
 

Special Council Agenda 

December 18, 2013 – 3:00 p.m. 

Council Chambers  

8645 Stave Lake Street, Mission, BC 

1.  CALL TO ORDER 

2.  ADOPTION OF AGENDA 

3.  BYLAWS FOR CONSIDERATION 

 MOTION:  That the readings of all bylaws included in the Bylaws section of the 
December 18, 2013 Special council agenda be approved as listed. 

 (a)  Financial Plan (2014-2018) Bylaw 5392-2013 – a bylaw to 
establish the Financial Plan for the years 2014 to 2018 

Adoption 

 (b)  Water Rates Amending Bylaw 5393-2013-2197(23) – a bylaw 
to increase water rates by 2% for 2014 

Adoption 

 (c)  Sewer User Rates Amending Bylaw 5394-2013-1922(20) – a 
bylaw to increase sewer user rates by 2% for 2014 

Adoption 

 (d)  Refuse Collection and Disposal Amending Bylaw 5395-
2013-1387(53) – a bylaw to increase refuse collection rates by 
2% for 2014 

Adoption 

 (e)  Collection, Removal and Marketing of Recyclables 
Amending Bylaw 5396-2013-2639(17) – a bylaw to increase 
curbside recycling rates by 2% for 2014 

Adoption 

4.  RESOLUTION TO RESOLVE INTO COMMITTEE OF THE WHOLE 

5.  ENGINEERING AND PUBLIC WORKS 

 (a)  Water Meters The Case for Water Meters: Equitability, 
Sustainability and Responsibility (Report by Councillor Jewell 
– Discussion deferred from November 18, 2013 Committee of 
the Whole meeting) 

Page   2 

6.  DEVELOPMENT SERVICES 

 (a)  Consideration for Amending Land Uses in the Core 
Commercial Downtown One Zone (CCD1). 

Page 19 

7.  RESOLUTION TO RISE AND REPORT 

8.  ADOPTION OF COMMITTEE OF THE WHOLE REPORT 

9.  ADJOURNMENT 
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File Category: INF.WAT.MET 
File Folder: Residential Metered Water 

DATE:   December 3, 2013 

TO:   Mayor and Council 

FROM: Jeff Jewell, Councillor [and Co-Chair of the Abbotsford Mission Water & Sewer 
Commission (AMWSC)] 

SUBJECT:  The Case for Water Meters: Equitability, Sustainability and Responsibility 

ATTACHMENT(S): Appendix A: Financial Estimates re “2016 New Water Source Scenario” 
Appendix B: Questions & Answers  

RECOMMENDATION(S): Council consider and resolve: 

1. That the District of Mission adopt a voluntary water metering program, consistent with the 
approach outlined in this report. 

2. That Council direct staff to produce a report: outlining a proposed implementation plan 
including an appropriate schedule and citizen engagement process; identifying options and 
issues to be resolved. 

3. That staff produce a future report on ICI usage that would extend the same principles of 
pricing equitability, sustainability and responsibility to all users. 

EXECUTIVE SUMMARY: 
1. A reasonable estimate of the long term net cost of water meters is zero. 

2. The main objective of our water metering program would be to reduce Mission’s water 
consumption and thereby reduce our future share of the immense capital costs of a new water 
source, and also to defer this as long as possible. 

3. Responsible management of our water utility requires meters for leak detection, system 
planning and optimization. 

4. Equitability is the primary justification for water meters, specifically: fairness to all customers; 
fairness within the AMWSC partnership; and intergenerational fairness. 

5. About two out of three customers consume less than the average amount of water, and have 
been over-charged for years.  The large majority who use less water have been involuntarily 
subsidizing the minority that over-consumes.  And without meter based charges, nobody has 
any incentive to save water. 

6. Long term sustainability of the AMWSC partnership probably requires Mission to invest in 
water meters, to bring our per capita consumption in line with Abbotsford’s. 

7. Financial sustainability can be assured through a simple and equitable pricing structure that 
adjusts for any level of conservation under any mix of metered and non-metered customers. 

8. A voluntary metering program is recommended because it provides customers a free choice 
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that gives them the opportunity and incentive to save money by saving water. 

9. Once sufficient public support for meters is won through demonstrated benefits, it seems likely 
that a future Council decision may be to mandate universal meters. 

PURPOSE: 
Following a series of staff reports and Council deliberations over the past year, there remains 
considerable confusion and uncertainty as to whether water meters are actually needed or 
justified.  The intent of this report is to allay such doubts, and to explain why the District of Mission 
should commit to a water metering program without further delay.  Meters now should be seen as not 
only the right thing to do, but also essential to achieving the over-arching goals of equitability, 
sustainability and responsibility.  This report calls upon Council to proceed with a voluntary water 
metering program, and outlines an equitable pricing structure that would also assure financial 
sustainability, even as increasing conservation decreases overall consumption. 

BACKGROUND: 
Water meters have been mandated by two prior Mission Councils.  From 1971-74, between 500-800 
residential meters were installed, mainly in the West Heights area; unfortunately, these meters were 
never used, and are now obsolete.  Since 2009, water meters have been installed in all new 
residential construction.  Mission now has a total of 632 metered customers with volume based 
charges: 267 residential plus 365 ICI [Industrial, Commercial and Institutional]. 

However there remain 9,610 residential customers without meters.  With no awareness of 
consumption and no incentive to conserve, Mission’s per capita consumption for single family 
residences [SFR] is approximately double that of Abbotsford [which has meters, enabling volume 
based charges, bi-monthly billing and leak detection]. 

Mission's Water Study [Strategic Long Term Water Supply and Demand Management Study, August 
2012] advocated a strongly proactive program of Wise Water Management, with a long term 
commitment to conservation.  Specifically, it recommended that a universal water metering program 
should be implemented in order to: defer the enormous capital costs of a major new water source; to 
enable effective management and optimization of our water system; to reduce Mission's per capita 
consumption of water consumption.  Council adopted this report on Oct.15, 2012, and presented it to 
the Abbotsford Mission Water & Sewer Commission [AMWSC].  Accordingly, an expectation that the 
District of Mission would initiate a water metering program, as a core component of this plan, was 
raised with both our citizens and our AMWSC partners. 

On Apr.15, 2013 Council considered two reports on water meters: a staff report by the Director of 
Engineering and Public Works, the Manager of Finance, and the Deputy CAO; a PowerPoint 
presentation by Councillor Jewell, produced at the request of our CAO.  Both reports were based 
upon the Mission Water Study and recommended that Mission should adopt a universal water 
metering program.  Council considered but rejected this recommendation, however the following 
motion by Councillor Tilbury passed unanimously: 

 
    "That staff bring back a report to Council outlining suggestions and recommendations to implement 
a voluntary water metering program which takes into account education, incentives, pricing structure, 
implementation dates, and the use of outside funding to support the program." 

 
Subsequent staff reports and Council deliberations became bogged down with a multitude of options, 
technical and financial issues.  On Aug.14, 2013 Council adopted the following motion [Jewell and 
Tilbury opposed]: 
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    "That the District of Mission implement a voluntary water metering program and that the cost of the 
installation of the water meters be borne by the participating homeowners at a rate of 50% of cost with 
the District of Mission to retain ownership of the meters." 

 
By rescinding this motion on Oct.21, 2013 the issue of a water metering program is now at a 
standstill.  Council needs to decide what (if any) further action should be taken.  The goal of this 
report is to refocus our consideration onto the larger and long term issues, and to more fully develop 
the case for a water metering program. 

DISCUSSION AND ANALYSIS:  
The following is a summary of the key points. 

1. Until now, the case for water meters has not been clearly established.  Notwithstanding the 
fact that this Council has voted three times in support of a water metering program, there 
remain lingering doubts and misconceptions held by some members of Council and the public. 

2. The case for water meters needs to be considered in the context of the larger issues of long 
term costs and the sustainability of the AMWSC partnership. 

3. The value and importance to Mission of the AMWSC partnership is not fully appreciated. 

4. The case for water meters is actually very strong, based not upon the amount and cost of 
water saved, but on future capital cost savings as well as the principles of equitability, 
sustainability and responsibility.   

5. The strongest justification for water meters is equitability or fairness:  

a. Fairness to our customers.  Everyone ought to pay their fair share, neither more nor 
less.  And everyone should have the incentive to save money by saving water. 

b. Fairness within the AMWSC partnership.  Mission ought to match the investment in 
water meters made long ago by Abbotsford, and should commit to the goal of matching 
their level of conservation and per capita consumption.  

c. Intergenerational fairness.  Each generation ought to pay its fair share.  In particular, 
this generation of customers have been the beneficiaries of the substantial investments 
in our existing water system made by previous generations; further, based upon our 
Wise Water Management strategy, the immense costs of a new water source 
[Mission’s share has been estimated at approximately $53.5 million, which would 
become a total cost of $80.8 million with financing costs over 20 years] have been 
pushed on to the next generation.  So investing in water meters [estimated at about 
$13 million] would be a very reasonable and helpful contribution for this generation to 
make, that would significantly reduce the costs borne by the next generation [estimated 
$53.5 million reduced to $44.2 million, a difference of $9.3 million, effectively saving 
$14.1 million with financing costs], and also extend the time before it would be 
required. 

6. The staff report of Apr.15, 2013 stated "there is not a clear cut business case to support water 
meters".  This is true mainly because there are so many unknowns, such as: what the new 
water source would be; how much it would cost; when it would be needed; the amount of 
borrowing required, and the cost of debt servicing; how much water would be saved with water 
meters, and how many extra years we would get from this and other conservation measures. 
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However, there’s another way of looking at the information that we already have, and this 
yields the estimates cited above [see Appendix A].  It is based on what has been referred to as 
“The 2016 New Water Source Scenario”, which is in fact exactly what Mission would have 
been facing had it not been for Mission’s Water Study.  Following the 2011 election and the 
resounding defeat of the Stave Lake P3 referendum by Abbotsford voters, Abbotsford staff still 
insisted that this new source would be needed by 2016.  They produced a relentless stream of 
reports advocating this position.  Our analysis showed that Abbotsford’s water demand 
projections were exaggerated and disregarded the recent trend, which clearly showed 
significant reduction attributable to effective conservation measures, including Abbotsford’s 
new smart water meters and bi-monthly billing.  It was only the strength of our analysis, and 
argumentation within the AMWSC, that stopped the Stave Lake project from proceeding.  
Otherwise, Mission would have had no better option than to join Abbotsford in this costly 
project, in order to sustain the partnership and assure that we would continue to have the 
water needed to support our future growth. 
 
So we have good estimates of the costs that Mission would now have been facing under “The 
2016 New Water Source Scenario”, based on the existing cost sharing formula and our 
present level of consumption.  Our staff have also estimated what would have been our 
reduced level of consumption if we had previously invested in meters, and from this calculated 
our reduced share of capital costs.  The difference between these two cost projections 
represents the savings as a result of water meters [ref. Appendix A].   It is contended that this 
provides a reasonable ballpark estimate of future capital cost savings from water meters, and 
this leads to the conclusion that the long term net cost of meters would be approximately zero.   
 
On a cost benefit basis, the case for meters is therefore truly compelling.  Given that net 
capital costs would be approximately zero, over the long run, this means that investing in 
meters would provide all of the highly important benefits essentially for free!  In addition, 
ongoing operating costs would be reduced by about $100,000 per year. It really is a situation 
of pay now [and be fair to our customers, fair to our partner, and fair to the next generation; 
and operate a responsible water utility that provides incentives to conserve] or force the next 
generation to pay not only for the new source but also for our irresponsibility [so that we could 
continue enjoying our free ride while being unfair to our customers, our partner and the next 
generation; and operating an irresponsible water utility with no incentive to conserve]. 

