminster District Plan 41148 
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Appendix 2
Location Map
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Appendix 3
Floor Plan of the Proposed Secondary Suite

N 

The red line shows the boundary of 
the proposed secondary suite 
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Appendix 4
Building Division Comments

A building permit will be required to upgrade the premises to meet the requirements of the 2012 BC Building Code. 
Supply a proposed suite floor plan to verify size and exiting and access to the suite prior to rezoning. 

Mike Rohde 
Senior Building Inspector – Development Services 

District of Mission 
8645 Stave Lake Street, PO Box 20, Mission, BC, V2V 4L9 
Phone: 604-820-3728 | Fax: 604-826-7951 
Email: mrohde@mission.ca 
Website: www.mission.ca 

PLEASE NOTE: This message is intended solely for the use of the individual or organization to whom it is addressed and may 
contain information that is privileged, confidential and prohibited from disclosure under the Freedom of Information and 
Protection of Privacy Act and other applicable laws. Any other reproduction, distribution or disclosure is strictly prohibited. 

 please consider the environment before printing this e-mail 

From: Erika Duplissie 
Sent: April-21-16 3:43 PM 
To: Mike Rohde 
Subject: Rezoning Application 

Mike, 

We have a received a rezoning application for the property located at 7991 Willow Street 
P2016-032 - R16-019 
Please let me know if you have any comments to provide or not. 

Thank you, 

Erika Duplissie 
Administrative Clerk – Land Use – Planning Department 

District of Mission 
8645 Stave Lake Street, PO Box 20, Mission, BC, V2V 4L9 
Phone: 604-820-3748 | Fax: 604-826-7951 
Email: eduplissie@mission.ca 
Website: www.mission.ca 

PLEASE NOTE: This message is intended solely for the use of the individual or organization to whom it is addressed and may 
contain information that is privileged, confidential and prohibited from disclosure under the Freedom of Information and 
Protection of Privacy Act and other applicable laws. Any other reproduction, distribution or disclosure is strictly prohibited. 

 please consider the environment before printing this e-mail 

mailto:mrohde@mission.ca
http://www.mission.ca/
mailto:eduplissie@mission.ca
http://www.mission.ca/
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Appendix 5
Engineering Department Comments

May 2, 2016 

CIVIC ADDRESS: 7991 Willow Street 

CURRENT ZONE: R558 PROPOSED ZONE: R558s 

DOMESTIC WATER REQUIREMENTS: 
Municipal water is available on Willow Street. The applicant shall retro-fit the existing water service 
with a water meter. 

SANITARY SEWER REQUIREMENTS: 
Municipal sanitary sewer is available on Willow Street.  No upgrades are required. 

STORM SEWER REQUIREMENTS: 
Municipal storm sewer is available on Willow Street and through an easement to the rear of the 
property.  No upgrades are required. 

ROAD WORK REQUIREMENTS: 
Willow Street provides paved access to the site. No upgrades are required. 

RECOMMENDATION: 
From an engineering point of view, the application may proceed to third reading. 

Prepared by: Reviewed by: 
Blake Tabian, Engineering Technologist Jay Jackman, Manager of Development 

Engineering & Projects 

Reviewed by: 
Tracy Kyle, Director of Engineering & Public 
Works 
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The Minutes of the Economic Development Select Committee meeting held in the 
Boardroom at the Economic Development Department at B-7337 Welton Street, Mission, BC 
on Tuesday, June 21, 2016 commencing at 8:00 a.m. 

Members Present: Paul Adams, Altentech Power Inc. & Mission Wood Pellet 
Rocky Blondin, Tycrop Manufacturing 
Ann Harper, Representative for the Mission Regional Chamber of 

Commerce (MRCC) 
Wade Peary, Riverside College 
Pia Ritch, Mission Community Skills Centre Society 
Dan Schubert, Schubert Plumbing & Heating Ltd. 
Raymond Szabada, Sumas Regional Consortium for High Tech. 

(SRCTec) 
Beverly Toews, Fraser Pacific Enterprises Inc. 
Craig Toews, University of the Fraser Valley (UFV) 

Staff: Stacey Crawford, Economic Development Officer 
Gina MacKay, Manager of Long Range Planning 
Jennifer Russell, Deputy Corporate Officer 
Clare Seeley, Executive Assistant for Economic Development 
Mike Younie, Deputy Chief Administration Officer 

Members Absent: Cory Padula, DragonAire Cooking Technologies Inc. 
Glen Sullivan, FVBS Rona 

Others Present: Mayor Randy Hawes, District of Mission 

1. CALL TO ORDER 

Stacey Crawford called the meeting to order. 

2. ADOPTION OF AGENDA 

Moved by Pia Ritch and seconded by Ann Harper. 

That the agenda of the Economic Development Select Committee meeting held on June 
21, 2016 be approved as circulated. 

CARRIED 

3. NEW BUSINESS 

(a) Mayor’s Welcome 

The Mayor welcomed and thanked the EDSC members for joining the committee, 
highlighting a need for their role as both an advisory body to council and a liaison 
between the business and development community and the District of Mission. 

File: 01-ADMINISTRATION Page 1 of 2 
0540-40-05 
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Economic Development Select Committee Minutes 
June 21, 2016 

(b) Roundtable Introductions 

Committee members and staff introduced themselves with a focus on relevant 
business skills and experience that the EDSC can utilize. 

(c) Legislative Overview 

Jennifer Russell presented information on the expectations of a council appointed 
committee. 

Action Item: The Terms of Reference will be reviewed by the EDSC prior to being 
adopted. 

Jennifer Russell left the meeting at 08:24 a.m. 

(d) EDSC Orientation 

Stacey Crawford gave an overview of the Economic Development function, roles and 
responsibilities, projects and priorities.

Craig Toews left the meeting at 09:02 a.m.

Mike Younie left the meeting at 09:12 a.m.

(e) Official Community Plan Update 

Gina MacKay gave a summary of current planning applications and an update on the 
Official Community Plan. 

(f) Discussion Period 

Discussion ensued regarding the role of the EDSC. 

The committee was asked to consider the roles of Chair and Vice-Chair for the 
EDSC, to be appointed at a future meeting. 

5. NEXT MEETING 

Tuesday, July 12, 2016 at 8:00 a.m. in the Economic Development Department 
Boardroom. 

6. ADJOURNMENT 

Moved by Stacey Crawford

That the meeting be adjourned. 

CARRIED

The meeting adjourned at 09:34 a.m.

File: 01-ADMINISTRATION Page 2 of 2 
0540-40-05 
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DISTRICT OF MISSION 

BYLAW 5583-2016-5050(210) 

Bylaw to amend "District of Mission
Zoning Bylaw 5050-2009"

WHEREAS, under the provisions of the Local Government Act, a Council may, by bylaw, divide 
the municipality into zones and regulate the use of land, buildings and structures within such 
zones; 

AND WHEREAS the Council of the District of Mission has adopted "District of Mission Zoning 
Bylaw 5050-2009" and amended same from time to time; 

AND WHEREAS the Council of the District of Mission deems it advisable and in the public 
interest to amend the Zoning Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Zoning Amending Bylaw 
5583-2016-5050(210).”

2. "District of Mission Zoning Bylaw 5050-2009" as amended, is hereby further amended 
by: 

a) rezoning the property located at 8051 Coleman Street and legally described as: 

Parcel Identifier: 006-764-347 
Lot 31 District Lot 6 Group 3 New Westminster District Plan 32935 

from Urban Residential 930 (R930) Zone to Urban Residential 930 Secondary 
Dwelling (R930s) Zone; and 

b) amending the zoning maps accordingly. 

READ A FIRST TIME this __ day of ___, 2016 

READ A SECOND TIME this __ day of ___, 2016 

PUBLIC HEARING held this __ day of ___, 2016 

READ A THIRD TIME this __ day of ___, 2016 

APPROVED by the Ministry of Transportation and Infrastructure this __ day of ___, 2016 

ADOPTED this __ day of ___, 2016 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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DISTRICT OF MISSION 

BYLAW 5584-2016-5050(211) 

Bylaw to amend "District of Mission
Zoning Bylaw 5050-2009"

WHEREAS, under the provisions of the Local Government Act, a Council may, by bylaw, divide 
the municipality into zones and regulate the use of land, buildings and structures within such 
zones; 

AND WHEREAS the Council of the District of Mission has adopted "District of Mission Zoning 
Bylaw 5050-2009" and amended same from time to time; 

AND WHEREAS the Council of the District of Mission deems it advisable and in the public 
interest to amend the Zoning Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Zoning Amending Bylaw 
5584-2016-5050(211).”

2. "District of Mission Zoning Bylaw 5050-2009" as amended, is hereby further amended 
by: 

a) rezoning the property located at 33770 Darbyshire Drive and legally described as: 

Parcel Identifier: 029-730-791 
Lot 4 Section 3 Township 18 New Westminster District Plan 
EPP55767 

from Rural Residential 7 (RR7) Zone to Rural Residential 7 Secondary Dwelling 
(RR7s) Zone; and 

b) amending the zoning maps accordingly. 

READ A FIRST TIME this __ day of ___, 2016 

READ A SECOND TIME this __ day of ___, 2016 

PUBLIC HEARING held this __ day of ___, 2016 

READ A THIRD TIME this __ day of ___, 2016 

ADOPTED this __ day of ___, 2016 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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DISTRICT OF MISSION 

BYLAW 5581-2016-5050(209) 

Bylaw to amend "District of Mission
Zoning Bylaw 5050-2009"

WHEREAS, under the provisions of the Local Government Act, a Council may, by bylaw, divide 
the municipality into zones and regulate the use of land, buildings and structures within such 
zones; 

AND WHEREAS the Council of the District of Mission has adopted "District of Mission Zoning 
Bylaw 5050-2009" and amended same from time to time; 

AND WHEREAS the Council of the District of Mission deems it advisable and in the public 
interest to amend the Zoning Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Zoning Amending Bylaw 
5581-2016-5050(209).”

2. "District of Mission Zoning Bylaw 5050-2009" as amended, is hereby further amended 
by: 

a) rezoning the property located at 7991 Willow Street and legally described as: 

Parcel Identifier: 002-085-453 
Lot 345 Section 21 Township 17 New Westminster District Plan 
41148 

from Urban Residential 558 (R558) Zone to Urban Residential 558 Secondary 
Dwelling (R558s) Zone; and 

b) amending the zoning maps accordingly. 

READ A FIRST TIME this 4th day of July, 2016 

READ A SECOND TIME this 4th day of July, 2016 

PUBLIC HEARING held this __ day of ___, 2016 

READ A THIRD TIME this __ day of ___, 2016 

ADOPTED this __ day of ___, 2016 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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DISTRICT OF MISSION 

BYLAW 5490-2015-5050(167) 

A Bylaw to amend "District of Mission
Zoning Bylaw 5050-2009"

WHEREAS, under the provisions of 903 of the Local Government Act, a Council may, by bylaw, 
divide the municipality into zones and regulate the use of land, buildings and structures within 
such zones; 

AND WHEREAS the Council of the District of Mission has adopted "District of Mission Zoning 
Bylaw 5050-2009" and amended same from time to time; 

AND WHEREAS the Council of the District of Mission deems it advisable and in the public 
interest to amend the Zoning Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Zoning Amending Bylaw 
5490-2015-5050(167).”

2. "District of Mission Zoning Bylaw 5050-2009" as amended, is hereby further amended 
by: 

a) rezoning the property located at 12550 Powell Street and legally described as: 

Parcel Identifier: 016-025-822 
Lot 1 Section 22 Township 15 New Westminster District Plan 85358 

from the Rural 16 (RU16) Zone to the Rural Residential 7 Secondary Dwelling 
(RR7s) Zone; and 

b) amending the zoning maps accordingly. 

