














LATE ITEM 7(C) — Regular Council Meeting — November 21, 2011

TCO1AIA Corporate Administration
MlSSlOn i Memorandum

ON THE FRASER

To: Chief Administrative Officer

From: Deputy Chief Administrative Officer

Date: November 21, 2011

Subject: Development Services Pilot Project Update

Recommendation
No recommendation accompanies this report.

Background

In July of this year staff began a pilot project to look at how the District of Mission manages
development. The project was intended to perform a full review of the District application process,
communication with the development community and identify opportunities to streamline the process.

A dedicated staff team was selected and work began immediately identifying in-stream applications that
were stalled or in a state of flux. The team met weekly, or as needed, to look at development proposals
and to discuss various department processes. To date, the team approach has been utilized for the large
majority of development applications that have been received since July as well as many that were
already in stream.

This report is intended to provide Council and the community with a snapshot of the changes we have
initiated, additional changes that are being considered and an anticipated timeline to complete the
project.

The review falls into the following categories:
¢ Department processes
o Communication
e lLegal processes

Department processes are the mechanical steps staff takes to receive, process and approve
development applications and to issue permits. In any given application there are numerous
departments involved so the processes can be complex and time consuming. The pilot project team has
been very active in reviewing these processes and looking at ways to eliminate redundancy, expedite
outcomes and provide the most current and up to date information to the applicants in a timely manner.

One of the expected key outcomes of this project is to ensure that applicants are provided with detailed
information about the process their project must undertake as quickly as possible. Staff recognized that,
while most applications are time sensitive, the more critical issue for the applicant is the need to
understand and be aware of any significant challenges and potential costs associated with their
development. To that end, staff have developed a process of an internal project review that involves staff
from key departments and which is followed by a meeting with the applicant.
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Continuing with the theme of providing the most current and accurate information available at the time of
inquiry or application, each department is working to prepare and update development checklists to
ensure responses to requests are complete.

The department process review is not complete as it is anticipated that additional changes in the legal
process may identify further changes for each department. The final report, due in early 2012, will
identify those other processes that may require change.

Communication is one of the areas where we have, and will continue to make changes. The pilot project
has identified a number of areas for improvement such as:

1) Process awareness. The District has received a number of applications where the process and
associated timelines is either not known or not understood by the applicant. Many developments
have unrealistic time frame expectations and can be quickly disappointed when there are delays
(regardless of what the delay is for), so staff is working on readily available education material.
These information brochures will explain the process in a short form and indicate realistic time
frames for each type of development. This information will be posted on our website.

2) Communication style: The District of Mission is moving away from a regulatory service delivery
model and towards a customer service delivery model. This new model may provide an
opportunity for an exceptionally well-trained District staff to assist an applicant with technical
suggestions that could assist in areas where their proposals might not meet the District
requirements. While this assistance may not be suitable in all cases, we will be providing staff
with some best practices to address any risk management concerns and which will allow them to
share some technical support where appropriate.

3) Follow up: In our review of existing developments, it was determined that many applicants were
not aware of the current status of their application and whether or not they application was
complete. This often resulted in a misunderstanding: the applicant was waiting for the District to
contact them rather than following up with the District themselves. Staff is implementing a follow
up process to address this issue.

Legal process refers to those processes that require the municipality undertake specific steps under
Provincial or Federal statue and include such processes as rezonings, OCP amendments, Ministry
referrals, covenants and right-of-ways. These processes are very structured and can extend timeframes
for development approvals by months, and in some cases, years. It is important that the applicant
understands the requirements associated with this legal process.

To date the review team has made a number of changes to significantly reduce timeframes. These
changes include:

1) Developing a first reading report that provides as much information as possible about the project
at the very beginning. It is hoped that many questions that normally are raised at the public
hearing can be answered in this report and thus avoid a lengthy third reading report that can add
considerable time to the approval process.

2) Bylaw consideration following public hearings. This is an opportunity for Council to move the
development forward when they feel the concerns or questions raised at the public hearing have
been satisfactorily answered. To further facilitate this process, it is anticipated that a procedures
bylaw review and rewrite will come forward for consideration in early 2012.
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3) Adoption of OCP and zone amending bylaws in advance of full completion of some of the
requirements is being recommended where there are other legal mechanisms in place, such as
restrictive covenants and legal undertakings, to protect the District's interests.

4) Preparation of legal instruments. We have initiated an option for developers to work directly with
District legal counsel in the preparation of development agreements and other legal instruments.
Currently many of these documents and agreements involve staff working with a developer’s legal
counsel prior to a review by our legal counsel. This back and forth adds considerable time to the
process. It is our belief that connecting the developer’s legal representative and the District's
legal counsel directly will improve efficiency and save considerable time. Consideration of any
additional legal expenses by the District will be addressed in the final report.

It should be noted that the legal process review is only partially complete as we are transitioning between
our previous and new legal counsel. Staff will be meeting with our legal counsel in the next month to
confirm the exact processes we are required to undertake, and what tools and mechanisms we have to
become less risk adverse through the approval process.

Conclusion

This report is intended to give Council and the public a snapshot of the status of the development
services review and is not intended to list all of the processes that are being reviewed. In discussions
with members of the development community, the initial changes have been noticed and appreciated; but
both the District and the development community acknowledge that there is more work to do.

The staff team will continue to meet over the next two months to develop the legal process framework,
after which we should be in a position to meet with representatives of the development community to
gather their input and identify any further concerns.

Communication

The contents of this report will be shared with the Chamber of Commerce representatives, Economic
Development representatives and will be presented to members of the regional Canadian Home Builders
Association in the next short while.

@@M\Q

Paul Gipps
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