7. An equitable pricing structure should be based on each customer’s level of consumption, i.e. 
the user-pay principle.  The hydro and gas utilities provide proven models, with a basic fee 
and a two-step rate structure that provides a reduced cost for those who conserve and greater 
incentive for everyone to consume less.  The rationale is to delay the need for costly 
expansion of capacity, and to more fairly distribute the capital cost burden. 

a. To present things in a simple way that customers would easily understand and also 
clearly incentivizes conservation, it is recommended that each water bill should have 
three lines.   
The first line would be presented as “Water System Flat-rate Charge”, being the 
amount required to cover all system costs [presently $465 per year, which includes all 
system operating and administrative costs plus capital projects and reserves].   
The second line would be an adjustment based on consumption which, depending on 
whether that amount was less than or greater than the average [for all Single Family 
Residences], would be presented as either “Water Conservation Rebate” or “Water 
Over-consumption Surcharge”.   
The third line would be “Net Charge”. 
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b. The Water Conservation Rebate would be calculated as Rebate-rate times the amount 
of water conserved, the latter being the difference between Average Consumption 
minus Individual Customer Consumption. 

c. The Water Over-consumption Surcharge would be calculated as Surcharge-rate times 
the extra water consumed, the latter being the difference between Individual Customer 
Consumption minus Average Consumption. 

d. The total amount of water saved by the conserver group is equal to the total amount of 
extra water consumed by the over-consumers.  Similarly, the total amount of rebates to 
conservers must be offset by an identical amount of surcharges, equitably distributed 
[according to consumption] across all over-consumers. 

e. It would also be reasonable to charge all or most of the required reserves to the over-
consumers, since it is their over-consumption that stresses overall system capacity, 
precipitating the eventual need for a new water source. 

f. For these reasons, the Rebate-rate and Surcharge-rate would be different.  But they 
would be set equitably to generate the required total revenues, which would be 
equitably distributed according to customer consumption. 

g. The same principles would be applied to non-metered customers.  Their water bill 
would also show the same three lines, and their adjustment would be based on 
whether the average consumption for the non-metered group was less than or greater 
than the average for all customers. 

h. It would be anticipated that most of the early adopters of water meters would be 
conservers and, having the incentive to conserve, most would probably be motivated to 
consume even less than before.  If so, initially the vast majority of them would earn 
rebates.  This would demonstrate the value of conservation, and the success of the 
metering program.  This scenario would also mean that the non-metered group would 
be charged more, as it should under the user-pay principle, given that their per capita 
share of consumption and costs would increase as the per capita share of conservers 
decreases. 

i. This scenario should also motivate others to adopt meters in subsequent years, in 
order to save money by saving water.  However many may remain in the non-metered 
group, about two-thirds of them would be consuming less than their group average, 
and hence would be subsidizing the higher consumers in the group.  On a purely 
rational basis, more customers each year should perceive their potential to save by 
adopting meters.  This scenario might well succeed in motivating most customers to 
voluntarily adopt meters fairly quickly.  However this plays out, at all times the 
distribution of costs would be equitable to all users, both metered and non-metered. 

j. Once all customers are metered, and all have the incentive to save money by saving 
water, the comparative advantage for the early adopters would disappear.  But that is 
just as it should be, as the main goal is to have everyone become a conserver, to bring 
our consumption in line with Abbotsford’s, and reduce our share of operating and 
capital costs.  Nonetheless, under any scenario, almost two out of three customers 
would be consuming less than the average and thereby earning rebates. 

8. A sustainable pricing structure must ensure the collection of sufficient revenues to cover both 
operating costs and reserve requirements, even as overall consumption may be reduced 
through conservation.  This is easily accomplished through rate adjustments [much like annual 
tax rates are adjusted according to total assessments and budget requirements].  Equitability 
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is the key to gaining public acceptance, and meters provide the opportunity for everyone to 
save through conservation.  It’s also important to note that our overall consumption needs to 
be reduced to approximately Abbotsford’s per capita level, in order to reduce Mission’s share 
of operating and capital costs and to delay the costly mega-project as long as possible. 

9. Our water metering program should be undertaken with the goal of earning public trust and 
generating goodwill, by putting the customer’s interests first. 

a. Meters should normally be placed at the property line or exterior shutoff valve.  
However, if this would require costly driveway repair, and if it would be less costly to 
place the meter inside the house at the interior shutoff valve, our program should have 
the flexibility to accommodate customer preference, provided that the customer would 
assume responsibilities and meet our requirements for access etc. 

b. Leak detection is one of our important goals, but it should not become a cost or risk 
burden on our customers [at least during the transition phase]. 

COUNCIL GOALS/OBJECTIVES:  
Mission’s Water Study was adopted by Council on Oct.15, 2012 and subsequently presented to the 
AMWSC.  This study presented the concept of Wise Water Management as the most responsible and 
effective way to defer the need for a costly new water source as long as possible.  A core component 
is its recommendation for Mission to implement a universal water metering program.  The 
recommendation of this report, to implement a voluntary water metering program, is an important step 
towards that goal. 

FINANCIAL IMPLICATIONS: 
Refer to staff reports of Apr.15, 2013 and Aug.14, 2013.  To be updated in future staff report. 

Total installation costs, for all single family residences in Mission, are estimated to be in the range 
$10.1 million [27% interior meters] to $13.1 million [all meters at the property line].  However, under a 
voluntary program, this would extend over a number of years.  The capital cost of meter installation 
would be funded by a combination of the following funding sources: the Community Works Gas Tax 
Reserve Fund, the Water Capital Reserve Fund, and the Sewer Capital Reserve Fund.  The District 
will also pursue additional funding as programs become available, including grant funding from senior 
levels of government.   

COMMUNICATION: 
Staff will determine the appropriate communication plan.  The citizen engagement strategy will be 
presented in the subsequent staff report. 

SUMMARY AND CONCLUSION:  
This Council adopted Mission’s Water Study with its concept of Wise Water Management.  A core 
component was its recommendation of a universal water metering program.  Subsequently, Council 
twice considered reports recommending a universal water metering program, and twice rejected the 
universal option.  However, Council has also twice voted for a voluntary water metering option, as this 
report is again recommending. 

What has until now been lacking is a clear case for water meters, and a strong justification for 
implementing a program that involves considerable costs and controversy, with major public impact.  
It is believed that this report presents a clear and compelling case, providing the justification required 
to support adoption of a water metering program. 
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It is also believed that this report provides full justification for the alternative of a universal water 
metering program, as previously recommended by staff and this author.  However, the universal 
option is not recommended, for the following reasons: 

1. The past year has been very frustrating as Council and staff have struggled to find the right 
water metering program for Mission.  This experience has certainly demonstrated the 
complexities and divisiveness of these issues.  A proposed universal water metering program 
would thrust our citizens into the same confusing and divisive debate.  It would probably lead 
to a contentious referendum in which the majority opinion would rule over others who would 
likely remain as passionately opposed; not a positive prospect. 

2. A voluntary program is effectively a personal referendum, allowing everyone to not only vote 
but actually decide for themselves.  This is much fairer for our citizens, and should transform 
the water meter decision from a divisive into a positive experience for our community.  

3. Given that wireless technology is already pervasive and provides significant advantages and 
long term savings, it would be short-sighted not to use smart meters.  However, 
notwithstanding the fact that BC Hydro has recently installed smart meters throughout the 
province, this remains a very controversial issue for a small minority.  By providing freedom of 
choice, a voluntary metering program could utilize smart meters without adding this confusing 
issue to what would already be a highly polarizing debate. 

SIGN-OFFS:  
 

Jeff Jewell, Councillor 
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APPENDIX A 
 

Financial Estimates re “2016 New Water Source Scenario” 
 
 

Description Amount 

Total debt payments 
over 20 years @ 

4.19% (cash basis) 
Estimated capital cost of new regional water source $300 million  
Portion of new regional water source attributed to growth 50%  
Mission’s 2013 actual cost share (based on 2012 actual usage) 23.5%  
Mission’s estimated 2013 cost share adjusted by 32% 
reduction due to universal meters and leak detection 

17.28%  

Mission’s share of new regional water source using current 
cost share 

$53.5 million $80.8 million 

Mission’s share of new regional water source using adjusted 
cost share (includes reduction due to universal meters and leak 
detection) 

$44.2 million $66.7 million 

Net Savings on a 2016 new water source as a result of 
universal meters 

$9.3 million $14.1 million 

Notes:  
1. Above estimates represent estimated capital costs of Stave Lake mega-project that was planned to 

occur in 2016; 
2. In addition to the savings noted above, Mission’s share of the future operating and minor capital costs 

of the regional system would also be reduced as a result of water meters. 
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APPENDIX B:  QUESTIONS & ANSWERS 
 

1. Q: Why should the District of Mission spend such a very large amount of money, time and 
effort on water meters when it cannot be justified by the quantity of water saved and reduced 
operating costs? 
A: Our responsibility is to do the right thing for the right reasons.  While water meters would 
certainly be valuable in saving water and reducing Mission's share of operating costs, this is 
only a small part of the justification for Mission’s investment in water meters.  Far more 
importantly, water meters are essential to reducing Mission's total long term costs, and to our 
fulfillment of the principles of equitability, sustainability and responsibility.  The case for water 
meters is based on three main objectives: 

1. To reduce Mission's share of water consumption, and hence reduce not only our our 
share of ongoing operating costs but far more importantly our share of future capital 
costs, through conservation that would hopefully bring Mission's per capita 
consumption in line with Abbotsford's. 

2. To defer the need for a new water source and its enormous capital cost as long as 
possible, potentially by about 15-20 years. 

3. To achieve our goals of equitability, sustainability and responsibility. 
4. To eliminate the serious fundamental flaws in how we've been operating and charging 

for our water system. 
2. Q: What's wrong with the way we've been running our water system? 

A: The simple answer would be 'almost everything'; no business would ever be run this way. 
For example: 

1. A large majority of customers [approximately two out of three] have, under flat-rate 
billing, been over-charged for many years. 

2. The remainder who consume more than average have been subsidized for years by 
those who conserve. 

3. There is no incentive for anyone to conserve water, which is a major reason why 
Mission's per capita consumption is about double that of Abbotsford [which has had 
meters for a long time]. 

4. Customers have no awareness of how much water they consume. 
5. A water system cannot be responsibly managed and planned without measuring 

consumption by customer and location. 
6. The lack of water meters makes it impossible to detect leaks on customer's 

property.  Abbotsford's meters identified leaks on about 3,500 or 15% of the properties 
[another reason why their per capita consumption is so much lower than ours]. 

3. Q: What is meant by the equitability principle, and why is it so important? 
A: Previously, the principle of equitability was either ignored or unrecognized.  Now, with an 
understanding of its broad range of implications, the equitability principle is seen as the 
primary justification for meters.  Equitability means fairness, probably the most simple and 
guiding principle for all of our relationships, and it relates to water meters in three major ways: 

1. Fairness to all customers.  Following the user-pay principle, each customer ought to be 
charged the appropriate amount based on what they consume and not for what others 
consume.  In particular, fairness means not over-charging those who conserve and 
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deserve to be rewarded, and not forcing them to effectively subsidize those who over-
consume. 

2. Fairness to our partner in the Abbotsford Mission Water and Sewer Commission 
[AMWSC].  In particular, Mission's Water Study of 2012, which was adopted by 
Mission’s Council and presented to the AMWSC, made a strong case for Wise Water 
Management, specifically including conservation and water meters.  Further, this report 
was instrumental to our success in eventually persuading Abbotsford that a new water 
source could be postponed for many years if the AMWSC increased its commitment to 
conservation.  Abbotsford, having invested in water meters many years ago, has 
already achieved dramatic reduction in consumption whereas Mission has not.  One 
can well imagine that Abbotsford is expecting Mission to get serious and make a 
similar investment in water meters; in other words, to ‘walk our own talk’. 

3. Fairness to Mission's next generation of citizens.  If Mission fails to bring its per capita 
consumption in line with Abbotsford's, our share of future capital costs of a new water 
source would be increased by about the same amount as the cost of water meters.  So 
if Mission's present generation of citizens doesn’t invest in water meters, this would 
effectively add about the same amount onto the next generation, onto which we have 
already pushed the huge cost burden of the new water source. 

4. Q: How costly would water meters be for Mission? 
A: The actual amount would depend on the time-frame and a number of other factors: 

1. The short term cost has been estimated at about $13 million to install meters in every 
residence. 

2. The net long term cost should be approximately zero, depending on how much the new 
water source would cost and how much our share would be reduced through 
conservation.  [Ref. Appendix A] 

3. If Mission adopts a voluntary water metering program, it might take 5-10 years to get 
full adoption.  [The timeline could be shortened if, after voluntary adoption reached 
some threshold, a future Council decision might mandate universal meters.]  The total 
costs would be higher, but the annual costs would be easily manageable. 

5. Q: Why is Mission's share of future capital costs tied to our percentage of consumption? 
A: This is only what is reasonable.  The AMWSC has established the formulas for calculating 
equitable sharing of costs, factoring in consumption, growth and the need for redundancy. 

1. Our present over-consumption as compared with our percentage of ownership was 
discussed in some detail in our Mission Water Study of 2012. 

2. This has also been noted by Abbotsford staff in discussion at the AMWSC, with a 
suggestion that perhaps Mission should be called upon to increase its share of 
ownership of the existing system to bring it into line with our level of consumption. 

3. As long as there is spare capacity, our over-consumption increases our cost share of 
system operation, effectively providing a subsidy to Abbotsford without any negative 
impact.  But this would change if and when overall consumption approaches the 
available capacity. 