READ A FIRST TIME this 16th day of March, 2015 

READ A SECOND TIME this 16th day of March, 2015 

ADVERTISED this 27th day of March and 3rd day of April, 2015 

PUBLIC HEARING held this 7th day of April, 2015 

READ A THIRD TIME this 7th day of April, 2015 

ADOPTED this 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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Excerpt from Regular Council Meeting Page 1 of 1 
April 7, 2015 

 

 

 

 

PUBLIC HEARINGS 

RC15/193 

APR. 7/15 

 

Zoning Amending Bylaw 5490-2015-5050(167) 

R15-003 (Renkema) – a bylaw to rezone property at 12550 Powell Street from 

Rural 16 Zone (RU16) to Rural Residential 7 Secondary Dwelling Zone (RR7s) 

The purpose of the proposed Zoning bylaw amendment is to rezone the property at 12550 

Powell Street from the Rural 16 (RU16) Zone to the Rural Residential 7 Secondary 

Dwelling (RR7s) Zone to accommodate the subsequent subdivision of the subject property 

into two lots of a minimum 0.7 hectare (1.73 acre) lot size; each lot would accommodate a 

secondary dwelling use.  The subject property is legally described as: 

Parcel Identifier: 016-025-822  

Lot 1 Section 22 Township 15 New Westminster District Plan 85358 

The Mayor opened the public hearing at 8:35 p.m. 

Dan Sommer, Manager of Planning, showed a PowerPoint presentation that provided the 

following information: 

1. Purpose and outline of the proposal. 

2. Subject property map, aerial and site photos. 

3. Land use question. 

The Acting Manager of Corporate Administration stated that no written submissions 

pertaining to the subject application had been received. 

The Mayor opened the floor to the public for questions and comments. 

Hearing no further questions or comments, the Mayor declared the Public Hearing for the 

District of Mission Zoning Amending Bylaw 5490-2015-5050(167) R15-003 (Renkema) 

closed at 8:39 p.m. 
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Development Services 
Staff Report to Council 

STAFF REPORT TO COUNCIL Page 1 of 10  

File Category: LGMA 3360 
 P2015-006 R15-003 

DATE:   March 16, 2015 

TO:   Mayor and Council 

FROM: Donna-Lee Lakes, Planner  

SUBJECT: Rezoning application for the property located at 12550 Powell Street to 
facilitate a 2 lot residential subdivision  

ATTACHMENT(S): Appendix 1 – Information for Corporate Officer 
Appendix 2 – Location Map  
Appendix 3 – Ortho Map 

Appendix 4 - Topography and Watercourse Map 

Appendix 5 – Draft Plan of Subdivision 

Appendix 6 – Engineering Department Comments 

 

CIVIC ADDRESS: 12550 Powell Street 

APPLICANT: Nick Renkema (Agent for Colin and Julia Renkema) 

OCP: This application is in conformance with the current Rural Residential OCP 
designation. 

DATE APPLICATION 
COMPLETE: 

 
March 3, 2015 

LOCATION:   
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STAFF REPORT TO COUNCIL Page 2 of 10  

OVERVIEW AND STAFF COMMENTS 

This report details the rezoning application for the property located at 12550 Powell Street and 
identifies the amendment to the Zoning Bylaw necessary to allow a two lot subdivision. Staff 
support the application moving forward and as such have listed the Zoning Amending Bylaw under 
the “Bylaws for Consideration” section of the agenda. 

Subject to Council’s approval, a Public Hearing will be scheduled for April 7, 2015. 

SUMMARY 

A development application has been received for the property located at 12550 Powell Street 
(Appendix 2). This application proposes to rezone the property from Rural 16 (RU16) Zone to Rural 
Residential 7 Secondary Dwelling (RR7s) Zone to allow a 2-lot subdivision. The rezoning to RR7s 
Zone will also allow for a secondary dwelling use (i.e., coach house, garden cottage or secondary 
suite) as an accessory use on each lot.  The proposed rezoning is consistent with the property’s 
Official Community Plan (OCP) designation of Rural Residential. 

SITE CHARACTERISTICS 

The subject property is 1.98 hectares (approximately 4.9 acres) in size and is located on the east side 
of Powell Street between Berg Avenue and Hudson Avenue in the Stave Falls area of Mission.  There 
is an existing single-family home and accessory building on the north-west side of the property. Refer 
to Appendixes 2 and 3 for the location and an aerial photo of the site. 

There is a watercourse (Phillips Creek) flowing southward through the approximate centre of the 
property (Appendix 4).  Apart from the landscaped area encompassing the residence, the western 
portion of the property is well vegetated including forested areas along the creek’s riparian areas.   

ZONING BYLAW COMPLIANCE (Bylaw 5050-2009) 

The subject property is currently zoned Rural 16 (RU16) Zone with a minimum lot area of 1.6 hectares 
(4.0 acres). The applicant proposes to rezone the property to Rural Residential 7 Secondary Dwelling 
(RR7s) Zone which requires lots with a minimum size of 0.7 hectares (1.73 acres). The rezoning to 
RR7s would allow the property to be subdivided into two rural residential (2) lots.  The proposed lots 
(Lots A and B) will each have a respective lot area of 0.993 hectares (2.45 acres) (Appendix 5). 

A rezoning to the RR7s Zone will also allow for a secondary dwelling use in the form of a coach 
house, garden cottage or secondary suite on each lot. The developer has not indicated the type of 
secondary dwelling that will be constructed.  

PLANNING ANALYSIS 

Neighbourhood Character 

The subject property is located within the Stave Falls area of Mission which consists primarily of rural 
and rural residential zoned properties. The neighbouring Rural (RU16) zoned properties have lot 
areas of 1.8 hectares (4.44 ac.) and greater where the Rural Residential 7 (RR7) zoned properties 
range in size from 0.7 hectares (1.73 ac.) and up. The proposed development is in keeping with the 
changing character of the area and proposes lot sizes similar to those of the contiguous neighbouring 
properties.  Overall, the proposed lots fit well within the immediate surrounding area. 
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STAFF REPORT TO COUNCIL Page 3 of 10  

Environmental Protection 

As there is a watercourse (Phillips Creek) on the subject property, the applicant was required to 
consult with a professional biologist. Madrone Environmental Services Ltd. completed a Riparian 
Areas Regulation (RAR) assessment for this property in December 2014 which put forward 
recommendations on appropriate environmental protection measures for the stream.  

The stream has been identified as a potentially fish-bearing. As this watercourse provides fish habitat, 
it will require a Streamside Protection and Enhancement Area (SPEA) under the Riparian Areas 
Regulation (RAR). Requisite environmental protection measures will be implemented as part of the 
subdivision approval process.  

The subject property slopes gently to the south-east towards the creek located in the middle of the 
property and then slopes upwards towards the eastern boundary of the property.  Given the gradual 
changes in topography on the site, no geotechnical issues are expected to arise as part of this 
development proposal.  

Tree Retention 

In accordance with Council Policy LAN. 32 – Tree Retention and Replanting, the applicant will be 
required to plant a total of four (4) trees; 2 trees for each of the two (2) lots created. This requirement 
will be met as part of the subdivision approval process. In addition, the applicant is required to replace 
any significant trees (i.e., trees having a caliper of 20 centimeters (7.9 inches.) or greater as 
measured at a height of 1.5 metres (4.9 feet.) above ground level) that will be removed except for 
those trees within proposed on-site servicing areas that are required to complete the development 
including: building envelopes, driveways (including panhandle areas), surveyed septic fields and 
wells.  

COMMUNITY AMENITY CONTRIBUTION (LAN.40 – Financial Contribution for Community 
Amenities)  

In accordance with Council Policy LAN.40, the applicant has volunteered to contribute $2,815 for the 
new lot created.  The contribution aims to offset the unique financial burden that residential 
development incurs on the District to fund new/upgraded public facilities or amenities within the 
community.  

COMMUNICATION 

The developer has posted one (1) development notification sign on the site summarizing the 
proposed development. Provided a public hearing date is determined by Council, the sign will be 
modified to advertise the public hearing details (i.e., date, time and place). In addition, a notice will be 
mailed to the owners and occupiers of all properties within a distance of 500 metres (1,640 feet.) of 
the development site notifying them of the public hearing details.  

Policy LAN.50 - Pre-Public hearing Information Packages 

A pre-public hearing information package will be prepared to include copies of all applicable 
documents and will be made available online or at municipal hall for public viewing. 

Bylaw 3612-2003 Land Use Application Procedures and Fees 

A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local 
Government Act. 
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STAFF REPORT TO COUNCIL Page 4 of 10  

REFERRALS  

Engineering 

The Engineering Department has no objection to the project subject to the completion of engineering 
servicing requirements as outlined in Appendix 6. 

REQUIREMENT(S) PRIOR TO FINAL READING 

The Final Reading of the amending bylaw will be held until the following have been satisfied: 

1. Receipt of the community amenity contribution that has been volunteered in the amount of $2,815 
(for one new lot) is received; and 

2. Any other requirements resulting from Council’s consideration of the Bylaw and Public Hearing 
submissions. 

SIGN-OFFS:  

 

Donna-Lee Lakes, Planner 

 
 
 
 
Reviewed by: 
Dan Sommer, Manager of Planning 

 
Comment from Chief Administrative Officer 
Reviewed. 

G:\COMDEV\DONNA-LEE\COW Reports\2015 Reports\R15-003 COW Report (Renkema) 12550 Powell Street 2015-03-16 COW.docx 
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STAFF REPORT TO COUNCIL Page 5 of 10  

Appendix 1 
 

Information for Corporate Officer 

Civic Address: 
 

12550 Powell Street 
 

PID: Parcel Identifier: 016-025-822 
 

Legal: Lot 1 Section 22 Township 15 New Westminster District Plan 85358 
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Appendix 2 
 

Location Map  
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Appendix 3 
 

Ortho Map 
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STAFF REPORT TO COUNCIL Page 8 of 10  

Appendix 4 
 

Topography and Watercourse Map 
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Appendix 5 
 

Draft Plan of Subdivision 
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Appendix 6 
 

Engineering Department Rezoning Comments 
 

Mar 5, 2015  REZ FILE: R15-003 
 
CIVIC ADDRESS: 12550 Powell Street  
 
CURRENT ZONING: RU16                                                          PROPOSED ZONING: RR7s 
 
 
1. DOMESTIC WATER REQUIREMENTS: 
 

No municipal water is available. 
.  
2. SANITARY SEWER REQUIREMENTS: 
 

No municipal sanitary sewer is available.  
 
3. STORM SEWER REQUIREMENTS: 

 
No municipal storm sewer is available.  

 
 
4. ROAD WORK REQUIREMENTS: 
 

Powell Street provides paved access to the site, no further upgrading required. 
 

 
 
RECOMMENDATION 
 
 From an engineering point of view the rezoning application may proceed to final adoption. 
 
 
 
Prepared by     Reviewed by 
 
 

 
_____________________   _____________________ 
Sterling Chan                           Tracy Kyle 
Engineering Technologist              Director of Engineering 
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DISTRICT OF MISSION 

BYLAW 5522-2015-5050(181) 

A Bylaw to amend "District of Mission
Zoning Bylaw 5050-2009"

WHEREAS, under the provisions of 903 of the Local Government Act, a Council may, by bylaw, 
divide the municipality into zones and regulate the use of land, buildings and structures within 
such zones; 

AND WHEREAS the Council of the District of Mission has adopted "District of Mission Zoning 
Bylaw 5050-2009" and amended same from time to time; 

AND WHEREAS the Council of the District of Mission deems it advisable and in the public 
interest to amend the Zoning Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Zoning Amending Bylaw 
5522-2015-5050(181).” 

2. "District of Mission Zoning Bylaw 5050-2009" as amended, is hereby further amended 
by: 

a) rezoning the property located at 8895 Cedar Street and legally described as: 

Parcel Identifier: 011-212-918 
Lot 3, Except: Parcel “J” (Reference Plan 13621) Section 32, 
Township 17, New Westminster District Plan 7630 

from Suburban 36 (S36) Zone, Urban Residential 558 (R558) Zone, and Rural 
Residential 7 (RR7) Zone to Urban Residential 465 (R465) Zone for the eastern 
portion of the property and to Urban Residential Secondary Dwelling (R465s) Zone 
for the western portion of the property, as shown on Schedule A; and 

b) amending the zoning maps accordingly. 

READ A FIRST TIME this 8th day of September, 2015 

READ A SECOND TIME this 8th day of September, 2015 

PUBLIC HEARING held this 5th day of October, 2015 

READ A THIRD TIME this 5th day of October, 2015 

ADOPTED this __ day of ___, 2015 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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District of Mission Zoning Amending 
Bylaw 5522-2015-5050(181) 

Page 2 of 2 

Schedule A 
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Excerpt from Regular Council Meeting  Page 1 of 1 
October 5, 2015 

PUBLIC HEARINGS 

RC15/536 
OCT. 05/15 

Zoning Amending Bylaw 5522-2015-5050(181) 

R15-017 (Civic Consultants Ltd.) – a bylaw to rezone property at 8895 Cedar Street from 
Urban Residential (R558), Rural Residential 7 (RR7) and Suburban 36 (S36) Zones to Urban 
Residential 465 Secondary Dwelling (465s) and Urban Residential 465 (R465) Zones 

The purpose of the proposed Zoning bylaw amendment is to rezone the property at 8895 
Cedar Street from Urban Residential (R558), Rural Residential 7 (RR7) and Suburban 36 
(S36) Zones to Urban Residential 465 Secondary Dwelling (465s) and Urban Residential 465 
(R465) Zones to accommodate the subsequent subdivision of the subject property into 10 lots 
of a minimum 465 square metres (5,005 sf.) lot size; 6 lots will allow for a secondary dwelling 
use.  The subject property is legally described as: 

Parcel Identifier: 011-212-918 
Lot 3 Except: Parcel “J” (Reference Plan 13621) Section 32 Township 17 New 
Westminster District Plan 7630 

The Mayor opened the public hearing at 8:02 p.m. 

Marcy Bond, Senior Planner, clarified that at the regular Council meeting held on September 
8, 2015, the zoning bylaw reference, which identified the current zoning of the property, was 
incomplete and will require a housekeeping amendment prior to consideration of third reading.  
The Notice of Public Hearing in the Mission Record and the informational mail out contained 
the correct zoning bylaw reference.  The bylaw has been revised to accurately reflect the 
current zoning. 

Ms. Bond showed a PowerPoint presentation that provided the following information: 

1. Purpose and outline of the proposal. 

2. Subject property map, aerial and site photos. 

3. History of barge loading on subject properties. 

4. Zoning and OCP designations. 

5. Zoning and OCP designations of surrounding properties. 

6. Community Amenity Contribution details. 

7. Detail of proposed interior side setback variances. 

The Deputy Chief Administrative Officer stated that no written submissions pertaining to the 
subject application had been received. 

The Mayor opened the floor to the public for questions and comments. 

Andy McLatchy expressed concern regarding access for emergency vehicles, increase in 
local traffic, and parking issues from large houses with secondary suites. 

Marlene Ulmer noted that there are “No Parking” signs on the local streets however cars are 
parked frequently.  Ms. Ulmer expressed concern that the houses with secondary suites will 
exacerbate the existing parking issues.  Ms. Ulmer further noted that there is no “No Exit” sign 
on the cul de sac on Unger Street, which causes confusion for drivers. 

Council responded that staff have been working on bylaws and policies aimed at addressing 
unauthorized suites within the District, and that registered suites are required to have 
additional parking on the property to alleviate parking issues. 

Hearing no further questions or comments, the Mayor declared the Public Hearing for District 
of Mission Zoning Amending Bylaw 5522-2015-5050(181) R15-017 (Civic Consultants Ltd.) 
closed at 8:17 p.m. 
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STAFF REPORT TO COUNCIL Page 1 of 12  

File Category: 3090 3360 
P2015-037 R15-017 DV15-012 

DATE:   September 8, 2015 

TO:   Mayor and Council 

FROM: Robert Publow, Planner  

SUBJECT: Development applications for a 10-lot urban residential development at 
8895 Cedar Street 

ATTACHMENT(S):  Appendix 1 – Information for Corporate Officer 
Appendix 2 – Location Map 
Appendix 3 – Zoning Amendment Bylaw Reference Plan 
Appendix 4 – Draft Plan of Subdivision 
Appendix 5 – Engineering Department Comments 
Appendix 6 – Cedar Valley Comprehensive Development Plan 

CIVIC ADDRESS: 8895 Cedar Street 

APPLICANT: Civic Consultants (Gagan Oberoi) 

OCP: This application is in conformance with the current OCP designation of 
Urban Residential 

DATE APPLICATION 
COMPLETE: 

 
July 9, 2015  

LOCATION:  
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STAFF REPORT TO COUNCIL Page 2 of 12  

OVERVIEW AND STAFF COMMENTS 

 

SUMMARY 
Rezoning, subdivision and development variance permit applications have been received for the 
property located at 8895 Cedar Street in Cedar Valley (Appendix 2).  The subject property straddles 
a phasing boundary of the Cedar Valley Comprehensive Development Plan, with the developable 
portion of the property within Phase 1 and an undevelopable portion of the property within Phase 2. 
The applications are to facilitate a 10-lot single-family residential subdivision of the developable 
portion of the site.  The remaining portion in phase 2 is identified as environmentally sensitive lands 
(ESA) and will be protected by restrictive covenant.  

There is an existing home on the property, which will be retained as part of the subdivision.  
Variances have been proposed to reduce the interior side setback on proposed lots 1 through 6 which 
are intended to allow for the development of wider dwellings and larger rear yards. 

The property is currently zoned Suburban 36 (S36) Zone.  Specifically, the rezoning application seeks 
to amend the District of Mission Zoning Bylaw 5050-2009 by rezoning the eastern portion of the 
property to Urban Residential 465 (R465) Zone and the western portion to Urban Residential 
Secondary Dwelling (R465s) Zone, as shown on Appendix 3. While the two zones have the same lot 
area and dimension requirements, only the western lots zoned R465s would allow for a secondary 
dwelling in addition to a single-family dwelling.   

The accompanying Development Variance Permit application seeks to vary Section 501, D. Setbacks, 
(1) of the District of Mission’s Zoning Bylaw by reducing the “total combined” Interior Side Setback 
from 4.5 metres (14.76 ft.) to 3.0 metres (9.8 ft.) for proposed lots 1 through 6 to allow a wider 
footprint for the newly constructed homes on these lots. 

SITE CHARACTERISTICS 
The subject property is 50 metres (165 feet) wide, 241 metres (790 feet) long and has an area of 1.22 
hectares (3 acres).  The property contains an existing single-family home on the southeast portion of 
the lot.  The existing home will be retained on the remainder lot and the access to the home will be 
reconfigured to Unger Court as a component of the subdivision process.  A portion of Gaudin Creek B 
runs through the northeast corner of the property and occupies the identified environmentally 
sensitive area on the property.  This riparian area, which falls entirely within phase 2, will be protected 
by restrictive covenant. 

  

This report details the rezoning, development variance permit and street naming applications to 
allow a 10-lot subdivision on the property located at 8995 Cedar Street and identifies the 
necessary bylaw amendment and variances. 

Staff support the rezoning and street naming bylaw applications moving forward and as such have 
listed the Zoning Amending Bylaw and the Street Naming Bylaw under the “Bylaws for 
Consideration” section of the agenda where the accompanying Development Variance Permit will 
be listed for Council consideration under the “New/Other Business” section of the agenda at time 
of adoption of the Zoning Amendment Bylaw.  Staff are not supportive of the variances as 
proposed. 

Subject to Council’s approval, a Public Hearing will be scheduled for October 5, 2015. 
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ZONING BYLAW COMPLIANCE (Bylaw 5050-2009) 
The property is currently zoned Suburban Zone (S36).  The proposal is to rezone the portion of the 
property identified as Lots 1 through 6 to the Urban Residential Secondary Dwelling (R465s) Zone 
and the portion of the property identified as Lots 7 through 10 to the Urban Residential (R465) Zone.  
The proposed R465 and R465s zones allows for a combination of Type I lots (558 square metres / 
6,006 square feet minimum area) and Type II lots (465 square metres / 5,005 square feet minimum 
area).  The proposed 10-lot subdivision indicates 2 Type II lots and 8 Type I lots as indicated on the 
draft plan of subdivision in Appendix 4. 

PLANNING ANALYSIS 

The subject property straddles the Phase boundary of the Cedar Valley Comprehensive Development 
Plan (Appendix 6), with the developable portion of the property within Phase 1 and an undevelopable 
portion of the property within Phase 2.  The portion of the property within Phase 1 is designated 
almost entirely as Urban Residential while the portion of the property within Phase 2 is designated 
almost entirely as ESA.  The proposed rezoning is consistent with the land use designations in the 
Official Community Plan (OCP) and is considered consistent with the established phasing sequence 
within the Cedar Valley Comprehensive Development Plan as the portion of the property within Phase 
2 is proposed to form backyard portions of lots that are accessed from within Phase 1. 

Access and Servicing 

The easterly extension of Unger Court is required to facilitate this development.  The associated 
Street Naming Bylaw will address the naming of the proposed easterly extension Unger Court. 
 
The area is serviced by municipal water, sanitary and stormwater systems.  The development of 
street frontage improvements along the new portion of Unger Court to an urban standard will be 
required as a component of the subdivision. 

The Cedar Valley Bus Route 33 runs along Egglestone Avenue and Cedar Street.  The closest bus 
stop is located approximately 800 metres walking distance from the proposed development. 

Neighbourhood Character 

Similar sized parcels have been developed to the west and southwest of the subject property, larger 
existing suburban lots are located to the northwest, an area identified as environmentally sensitive is 
located to the northeast, the areas to the north, east and south of these properties are designated for 
future residential development.  There is existing compact residential development to the northeast of 
the properties.  Albert McMahon Elementary School is located southwest of the proposed 
development. 

The proposed development is consistent with the land use objectives of the residential neighbourhood 
as set out in the Cedar Valley Comprehensive Development Plan.  There has been interest in 
developing lots in proximity to these properties to a similar density (e.g., 558 square metres / 6,006 
square feet and 465 square metres / 5,005 square feet). Therefore, it is reasonable to expect further 
subdivision development in the near future which would result in a more uniform lot pattern.   

Environmental Protection 

A portion of Gaudin Creek B runs through the northeast corner of the property.  In accordance with 
the Cedar Valley Environmental Management Plan, protection of this portion of Gaudin Creek is 
recommended and an area adjacent to the creek has been designated as ESA within the Official 
Community Plan.  A restrictive covenant will be registered over the ESA through the subdivision 
process to ensure future protection of these lands. 
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The proposed lot layout respects the ESA and incorporates portions of the protected area into the 
rear yards of proposed lots 6, 7, 8, and 9, with the majority occupying the remainder lot shown as lot 
10 on the proposed subdivision plan.  While the ESA cannot be included in the area calculations for 
the proposed lots as it is considered to be undevelopable, this natural green space does add intrinsic 
value to the lot for the future residents of the area. 

In accordance with Council Policy LAN.32 Tree Retention/Replanting, the applicant will be required to 
provide a tree retention and replanting plan, which will include a requirement to plant two trees for 
every new lot created.  The tree retention and replanting plan will be addressed by the Approving 
Officer through the subdivision approval process in accordance with Policy LAN.32. 

Parks and Trails  
The Parks, Recreation and Culture Department advise that the neighbourhood area in which this 
development is being proposed is well served with green space/parkland with the Albert McMahon 
Elementary School and Griner Park.  Griner Park is located approximately 1,300 metres walking 
distance south of the proposed development.   

Subject to a successful rezoning application, the applicant will be required to contribute 5% cash-in-
lieu of parkland dedication prior to final subdivision approval. 