6. Q: What does Mission gain from the AMWSC partnership, and is it viable in the long term? 
A: The partnership is a win-win for both partners, primarily due to economies of scale and the 
avoidance of duplicated costs of facilities and staffing.  The partnership is stable at present, 
but it is very asymmetric due to differences in populations, growth and revenues. 
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1. Abbotsford has benefited from Mission's over-consumption and effective subsidy of 
operating costs, as well as the sound analysis in Mission’s Water Study of 2012 that 
saved them from the erroneous reports from their staff that otherwise would have 
resulted in the enormous costs and crippling debt of a new water source at least a 
decade or two before it should actually be necessary. 

2. Mission has benefited from Abbotsford's investment in water meters and its substantial 
success in conservation, with per capita consumption at about half our level, which is 
the only reason that our system now has considerable spare capacity. 

3. If the partnership dissolved, the adverse consequences would be considerably more 
costly for Mission than Abbotsford.  Abbotsford has a much larger tax base, is already 
paying almost 80% of operating costs, owns a greater portion than they are using, and 
has all of the operating staff.  Mission would need to either become a customer of 
Abbotsford, with no capacity to influence plans or control costs, or assemble a 
sufficient group of costly staff to run our own water system.  And redundancy would 
require a new water source right away, by at least one of the partners and funded 
alone.  So it is in the best interests of both partners, and especially Mission, to maintain 
their commitments to the partnership and making it better. 

7. Q: What are the principles for equitable pricing across the different customer categories [i.e. 
Single Family Residence (SFR); Industrial, Commercial, Institutional (ICI) etc.] 
A: Each category should be charged according to the total consumption of its customers as a 
percentage of Mission's total consumption. 

1. The total amount charged must equal the funding required to cover Mission's share of 
water system operating costs plus transfer to water reserves. 

2. To incentivize water conservation and more equitably distribute the burden on system 
capacity [and hence future capital costs] caused by those who over-consume, it is 
recommended that reserve charges should be allocated based on consumption. 

8. Q: What are the principles of an equitable pricing structure for SFR customers with water 
meters? 
A: Based on the user-pay principle, each customer to be charged according to their own actual 
consumption: 

1. A 'Basic Charge' plus or minus a 'Water Conservation Adjustment' that would be 
calculated according to each Customer's Consumption compared to the Mission 
Average Consumption 

2. 'Water Conservation Adjustment' would be presented as either a 'Water Conservation 
Rebate' -OR- 'Water Over-consumption Surcharge', according to whether 'Customer's 
Consumption' is less than or greater than the 'Mission Average Consumption'. 

3. 'Water Conservation Rebate' calculated as 'Rebate-rate' times ('Mission Average 
Consumption' minus 'Customer's Consumption') 

4. 'Water Over-consumption Surcharge' calculated as 'Surcharge-rate' times ('Customer's 
Consumption' minus 'Mission Average Consumption') 

5. The total amount of 'Water Conservation Rebates' would be matched by the same 
amount being included within the total amount of ‘Water Over-consumption 
Surcharges’, which would be equitably distributed [according to consumption] across 
all customers who are at or above the 'Mission Average Consumption' [both metered 
and non-metered customers]. 
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6. The total of 'Water Over-consumption Surcharges' should also include all or most of 
the funds transferred to water reserves, to place the cost burden where it belongs and 
to add further incentive for conservation by over-consumers. 

7. For these reasons, the ‘Surcharge-rate' would be higher than the 'Rebate-rate', which 
is consistent with the stepped rates as used to incentivize conservation by the hydro 
and gas utilities. 

9. Q: What are the principles of equitable pricing for water for customers without meters? 
A: As with all customer categories, the pricing should be fair and not punitive, but also provide 
incentive to adopt meters with the goals of saving water and saving money. 

1. The same principles would be applied to non-metered customers.  Their water bill 
would also show the same three lines, and their adjustment would be based on 
whether the average consumption for the non-metered group was less than or greater 
than the average for all customers. 

2. Presuming that most of those who would voluntarily choose meters would probably be 
those who conserve more and consume less water, this would mean that the average 
consumption and charges would probably increase [as would only be equitable] for 
those who opted to remain in the non-metered group.  This would provide increasing 
incentive to adopt meters. 

10. Q: Would it be necessary and fair to increase the flat-rate charges for non-metered customers 
following the introduction of a voluntary water metering program? 
A: Probably necessary [as explained above], and definitely fair. 

1. Any future rate adjustments will always be calculated on a principled and equitable 
basis, and should be seen as rectifying an otherwise inequitable situation. 

2. Most Mission customers have actually been consuming less than the 'Mission Average' 
all along, and they have been over-charged while the over-consumers have been 
under-charged and subsidized by them for many years. 

3. Our guiding pricing principle is equitability, and a major goal is conservation to both 
reduce and delay major future costs of water system expansion.  Pricing structures will 
always be consistent with the principle of equitability and promote the goal of 
conservation. 

4. Non-metered customers would be encouraged to consider switching to meters, which 
would enable almost everyone to save water and save money. 

11. Q: What is the essence of the sustainability principle? 
A: Sustainability applies to water meters in both an environmental and financial sense.   

1. While water is a renewable resource that is fortunately quite plentiful in BC, the 
infrastructure required to deliver water to urban customers is very costly, especially 
when major expansion is required.  Therefor it is very important to promote and 
practice water conservation, and the province of BC has set the goal under its Living 
Water Smart Plan "to become 33% more water efficient by 2020 and meet 50% of 
growth through conservation".  Abbotsford, with its water meters, has already achieved 
remarkable reductions in water consumption, and it is recommended that Mission 
should make a similar commitment to the achievement of our provincial goals. 

2. Financially, conservation presents a challenge that requires an appropriate pricing 
policy to ensure revenue sustainability in a situation of declining overall 
consumption.  It is essential to collect sufficient revenues to cover all operating costs 
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as well as required capital reserves.  The solution is to formulate an equitable and 
principle based rate structure with sufficient flexibility to accommodate changes in 
consumption.  The pricing structure proposed in this report assures that both the 
equitability and sustainability would always be achieved, regardless of changes in the 
levels of consumption and the mix of metered and non-metered customers. 

3. Simply put, conservation necessarily leads to increasing water rates to cover costs with 
reduced consumption.  While this may initially seem to be undesirable and unfair, it is 
important for everyone to understand it as an inescapable consequence of our primary 
objective of conservation, which is to defer the need for major capital expenditures on 
a new water source as long as possible.  Furthermore, an equally or perhaps even 
more important goal in Mission's situation is to reduce its share of water consumption 
to bring it in line with Abbotsford [where we are now consuming about double that of 
our partner on a per capita basis], in order to reduce our share of costs of the future 
mega project.   

4. The question of whether or not increasing water rates are unfair depends on the 
equitability factor.  With an equitable pricing structure, those consuming less than 
average would actually save money even as rates increased, while the increasing cost 
burden would be justly borne by those who consume more, with increasing incentive 
for all to consume less and save money. 

12. Q: With meter based pricing, should there be just one rate or more than one? 
A: The proposed pricing structure, with differentiated rates for conservation and over-
consumption, is effectively a two-step rate structure.  This provides a reduced cost for those 
who conserve and greater incentive for everyone to consume less.  The hydro and gas utilities 
are proven and accepted pricing models, and they are also based on a two-step rate structure.  
To cite the rationale provide on the BC Hydro website: 

1. This rate structure is designed to encourage conservation and is referred to as a 
"stepped rate". The first portion is called Step 1 and the amount above that is called 
Step 2." 

2. "Why do we have a Step 2 rate?  Demand for electricity in British Columbia is growing 
and new electricity supply is more expensive than power from our existing resources. 
The higher Step 2 price is a better reflection of the real cost of that new electricity 
supply.  The stepped rate structure provides a price incentive to encourage 
conservation – which is the cleanest, cheapest and simplest way to meet growing 
electricity demand." 

13. Q: Would it be necessary and fair to have future rate increases as a result of water 
conservation? 
A: Yes: 

1. A sustainable pricing structure must ensure the collection of sufficient revenues to 
cover both operating costs and reserve requirements, even as overall consumption 
may be reduced through conservation.  This is easily accomplished on an equitable 
basis through rate adjustments [much like annual tax rates are adjusted according to 
total assessments and budget requirements].   

2. Meters provide the opportunity for everyone to save money by saving water.  So a rate 
increase does not necessarily mean increased charges for every customer. 

3. It’s also important to understand that our overall consumption needs to be reduced, to 
approximately Abbotsford’s per capita level, in order to reduce Mission’s share of 
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operating and capital costs and to delay the costly mega-project as long as possible. 

14. Q: What is the essence of the responsibility principle?         
A: In addressing the question of whether the District of Mission should adopt a water metering 
program, Council should first determine the right balance between a number of opposing 
considerations: 

• short term versus long term [costs and benefits] 

• cost versus equitability [to our customers, to our partner and to future generations] 

• over-consumption versus conservation [i.e. irresponsible versus responsible consumption] 

• inadequate versus adequate information as the basis for planning and management of our 
water utility and resources 
 

For each of the above pairs, the first alternative represents the status quo, as contrasted by 
the second alternative that would be achieved with water meters.  A "do nothing" decision by 
Council would indeed be the easiest and arguably best option as measured by short term 
costs and benefits.  But it would certainly not be the best option in the long term:  

• it would fail to address the full range of equitability issues;  

• it would leave us in a situation of perpetual over-consumption [compared with our AMWSC 
partner] with no incentives to conserve;  

• it would leave the next generation of Mission taxpayers facing considerably higher cost 
share of a new water source at an earlier date;  

• it would not provide the information required to provide effective and responsible 
management of our water system. 

Council is always responsible to ensure that all expenditures of the people's money are well 
justified.  But Council also bears the responsibility to do the right thing, to perform due 
diligence to ensure proper consideration of all factors, to balance present needs and interests 
alongside those of future citizens, and to provide leadership in dealing with challenging 
situations.   
Citizens also bear responsibilities: to pay their fair share for public services; and to consume 
those services responsibly and not wastefully.  Conservation is a goal that is very much in the 
shared interest of all taxpayers, and something that all citizens should be committed to. 
Both elected officials and citizens also bear the responsibility of stewardship: to practice 
sustainability in the way we live; and to improve both the environmental and financial situation 
for those who follow us. 

15. Q: What are Council's options re water metering programs? 
A: There are a few basic options, but the question is how they should be evaluated, and the 
suggestion here is that each should be measured against the criteria of equitability, 
sustainability and responsibility, as well as financial and political considerations.. 

1. Do nothing, and keep on kicking the water meter can down the road.  This option is an 
easy winner on short term financial and political considerations, but is an abject failure 
on equitability, sustainability and responsibility. 

2. Proceed with a voluntary metering program.  This would achieve our goals of 
equitability, sustainability and responsibility.  It also provides citizen choice and avoids 
the polarizing process of a referendum.  But it would take longer and cost more to 
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achieve full completion and benefits. 
3. Recommend a universal metering program and put it to a public referendum.  This 

would be a polarizing process, and many people would probably be unhappy whatever 
the result.  Financial costs would be lower.  But whether or not the goals of equitability, 
sustainability and responsibility would be achieved would depend on the referendum 
results [and recent referendums show that negative campaigns seem to be more 
successful than positive campaigns]. 

4. Council adopt a universal metering program without putting it to a public referendum.  
Council has no mandate for this option, and would probably not choose to run on this 
issue in the next election. 

16. Q: Would a referendum be a better way to decide on a water metering program? 
A: A referendum is an appropriate process for the people to decide on important questions 
that don’t require a lot of study to understand the issues involved.  But where there are many 
complex and conflicting factors to be considered, including the need to balance the short term 
interests of today versus the long term interests of future citizens, the overall best interests of 
the community are probably better served through the process of careful deliberation by 
elected representatives.  

17. Q: If there would be a referendum, what should the choice be? 
A: A choice between a voluntary or universal metering program is the only one that would 
achieve the goals of equitability, sustainability and responsibility. 

1. A referendum on either a voluntary or universal metering program alone, where its 
defeat would be to do nothing, would be an irresponsible and unprincipled referendum 
question.  There is a fundamental problem of principle if the majority of voters 
[unfortunately not normally a large percentage of the population] could force others to 
endure being perpetually overcharged. 

2. It would equally be irresponsible for Council to present a referendum question where 
the result could damage the AMWSC partnership, or was unfair to a future generation. 

3. It would also be unwise and perhaps even unfair to present a referendum question that 
provoked a polarizing debate, especially with the knowledge that negative campaigning 
tends to have a higher chance of success by stimulating peoples’ fear, uncertainty and 
doubt. 