DEVELOPMENT VARIANCE PERMIT (Zoning Bylaw 5050-2009) 
The application seeks to vary Section 501, Part D. Setbacks, Subsection 1, by reducing the “total 
combined” Interior Side Setback from 4.5 metres (14.76 ft.) to 3.0 metres (9.8 ft.)  Currently, the 
applicable building setbacks from the property lines are as follows: 
 
 Front Rear Interior Side Exterior Side 
Principal Building 6.0 m 

(19.7 ft.) 
7.5 m 

(24.6 ft.) 
1.5 m (4.9 ft.) minimum  

4.5 m (14.76 ft.) total combined 
3.0 m 

(9.8 ft.) 
Accessory 
Building/Structure 

7.5 m 
(24.6 ft.) 

1.3 m 
(4.3 ft.) 

1.5 m 
(4.9 ft.) 

3.0 m 
(9.8 ft.) 

 

The proposed variance would apply to Lots 1 through 6, which are proposed to be rezoned to the 
R465s Zone which would allow for secondary dwelling units.  The lots are proposed to be 16 metres 
in width, which is the minimum permitted within the R465s Zone. 

Approval of this variance would allow a minimum side yard setback of 1.5 metres (4.9 ft.) for both 
interior side lot lines as shown on Appendix 4. 

The applicant has stated that the reduced side setback would allow more usable rear yard areas. 

Staff are concerned that the proposed reduction in side yard setback are a by-product of the proposed 
R465s Zoned lots which allow for a 16m width and would result in a higher lot yield than a zone such 
as the Urban Residential Secondary Dwelling 558 (R558s) Zone which would require an 18m width 
and could result in a wider house footprint and large rear yard area as desired by the applicant.  The 
current setbacks in the Zoning Bylaw have been established to ensure a varying streetscape and, in 
some circumstances, to allow for better access to the rear yard for lots without lane access.  Access 
to the rear yards is of particular concern in this case as the proposed lots subject to the variance are 
also proposed to allow for a secondary dwelling which could take the form of a secondary suite, coach 
house or a garden cottage. 
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COMMUNITY AMENITY CONTRIBUTION (LAN.40 – Financial Contribution for Community 
Amenities)  
In accordance with Council Policy LAN.40, the applicant has volunteered to contribute $25,335 
($2,815 per new lot) to offset the unique financial burden that residential development imposes on the 
District to fund new facilities and/or amenities.  

COMMUNICATION 
The developer has posted a development notification sign on the site summarizing the proposed 
development. Provided a public hearing date is determined by Council, the sign will be modified to 
advertise the public hearing details (i.e., date, time and place). In addition, a notice will be mailed to 
the owners and to the occupiers of all properties within a distance of 152 metres (500 ft.) of the 
development site notifying them of the public hearing details.  

Policy LAN.50 - Pre-Public hearing Information Packages 

A pre-public hearing information package will be prepared to include copies of all applicable 
documents and will be made available online or at municipal hall for public viewing. 

Bylaw 3612-2003 Land Use Application Procedures and Fees 

A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local 
Government Act.  A notice of Development Variance Permit shall be mailed or otherwise delivered in 
accordance with Bylaw 3612-2003 and the Local Government Act.  

 

REFERRALS  
Engineering 

The Engineering Department advises the rezoning application may proceed to final adoption. The 
Department’s comments are attached as Appendix 5. 
Mission Fire/Rescue Service 

The Mission Fire/Rescue Service has no objection to the project subject to meeting turnaround radii 
requirements. 

Parks, Recreation and Culture 

The Parks, Recreation and Culture Department is comfortable with the proposal as presented and 
recommend collecting the cash-in-lieu for future park and trail development. 

REQUIREMENT(S) PRIOR TO FINAL READING 
The Final Reading of the amending bylaw(s) will be held until the following have been satisfied: 

1. The community amenity contribution that has been volunteered in the amount of $25,335 ($2,815 
per new lot) is received;  

2. Letter of undertaking for the registration of a restrictive covenant for the protection of the ESA 
lands; and 

3. Any other requirements resulting from Council’s consideration of the Bylaw including public 
hearing. 

INFORMATIONAL NOTES 
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1. Approval of Development Variance Permit DV15-012 will be considered as part of the same 
Council agenda as final adoption of the related Zone Amending Bylaws. 

2. That in accordance with Section 941 of the Local Government Act and Council Policy LAN. 26, 
parkland dedication of five per cent (5%) is applied as cash in lieu to subdivision file S15-012. 

SIGN-OFFS:  

 

Robert Publow, Planner 

 
 
Reviewed by: 
Manager of Planning 
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Appendix 1 
 

Information for Corporate Officer 

Civic Address: 
 

8895 Cedar Street 
 

PID: 011-212-918 
 

Legal: Lot 3, Except: Parcel “J” (Reference Plan 13621) Section 32, Township 
17, New Westminster District Plan 7630 
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Appendix 2 
 

Location Map 
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Appendix 3 
 

Zoning Amendment Bylaw Reference Plan 
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Appendix 4 
 

Draft Plan of Subdivision 
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ENGINEERING  DEPARTMENT  REZONING  COMMENTS 

July 9, 2015                                                                                                    DS FILE: P2015-037 
  REZ. FILE: R15-017 
 
CIVIC ADDRESS: 8895 Cedar Street  
 
CURRENT ZONING: S36                                                     PROPOSED ZONING: R465s 
 
 
1. DOMESTIC WATER REQUIREMENTS: 
 

Municipal water is available on Cedar Street, Unger Court and Cail Street. No further 
upgrades are required. 

 
2. SANITARY SEWER REQUIREMENTS: 
 

Municipal sanitary sewer is available on Cedar Street, Unger Court and Cail Street. 
No further upgrades are required. 

 
3. STORM SEWER REQUIREMENTS: 

 
Municipal storm sewer is available on Cedar Street, Unger Court and Cail Street. No 
further upgrades are required. As this subdivision does not lie within the catchment 
area of a communal detention pond the developer will be required to construct a 
detention facility at the time of subdivision. 

 
4. ROAD WORK REQUIREMENTS: 
 

Cedar Street, Unger Court and Cail Street provide paved access to the site. No 
further upgrades are required. 

 
 

 
RECOMMENDATION 
 
From an engineering point of view the rezoning application may proceed to final adoption. 
 
 
 
Prepared by     Reviewed by 
 
 

 
_____________________   _____________________ 
Sterling Chan                           Tracy Kyle 
Engineering Technologist              Director of Engineering 
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Appendix 6 
 

Cedar Valley Comprehensive Development Plan 
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DISTRICT OF MISSION

BYLAW 5523-2015

A Bylaw to name a street within the District of Mission 

WHEREAS the Council of the District of Mission, pursuant to the provisions of Section 39 of the 
Community Charter, may assign the name of any highway; 

AND WHEREAS the Council of the District of Mission deems it advisable to name certain 
streets within the Municipality; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Street Naming (Unger 
Court Extension) Bylaw 5523-2015”. 

2. The extension of road running east of Unger Court over a portion of: 

Parcel Identifier: 011-212-918 
Lot 3, Except: Parcel “J” (Reference Plan 13621) Section 32, Township 17, 
New Westminster District Plan 7630 

as shown on Schedule “A” attached to and forming part of this Bylaw, shall be named 

“Unger Court”. 

READ A FIRST TIME this 5th day of October, 2015 

READ A SECOND TIME this 5th day of October, 2015 

READ A THIRD TIME this 5th day of October, 2015 

ADOPTED this XX day of XXXX, 2015 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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District of Mission Street Naming (Unger Court Extension) 
Bylaw 5523-2015 

Page 2 of 2 

SCHEDULE "A" 

C
e

d
a

r 
S

tr
e

e
t 

Proposed new extension of “Unger Court” 
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DISTRICT OF MISSION

BYLAW 5580-2016-2197(26)

A Bylaw to amend "District of Mission
Water Rates Bylaw 2197-1990"

WHEREAS, The Council of the District of Mission did, on the 20th day of August, 1990 enact a 
bylaw cited as “District of Mission Water Rates Bylaw 2197-1990”; 

AND WHEREAS, the Council of the District of Mission deems it advisable to amend “District of 
Mission Water Rates Bylaw 2197-1990”; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, 
ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Water Rates Amending 
Bylaw 5580-2016-2197(26)”. 

2. "District of Mission Water Rates Bylaw 2197-1990", as amended, is hereby further 
amended by: 

(a) deleting Schedule “B” in its entirety; and 

(b) replacing it with the Schedule “B” attached to and forming part of this Bylaw. 

READ A FIRST TIME this 4th day of July, 2016 

READ A SECOND TIME this 4th day of July, 2016 

READ A THIRD TIME this 4th day of July, 2016 

ADOPTED this XX day of XXX, 2016 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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District of Mission Water Rates Amending 

Bylaw 5580-2016-2197(26) 
Page 2 of 2 

SCHEDULE “B” 

Description of Existing Fee/Charge Applicable Taxes 
to be Added 

Fee Effective 
July 1, 2016 

1 Water Fill Station Key FOBS Mill Pond (FOBs 
for Mission Residences only who are not 
connected to the water system) 

(a) Key FOB – each Included $45.00 

(b) Key FOB replacement – each Included $15.00 

(c) Key FOB Returned – The District will buy back 
the FOB provided it is in working condition and is 
not damaged 

Included ($25.00) 

2 Deposit for testing a meter as set out in 
Section 9.4 

(a) 15 mm water line to 50 mm water line Included $270.58 

(b) 200 mm water line Included $1,050.80 

3 For an inaccessible meter as set out in 
Section 9.1 (per month fee) 

Included $28.64 
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DISTRICT OF MISSION

BYLAW 5582-2016-3612(16)

A Bylaw to amend "District of Mission Land Use
Application Procedures and Fees Bylaw 3612-2003"

WHEREAS the Council of the District of Mission did, on the 5th day of August, 2003, enact a bylaw 
cited as "District of Mission Land Use Application Procedures and Fees Bylaw 3612-2003”; 

AND WHEREAS the Council of the District of Mission deems it advisable to amend the said Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Land Use Application 
Procedures and Fees Amending Bylaw 5582-2016-3612(16)". 

2. "District of Mission Land Use Application Procedures and Fees Bylaw 3612-2003", as 
amended, is hereby further amended by: 

a) deleting from Schedule “A” the following three lines: 

Agricultural Land Reserve Application fee 

- Non-refundable portion $300.00 

- Portion forwarded to the Province, or refunded to 
Registered Owner if application is not supported by 
council 

-$300.00 

and replacing it with the following line: 

Agricultural Land Commission Application 
$1500 

($1200 remitted to ALC, $300 retained by municipality) 

READ A FIRST TIME this 4th day of July, 2016 

READ A SECOND TIME this 4th day of July, 2016 

READ A THIRD TIME this 4th day of July, 2016 

ADOPTED this XX day of XXX, 2016 

RANDY HAWES, MAYOR MIKE YOUNIE, CORPORATE OFFICER
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DISTRICT OF MISSION
DEVELOPMENT VARIANCE PERMIT DV15-012

Issued pursuant to Section 922 of the Local Government Act 

Issued to: Karam and Son’s Holdings Ltd., Inc. No. BC0751508 
8545 Kimball Street 
Mission, BC V2V 7P6

as the registered owner (hereinafter referred to as the Permittee) and shall only 
apply to ALL AND SINGULAR that certain parcel or tract of land and premises 
situate, lying and being in the Municipality of Mission, in the Province of British 
Columbia, and more particularly known and described as: 

Parcel Identifier: 011-212-918 Lot 3 Except: Parcel “J” (Reference Plan 13621) 
Section 32 Township 17 New Westminster District Plan 7630 

1. The said lands are zoned Urban Residential Secondary Dwelling (R465s) Zone pursuant to 
“District of Mission Zoning Bylaw 5050-2009” as amended. 