18. Q: If a universal water metering program is the chosen option, how should it be funded? 
A: Full costs of a universal water metering program would of course be borne by the DOM. 

19. Q: If a voluntary water metering program is the chosen option, how should it be funded? 
A:  Full costs of a voluntary water metering program should also be borne by the DOM.   

1. It is very possible, perhaps even likely, that a future Council decision might be to 
mandate water meters for everyone, after voluntary adoption reached some threshold.  
This of course would be a problem if the early adopters had been obliged to pay any 
portion of implementation costs. 

20. Q: Under a voluntary water metering program, does it matter what the adoption rate is, or how 
long it would take for Mission to become fully metered? 
A: Not really. 

1. A faster and higher rate of adoption would realize greater savings. 
2. The demonstrated benefits of meters, specifically savings of water and money by most 

customers with meters, should be an incentive for increasing voluntary adoption. 
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21. Q: What changes would customers see on their water bills? 
A: The recommended new water bill would have the same three lines for both metered and 
non-metered customers. 

1. Line 1 would be:  ‘Water System Flat-rate Charge’ 
2. Line 2 would be: ‘Water Conservation Adjustment' would be presented as either a 

'Water Conservation Rebate' -OR- 'Water Over-consumption Surcharge' 
3. Line 3 would be:  ‘Total Charges’ 

22. Q: When would meter based billing take effect? 
A: Probably at the beginning of the year following installation.  But first need to: 

1. Need to detect and repair any leaks. 
2. Give customer data regarding current level of consumption, Mission average 

consumption, and indication of what charges would be under meter based billing. 
23. Q: What would be the billing period options? 

A: This would be an operational decision based on workload, software etc. 
1. Suggest monthly or bi-monthly electronic billing or consumption reports 
2. It would be desirable to offer equalized payment plan with adjustments annually or as 

consumption changes significantly 
24. Q: What guidelines are proposed for a citizen engagement plan to promote our water metering 

program? 
A: This would be heavily dependent on whether it would be a voluntary or universal program. 

1. For a voluntary metering program, it would be necessary to explain the what, why, how 
and when.  Also to indicate what it would mean for our customers, and provide the 
information they would need to decide whether they should choose a meter, i.e. who 
would benefit and who would not. 

2. For a universal metering program, it would be necessary to explain the what, why, how 
and when.  Also to indicate what it would mean for our customers, and who would 
benefit and who would not. 

3. If there is a referendum, it would be important to run a carefully planned campaign that 
would be shaped by the referendum question. 

25. Q: What policy is recommended re leak detection, remediation and costs? 
A: Leak detection and remediation is one of our major goals in order to conserve water and 
reduce our overall consumption.  But our policy for dealing with this would have the potential 
to either gain or lose customer satisfaction and goodwill.  A ‘customer first’ approach is 
recommended, to mitigate the risks and costs to the customer. 

1. Leak detection is one of the features of smart meters, as water usage can be 
monitored automatically and frequently at no extra cost. 

2. Customer notification should be provided as soon as a leak is detected. 
3. Reasonable time should be given to remedy the leak before any charge to customer 

for water wasted. 
4. It might even be wiser to have a leak remediation service included in our contract for 

meter installation and maintenance.  Costs could either be covered by the DOM or 
passed on to the customer, or shared. 
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26. Q: What options and conditions are recommended re water meter placement and access?  
A: Meters should normally be installed at the external shutoff valve.  But it is recommended 
that some flexibility should apply under a ‘customer first’ policy. 

1. If the shutoff valve is on a driveway, it would probably be the customer’s preference to 
have the meter installed at the interior shutoff valve.  In many cases this would 
significantly reduce the installation costs to the DOM. 

2. That should be an acceptable option, providing that the customer would sign a contract 
meeting all our terms and conditions, specifically assuming all risks and committing to 
provide reasonable access as required etc. 

27. Q: What are the pros and cons related to so-called ‘smart meters’? 
A: Smart meters have great benefits in reducing operating costs and providing much more 
timely information on water consumption.  However, even though BC Hydro recently installed 
smart meters for all customers in BC, this technology remains somewhat controversial as a 
small minority of people who are adamantly opposed to smart meters due to a scientifically 
unfounded fear of risks from electromagnetic radiation. 

1. Smart meters are based on wireless technology, which is the basis of the cell phone 
industry and computer networks within most homes and commercial buildings.  This 
technology is pervasive throughout all countries in the world, and there are more 
networked devices than people on the planet. 

2. The very large majority of people embrace the services that utilize wireless technology, 
and have almost become dependent on them.  And no proven health risks have been 
scientifically established. 

3. Electromagnetic radiation has existed throughout the natural world since the beginning 
of time, and all living creatures have been dependent on solar energy which has 
immense power that is always on. 

4. Manmade electromagnetic radiation has been prevalent for more than a century.  
Powerlines, TV transmitters and cell phone towers exist throughout the developed 
world, and all emit vastly higher levels of electromagnetic radiation than smart meters 
or cell phones. 

5. To the extent that electromagnetic radiation could be a health factor, the key factors 
would be signal strength and duration.  The energy concentration diminishes as the 
square of the distance from the source. 

6. Cell phones and smart meters are based on the same technology and same signal 
strength.  The main differences in electromagnetic radiation exposure are dependent 
on the comparative signal strength and duration.  Most cell phones are held next to the 
head when in use, and the distance to the brain would be about 5 cm.  Even if a smart 
meter would be located inside a house, the distance to most people would probably be 
at least 5 meters.  So the typical difference in signal distance would be that a cell 
phone was about 1,000 times closer, so the signal strength would be about 1,000,000 
times greater than a smart meter. 

7. Both smart meters and cell phones are powered by batteries, and the technology is 
designed to use minimum power to extend battery life.  Smart meters are designed to 
last 20 years with no battery recharge or replacement!  So the power drawn is 
extremely small, and the duration is extremely short, about 10 seconds per day.  And 
most cell phones are used much longer than that.  So any electromagnetic radiation 
risk is many millions or billions of times smaller with smart meters than cell phones. 
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File Category: PRO.PLA.DOW 
File Folder: Downtown Revitalization Plan 2012 

DATE:   December 18, 2013 

TO:   Mayor and Council 

FROM: Sharon Fletcher, Director of Long Range Planning and Special Projects 

SUBJECT: Consideration for Amending Land Uses in the Core Commercial 
Downtown One Zone (CCD1). 

ATTACHMENT(S): Appendix 1 - Core Commercial Downtown One (CCD1) zone  
 Appendix 2 – Selected Definitions from the Zoning Bylaw 
 

RECOMMENDATION(S): Council consider and resolve: 

1. That Council selects which permitted uses, if any, from the following list:  

a. Vehicle Rental 

b. Arcade 

c. Body Art and Tattoo Parlour 

d. Flea Market 

e. Cheque Cashing  

f. Any other permitted uses within the current CCD1 zone 

should be removed from the  Core Commercial Downtown One (CCD1) zone; and 

2. That the Downtown Business Association Board of Directors be consulted with respect to 
Council’s preference and a report summarizing their comments be brought back for Council’s 
consideration. 

 

EXECUTIVE SUMMARY: 

This report seeks direction from Council in response to requests from stakeholders and the public to 
remove some uses from the current downtown zone that are not appropriate in a small compact 
downtown area or where too many of the same uses could be detrimental to revitalization efforts.  

 

PURPOSE: 
The purpose of this report is to seek direction from Council regarding which Permitted Uses within the 
existing Core Commercial Downtown zone (CCD1) should be removed. 
 

19



 REPORT TO COUNCIL Page 2 of 19  

BACKGROUND: 

As part of the public process that resulted in the MissionCity Downtown Action Plan (Plan), a number of 
comments were made by the public and stakeholders regarding permitted land uses that while they 
should be permitted in Mission, it is not beneficial when too many are located within a small compact 
commercial core.  

This request for direction also responds to Big Move #6 A Welcoming and Family-Friendly Downtown, 
Action 6.4 - Amend applicable downtown zoning bylaws to remove pawn-shops and cheque 
establishments as permitted uses in the downtown. Pawn shops, as a permitted use, were removed 
from the CCD1 zone some time ago; however, the above action was included in the downtown plan 
based on stakeholder input during the planning process. Cheque cashing businesses are still a 
permitted use within the CCD1 zone.  Action 6.4 triggers a discussion about other uses that should be 
considered from the perspective of whether they will help “Revitalize Downtown by Creating an 
Environment for Private/Other Investment” (Council’s stated objective). 

 

DISCUSSION AND ANALYSIS:  
Following direction from Council, uses that are currently allowed within the downtown could be 
removed as permitted uses on properties zoned Core Commercial Downtown One (CCD1). This 
would result in land uses becoming non-conforming. As non-conforming uses, existing businesses 
can continue to operate at that location but no new businesses of that use could locate downtown 
unless the zone was amended.  Should the business cease operating for a period of greater than six 
months, the same business would not be permitted to open again. 

The following uses were not included in the draft new zone (CCD2 zone) that Council recently 
attached to the LAN 58 policy - MissionCity Downtown Action Plan as a draft zone that fits with and 
implements the plan’s vision and objectives: 

• Vehicle Rental, 
• Arcade, 
• Pool and Billiard Hall, 
• Body Art and Tattoo Parlour, 
• Building Supply Store, 
• Flea Market, 
• Household Equipment Rental; and 
• Funeral Parlour and/or Memorial Service Facility. 

 

The decision to leave certain uses out of the CCD2 zone was guided by the objectives of the Plan 
where the District is trying to create a “Welcoming and Family-friendly Downtown” and a pedestrian 
friendly space that focuses retail uses on 1st Avenue and service uses above or off the lane and along 
2nd Avenue. The plan also encourages high density residential. Some of the uses listed above have 
large parking requirements and if located in the downtown could spread out retail storefronts and use 
land less intensely than desired to achieve the objective of people living, working and shopping 
downtown.  

Core Commercial Downtown One (CCD1) zone 

In accordance with the Plan, actions under Big Moves #6 focus on creating a “Welcoming and Family-
friendly Downtown”. Action 6.4 states “Restrict pawn shops and cheque cashing uses downtown”. The 
intent is to generate a discussion regarding what uses in addition to “pawn shops” and “cheque 
cashing” Council may want to consider restricting from the downtown core.  After evaluating the list of 
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uses currently permitted within the zone (Appendix 1), a few other uses are being proposed for 
removal.  These uses include: 

• Vehicle Rental 
• Arcade 
• Body Art and Tattoo Parlour 
• Flea Market 

Once Council has provided direction, staff will take the list to the Downtown Business Association’s 
monthly meeting for input and will determine how many businesses will become non-conforming if the 
uses are removed as permitted uses in the CCD1 zone. A report will be forwarded to Council with a 
recommendation based on the feedback. 

COUNCIL GOALS/OBJECTIVES:  

This report addresses Council’s stated objective to: 

“Revitalize Downtown by Creating an Environment for Private/Other Investment” 

Specifically, to “create a practical and implementable downtown revitalization plan including a 
common vision, a land-use plan, a business strategy, i.e. development incentive program, an 
infrastructure plan, etc.” 

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

COMMUNICATION: 
It is recommended that the Downtown Business Association’s Board of Directors will be consulted 
regarding the proposed changes and a follow-up report be brought back to Council. 

 

SIGN-OFFS:  
 

Sharon Fletcher, Director of Director of Long 
Range Planning and Special Projects 

 

Reviewed by: 
Mike Younie, Director of Development Services 

 
Comment from Chief Administrative Officer: 
Reviewed.  

 
G:\COMDEV\SHARON\COW Reports\Implementing the downtown plan - Consider amending land uses in the CCD1 zone for 
downtown.docx 
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Core Commercial Downtown One Zone CCD1 
 
A. Zone Intent 
 

1. The intent of this zone is to provide for the general commercial uses typically associated with a 
downtown area found within the Commercial Core area.  The CCD1 zone is intended to 
accommodate uses within the historical downtown area of Mission and is designed to retain 
the form and character of this area respecting the rich Heritage of Downtown Mission.   

 
B. Permitted Uses 
 

1. The following Principal Uses and no other shall be permitted in the CCD1 zone: 
 

a. Accommodation limited to: 
 
i. Hotel. 

 
b. Automotive limited to: 

 
i. Parking Lot, and 
ii. Vehicle Rental. 
 

c. Cultural limited to: 
 

i. Cultural Assembly, 
ii. Gallery, and 
iii. Museum. 

 
d. Entertainment limited to: 

 
i. Arcade, 
ii. Banquet Hall, 
iii. Cinema, and  
iv. Pool and Billiard Hall. 

 
e. Food and Beverage limited to: 

 
i. Café, 
ii. Coffee Shop, and 
iii. Restaurant. 
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f. Institutional limited to: 
 

i. Adult Educational Institution, 
ii. Child Care Centre, 
iii. Civic Assembly, 
iv. College, 
v. Educational Facility, 
vi. Library, and 
vii. University. 
 

g. Office limited to: 
 
i. Government Service, 
ii. General office Use, and 
iii. Administrative Office Use. 
 

h. Personal Service limited to 
 
i. Barber Shop, 
ii. Body Art and Tattoo Parlour, 
iii. Cleaning and Repair of Clothing, 
iv. Hair and Body Salon, and 
v. Spa. 
 

i. Recreation limited to: 
 
i. Bowling Alley, and 
ii. Indoor Recreation Facility. 
 

j. Residential limited to: 
 

i.  Apartments provided they: 
 

i. Form an integral part of a commercial Building on the lot, 
ii. Are not be located on the 1st storey, and 
iii. Are the only Use in a storey and in all other storeys above the Residential Use. 
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k. Retail limited to: 
 

i. Auction-Retail, 
ii. Bakery, 
iii. Building Supply Store, 
iv. Butcher, 
v. Convenience Store, 
vi. Flea Market, 
vii. Furniture Store, 
viii. Garden Supply Store, 
ix. Household Equipment Rental, 
x. Liquor Store, 
xi. Produce Sales, 
xii. Retail Store, 
xiii. Second Hand Store, 
xiv. Specialty Food, 
xv. Supermarket, and 
xvi. Video Rental. 

 
l. Service limited to: 

 
i. Community Service, 
ii. Financial, Insurance and Real Estate, 
iii. Funeral Parlour and/or Memorial Service Facility, 
iv. General Service Use, and 
v. Veterinary Clinic. 

 
3. The following Accessory Uses and no other shall be permitted in the CCD1 zone: 

 
a. Residential limited to: 
 

i. Indoor Amenity Space, and 
ii. Outdoor Amenity Space. 
 

b. Storage limited to the following: 
 

i. Enclosed Storage. 
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C. Lot Area 
 

1. Except where such Lot existed at the effective date of this Bylaw or Lots created under Section 
104, Part D. each Lot shall have a minimum area as shown on the following table: 

 
Zone: Area 
CCD1 558 sq m 

(6,006 sq ft) 
 

2. Notwithstanding Section 901, Part C.1, where a Lot contains an Undevelopable Area, that 
area shall not be included in the calculation of minimum Lot Area. 

 
3. Notwithstanding Section 901, Part C.1 and C.2, where a Lot contains natural slopes greater 

than or equal to 33%, that sloped area shall not be included in the calculation of minimum Lot 
Area. 

 
D. Density 
 

1. The maximum density for the residential portion of the development shall be calculated as 
follows: 

 
Zone: Maximum Density 
CCD1 272 upha (110upa) 

 
E. Setbacks 
 

1. All Buildings and Structures shall be sited in accordance with the following minimum Setbacks: 
 

 Front Rear Interior 
Side 

Exterior 
Side 

Principal/ Accessory  
Building or Structure 

0.0 m 
(0.0 ft) 

0.0 m 
(0.0 ft) 

0.0 m 
(0.0 ft) 

0.0 m 
(0.0 ft) 

 
2. Notwithstanding Section 901 Part E.1, all Buildings shall be sited a minimum of 6.0 m (19.6 ft) 

from all Undevelopable Areas as defined in this Bylaw.   
 
F. Lot Coverage  
 

1. Buildings shall together cover not more than the Lot Area as noted in the following table: 
 

Zone: Lot Coverage 
CCD1 100% 
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G. Floor Space 
 

1. The floor space should not exceed the following ratio as listed in the following table (indoor 
amenity space, garage space, detached or attached, or underground parking shall be used in 
calculating total floor area): 

 
 
Zone: 

Floor Space 
Ratio 

CCD1 1.50 
 
H. Height of Buildings  
 

1. The Height of the Principal Building and Accessory Buildings shall not exceed 15.0 m (49.2 ft): 
 
I. Indoor Amenity Space 
 

1. Developments that contain 15 units or more shall provide in Indoor Amenity Space at a rate of 
at least 2.8 sq m (30.0 sq ft) per unit. 

 
2. A Child Care Centre may be housed within an Indoor Amenity Space provided they comply 

with the following requirements: 
 

a. Have direct access from a highway, independent from the access to the residential uses; 
and 

b. Have direct access to an open space and play area within the Lot. 
 
J. Outdoor Amenity Space 
 

1. Outdoor Amenity Space is not a requirement within this zone. 
 

2. If Outdoor Amenity Space is provided it shall have a slope of 5% or less. 
 
K. Off Street Parking 
 

1. Off Street Parking shall be in accordance with the provisions of Section 108. 
 

2. Parking within the required setbacks is not permitted. 
 

3. 75% of the required resident parking spaces must be provided as parking within the building 
envelope.  

 
4. Off Street Parking shall not have access from a front property line if access is available via a 

lane or a flanking street. 
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Definition of Categories in the Zoning Bylaw (Section 106 Page 51 of the Zoning Bylaw) 
 

1. Accommodation: The intent of the Accommodation category is to allow uses that allow for 
the temporary accommodation of the travelling public. 
 

2. Cultural: The intent of the Cultural category is the allow uses for the social enlightenment of 
the general public. 

 
3. Entertainment: The intent of the Entertainment category is to allow for uses that provide 

entertainment and gathering opportunities to the general public. 
 

4. Food and Beverage: The intent of the Food and Beverage category is to allow for uses that 
serve food and beverages to the general public. 

 
5. Institutional: The intent of the Institutional category is to allow for uses that provide a public 

service. 
 
6. Office: The intent of the Office category is to allow uses that require an office setting to 

conduct their business. 
 

7. Personal Service: The intent of the Personal Service category is to allow uses that provide for 
the care and appearance of the body or the cleaning or repair of personal effects. 

 
8. Recreation: The intent of the Recreation category is to allow uses that provide recreational 

opportunities for the general public. 
 

9. Residential: The intent of the Residential category is to allow uses that provide for the 
permanent accommodation of a person or persons. 

 
10. Retail: The intent of the Retail category is to allow for uses that sell goods or merchandise to 

the end consumer for personal consumption. 
 

11. Service:  The intent of the General Service category is to allow for uses that provide a service, 
rather than a product, to the general public or to other businesses. 

 
12. Storage: The intent of the Storage category is to allow for uses that provide storage for items 

typically associated with the Principal Use of a Lot. 
 
  

Appendix 2 
Selected Definitions from Section 102 

of the Zoning Bylaw 
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A. Definitions (Section 102 Page 4 of the Zoning Bylaw) 
 

1. The following definitions shall apply throughout this Bylaw: 
 
Accessory Use  

means a use customarily associated with and subordinate to a permitted Principal Use. 
 
Administrative Office Use 
 see Office Use, Administrative 
 
Adult Education Institution        Cat: Institutional 

means a Facility offering post-secondary education courses. 
Includes: 
 business schools,  
 technical, trade and vocational schools and  
 special education programmes.   

 
Amenity Space - Indoor 

see Indoor Amenity Space 
 
Amenity Space - Outdoor 

see Outdoor Amenity Space 
 
Apartment          Cat: Residential 

means a Multiple Unit Residential Building consisting of three or more Dwelling Units on a 
Lot or site, where each Dwelling Unit has its principal access from an entrance or hallway 
common to at least two other Dwelling Units on the same floor. 

 
Arcade          Cat: Entertainment 

means a Facility where six (6) or more devices or machines, mechanically, electronically, or 
otherwise, are operated and which is used, or intended to be used, for the amusement and 
enjoyment of the public, but shall not include a licensed premises under the Liquor Control and 
Licensing Act, as amended, where minors are not permitted. 

 
Arena 

see Indoor Recreation Facility 
 
Assembly – Civic          Cat: Institutional 

means a Facility providing for the assembly of persons for, charitable, philanthropic, non-
commercial recreational or educational purposes. 
 
Includes: 
 auditoriums,  
 youth and senior centres,  
 social halls, and 
 group day camps. 

 
Excludes:  
 residential facilities such as dormitories, foster homes, residential care facilities or 

Apartment or Townhouse residential accommodation, and 
 Church. 
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Assembly – Cultural          Cat: Cultural 
means Facility providing for the assembly of persons for religious and cultural purposes. 
 
Limited to:  
 monasteries,  
 abbeys,  
 cultural centres and events, and  
 performing arts theatres. 

 
Excludes: 
 Church. 

 
Auction - Retail          Cat: Retail 

means a Facility where Department Store Type Merchandise (DSTM) is sold to the general 
public to the highest bidder that takes place entirely within an enclosed Building. 

 
Banquet Hall          Cat: Entertainment 

means a Facility providing for the gathering of persons for social purposes that is entirely 
contained within a Building. 

 
Barbershop         Cat: Personal Service 

means a Facility wherein the practice of barbering occurs. 
 
Body Art and Tattoo Parlour      Cat: Personal Service 

means a Facility where the principal activity involves marking the skin of a person with a 
design, symbol, lettering or any other pattern by any means including needles, pricking and 
body piercing. 

 
Bowling Alley         Cat: Recreational 

means a Facility used for the sport of bowling and may include an Eating Establishment 
Use or Neighbourhood Public House. 

 
Building 

means any Structure used or intended for supporting or sheltering any use or occupancy. 
 
Building Supply Store         Cat: Retail 

means a Facility where construction materials are sold to the end consumer or contractors. 
 
Child Care Centre          Cat: Institutional 

means a Facility for children for group day care, family day care, pre-school, play school, out-
of-school care, child minding, specialized day care, and emergency child care all as licensed 
and regulated under the Community Care and Assisted Living Act [SBC 2002] c.75. 

 
Church          Cat: Institutional 

means a Facility that provides for the assembly of persons for religious purposes and 
includes Buildings, or portion thereof, in which religious services of any denomination are held. 
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Cinema           Cat: Entertainment 
means a Facility where films are displayed on one or more screens and may also be used for 
live performances, and may include: 
 concessions,  
 restaurants,  
 arcades, and  
 Indoor Amenity Area. 

 
Civic Assembly 
 see Assembly, Civic 
 
Cleaning and Repair of Clothing      Cat: Personal Service 

means a Facility where the primary service involves servicing items of clothing for the end 
consumer. 
 
Includes  
 Laundromats,  
 Drycleaners and  
 Tailors. 

 
College          Cat: Institutional 
 means a Facility for post secondary education. 
 
Commercial Use 

means a classification of all the uses within the following Use Categories: 
 
 Accommodation, 
 Automotive, 
 Food and Beverage, 
 Entertainment, 
 Office, 
 Personal Service, 
 Recreation, 
 Retail, 
 Service, and 
 Waterfront. 

 
Community Service        Cat: General Service 

means the provision of a public service providing information, referral, counseling, advocacy or 
physical or mental health services on an out-patient basis, or dispensing aid in the nature of 
food or clothing, or providing drop-in activity space.  
 
Excludes: 
 Churches, and  
 Residential Uses. 

 
Convenience Store          Cat: Retail 

means a commercial establishment, under 1,000 sq m (10,763 sq ft), retailing grocery and 
other convenience items and services to the immediate neighbourhood.  
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Cultural Assembly 
 see Assembly, Cultural 
 
Density 

means a measurement of development intensity on a Lot which shall be either calculated as 
Floor Space Ratio (FSR), Lot Coverage or Unit Density. 

 
Density – Floor Space Ratio (FSR)   

means the figure obtained when the floor space area of all the floors of the Buildings 
constructed or proposed to be constructed on a Lot is divided by the area of the Lot.  For the 
purpose of calculating the Floor Space Ratio: 

 
 The Floor Space is the sum of the horizontal area of each floor of a building above 

Natural Grade within the outside surface of its exterior walls and excludes Basements.  
 
 When parking is the Principal Use on a Lot, those areas used for parking within the 

Building envelope shall be excluded. 
 
 
 
 
 
 
 
 

 
 
 
Density – Unit  

means the figure (units per hectare – upha or units per acre – upa) obtained by dividing the 
total number of Dwelling Units by the Lot Area upon which the units are located or are 
proposed to be located.  For the purposes of calculating Density-Unit, the calculation shall be 
based on Net Density and shall not include any Undevelopable Area as part of the 
calculation. 

 
Department Store Type Merchandise (DSTM) 

means the retail sale of goods and merchandise that can be typically bought in a department 
store. 

Dwelling Unit 
means one or more rooms of complementary use, occupied or intended to be occupied by a 
Family and containing not more than one kitchen. 