2. “District of Mission Zoning Bylaw” as amended is hereby varied in respect of the said lands 
as follows: 

(a) To vary District of Mission Zoning Bylaw 5050-2009, Section 501, Part D. Setbacks, 
Subsection 1, by reducing the “total combined” Interior Side Setback from 4.5 metres 
(14.76 ft.) to 3.0 metres (9.8 ft.) for proposed lots 1 through 6 

3. This Permit does not constitute a subdivision approval or a building permit. 

AUTHORIZING RESOLUTION NO. [Click here to type resolution number] passed by the 
Council on the [Click here to type day of the month] day of [Click here to type month] , 2015. 

IN WITNESS WHEREOF this Development Variance Permit is hereby issued by the 

Municipality signed by the Mayor and the Corporate Officer the [Click here to type year] day of 

[Click here to type year] , 2015. 

Randy Hawes, 
MAYOR 

Michael Younie, 
CORPORATE OFFICER 

Development Variance Permit DV15-012 

G:\CLERK\BYLAW \5522-2015-5050(181) Zoning Amending (R15-017 Civic Consultants) 8895 Cedar Street SEE BYLAW 5523\DVP SIG15-012 (Civic Consultants).docx 
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DISTRICT OF MISSION
DEVELOPMENT VARIANCE PERMIT DV16-008

Issued pursuant to Section 498 of the Local Government Act 

Issued to: George William Thomason & Amerit Kaur Thomason 
33283 Whidden Avenue, Mission, BC V2V 2T3 

Clifford William Thomason & Barbara Jean Thomason 
33800 – 3rd Avenue, Mission, BC V2V 1R2 

as the registered owner (hereinafter referred to as the Permittee) and shall only 
apply to ALL AND SINGULAR that certain parcel or tract of land and premises 
situate, lying and being in the Municipality of Mission, in the Province of British 
Columbia, and more particularly known and described as: 

Parcel Identifier: 027-927-903 Lot 2 Section 28 Township 17 New Westminster 
District Plan BCP40915 

1. The said lands are zoned Residential Compact 465 (RC465) Zone pursuant to “District of 
Mission Zoning Bylaw 5050-2009” as amended. 

2. “District of Mission Zoning Bylaw” as amended is hereby varied in respect of the said lands 
as follows: 

(a) Section 601 (C) (1) to reduce the rear yard setback from the required 7.5 metres (24.6 
ft.) to 1.5 metres (4.9 ft.). 

(b) Section 601 (G) (1) to increase the allowable impervious surface area from 55% to 62%. 

3. This Permit does not constitute a subdivision approval or a building permit. 

AUTHORIZING RESOLUTION NO. [Click here to type resolution number] passed by the 
Council on the [Click here to type day of the month] day of [Click here to type month] , 2016. 

IN WITNESS WHEREOF this Development Variance Permit is hereby issued by the 

Municipality signed by the Mayor and the Corporate Officer the 

[Click here to type day of the month] day of [Click here to type month] ,2016. 

Randy Hawes, 
MAYOR 

Michael Younie, 
CORPORATE OFFICER 

Development Variance Permit DV16-008 
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DISTRICT OF MISSION
TEMPORARY USE PERMIT TP16-001

Issued to: Valley Christian School Society, Inc. No. S-0018476 

Address: 8955 Cedar Street, Mission, BC V4S 1A3 
305-2692 Clearbrook Rd., Abbotsford, BC V2T 2Y8 

1. This Temporary Use Permit is issued subject to compliance with all of the Bylaws of the 
Municipality applicable thereto, except as specifically varied or supplemented by this permit. 

2. This Temporary Use Permit applies to and only to those lands within the Municipality legally 
described below, and any and all buildings, structures and development thereon: 

Lot 8 Section 32 Township 17 New Westminster District Plan 32804 
Parcel Identifier: 006-773-699 

3. The said lands are zoned Suburban 36 Zone (S36) pursuant to “District of Mission Zoning 
Bylaw 5050-2009” as amended. 

“District of Mission Zoning Bylaw” as amended is hereby supplemented in respect of the 
said lands as follows: 

Valley Christian School’s play area, modular classrooms and offices, storage and 
the school caretaker’s residence. 

4. The allowable use, outlined in this permit, shall be permitted to be conducted on the said 
lands for a maximum of three (3) years from the date of issuance of the permit and the use 
of the property for those purposes is subject to the following conditions: 

ii. The existing shop (Cinder Block building) is permitted to be used as storage; no 
other use or occupancy is permitted within the building without required 
renovations to meet BC Building Code requirements; 

iii. The proposed modular buildings are permitted to be used as classrooms and 
offices; no other use or occupancy is permitted within the buildings; 

iv. The existing single family dwelling is permitted to be used as a residence of the 
school’s caretaker; 

v. Upon expiry of this permit, the owner may apply for a one-time renewal. 

(a) This permit shall lapse three (3) years after the date of issuance or upon breach of its 
terms and conditions. 

(b) The land described herein shall be developed strictly in accordance with the terms, 
conditions and provisions of this permit and any plans and specifications attached to 
this permit shall form a part hereof. 

Minor changes to the aforesaid drawings that do not affect the intent of this permit and 
the general appearance of the buildings and character of the development may be 
permitted, subject to the approval of the Development Services Department. 

5. The land described herein shall be developed strictly in accordance with the terms, 
conditions and provisions of this permit and any plans and specifications attached to this 
permit shall form a part hereof. 

6. The terms of this permit, or any amendment to it, are binding on all persons who acquire an 
interest in the land affected by this permit. 

7. This permit is not a building permit. A building permit must be obtained for all buildings to be 
located on the property associated with this permit. 



           
        

 
           

              
     

            

              

         

 
 
  

  
 

 
 
  

  
  

 
    

 
    

 

 

 

 

158TEMPORARY USE PERMIT Page 2 
TP16-001 

AUTHORIZING RESOLUTION NO. [Click here to type resolution number] passed by the 
Council on the [Click here to type day of the month] day of [Click here to type month] , 
[Click here to type year] . 

IN WITNESS WHEREOF this Temporary Use Permit is hereby issued by the Municipality 

signed by the Mayor and Corporate Officer the [Click here to type year] day of 

[Click here to type year] , [Click here to type year] . 

____________________________ 
Randy Hawes, 
MAYOR 

____________________________ 
Michael Younie, 
CORPORATE OFFICER 

Temporary Use Permit TP16-001 

G:\COMDEV\- Projects\2016\P2016-043 - Cedar Street 8955 & 8977 (Valley Christian School)\TP16-001 - Permit for signing.docx 
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Minutes of the SPECIAL MEETING of the DISTRICT OF MISSION COUNCIL (for the 
purpose of going into a closed meeting) held in the Conference Room of the 
Municipal Hall, 8645 Stave Lake Street, Mission, British Columbia, on Monday, June 27, 
2016 commencing at 2:30 p.m. 

Council Members Present: 

Staff Members Present: 

1. CALL TO ORDER 

Mayor Randy Hawes 
Councillor Pam Alexis 
Councillor Carol Hamilton 
Councillor Jim Hinds 
Councillor Rhett Nicholson 
Councillor Danny Plecas 
Councillor Jenny Stevens 

Mike Younie, Deputy Chief Administrative Officer 
Michael Boronowski, Manager of Civic Engagement & 

Corporate Initiatives 
Jennifer Russell, Deputy Corporate Officer 
Maureen Sinclair, Director of Parks, Recreation & 

Culture 
Haylee Gould, Administrative Assistant 

The meeting was called to order. 

2. RESOLUTION TO EXCLUDE PUBLIC 

SC(C)16/007 
JUN. 27/16 

Moved by Councillor Hinds, seconded by Councillor Plecas, and 

RESOLVED: That, pursuant to Sections 90 and 92 of the Community Charter, this 
Special Meeting of Council be closed to the public as the subject matter being 
considered relates to the following: 

 Section 90(1)(k) of the Community Charter – negotiations and related 
discussions respecting the proposed provision of a municipal service that are 
at their preliminary stages and that, in the view of the council, could reasonably 
be expected to harm the interests of the municipality if they were held in public. 

CARRIED 

3. ADJOURN TO CLOSED COUNCIL MEETING 

SC(C)16/008 
JUN. 27/16 

Moved by Councillor Alexis, seconded by Councillor Hinds, and 

RESOLVED: That the Special Council meeting be adjourned. 
CARRIED 
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The meeting was adjourned at 2:30 p.m. 

_________________________  _____________________________________ 
RANDY HAW ES MIKE YOUNIE 
MAYOR CORPORATE OFFICER 
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Minutes of the SPECIAL MEETING of the DISTRICT OF MISSION COUNCIL (for the 
purpose of going into a closed meeting) held in the Conference Room of the 
Municipal Hall, 8645 Stave Lake Street, Mission, British Columbia, on Tuesday, 
June 28, 2016 commencing at 8:30 a.m. 

Council Members Present: 

Council Members Absent: 

Staff Members Present: 

1. CALL TO ORDER 

Mayor Randy Hawes 
Councillor Pam Alexis 
Councillor Jim Hinds 
Councillor Danny Plecas 
Councillor Jenny Stevens 

Councillor Carol Hamilton 
Councillor Rhett Nicholson 

Mike Younie, Deputy Chief Administrative Officer 
Michael Boronowski, Manager of Civic Engagement & 

Corporate Initiatives 
Jennifer Russell, Deputy Corporate Officer 
Haylee Gould, Administrative Assistant 

The meeting was called to order. 

2. RESOLUTION TO EXCLUDE PUBLIC 

SC(C)16/009 
JUN. 28/16 

Moved by Councillor Hinds, seconded by Councillor Alexis, and 

RESOLVED: That, pursuant to Sections 90 and 92 of the Community Charter, this 
Special Meeting of Council be closed to the public as the subject matter being 
considered relates to the following: 

 Section 90(2)(b) of the Community Charter – the consideration of information 
received and held in confidence relating to negotiations between the 
municipality and a provincial government or the federal government or both, or 
between a provincial government or the federal government or both and a third 
party. 

CARRIED 

3. ADJOURN TO CLOSED COUNCIL MEETING 

SC(C)16/010 
JUN. 28/16 

Moved by Councillor Plecas, seconded by Councillor Hinds, and 

RESOLVED: That the Special Council meeting be adjourned. 
CARRIED 
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The meeting was adjourned at 8:30 a.m. 

_________________________  _____________________________________ 
RANDY HAW ES MIKE YOUNIE 
MAYOR CORPORATE OFFICER 
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RC16/376
JUL. 04/15

RC16/377
JUL. 04/15

MINUTES of the REGULAR MEETING of the COUNCIL of the DISTRICT OF MISSION held 
in the Council Chambers of the Municipal Hall, 8645 Stave Lake Street, Mission, British 
Columbia, on July 4, 2016 commenced at 1:00 p.m. for COMMITTEE OF THE WHOLE, and 
was immediately followed by a CLOSED MEETING of Council, and reconvened at 7:00 p.m. 
for REGULAR COUNCIL proceedings. 

Council Members Present: Councillor Carol Hamilton (Acting Mayor) 
Councillor Pam Alexis 
Councillor Jim Hinds 
Councillor Rhett Nicholson 
Councillor Danny Plecas 
Councillor Jenny Stevens 

Council Members Absent: Mayor Randy Hawes 

Staff Members Present: Ron Poole, Chief Administrative Officer 
Mike Younie, Deputy Chief Administrative Officer 
Hirod Gill, Manager of Engineering Design and Planning 
Haylee Gould, Administrative Assistant 
Jennifer Hill, Administrative Assistant 
Chris Laing, Manager of Planning 
Kerri Onken, Deputy Treasurer/Collector 
Scott Ross, Manager of Accounting Services 
Jennifer Russell, Deputy Corporate Officer 

1. CALL TO ORDER 

Acting Mayor Hamilton called the meeting to order at 1:00 p.m. 

2. ADOPTION OF AGENDA 

Moved by Councillor Hinds, seconded by Councillor Plecas, and 

RESOLVED: 

1. That “Section 90(1)(e) of the Community Charter – the acquisition, disposition or 
expropriation of land or improvements, if the council considers that disclosure could 
reasonably be expected to harm the interests of the municipality”, be added as the 
second bullet to the agenda in Item 8(1); and 

2. That the agenda for the regular Council meeting of July 4, 2016 be adopted, as 
amended. 

CARRIED 

3. RESOLUTION TO RESOLVE INTO COMMITTEE OF THE WHOLE 

Moved by Councillor Stevens, seconded by Councillor Alexis, and 

RESOLVED: That Council now resolve itself into Committee of the Whole. 

CARRIED 

4. CORPORATE ADMINISTRATION AND FINANCE 

Councillor Hamilton assumed the Chair. 
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RC16/378 
JUL. 04/15 

RC16/379 
JUL. 04/15 

RC16/380 
JUL. 04/15 

RC16/381 
JUL. 04/15 

Advancement of Funding for New Source Supply Preliminary Investigation 

A report from the Director of Finance dated July 4, 2016 was provided for the 
Committee’s consideration. 

Moved by Councillor Alexis, and 

RECOMMENDED: 

1. That $24,320 (Mission’s 12.16% share of $200,000 regional total) be transferred 
from the existing 2016 Regional Water Capital Program Contingency budget in 
order to advance to 2016 the budgets that were previously approved for 2017/2018 
for the preliminary investigation of new source supply options; and 

2. That the District’s financial plan be amended accordingly. 

CARRIED 

5. DEVELOPMENT SERVICES 

Councillor Alexis assumed the Chair. 

Rezoning Application (R16-019) to Allow a Secondary Dwelling Use in the Form of 
a Secondary Suite – 7991 Willow Street 

A report from the Planner dated July 4, 2016 regarding a rezoning application for 7991 
Willow Street to allow a secondary dwelling use in the form of a secondary suite was 
provided for the Committee’s information. Staff support the application moving forward 
and as such have listed the Zoning Amending Bylaw 5581-2016-5050(209) under the 
“Bylaws for Consideration” section of the agenda. A Public Hearing will be scheduled for 
July 18, 2016. 

Agricultural Land Commission Fees and Charges Update 

A report from the Planner dated July 4, 2016 was provided for the Committee’s 
consideration. 

Moved by Councillor Stevens, and 

RECOMMENDED: That the District of Mission’s Land Use Application Procedures and 
Fees Bylaw 3612-2003 be amended by increasing the fees collected on behalf of the 
Agricultural Land Commission from $300 to $1200. 

CARRIED 

6. ENGINEERING AND PUBLIC WORKS 

Councillor Plecas assumed the Chair. 

Amendments to Water Rates Bylaw 

A report from the Manager of Engineering Design & Planning dated July 4, 2016 was 
provided for the Committee’s consideration. 

Moved by Councillor Alexis, and 

RECOMMENDED: That District of Mission Water Rates Bylaw 2197-1990 Schedule B be 
amended to include fees for water fill station key FOBs, as shown in Appendix A attached 
to the report from the Manager of Engineering Design and Planning dated July 4, 2016 
entitled, Amendments to Water Rates Bylaw. 

CARRIED 
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RC16/382
JUL. 04/15

RC16/383
JUL. 04/15

RC16/384 
JUL. 04/15 

7. RESOLUTION TO RISE FROM COMMITTEE OF THE WHOLE 

Acting Mayor Hamilton resumed the Chair. 

Moved by Councillor Alexis, and 

RECOMMENDED: That Council rise from Committee of the Whole.

CARRIED

8. RESOLUTION TO EXCLUDE PUBLIC, RECESS THE PUBLIC MEETING UNTIL 7:00 
P.M. AND IMMEDIATELY CONVENE INTO CLOSED SESSION 

Moved by Councillor Hinds, seconded by Councillor Alexis, and 

RESOLVED: 

1. That pursuant to Section 90 of the Community Charter, the public be excluded from 
this portion of the meeting as the subject matter being considered relates to the 
following: 

 Section 90(1)(a) of the Community Charter – personal information about an 
identifiable individual who holds or is being considered for a position as an officer, 
employee or agent of the municipality or another position appointed by the 
municipality; 

 Section 90(1)(e) of the Community Charter – the acquisition, disposition or 
expropriation of land or improvements, if the council considers that disclosure 
could reasonably be expected to harm the interests of the municipality; 

 Section 90(1)(k) of the Community Charter – negotiations and related discussions 
respecting the proposed provision of a municipal service that are at their 
preliminary stages and that, in the view of the council, could reasonably be 
expected to harm the interests of the municipality if they were held in public; 

2. That the public portion of the meeting be recessed until 7:00 p.m.; and 

3. That Council immediately resolve into the closed portion of their meeting.

CARRIED

The meeting recessed at 1:15 p.m.

9. RECONVENE 

Acting Mayor Hamilton reconvened the meeting at 7:00 p.m. 

Council Members Present: Councillor Carol Hamilton (Acting Mayor) 
Councillor Pam Alexis 
Councillor Jim Hinds 
Councillor Rhett Nicholson 
Councillor Danny Plecas 
Councillor Jenny Stevens 

Council Members Absent: Mayor Randy Hawes 

Staff Members Present: Mike Younie, Deputy Chief Administrative Officer 
Haylee Gould, Administrative Assistant 
Kirsten Hargreaves, Manager of Social Development 
Jennifer Hill, Administrative Assistant 
Tracy Kyle, Director of Engineering and Public Works 
Chris Laing, Manager of Planning 
Jennifer Russell, Deputy Corporate Officer 
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RC16/385 
JUL. 04/15 

RC16/386
JUL. 04/15

RC16/387
JUL. 04/15

RC16/388 
JUL. 04/15 

RC16/389 
JUL. 04/15 

10. RESOLUTION TO ADOPT RECOMMENDATIONS OF COMMITTEE OF THE WHOLE 
REPORT 

Moved by Councillor Plecas, seconded by Councillor Nicholson, and 

RESOLVED: That the recommendations of the July 4, 2016 Committee of the Whole, as 
contained in items RC16/378 to RC16/381 be adopted. 

CARRIED 

11. PRESENTATIONS 

Employee Service Recognition 

Peter Haffner, Facilities Foreman, was presented with an Employee Service Recognition 
Award for his 35 years of service with the District of Mission. 

12. DELEGATIONS 

Mission Association for Seniors Housing, Mission Association for Community 
Living, and Mission Community Services Society 

Judith Ray, on behalf of Mission Association for Seniors Housing, Mission Association for 
Community Living, and Mission Community Services Society, appeared before Council to 
discuss housing issues to be considered as part of policy development, development 
permit applications, and the Official Community Plan formation. 

Ms. Ray advised that, as there is currently a shortage of affordable rental units, 
particularly for seniors, disabled people and single parents, she and the associations she 
is representing would like to work with the District and form a committee to address these 
issues and make recommendations to Council which can be quickly implemented. 

Moved by Councillor Plecas, seconded by Councillor Nicholson, and 

RESOLVED: That staff work with Mission Association for Seniors Housing, Mission 
Association for Community Living and Mission Community Services Society to develop a 
plan to address the shortage of affordable rental housing units in Mission, including the 
formation of an ongoing sustainable housing committee. 

CARRIED 

Staff were also directed to: 

a) Draft the Terms of Reference for a new ongoing sustainable housing committee, 
and 

b) Investigate the legal implications of providing incentives to landlords providing 
affordable rental units. 

Mission Association for Community Living 

Dawn Hein, on behalf of the Mission Association for Community Living, appeared before 
Council to request a change to their 2016 Municipally Funded Grant. Ms. Hein advised 
that, as the Illuminaria Lantern Festival is now attended by over 5,000 people in the 
community, there have been some safety issues and liability concerns. Mission 
Association for Community Living is currently looking to combine the Illuminaria Festival 
with the Diwali Festival of Lights which is held in October each year. 

Discussion ensued and Council noted that they would like to see the annual Illuminaria 
Lantern Festival continue as the special community event it has grown to be, rather than 
combined with another festival. Council suggested to Ms. Hein that the District may be 
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RC16/390
JUL. 04/15

RC16/391
JUL. 04/15

RC16/392
JUL. 04/15

able to offer support through the Fire Department, RCMP and other departments to assist 
with the festival. 

Council directed staff to contact Dawn Hein to discuss ways in which the District of 
Mission can assist Mission Association for Community Living to continue holding the 
Illuminaria Lantern Festival each year. 

BC Wildlife Federation 

Neil Fletcher, on behalf of the BC Wildlife Federation, appeared before Council to discuss 
and gain support for restoration of wetland habitat in Mission. He advised he is the Chair 
for the Wetlands Stewardship Partnership of BC and gave a presentation as to why 
wetlands are important for communities. 

Mr. Fletcher also provided information regarding the Wetlands Stewardship Partnership 
of BC’s annual Wetlands Institute workshop, which is held in a different BC community 
each year, with no participation fees charged. The workshop provides participants with a 
week of training and also provide follow up services. This year, the workshop will be 
based at Camp Luther (Hatzic Lake) and held from August 27 to September 3, 2016. Mr. 
Fletcher noted they have identified two areas: Dewdney Elementary School and 
Silverdale Wetlands in which to develop new wetland habitats. 

13. COUNCIL COMMITTEE REPORTS AND MINUTES 

Moved by Councillor Plecas, seconded by Councillor Hinds, and 

RESOLVED: That the May 10, 2016 Mission Community Wellness Committee meeting 
minutes be received as information. 

CARRIED 

14. BYLAWS FOR CONSIDERATION 

Moved by Councillor Alexis, seconded by Councillor Hinds, and 

RESOLVED: 

1. That Zoning Amending Bylaw 5581-2016-5050(209) (R16-019 Cornelio), a bylaw to 
rezone property at 7991 Willow Street from Urban Residential 558 (R558) Zone to 
Urban Residential 558 Secondary Dwelling (R558s) Zone, be read a first and 
second time. 

2. That Land Use Application Procedures and Fees Amending Bylaw 5582-2016-
3612(16), a bylaw to amend the Agricultural Land Reserve application fee, be read a 
first, second and third time. 

3. That Water Rates Amending Bylaw 5580-2016-2197(26), a bylaw to include fees for 
water fill station key FOBs, be read a first, second and third time. 

4. That Street Naming (Caselton Terrace) Bylaw 5406-2014, a bylaw to name a street in 
a new subdivision, have the first, second and third readings rescinded. 

5. That Highway Closing and Undedication (Yeo Street) Bylaw 5579-2016, a bylaw to 
close and undedicate an unconstructed portion of road off Yeo Street, be adopted. 

6. That Zoning Amending Bylaw 5575-2016-5050(207) (R16-018 Sidhu), a bylaw to 
rezone property at 32704 Cherry Avenue from Suburban 36 (S36) Zone to Residential 
Compact 465 Secondary Dwelling (RC465s) Zone, be adopted. 

CARRIED 
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RC16/393 
JUL. 04/15 

RC16/394 
JUL. 04/15 

RC16/395 
JUL. 04/15 

RC16/396 
JUL. 04/15 

Discussion ensued regarding development application R13-002, including concerns 
about the water line, water meters, and responsibility for damages or clean up in the 
environmentally sensitive area, should something happen to the water line. 

Moved by Councillor Alexis, seconded by Councillor Hinds, and 

RESOLVED: 

1. That Zoning Amending Bylaw 5402-2013-5050(125) (R13-002 Slade Dyer & 
Associates), a bylaw to rezone properties at 33293 & 33237 Dewdney Trunk Road 
and 9343 & 9321 Barr Street from Rural 16 Zone (RU16) and Suburban 36 Zone 
(S36) to Rural Residential 7 Zone (RR7) and Suburban 36 Zone (S36), be adopted. 