 
Dwelling Unit, Internal 

means a Dwelling Unit contained within a Row House Building and attached to two other 
Dwelling Units on opposite sides within the same Row House Building. 

 
Eating Establishment        Cat: Food/Beverage 

means a commercial establishment which serves prepared food and beverages to the public 
for consumption on or off the premises.  

 
 

0.5 FSR 1.5 FSR 
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Enclosed Storage           Cat: Storage 
means an Accessory Use providing for the storage of goods or things customarily associated 
with the Principal Use of the property. Storage must be completely enclosed within an 
Accessory Building. 
 
Includes: 
 Sheds. 

 
Facility 

means land or a Building, or any portion or combination thereof, intended to be used for a 
Principal or Accessory Use. 

 
Family 

means one or more persons related by blood or marriage including common-law, legal 
adoption, foster care, family care or legal guardianship or not more than three (3) persons not 
necessarily related by blood or marriage including common-law, legal adoption or legal 
guardianship. 

 
Garden Supply Store         Cat: Retail 

means a Facility where garden products are sold to the end consumer or wholesaled and 
includes a nursery or greenhouse.  

 
General Services Use                Cat: General Service 

means a business providing services, other than Personal Service, to an individual or to other 
businesses. 
 
Includes: 
 Dance Studio,  
 Photocopying services,  
 Film processing,  
 Sports training, 
 Tool and equipment rentals, and  
 Appliance repair services. 

 
Excludes: 
 All Automotive Category uses,  
 Industrial Equipment Rental,  
 Personal Service, and 
 Retail Store. 

 
Government Service          Cat: Office 
 means a Facility for Federal, Provincial, Regional and Municipal services. 
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Hair and Body Salon              Cat: Personal Service 
means a Facility wherein the practice of cosmetology occurs. 

 
Includes: 
 cutting and styling of hair,  
 estheticians, and 
 Electrolysis.  

 
Excludes:  
 Body Art and Tattoo Parlour, and  
 Body Rub Parlour. 

 
Hotel             Cat: Accommodation 

means a Facility in which accommodation is provided in the form where more than 75% of the 
units are accessed from the interior of a Building. 

 
Indoor Amenity Space        Cat: Residential 

means a Facility that is entirely contained within a Building and is non-commercial, except as 
specifically permitted in the zone, and accessory to a Multiple Unit Residential 
Development for the purpose of providing social or recreational facilities and may include: 
 
 meeting rooms,  
 swimming pools,  
 saunas,  
 craft rooms,  
 games rooms, 
 common rooms, and 
 kitchen facilities  

 
for use by residents and their guests. 

 
Indoor Recreation Facility        Cat: Recreation 

means a Facility which is entirely enclosed within the Principal Building that provides 
recreational activity. 
 
Includes: 
 Arena, 
 Bowling Alley,  
 Curling Rink,  
 Health and Fitness Club,  
 Racquet Sport Facility, 
 Pool, and 
 Skating Rink. 

 
 
Library          Cat: Institutional 

means a Building that is used to collect, loan or exhibit literary, musical, artistic or reference 
material.  
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Liquor Store           Cat: Retail 
means a Facility where liquor, beer, wine and other associated products are sold to the 

public. 
 

Includes: 
 Beer and wine store.  

 
Multiple Unit Residential Building            Cat: Residential 

means a Residential Use Building which contains three (3) or more Dwelling Units. 
 
Excludes: 
 Secondary Dwelling Units. 

 
Neighbourhood Public House       Cat: Food/Beverage 

means a Facility providing for the sale and consumption of alcoholic beverages and food in 
an establishment licensed as a neighbourhood public house under the Liquor Control and 
Licensing Act, R.S.B.C. 1996 c. 267, as amended. 

 
Off Street Parking 

means a parking area which is designed to accommodate vehicles associated with a 
Principal Use on a Lot. 

 
Office, Administration Use         Cat: Office 

means a Building, or portion thereof, used for administrative, finance and sales functions of a 
Principal Use on a Lot.  
 
Excludes  
 all Personal Service uses, and 
 Tow Truck Offices and Storage Compounds. 

 
Office, General Use           Cat: Office 

means a Building, or portion thereof, used for consultative or professional services. 
 
 Includes Uses such as: 

 Accounting and Bookkeeping,  
 Advertising Agency,  
 Architectural Firm,  
 Engineering,  
 Planning,  
 Surveying,  
 Attorney,  
 Counseling,  
 Court Reporting,  
 Data Processing,  
 Computer Services, 
 Scientific and Research,  
 Employment Agency,  
 Public Relations, and  
 Consulting Service. 
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Excludes: 
 Administrative Office Use, 
 all Personal Service uses, and  
 Tow Truck Offices and Storage Compounds. 

 
Outdoor Amenity Space           Cat: Residential 

means an area, or multiple areas, in a Multiple Unit Residential Development intended for 
convenient use by the occupants it is designed to serve, provides recreation space for outdoor 
leisure activities and may include balconies, any roof area of a building which contains 
functional improvements provided direct access is available from the associated apartment 
structure and excludes any area used for off street parking, off street loading and service 
driveways and Undevelopable Areas. 

 
Parking Lot 

means a site which is designed to accommodate motor vehicles with a gross vehicle weight of 
4,500 kilograms (9,921 pounds) or less. 

 
Pawnshop           Cat: Retail 

means a Facility for taking goods in pawn. 
 
Principal Use  

means a use that is specifically permitted as a principal use in a zone, but does not include an 
Accessory Use. 

 
Produce Sales           Cat: Retail 

means the incidental retail sale of agricultural products which are produced on the same Lot 
or an adjacent Lot owned by the same owner. 

 
Restaurant          Cat: Food/Beverage 

means a Facility serves food or beverages primarily to persons seated within the Building. 
 

Includes: 
 cafes,  
 tea rooms,  
 outdoor cafes, and  
 Drive-through Restaurants. 

 
Retail Store           Cat: Retail 

means the business of selling Department Store Type Merchandise (DSTM), to the end 
consumer for personal consumption or household use and not for resale purposes. 
 
Includes: 
 Convenience Store,  
 Flea markets, wholly enclosed within a Building,  
 Household equipment rental,  
 Liquor Store, 
 Retail Warehouse Use, and 
 Video rental. 
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Excludes: 
 Vehicle Dealership, and  
 Vehicle rental. 

 
Retail Warehouse          Cat: Retail 

means a Facility where the sale of goods in bulk quantities or of household goods such as 
furniture and carpeting, occurs from a building exceeding 6,500 sq m (70,000 sq ft). 

 
Row House                Cat: Residential 

means a Multiple Unit Residential Building formed by a minimum of three (3), and not more 
than six (6), side by side Dwelling Units attached to each other in a row with each Dwelling 
Unit located on its own Lot. 

 
Second Hand Store          Cat: Retail 

means a Retail Use where the sale of previously used merchandise, such as clothing, 
household furnishings or appliances, sports and recreational equipment, or the like. 
 
Excludes: 
 second hand Motor Vehicles.  

 
Spa                   Cat: Personal Service 

means a Facility for day use whose services may include massage and body or facial 
treatments by licensed therapists. 
 
Excludes: 
 Body Art and Tattoo Parlour, and 
 Body Rub Parlour. 

 
Specialty Food Store         Cat: Retail 

means a Facility, less than 1,000 sq m (10,764 sq ft), retailing food items associated with a 
particular nationality, religious observance, dietary practice or cuisine. 

 
Storey 

means that portion of a Building which is situated between the top of any floor and the top of 
the floor next above it, and if there is no floor above it, that portion of between the top of such 
floor and the ceiling above it. 

 
 
Street 

means a highway 10 m (32.81 ft) or more in width. 
 
Structure 

means a construction or improvement of any kind, whether fixed to, supported by, or sunk into 
land. 
 
Includes: 
 sheds,  
 platforms,  
 display signs,  
 decks,  
 gazebos,  
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 tanks,  
 poles,  
 towers,  
 swimming pools,  
 windmills, and 
 chimney towers.  

 
Supermarket 

means a Facility, over 1,000 sq m (10,764 sq ft), for the retailing of grocery and other 
convenience items and may include Department Store Type Merchandise (DSTM) for up to 
20% of the total Floor Space. 

 
Theatre 

see Cinema 
 
Townhouse          Cat: Residential 

means a Multiple Unit Residential Building consisting of not less than three and not more 
than six attached Dwelling Units, separated by a common wall extending from foundation to 
roof, on a Lot or site, where each Dwelling Unit has a private entrance with direct access to 
the outside and also has direct access to a private open space other than a Balcony or Sun 
Deck.  

 
Unit Density  

see Density – Unit  
 
University          Cat: Institutional 

means a Facility for post secondary education. 
 
Use 

means the purpose for which a Building, Structure or land is used, designed, arranged or 
intended, or for which it is occupied or maintained. 
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	sca131218 (Finance Bylaw - Water Meters - Downtown Plan)
	Council Report 20131126 The Case for Water Meters
	EXECUTIVE SUMMARY:
	1. A reasonable estimate of the long term net cost of water meters is zero.
	2. The main objective of our water metering program would be to reduce Mission’s water consumption and thereby reduce our future share of the immense capital costs of a new water source, and also to defer this as long as possible.
	3. Responsible management of our water utility requires meters for leak detection, system planning and optimization.
	4. Equitability is the primary justification for water meters, specifically: fairness to all customers; fairness within the AMWSC partnership; and intergenerational fairness.
	5. About two out of three customers consume less than the average amount of water, and have been over-charged for years.  The large majority who use less water have been involuntarily subsidizing the minority that over-consumes.  And without meter bas...
	6. Long term sustainability of the AMWSC partnership probably requires Mission to invest in water meters, to bring our per capita consumption in line with Abbotsford’s.
	7. Financial sustainability can be assured through a simple and equitable pricing structure that adjusts for any level of conservation under any mix of metered and non-metered customers.
	8. A voluntary metering program is recommended because it provides customers a free choice that gives them the opportunity and incentive to save money by saving water.
	9. Once sufficient public support for meters is won through demonstrated benefits, it seems likely that a future Council decision may be to mandate universal meters.
	PURPOSE:
	Following a series of staff reports and Council deliberations over the past year, there remains considerable confusion and uncertainty as to whether water meters are actually needed or justified.  The intent of this report is to allay such doubts, and...
	BACKGROUND:
	Water meters have been mandated by two prior Mission Councils.  From 1971-74, between 500-800 residential meters were installed, mainly in the West Heights area; unfortunately, these meters were never used, and are now obsolete.  Since 2009, water met...
	However there remain 9,610 residential customers without meters.  With no awareness of consumption and no incentive to conserve, Mission’s per capita consumption for single family residences [SFR] is approximately double that of Abbotsford [which has ...
	Mission's Water Study [Strategic Long Term Water Supply and Demand Management Study, August 2012] advocated a strongly proactive program of Wise Water Management, with a long term commitment to conservation.  Specifically, it recommended that a univer...
	On Apr.15, 2013 Council considered two reports on water meters: a staff report by the Director of Engineering and Public Works, the Manager of Finance, and the Deputy CAO; a PowerPoint presentation by Councillor Jewell, produced at the request of our ...
	"That staff bring back a report to Council outlining suggestions and recommendations to implement a voluntary water metering program which takes into account education, incentives, pricing structure, implementation dates, and the use of outside f...
	Subsequent staff reports and Council deliberations became bogged down with a multitude of options, technical and financial issues.  On Aug.14, 2013 Council adopted the following motion [Jewell and Tilbury opposed]:      "That the District of Mission ...
	By rescinding this motion on Oct.21, 2013 the issue of a water metering program is now at a standstill.  Council needs to decide what (if any) further action should be taken.  The goal of this report is to refocus our consideration onto the larger an...
	DISCUSSION AND ANALYSIS:
	The following is a summary of the key points.
	1. Until now, the case for water meters has not been clearly established.  Notwithstanding the fact that this Council has voted three times in support of a water metering program, there remain lingering doubts and misconceptions held by some members o...
	2. The case for water meters needs to be considered in the context of the larger issues of long term costs and the sustainability of the AMWSC partnership.
	3. The value and importance to Mission of the AMWSC partnership is not fully appreciated.
	4. The case for water meters is actually very strong, based not upon the amount and cost of water saved, but on future capital cost savings as well as the principles of equitability, sustainability and responsibility.
	5. The strongest justification for water meters is equitability or fairness:
	a. Fairness to our customers.  Everyone ought to pay their fair share, neither more nor less.  And everyone should have the incentive to save money by saving water.
	b. Fairness within the AMWSC partnership.  Mission ought to match the investment in water meters made long ago by Abbotsford, and should commit to the goal of matching their level of conservation and per capita consumption.
	c. Intergenerational fairness.  Each generation ought to pay its fair share.  In particular, this generation of customers have been the beneficiaries of the substantial investments in our existing water system made by previous generations; further, ba...
	6. The staff report of Apr.15, 2013 stated "there is not a clear cut business case to support water meters".  This is true mainly because there are so many unknowns, such as: what the new water source would be; how much it would cost; when it would be...
	7. An equitable pricing structure should be based on each customer’s level of consumption, i.e. the user-pay principle.  The hydro and gas utilities provide proven models, with a basic fee and a two-step rate structure that provides a reduced cost for...
	a. To present things in a simple way that customers would easily understand and also clearly incentivizes conservation, it is recommended that each water bill should have three lines.   The first line would be presented as “Water System Flat-rate Char...
	b. The Water Conservation Rebate would be calculated as Rebate-rate times the amount of water conserved, the latter being the difference between Average Consumption minus Individual Customer Consumption.
	c. The Water Over-consumption Surcharge would be calculated as Surcharge-rate times the extra water consumed, the latter being the difference between Individual Customer Consumption minus Average Consumption.
	d. The total amount of water saved by the conserver group is equal to the total amount of extra water consumed by the over-consumers.  Similarly, the total amount of rebates to conservers must be offset by an identical amount of surcharges, equitably ...
	e. It would also be reasonable to charge all or most of the required reserves to the over-consumers, since it is their over-consumption that stresses overall system capacity, precipitating the eventual need for a new water source.
	f. For these reasons, the Rebate-rate and Surcharge-rate would be different.  But they would be set equitably to generate the required total revenues, which would be equitably distributed according to customer consumption.
	g. The same principles would be applied to non-metered customers.  Their water bill would also show the same three lines, and their adjustment would be based on whether the average consumption for the non-metered group was less than or greater than th...
	h. It would be anticipated that most of the early adopters of water meters would be conservers and, having the incentive to conserve, most would probably be motivated to consume even less than before.  If so, initially the vast majority of them would ...
	i. This scenario should also motivate others to adopt meters in subsequent years, in order to save money by saving water.  However many may remain in the non-metered group, about two-thirds of them would be consuming less than their group average, and...
	j. Once all customers are metered, and all have the incentive to save money by saving water, the comparative advantage for the early adopters would disappear.  But that is just as it should be, as the main goal is to have everyone become a conserver, ...
	8. A sustainable pricing structure must ensure the collection of sufficient revenues to cover both operating costs and reserve requirements, even as overall consumption may be reduced through conservation.  This is easily accomplished through rate adj...
	9. Our water metering program should be undertaken with the goal of earning public trust and generating goodwill, by putting the customer’s interests first.
	a. Meters should normally be placed at the property line or exterior shutoff valve.  However, if this would require costly driveway repair, and if it would be less costly to place the meter inside the house at the interior shutoff valve, our program s...
	b. Leak detection is one of our important goals, but it should not become a cost or risk burden on our customers [at least during the transition phase].
	COUNCIL GOALS/OBJECTIVES:
	Mission’s Water Study was adopted by Council on Oct.15, 2012 and subsequently presented to the AMWSC.  This study presented the concept of Wise Water Management as the most responsible and effective way to defer the need for a costly new water source ...
	FINANCIAL IMPLICATIONS:
	Refer to staff reports of Apr.15, 2013 and Aug.14, 2013.  To be updated in future staff report.
	Total installation costs, for all single family residences in Mission, are estimated to be in the range $10.1 million [27% interior meters] to $13.1 million [all meters at the property line].  However, under a voluntary program, this would extend over...
	COMMUNICATION:
	Staff will determine the appropriate communication plan.  The citizen engagement strategy will be presented in the subsequent staff report.
	SUMMARY AND CONCLUSION:
	This Council adopted Mission’s Water Study with its concept of Wise Water Management.  A core component was its recommendation of a universal water metering program.  Subsequently, Council twice considered reports recommending a universal water meteri...
	What has until now been lacking is a clear case for water meters, and a strong justification for implementing a program that involves considerable costs and controversy, with major public impact.  It is believed that this report presents a clear and c...
	It is also believed that this report provides full justification for the alternative of a universal water metering program, as previously recommended by staff and this author.  However, the universal option is not recommended, for the following reasons:
	1. The past year has been very frustrating as Council and staff have struggled to find the right water metering program for Mission.  This experience has certainly demonstrated the complexities and divisiveness of these issues.  A proposed universal w...
	2. A voluntary program is effectively a personal referendum, allowing everyone to not only vote but actually decide for themselves.  This is much fairer for our citizens, and should transform the water meter decision from a divisive into a positive ex...
	3. Given that wireless technology is already pervasive and provides significant advantages and long term savings, it would be short-sighted not to use smart meters.  However, notwithstanding the fact that BC Hydro has recently installed smart meters t...
	SIGN-OFFS:
	APPENDIX B:  QUESTIONS & ANSWERS
	1. Q: Why should the District of Mission spend such a very large amount of money, time and effort on water meters when it cannot be justified by the quantity of water saved and reduced operating costs? A: Our responsibility is to do the right thing fo...
	1. To reduce Mission's share of water consumption, and hence reduce not only our our share of ongoing operating costs but far more importantly our share of future capital costs, through conservation that would hopefully bring Mission's per capita cons...
	2. To defer the need for a new water source and its enormous capital cost as long as possible, potentially by about 15-20 years.
	3. To achieve our goals of equitability, sustainability and responsibility.
	4. To eliminate the serious fundamental flaws in how we've been operating and charging for our water system.
	2. Q: What's wrong with the way we've been running our water system? A: The simple answer would be 'almost everything'; no business would ever be run this way. For example:
	1. A large majority of customers [approximately two out of three] have, under flat-rate billing, been over-charged for many years.
	2. The remainder who consume more than average have been subsidized for years by those who conserve.
	3. There is no incentive for anyone to conserve water, which is a major reason why Mission's per capita consumption is about double that of Abbotsford [which has had meters for a long time].
	4. Customers have no awareness of how much water they consume.
	5. A water system cannot be responsibly managed and planned without measuring consumption by customer and location.
	6. The lack of water meters makes it impossible to detect leaks on customer's property.  Abbotsford's meters identified leaks on about 3,500 or 15% of the properties [another reason why their per capita consumption is so much lower than ours].
	3. Q: What is meant by the equitability principle, and why is it so important? A: Previously, the principle of equitability was either ignored or unrecognized.  Now, with an understanding of its broad range of implications, the equitability principle ...
	1. Fairness to all customers.  Following the user-pay principle, each customer ought to be charged the appropriate amount based on what they consume and not for what others consume.  In particular, fairness means not over-charging those who conserve a...
	2. Fairness to our partner in the Abbotsford Mission Water and Sewer Commission [AMWSC].  In particular, Mission's Water Study of 2012, which was adopted by Mission’s Council and presented to the AMWSC, made a strong case for Wise Water Management, sp...
	3. Fairness to Mission's next generation of citizens.  If Mission fails to bring its per capita consumption in line with Abbotsford's, our share of future capital costs of a new water source would be increased by about the same amount as the cost of w...
	4. Q: How costly would water meters be for Mission? A: The actual amount would depend on the time-frame and a number of other factors:
	1. The short term cost has been estimated at about $13 million to install meters in every residence.
	2. The net long term cost should be approximately zero, depending on how much the new water source would cost and how much our share would be reduced through conservation.  [Ref. Appendix A]
	3. If Mission adopts a voluntary water metering program, it might take 5-10 years to get full adoption.  [The timeline could be shortened if, after voluntary adoption reached some threshold, a future Council decision might mandate universal meters.]  ...
	5. Q: Why is Mission's share of future capital costs tied to our percentage of consumption? A: This is only what is reasonable.  The AMWSC has established the formulas for calculating equitable sharing of costs, factoring in consumption, growth and th...
	1. Our present over-consumption as compared with our percentage of ownership was discussed in some detail in our Mission Water Study of 2012.
	2. This has also been noted by Abbotsford staff in discussion at the AMWSC, with a suggestion that perhaps Mission should be called upon to increase its share of ownership of the existing system to bring it into line with our level of consumption.
	3. As long as there is spare capacity, our over-consumption increases our cost share of system operation, effectively providing a subsidy to Abbotsford without any negative impact.  But this would change if and when overall consumption approaches the ...
	6. Q: What does Mission gain from the AMWSC partnership, and is it viable in the long term? A: The partnership is a win-win for both partners, primarily due to economies of scale and the avoidance of duplicated costs of facilities and staffing.  The p...
	1. Abbotsford has benefited from Mission's over-consumption and effective subsidy of operating costs, as well as the sound analysis in Mission’s Water Study of 2012 that saved them from the erroneous reports from their staff that otherwise would have ...
	2. Mission has benefited from Abbotsford's investment in water meters and its substantial success in conservation, with per capita consumption at about half our level, which is the only reason that our system now has considerable spare capacity.
	3. If the partnership dissolved, the adverse consequences would be considerably more costly for Mission than Abbotsford.  Abbotsford has a much larger tax base, is already paying almost 80% of operating costs, owns a greater portion than they are usin...
	7. Q: What are the principles for equitable pricing across the different customer categories [i.e. Single Family Residence (SFR); Industrial, Commercial, Institutional (ICI) etc.] A: Each category should be charged according to the total consumption o...
	1. The total amount charged must equal the funding required to cover Mission's share of water system operating costs plus transfer to water reserves.
	2. To incentivize water conservation and more equitably distribute the burden on system capacity [and hence future capital costs] caused by those who over-consume, it is recommended that reserve charges should be allocated based on consumption.
	8. Q: What are the principles of an equitable pricing structure for SFR customers with water meters? A: Based on the user-pay principle, each customer to be charged according to their own actual consumption:
	1. A 'Basic Charge' plus or minus a 'Water Conservation Adjustment' that would be calculated according to each Customer's Consumption compared to the Mission Average Consumption
	2. 'Water Conservation Adjustment' would be presented as either a 'Water Conservation Rebate' -OR- 'Water Over-consumption Surcharge', according to whether 'Customer's Consumption' is less than or greater than the 'Mission Average Consumption'.
	3. 'Water Conservation Rebate' calculated as 'Rebate-rate' times ('Mission Average Consumption' minus 'Customer's Consumption')
	4. 'Water Over-consumption Surcharge' calculated as 'Surcharge-rate' times ('Customer's Consumption' minus 'Mission Average Consumption')
	5. The total amount of 'Water Conservation Rebates' would be matched by the same amount being included within the total amount of ‘Water Over-consumption Surcharges’, which would be equitably distributed [according to consumption] across all customers...
	6. The total of 'Water Over-consumption Surcharges' should also include all or most of the funds transferred to water reserves, to place the cost burden where it belongs and to add further incentive for conservation by over-consumers.
	7. For these reasons, the ‘Surcharge-rate' would be higher than the 'Rebate-rate', which is consistent with the stepped rates as used to incentivize conservation by the hydro and gas utilities.
	9. Q: What are the principles of equitable pricing for water for customers without meters? A: As with all customer categories, the pricing should be fair and not punitive, but also provide incentive to adopt meters with the goals of saving water and s...
	1. The same principles would be applied to non-metered customers.  Their water bill would also show the same three lines, and their adjustment would be based on whether the average consumption for the non-metered group was less than or greater than th...
	2. Presuming that most of those who would voluntarily choose meters would probably be those who conserve more and consume less water, this would mean that the average consumption and charges would probably increase [as would only be equitable] for tho...
	10. Q: Would it be necessary and fair to increase the flat-rate charges for non-metered customers following the introduction of a voluntary water metering program? A: Probably necessary [as explained above], and definitely fair.
	1. Any future rate adjustments will always be calculated on a principled and equitable basis, and should be seen as rectifying an otherwise inequitable situation.
	2. Most Mission customers have actually been consuming less than the 'Mission Average' all along, and they have been over-charged while the over-consumers have been under-charged and subsidized by them for many years.
	3. Our guiding pricing principle is equitability, and a major goal is conservation to both reduce and delay major future costs of water system expansion.  Pricing structures will always be consistent with the principle of equitability and promote the ...
	4. Non-metered customers would be encouraged to consider switching to meters, which would enable almost everyone to save water and save money.
	11. Q: What is the essence of the sustainability principle? A: Sustainability applies to water meters in both an environmental and financial sense.
	1. While water is a renewable resource that is fortunately quite plentiful in BC, the infrastructure required to deliver water to urban customers is very costly, especially when major expansion is required.  Therefor it is very important to promote an...
	2. Financially, conservation presents a challenge that requires an appropriate pricing policy to ensure revenue sustainability in a situation of declining overall consumption.  It is essential to collect sufficient revenues to cover all operating cost...
	3. Simply put, conservation necessarily leads to increasing water rates to cover costs with reduced consumption.  While this may initially seem to be undesirable and unfair, it is important for everyone to understand it as an inescapable consequence o...
	4. The question of whether or not increasing water rates are unfair depends on the equitability factor.  With an equitable pricing structure, those consuming less than average would actually save money even as rates increased, while the increasing cos...
	12. Q: With meter based pricing, should there be just one rate or more than one? A: The proposed pricing structure, with differentiated rates for conservation and over-consumption, is effectively a two-step rate structure.  This provides a reduced cos...
	1. This rate structure is designed to encourage conservation and is referred to as a "stepped rate". The first portion is called Step 1 and the amount above that is called Step 2."
	2. "Why do we have a Step 2 rate?  Demand for electricity in British Columbia is growing and new electricity supply is more expensive than power from our existing resources. The higher Step 2 price is a better reflection of the real cost of that new e...
	13. Q: Would it be necessary and fair to have future rate increases as a result of water conservation? A: Yes:
	1. A sustainable pricing structure must ensure the collection of sufficient revenues to cover both operating costs and reserve requirements, even as overall consumption may be reduced through conservation.  This is easily accomplished on an equitable ...
	2. Meters provide the opportunity for everyone to save money by saving water.  So a rate increase does not necessarily mean increased charges for every customer.
	3. It’s also important to understand that our overall consumption needs to be reduced, to approximately Abbotsford’s per capita level, in order to reduce Mission’s share of operating and capital costs and to delay the costly mega-project as long as po...
	14. Q: What is the essence of the responsibility principle?         A: In addressing the question of whether the District of Mission should adopt a water metering program, Council should first determine the right balance between a number of opposing c...
	 short term versus long term [costs and benefits]
	 cost versus equitability [to our customers, to our partner and to future generations]
	 over-consumption versus conservation [i.e. irresponsible versus responsible consumption]
	 inadequate versus adequate information as the basis for planning and management of our water utility and resources
	For each of the above pairs, the first alternative represents the status quo, as contrasted by the second alternative that would be achieved with water meters.  A "do nothing" decision by Council would indeed be the easiest and arguably best option as...
	 it would fail to address the full range of equitability issues;
	 it would leave us in a situation of perpetual over-consumption [compared with our AMWSC partner] with no incentives to conserve;
	 it would leave the next generation of Mission taxpayers facing considerably higher cost share of a new water source at an earlier date;
	 it would not provide the information required to provide effective and responsible management of our water system.
	Council is always responsible to ensure that all expenditures of the people's money are well justified.  But Council also bears the responsibility to do the right thing, to perform due diligence to ensure proper consideration of all factors, to balanc...
	Citizens also bear responsibilities: to pay their fair share for public services; and to consume those services responsibly and not wastefully.  Conservation is a goal that is very much in the shared interest of all taxpayers, and something that all c...
	Both elected officials and citizens also bear the responsibility of stewardship: to practice sustainability in the way we live; and to improve both the environmental and financial situation for those who follow us.
	15. Q: What are Council's options re water metering programs? A: There are a few basic options, but the question is how they should be evaluated, and the suggestion here is that each should be measured against the criteria of equitability, sustainabil...
	1. Do nothing, and keep on kicking the water meter can down the road.  This option is an easy winner on short term financial and political considerations, but is an abject failure on equitability, sustainability and responsibility.
	2. Proceed with a voluntary metering program.  This would achieve our goals of equitability, sustainability and responsibility.  It also provides citizen choice and avoids the polarizing process of a referendum.  But it would take longer and cost more...
	3. Recommend a universal metering program and put it to a public referendum.  This would be a polarizing process, and many people would probably be unhappy whatever the result.  Financial costs would be lower.  But whether or not the goals of equitabi...
	4. Council adopt a universal metering program without putting it to a public referendum.  Council has no mandate for this option, and would probably not choose to run on this issue in the next election.
	16. Q: Would a referendum be a better way to decide on a water metering program? A: A referendum is an appropriate process for the people to decide on important questions that don’t require a lot of study to understand the issues involved.  But where ...
	17. Q: If there would be a referendum, what should the choice be? A: A choice between a voluntary or universal metering program is the only one that would achieve the goals of equitability, sustainability and responsibility.
	1. A referendum on either a voluntary or universal metering program alone, where its defeat would be to do nothing, would be an irresponsible and unprincipled referendum question.  There is a fundamental problem of principle if the majority of voters ...
	2. It would equally be irresponsible for Council to present a referendum question where the result could damage the AMWSC partnership, or was unfair to a future generation.
	3. It would also be unwise and perhaps even unfair to present a referendum question that provoked a polarizing debate, especially with the knowledge that negative campaigning tends to have a higher chance of success by stimulating peoples’ fear, uncer...
	18. Q: If a universal water metering program is the chosen option, how should it be funded? A: Full costs of a universal water metering program would of course be borne by the DOM.
	19. Q: If a voluntary water metering program is the chosen option, how should it be funded? A:  Full costs of a voluntary water metering program should also be borne by the DOM.
	1. It is very possible, perhaps even likely, that a future Council decision might be to mandate water meters for everyone, after voluntary adoption reached some threshold.  This of course would be a problem if the early adopters had been obliged to pa...
	20. Q: Under a voluntary water metering program, does it matter what the adoption rate is, or how long it would take for Mission to become fully metered? A: Not really.
	1. A faster and higher rate of adoption would realize greater savings.
	2. The demonstrated benefits of meters, specifically savings of water and money by most customers with meters, should be an incentive for increasing voluntary adoption.
	21. Q: What changes would customers see on their water bills? A: The recommended new water bill would have the same three lines for both metered and non-metered customers.
	1. Line 1 would be:  ‘Water System Flat-rate Charge’
	2. Line 2 would be: ‘Water Conservation Adjustment' would be presented as either a 'Water Conservation Rebate' -OR- 'Water Over-consumption Surcharge'
	3. Line 3 would be:  ‘Total Charges’
	22. Q: When would meter based billing take effect? A: Probably at the beginning of the year following installation.  But first need to:
	1. Need to detect and repair any leaks.
	2. Give customer data regarding current level of consumption, Mission average consumption, and indication of what charges would be under meter based billing.
	23. Q: What would be the billing period options? A: This would be an operational decision based on workload, software etc.
	1. Suggest monthly or bi-monthly electronic billing or consumption reports
	2. It would be desirable to offer equalized payment plan with adjustments annually or as consumption changes significantly
	24. Q: What guidelines are proposed for a citizen engagement plan to promote our water metering program? A: This would be heavily dependent on whether it would be a voluntary or universal program.
	1. For a voluntary metering program, it would be necessary to explain the what, why, how and when.  Also to indicate what it would mean for our customers, and provide the information they would need to decide whether they should choose a meter, i.e. w...
	2. For a universal metering program, it would be necessary to explain the what, why, how and when.  Also to indicate what it would mean for our customers, and who would benefit and who would not.
	3. If there is a referendum, it would be important to run a carefully planned campaign that would be shaped by the referendum question.
	25. Q: What policy is recommended re leak detection, remediation and costs? A: Leak detection and remediation is one of our major goals in order to conserve water and reduce our overall consumption.  But our policy for dealing with this would have the...
	1. Leak detection is one of the features of smart meters, as water usage can be monitored automatically and frequently at no extra cost.
	2. Customer notification should be provided as soon as a leak is detected.
	3. Reasonable time should be given to remedy the leak before any charge to customer for water wasted.
	4. It might even be wiser to have a leak remediation service included in our contract for meter installation and maintenance.  Costs could either be covered by the DOM or passed on to the customer, or shared.
	26. Q: What options and conditions are recommended re water meter placement and access?  A: Meters should normally be installed at the external shutoff valve.  But it is recommended that some flexibility should apply under a ‘customer first’ policy.
	1. If the shutoff valve is on a driveway, it would probably be the customer’s preference to have the meter installed at the interior shutoff valve.  In many cases this would significantly reduce the installation costs to the DOM.
	2. That should be an acceptable option, providing that the customer would sign a contract meeting all our terms and conditions, specifically assuming all risks and committing to provide reasonable access as required etc.
	27. Q: What are the pros and cons related to so-called ‘smart meters’? A: Smart meters have great benefits in reducing operating costs and providing much more timely information on water consumption.  However, even though BC Hydro recently installed s...
	1. Smart meters are based on wireless technology, which is the basis of the cell phone industry and computer networks within most homes and commercial buildings.  This technology is pervasive throughout all countries in the world, and there are more n...
	2. The very large majority of people embrace the services that utilize wireless technology, and have almost become dependent on them.  And no proven health risks have been scientifically established.
	3. Electromagnetic radiation has existed throughout the natural world since the beginning of time, and all living creatures have been dependent on solar energy which has immense power that is always on.
	4. Manmade electromagnetic radiation has been prevalent for more than a century.  Powerlines, TV transmitters and cell phone towers exist throughout the developed world, and all emit vastly higher levels of electromagnetic radiation than smart meters ...
	5. To the extent that electromagnetic radiation could be a health factor, the key factors would be signal strength and duration.  The energy concentration diminishes as the square of the distance from the source.
	6. Cell phones and smart meters are based on the same technology and same signal strength.  The main differences in electromagnetic radiation exposure are dependent on the comparative signal strength and duration.  Most cell phones are held next to th...
	7. Both smart meters and cell phones are powered by batteries, and the technology is designed to use minimum power to extend battery life.  Smart meters are designed to last 20 years with no battery recharge or replacement!  So the power drawn is extr...