CARRIED 

15. DEVELOPMENT PERMITS FOR CONSIDERATION 

Development Variance Permit DV13-017 (33237, 33293 Dewdney Trunk Road and 
9321, 9343 Barr Street) – Recommended for approval 

Moved by Councillor Plecas, seconded by Councillor Hinds, and 

RESOLVED: That Development Variance Permit DV13-017 (33237, 33293 Dewdney 
Trunk Road and 9321, 9343 Barr Street) to vary Subdivision Control Bylaw 1500-1985 as 
follows: 

i) SCHEDULE B-1 SERVICE REQUIREMENTS – Works on Adjacent Highway -
Within Cedar Valley Neighbourhood Land Use Concept Plan - Urban Residential 
requiring the construction of asphalt, piped storm, Municipal water system, 
curb/gutter, sidewalk sanitary sewer, underground hydro/tel, street lighting and 
boulevard trees for the extension of Larkspur Avenue; and 

ii) SCHEDULE B-1 SERVICE REQUIREMENTS – Works on Adjacent Highway -
Within Cedar Valley Neighbourhood Land Use Concept Plan - Urban Residential 
requiring the construction of curb/gutter, sidewalk sanitary sewer, underground 
hydro/tel, street lighting and boulevard trees for the portion of Dewdney Trunk Road 
adjacent to the site 

be approved. 

CARRIED 

16. COUNCIL MEETING MINUTES FOR APPROVAL 

Moved by Councillor Stevens, seconded by Councillor Alexis, and 

RESOLVED: That the following minutes be adopted: 

(a) Regular Council Meeting – June 20, 2016 

CARRIED 

17. RESOLUTIONS RELEASED FROM CLOSED 

Provision of Services for Mission Seniors 

The following resolution was released from the Closed Council meeting held on June 27, 
2016: 
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Provision of Services for Mission Seniors 

That Council is committed to the redevelopment of the Mission Activity Centre to a 
multi-generational seniors’ centre, subject to a favourable inspection and evaluation 
by a qualified professional consultant. 

18. NEW/OTHER BUSINESS 

There was no new/other business. 

19. NOTICES OF MOTION 

There were no notices of motion. 

20. QUESTION PERIOD 

There were no questions from the public. 

21. ADJOURNMENT 

RC16/397 Moved by Councillor Plecas, seconded by Councillor Alexis, and 
JUL. 04/15 

RESOLVED: That the meeting be adjourned. 

CARRIED 

The meeting was adjourned at 8:15 p.m. 

CAROL HAMILTON, ACTING MAYOR MIKE YOUNIE, CORPORATE OFFICER
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Minutes of the SPECIAL MEETING of the DISTRICT OF MISSION COUNCIL (for the 
purpose of going into a closed meeting) held in the Boardroom of the Economic 
Development Office at 7337 Welton Street, Mission, British Columbia on Tuesday, July 
12, 2016 commencing at 12:02 p.m. 

Council Members Present: 

Staff Members Present: 

1. CALL TO ORDER 

Mayor Randy Hawes 
Councillor Pam Alexis 
Councillor Carol Hamilton 
Councillor Jim Hinds 
Councillor Rhett Nicholson 
Councillor Danny Plecas 
Councillor Jenny Stevens 

Ron Poole, Chief Administrative Officer 
Mike Younie, Deputy Chief Administrative Officer 
Michael Boronowski, Manager of Civic Engagement & 

Corporate Initiatives 
Maureen Sinclair, Director of Parks, Recreation and 

Culture 
Christine Brough, Executive Assistant 

The meeting was called to order. 

2. WAIVE NOTICE OF MEETING 

SC(C)16/011 
JUL. 12/16 

The Mayor noted that the District of Mission Council Procedures Bylaws enables 
Council to waive notice of meeting subject to a unanimous vote of all seven members 
of Council, and it was: 

Moved by Councillor Alexis, seconded by Councillor Stevens, and 

RESOLVED: That pursuant to section 5 of the Council Procedures Bylaw 5345-2015 
notice of meeting is hereby waived for this Special and Closed Council Meeting on the 
12th day of July, 2016. 

CARRIED 

3. RESOLUTION TO EXCLUDE PUBLIC 

SC(C)16/012 
JUL. 12/16 

Moved by Councillor Hamilton, seconded by Councillor Hinds, and 

RESOLVED: That, pursuant to Sections 90 and 92 of the Community Charter, this 
Special Meeting of Council be closed to the public as the subject matter being 
considered relates to the following: 

 Section 90(1)(d) of the Community Charter – the security of the property of the 
municipality. 

CARRIED 
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4. ADJOURN TO CLOSED COUNCIL MEETING 

SC(C)16/013 
JUL. 12/16 

Moved by Councillor Hamilton, seconded by Councillor Hinds, and 

RESOLVED: That the Special Council meeting be adjourned. 

CARRIED 

The meeting was adjourned at 12:03 p.m. 

_________________________  _____________________________________ 
RANDY HAW ES MIKE YOUNIE 
MAYOR CORPORATE OFFICER 
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Corporate Administration 
Staff Report to Council 

DATE: July 18, 2016 

TO: Mayor and Council 

FROM: Christine Brough, Executive Assistant 

SUBJECT: Resolution Released from Closed Council – Young Adult Engagement 
Committee Appointment 

This report is being provided for information purposes. Council action is not required. 

At the July 4, 2016 Closed Council meeting, the following information was released from Closed 
Council: 

Young Adult Engagement Committee Appointment 

Megan Davies has been appointed to the Young Adult Engagement Committee for the 
remainder of the 2016-2017 term as set out in the Terms of Reference, commencing 
immediately and ending March 1, 2017. 

SIGN-OFFS:

Comment from Chief Administrative Officer 
Christine Brough, Executive Assistant Reviewed. 
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	04 a - DS - 8051 Coleman Street CAO Reviewed
	OVERVIEW AND STAFF COMMENTS:
	SUMMARY:
	A rezoning application has been received from Paul Regnier, property owner, seeking to construct a secondary suite in a future house at 8051 Coleman Street (Appendix 2). To authorize the secondary dwelling use in the home, a rezoning of the property f...
	SITE CHARACTERISTICS:
	PLANNING ANALYSIS:
	Official Community Plan & Zoning Bylaw Compliance:
	The proposed secondary suite will accommodate a floor area of up to 90 m2 (967 ft2). This area is in conformance with the maximum allowable floor space for a secondary suite within the Zoning Bylaw, which is 40% of the principal residence’s floor spac...
	The applicant has provided a plan showing the proposed floor plan of the secondary suite. The secondary suite will meet the required separate entrance provision of the Zoning Bylaw as well as the unobstructed parking provisions of the Bylaw.
	The Inspection Services Division will ensure that the proposed secondary suite meets all of the BC Building Code requirements, including fire separation, during the building permit review and plan check process.
	The proposed rezoning conforms to Section 2.3 Housing Choice and Quality and Section 2.4 Infill Residential, which both support single family residences with secondary dwelling units such as secondary suites. The OCP also supports secondary suites as ...
	Neighbourhood Character:
	The subject property is located within an urban residential neighbourhood comprised mostly of single family dwellings. Lands surrounding the property are primarily within the R930 and R669 Zones, and are designated Urban Residential within the OCP.
	It is believed that the rezoning of this property to allow for a secondary suite will have little or no impact on the surrounding neighbourhood. Typically, complaints that arise from secondary suites relate to inadequate off-street parking. As noted, ...
	Servicing:
	Municipal water is available on Coleman Street. No sanitary or storm services are available. As a result, the applicant must provide a report from a septic engineer that the existing or proposed septic field can accommodate the additional occupancy.
	COMMUNICATION:
	In accordance with Land Use Application Procedures and Fees Bylaw 3612-2003, the developer has posted one (1) development notification sign on the site summarizing the proposed development.
	Provided that a public hearing date is determined by Council:
	1. The development notification sign will be modified to advertise the public hearing details (i.e., date, time and place) and a notice will be mailed to the owners and occupiers of all properties within a radius of 152 metres (500 ft.) from the devel...
	2. A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local Government Act
	3. A pre-public hearing information package will be prepared to include copies of all applicable documents and is available online or at municipal hall for public viewing (in accordance with Policy LAN. 50 – Pre-Public Hearing Information Packages).
	REQUIREMENT(S) PRIOR TO FINAL READING
	SIGN-OFFS:

	04 b - DS - Rezoning for 33770 Darbyshire Drive
	04 d - DS -  33283 Whidden Avenue - COW Report
	A Development Variance Permit application has been received from George and Amerit Thomason seeking variances to the District’s Zoning Bylaw that would both reduce the minimum rear lot line setback from 7.5 m (24.6 ft) to 1.5 m (4.9 ft) and increase t...
	The subject property is 880 m2 (9,470 ft2) in area, is currently zoned Residential Compact 465 (RC465) Zone and is designated Urban Residential in the District’s Official Community Plan.
	COMMUNICATION

	04 e - DS - TP16-001 - 8977 Cedar St (Valley Christian School)
	04 f - DS - 8860 Draper Street - Lance Hill reviewed
	SUMMARY
	Mr. Hill, the owner of the property located at 8860 Draper Street (Appendix 2), has submitted a proposal to subdivide the property into two (2) lots.  Pursuant to provincial regulations, applications for subdivision within the Agricultural Land Reserv...
	Background
	The property is designated Agricultural Land Reserve in the District of Mission Official Community Plan (OCP) and zoned Rural 16 (RU16) in the District of Mission Zoning Bylaw 5050-2009.
	PLANNING ANALYSIS
	Site Characteristics
	Neighbourhood Context
	The neighbourhood is generally a mix of lot sizes ranging from approximately 0.8 hectares to 7 hectares with the majority of lots having an area of 3 hectares.  The surrounding properties are located within the ALR many are assessed by the BC Assessme...
	Most of the surrounding properties have been developed with single family homes, while some properties are vacant.  The general character of the neighbourhood is rural residential in nature.
	Subdivision Proposal
	The subdivision proposal is for two (2) lots with each lot maintaining a minimum lot area of 1.6 hectares.  The proposed subdivision layout is attached to this report as Appendix 4.
	Zoning Bylaw
	The subject property is within a Rural 16 (RU16) Zone and the minimum lot size within the RU16 Zone is 1.6 hectares (4.0 ac), and the majority of the surrounding properties are also within the RU16 Zone.  While the subject property is large enough und...
	Official Community Plan
	The Official Community Plan (OCP) designation for the subject property is Agricultural Land Reserve.  This designation is intended to indicate that development of properties within this designation are affected by land use decision of the Agricultural...
	Two policies within the OCP encourage careful consideration of application for subdivision within the ALR with the intent of supporting and maintaining the local farming community.  These policies are stated below:
	Policy 3.4.2. Although not precluding changes, support the Agricultural Land Commission mandate to maintain the farming integrity of lands designated as Agriculture Land Reserve land by exploring alternatives before supporting changes to the ALR.
	Policy 3.4.6. Upon application to subdivide ALR lands, minimum lot sizes should be large enough to provide a broad range of agricultural uses and should be at least as large as larger lots in the area. Subdivisions should be designed to accommodate an...
	Since the subject application is for two lots with a minimum lot area of 1.6 hectares, as permitted by the current RU16 Zone, the application should be forwarded to the Agricultural land Commission for their determination whether they will support the...
	After reviewing the proposal in the context of the existing neighbourhood conditions, the extent of current farming activities and the policies within the Official Community Plan, staff believe that while the proposed subdivision would impede the farm...
	SIGN-OFFS:
	Location Map

	04 g - DS - Major Project Update - CAO Reviewed
	COW - Major Development Projects
	PURPOSE:
	The purpose of the Major Development Project Update report is to update Council with respect to significant commercial, industrial, institutional and residential developments in the District of Mission.
	BACKGROUND:
	The Major Development Project Update has been updated and is current to June 30, 2016. In addition to major development projects, the District has been receiving a significantly higher volume of development inquiries and development applications as sh...
	FINANCIAL IMPLICATIONS:
	There are no financial implications associated with this report.
	COMMUNICATION:
	No communication action is required.
	SUMMARY AND CONCLUSION:
	This report provides Council with an update of the major development projects within Mission. Additional details regarding any of these development applications may be obtained from the Development Services Department.
	SIGN-OFFS:

	COW - Major Development Projects Attachment 1

	04 h - DS - Upass extension- 2016
	05 a - PRC- Manzer Street Development
	06 a - ENG - Dacon Contract Extension Report
	PURPOSE:
	This report is to request Council’s approval for extending the current Organics Processing Contract with Dacon Equipment Ltd. (Dacon) by five years in accordance with the optional five year extension provided in the current Contract. All other terms r...
	BACKGROUND:
	Dacon has maintained and operated the compostable waste processing facility at the Mission Landfill in a professional and cooperative manner since being assigned the Contract in 2012. The Contract was initially awarded in 2011 to Transform Compost Sys...
	DISCUSSION AND ANALYSIS:
	Dacon is agreeable to a five-year renewal for all contract terms except the grinding of dimensional (non-compostable) wood, including demolition, construction and furniture wood which is generally contaminated with stains, paint and glue. Dacon advise...
	The District provided a short contract extension to July 31 to allow assessment of costs associated with directly contracting for dimensional wood grinding. Staff contacted known grinding contractors and obtained pricing. Based on the best value and l...
	Further alternatives will need to be considered, including further use of Valley Pulp, further assessment of other wood grinding contractors, and inclusion in the landfill operations contract. In the meantime, it is recommended that the Organics Proce...
	FINANCIAL IMPLICATIONS:
	There are no financial implications associated with this report. The extension will mean the current Contract rates with annual inflation adjustments will continue for processing of compostable waste.  However, although interim dimensional wood grindi...
	COMMUNICATION:
	No communication action is required.
	SUMMARY AND CONCLUSION:
	The Organics Processing Contract with Dacon Equipment Ltd. for the processing of compostable waste at the Mission Landfill expires on July 31, 2016. Dacon has provided excellent service and value to the District and therefore staff recommend the Contr...
	SIGN-OFFS:

	06 b - ENG - Separated Bike Lane along 7th Avenue
	PURPOSE:
	BACKGROUND:
	DISCUSSION AND ANALYSIS:
	The proposed 7th Avenue separated bike lane project, from Stave Lake Street to Grand Street, entails reallocating road space along 7th Avenue to accommodate two travel/vehicle lanes, two separated bike lanes, and one parking lane within the existing r...
	Currently, there are two parking lanes available on both sides of the road along 7th Avenue, but no parking lanes at intersections where left turn lanes are provided. The proposed separated bike lane project will recommend restricting parking lanes to...
	The vehicle lane width in Figure 1 ranges from 3.6 m (from James Street to Stave Lake Street) to 3.8 m (from Cedar Street to James Street).
	Appendix A details the plan-view of the proposed bike lanes along 7th Avenue. Once implemented, the proposed bike lanes will connect to the existing shared bike lanes along 7th Avenue from Stave Lake Street to Mary Street, right before Heritage Park.
	Future Plans for Bike Route along 7th Avenue
	The District’s Official Community Plan promotes the multimodal transportation system to support all modes of travel, including cycling. Although cycling trips currently make up less than one percent of daily trips in Mission, building safe cycling inf...
	Mission Secondary School is exploring the option of extending their building footprint, during which a redevelopment application will be submitted to the District. Staff recommend that the District negotiate for road expansion with the School District...
	An engineered and paved bike lane can also be constructed at the same time to replace the current bike route at Heritage Park to connect Hatzic Neighbourhood to Mary Street. This project would take the pressure off of motor vehicle traffic along 1st A...
	The District’s TMP identified separated bike lanes from Cedar Street to Wren Street as the second high priority bike lane project in Mission.  This project can be implemented within the next 3 to 4 years when the Hatzic neighbourhood to Mary Street bi...
	With the implementation of these three projects along 7th Avenue, the Hatzic neighbourhood will be connected to Wren Street, hence promoting cycling as a safe way of east-west commuting that can be a substitute to the car traffic passing through Downt...
	FINANCIAL IMPLICATIONS:
	COMMUNICATION:
	The implementation of the proposed separated bike lanes along 7th Avenue between Cedar Street and Stave Lake Street will be in close cooperation and coordination with the RCMP. Staff will also inform the local residents and public through mail, the Di...
	SUMMARY AND CONCLUSION:
	SIGN-OFFS:
	Appendix A
	Figure A.1- Project Plan View

	06 c - ENG - 7337 Welton Street Additional Info for Roof
	PURPOSE:
	The purpose of this report is to provide Council with additional information regarding the building at 7337 Welton Street for re-consideration of the roof upgrade originally recommended in the June 20, 2016 report from the Engineering Technologist II ...
	BACKGROUND:
	DISCUSSION AND ANALYSIS:
	As discussed in the June 20, 2016 report, two options are being considered to address the current condition of the roof at 7337 Welton Street. Option 1 is a long-term option which would involve the replacement of the roofing system, resulting in a roo...
	Option 1 – Replacement of the roof
	As the roof has passed its expected life, complete replacement of the roof will address ongoing maintenance concerns, reduce maintenance costs in future years, and lessen potential liability concerns related to water damage and fire protection. The es...
	* Class C estimate (±25-40%)
	* Class C estimate (±25-40%)
	Currently in the District’s budget, the annual net profit received on the Welton property is transferred to the Genaral Capital Reserve in anticipation of the large capital repairs required on the building.  This transfer is expected to be increased i...
	In 2013, the year before the District purchased the building, the property generated $21,225 in property tax revenue for municipal purposes.  In 2016, this property is generating $16,101 in tax revenue for municipal purposes as a portion of this build...
	Should the building be sold and the tenants remain in the building with a permissive tax exemption for the EDO office, this building would generate additional tax revenue on the common areas only, at approximately $3,000 for 1,293 square feet.
	FINANCIAL IMPLICATIONS:
	Funds for the replacement or repairs of Welton Common’s roof can be obtained from the General Capital Reserve Fund, which currently has an uncommitted balance of approximately $1.9 million.  Welton Common has contributed $15,870 to the General Capital...
	COMMUNICATION:
	No communication action is required.
	SUMMARY AND CONCLUSION:
	SIGN-OFFS:

	07 b - CA - BC Wildlife Federation Report July 2016 CAO Reviewed
	07 c - CA - UBCM Ministers-Ministry Meetings - CAO Memo
	13 a - DELEGATION - Ignite Youth (MAC)
	14 a - PH - 5581-2016-5050(209) Public Hearing Notice 2016-07-05
	14 b - PH - Notn to Owner Occupants - Mailout
	14 c - PH - 5581-2016-5050(209) Staff Report 2016-07-04
	SUMMARY
	A development application has been received for the property located at 7991 Willow Street (Appendix 2). This application seeks Council’s approval to allow for a secondary suite within an owner occupied single family dwelling. To allow for a secondary...
	SITE CHARACTERISTICS
	ZONING BYLAW COMPLIANCE (Bylaw 5050-2009):
	The applicant requested to discharge the Residential Care covenant and to rezone the property to R558s in order to sell the property as a single family dwelling with a secondary suite.  No further subdivision potential will be gained through the propo...
	The proposed secondary suite is located on the ground floor of the principal residence and has a maximum floor area of 90.0 square metres (968.8 sq. ft.). The secondary suite meets the requirement of the Zoning Bylaw regarding maximum permitted floor ...
	Planning Analysis
	Official Community Plan (OCP)
	A secondary suite use within an owner occupied single family dwelling is supported by a number of OCP policies including:
	The proposed development is supportable due to its consistency with the OCP policies, providing that additional off-site parking, private outdoor space and a separate entrance are provided for the suite.
	Neighbourhood Character
	The subject property is located in the Urban Infill area of Mission. The area is comprised of single family dwellings on urban residential lots. Allowing the secondary suite through rezoning process will address many of the issues related to a seconda...
	Communication
	In accordance with Land Use Application Procedures and Fees Bylaw 3612-2003, the applicant has posted one (1) notification sign on the site summarizing the proposed rezoning application.  Provided that a public hearing date is determined by Council:
	i. The development notification sign will be modified to advertise the public hearing details (i.e., date, time and place) and a notice will be mailed to the owners and to occupiers of all properties within a distance of 152 metres (500 ft.) of the de...
	ii. A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local Government Act; and
	iii. A pre-public hearing information package will be prepared to include copies of all pertinent documents and will be made available online or at municipal hall for public viewing (in accordance with Policy LAN. 50 - Pre-Public hearing Information P...
	REQUIREMENTS PRIOR TO FINAL READING
	SIGN-OFFS:
	From: Erika Duplissie  Sent: April-21-16 3:43 PM To: Mike Rohde Subject: Rezoning Application

	16 a - CCMIN - Economic Development Select Committee Minutes
	18 a - BYLAW - 5583-2016-5050(210) Zoning Amending Bylaw (R16-023 Regnier)
	18 b - BYLAW - 5584-2016-5050(211) Zoning Amending (R16-022 Redekop) 33770 Darbyshire Drive
	18 c - BYLAW - 5581-2016-5050(209) Zoning Amending (R16-019 7991 Willow Street)
	18 d1 - BYLAW - 5490-2015-5050(167) Zoning Amending (R15-003 - Renkema) 12550 Powell Street
	18 d2 - BYLAW - 5490-2015-5050(167) Staff Report 2015-03-16
	18 d3 - BYLAW - 5490 Excerpt from PH
	18 e1 - BYLAW - 5522-2015-5050(181) Zoning Amending (R15-017 - Civic Consultants) 8895 Cedar Street CORRECTED VERSION
	18 e3 - BYLAW - 5522-2015 Staff Report 2015-09-08
	SUMMARY
	Rezoning, subdivision and development variance permit applications have been received for the property located at 8895 Cedar Street in Cedar Valley (Appendix 2).  The subject property straddles a phasing boundary of the Cedar Valley Comprehensive Deve...
	There is an existing home on the property, which will be retained as part of the subdivision.  Variances have been proposed to reduce the interior side setback on proposed lots 1 through 6 which are intended to allow for the development of wider dwell...
	SITE CHARACTERISTICS
	Staff support the rezoning and street naming bylaw applications moving forward and as such have listed the Zoning Amending Bylaw and the Street Naming Bylaw under the “Bylaws for Consideration” section of the agenda where the accompanying Development ...
	ZONING BYLAW COMPLIANCE (Bylaw 5050-2009)
	PLANNING ANALYSIS
	DEVELOPMENT VARIANCE PERMIT (Zoning Bylaw 5050-2009)
	The proposed variance would apply to Lots 1 through 6, which are proposed to be rezoned to the R465s Zone which would allow for secondary dwelling units.  The lots are proposed to be 16 metres in width, which is the minimum permitted within the R465s ...
	Approval of this variance would allow a minimum side yard setback of 1.5 metres (4.9 ft.) for both interior side lot lines as shown on Appendix 4.
	COMMUNITY AMENITY CONTRIBUTION (LAN.40 – Financial Contribution for Community Amenities)
	COMMUNICATION
	REQUIREMENT(S) PRIOR TO FINAL READING
	SIGN-OFFS:
	Location Map
	Draft Plan of Subdivision
	Cedar Valley Comprehensive Development Plan

	18 e4 - BYLAW - 5522-2015-5050(181) PH Excerpt
	18 f - BYLAW - 5523-2015 Street Naming (Unger Court Extension)
	18 g - BYLAW - 5580-2016-2197(26) Water Rates Amending
	18 h - BYLAW - 5582-2016-3612(16) Land Use Application Procedures and Fees Amending
	19 a - DVP - DV 15-012 8895 Cedar Street SIG15-012 (Civic Consultants)
	19 c - DVP - DV16-008 - Permit for signing
	19 d - DVP - TP16-001 - Permit for signing
	20 a - MINUTES - sc(c)m160627 (to go on July 18 2016 RC agenda)
	20 b - MINUTES - sc(c)m160628 (to go on July 18 2016 RC agenda)
	20 c - MINUTES - rcm20160704
	20 d - MINUTES - sc(c)m160712 (to go on the August 15, 2016 RC Agenda)
	21 a - RRFC - YAEC Membership - EA memo