	Implementing the downtown plan - Consider amending land uses in the CCD1 zone for downtown
	EXECUTIVE SUMMARY:
	This report seeks direction from Council in response to requests from stakeholders and the public to remove some uses from the current downtown zone that are not appropriate in a small compact downtown area or where too many of the same uses could be ...
	PURPOSE:
	The purpose of this report is to seek direction from Council regarding which Permitted Uses within the existing Core Commercial Downtown zone (CCD1) should be removed.
	BACKGROUND:
	As part of the public process that resulted in the MissionCity Downtown Action Plan (Plan), a number of comments were made by the public and stakeholders regarding permitted land uses that while they should be permitted in Mission, it is not beneficia...
	This request for direction also responds to Big Move #6 A Welcoming and Family-Friendly Downtown, Action 6.4 - Amend applicable downtown zoning bylaws to remove pawn-shops and cheque establishments as permitted uses in the downtown. Pawn shops, as a p...
	DISCUSSION AND ANALYSIS:
	Following direction from Council, uses that are currently allowed within the downtown could be removed as permitted uses on properties zoned Core Commercial Downtown One (CCD1). This would result in land uses becoming non-conforming. As non-conforming...
	The following uses were not included in the draft new zone (CCD2 zone) that Council recently attached to the LAN 58 policy - MissionCity Downtown Action Plan as a draft zone that fits with and implements the plan’s vision and objectives:
	 Vehicle Rental,
	 Arcade,
	 Pool and Billiard Hall,
	 Body Art and Tattoo Parlour,
	 Building Supply Store,
	 Flea Market,
	 Household Equipment Rental; and
	 Funeral Parlour and/or Memorial Service Facility.
	The decision to leave certain uses out of the CCD2 zone was guided by the objectives of the Plan where the District is trying to create a “Welcoming and Family-friendly Downtown” and a pedestrian friendly space that focuses retail uses on 1PstP Avenue...
	UCore Commercial Downtown One (CCD1) zone
	In accordance with the Plan, actions under Big Moves #6 focus on creating a “Welcoming and Family-friendly Downtown”. Action 6.4 states “Restrict pawn shops and cheque cashing uses downtown”. The intent is to generate a discussion regarding what uses ...
	 Vehicle Rental
	 Arcade
	 Body Art and Tattoo Parlour
	 Flea Market
	Once Council has provided direction, staff will take the list to the Downtown Business Association’s monthly meeting for input and will determine how many businesses will become non-conforming if the uses are removed as permitted uses in the CCD1 zone...
	COUNCIL GOALS/OBJECTIVES:
	This report addresses Council’s stated objective to:
	“Revitalize Downtown by Creating an Environment for Private/Other Investment”
	Specifically, to “create a practical and implementable downtown revitalization plan including a common vision, a land-use plan, a business strategy, i.e. development incentive program, an infrastructure plan, etc.”
	FINANCIAL IMPLICATIONS:
	There are no financial implications associated with this report.
	COMMUNICATION:
	It is recommended that the Downtown Business Association’s Board of Directors will be consulted regarding the proposed changes and a follow-up report be brought back to Council.
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