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CITY OF MISSION 
 

BYLAW 6264-2024-5949(150) 
 

A Bylaw to amend "District of Mission 
Zoning Bylaw 5949-2020" 

 
WHEREAS, under the provisions of the Local Government Act, a Council may, by bylaw, divide 
the municipality into zones and regulate the use of land, buildings and structures within such 
zones; 
 
AND WHEREAS the Council of the City of Mission has adopted "District of Mission Zoning Bylaw 
5949-2020" and amended same from time to time; 
 
AND WHEREAS the Council of the City of Mission deems it advisable and in the public interest 
to amend the Zoning Bylaw; 
 
NOW THEREFORE the Council of the City of Mission, in open meeting assembled, ENACTS AS 
FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as "City of Mission Zoning Amending Bylaw 6264-

2024-5949(150).” 

2. "District of Mission Zoning Bylaw 5949-2020" as amended, is hereby further amended by:  

a) rezoning the property located at 33105 Thomas Avenue and legally described as: 
Parcel Identifier:  013-383-612 
Legal Subdivision 14, Section 16, Township 18, New Westminster 
District  

from Rural 36 (RU36) Zone to Rural Residential 7 Secondary Dwelling (RR7s) Zone; 
and 
 

b) amending the zoning maps accordingly. 
 

READ A FIRST TIME this __ day of ___, 202x 

READ A SECOND TIME this __ day of ___, 202x 

READ A THIRD TIME this __ day of ___, 202x 

ADOPTED this __ day of ___, 202x 
 
 
 
 
    
PAUL HORN   JENNIFER RUSSELL 
MAYOR   CORPORATE OFFICER 
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STAFF REPORT 
 

STAFF REPORT Page 1 of 5  

Project: P2022-025 
Application Number: R18-023   
 

Subject: Development Application P2022-025 - 33105 Thomas Avenue 

 

DATE: March 4, 2024 
BYLAW / PERMIT #: 6264-2024-5949(150),  

6365-2024 
PROPERTY ADDRESS: 33105 Thomas Avenue  

LOCATION: Steelhead 
CURRENT ZONING:    Rural 36 Zone (RU36) 
PROPOSED ZONING: Rural Residential Secondary 

Dwelling Zone (RR7s) 
CURRENT OCP: Rural Residential 
PROPOSED OCP: No change 

PROPOSAL:   

To allow for the subdivision of single family lots with a 
secondary dwelling on each lot 
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STAFF REPORT Page 2 of 5  

Recommendation(s) 

This report is for information purposes only, no action is required. Notification of the public will begin, 
and following notification this application will be forwarded for consideration. 

Overview and Staff Comments   

This report details the rezoning application for the property located at 33105 Thomas Avenue and 
identifies the necessary amendment to the Zoning Bylaw. 
Staff support the application moving forward. 

Purpose 

To accommodate the subdivision of 17 lots, as shown on Attachment B. These lots will be accessed off 
a new public road, from Cardinal Street.  
The properties at 33420, 33440 and 33452 Cardinal Street will be part of the subdivision of land to 
create the new public road, they are however, not part of the rezoning application. 

Rationale of Recommendation 

The proposal to rezone, which would allow the creation of up to 17 lots, is consistent with the Official 
Community Plan’s Rural Residential designation in the OCP.  

Site Characteristics and Context  

Applicant  

 OTG Developments  
Property Size   

 33105 Thomas Avenue is approximately 16 ha (40 ac) in area.  

 The property is located east of Cardinal Street, at the end of Thomas Road. 

Neighbourhood Character 

 The development site is surrounded by acreages of varying sizes and OCP designations which 
contribute to a varying neighbourhood character.  

 Properties to the north and west are designated Rural Residential in the OCP which allows for a 
minimum lots size of 0.7 hectares, however, most lots have not yet developed under this 
designation.   

 The property to the east is designated rural in the OCP with a minimum lot size of 1.6 hectares but 
has not yet developed to the highest and best use under the OCP designation. 

Environmental Protection 

 A Riparian Area Protection Report identifies one watercourse within the development site which will 
be protected as part of the subdivision. The Natural Environment Development Permit Area has 
been delegated to staff and will be registered at the time of subdivision. 

 An arborist report has been received from Woodridge Tree, which identifies tree stands that can be 
retained within the development. These trees will be identified for retention in the Natural 
Environment Development Permit. No trees were identified for removal in the SPEA. 
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STAFF REPORT Page 3 of 5  

Parks and Trails  

 There are no parks identified in the OCP for this area. 

 As per Section 510 of the Local Government Act, and the Parks and Trails Master Plan, the 
developer is to provide five percent (5%) cash-in-lieu for neighbourhood parkland. This requirement 
will need to be met as part of the subdivision approval process. 

Street Naming (Policy STR.28 – Street Naming) 
In accordance with Section 39 of the Community Charter and Policy STR.28 Street Naming, a proposed 
bylaw has been prepared to provide a name for one new road, as shown on Attachment C and 
described below: 

 Road extending south from Cardinal Street be named Crawford Street.  
Historical Information: 
Cal Crawford was named a Freeman for the City of Mission on April 18, 2018.  

He served on the Mission Regional Chamber of Commerce Board five times as vice-president, was a 
driving force behind the Mission Candlelight Parade and was a Kinsmen. He helped organize both 
Mission’s Centennial Event in 1992 and the BC Winter Games in 2014. 

Servicing 

 Development of this area will require servicing, as outlined under "Referrals". 

Referrals 

Engineering Department: The Engineering Department has no objection to this proposal, 
subject to the completion of Engineering Servicing requirements, as 
outlined in Attachment A 

Environmental Services: Protection of watercourses will be addressed through the 
subdivision process.  

Forestry Department: Comments from the Forestry Department will be addressed 
through the subdivision process. 

Development Considerations 

Community Amenity Contribution 

The applicant has volunteered to contribute to the City’s Community Amenity Contribution (CAC) fund, 
in accordance with Council Policy LAN 40 – Financial Contributions for Community Amenities, which is 
$7,200 per lot /unit. 
The applicant has submitted a request to Council asking that the previous rate CAC rate of $2,815 per 
lot be applied to this development, even though the application did not receive 3rd reading by the 
required deadline of February 21, 2024.  
Tree Management 

As per LAN 32. Tree retention and Replanting Policy, the developer will be required to plant two trees 
per lot on the single-family lots for a total of 34 trees.  
As per LAN 32 the applicant there are greater than 10 lots, therefore Council approval of the tree 
planting plan is required. The applicant will provide a tree planting plan for Council’s consideration at 
the public hearing. 
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STAFF REPORT Page 4 of 5  

Financial Implications 

There are no financial implications associated with this report. 

Communication 

The applicant held a public engagement meeting, a summary of the meeting is on Attachment D, 

Communication action, as listed below, is in accordance with Council Policy LAN.03 Development 
Notification Signs, Land Use Application Procedures and Fees Bylaw 3612-2003, and the Local 
Government Act. 

 The applicant has posted two development notification signs.  

 Notice of Rezoning Bylaw will be sent to all occupiers and owners of properties within 500 m from 
the development site notifying them of 1st reading of the zone amending bylaw.  

 As there are additional properties associated with the subdivision and requirement for road 
construction, the Director of Development Services has required a mailout notification to all 
properties within 500 m of the subdivision application.  

Attachments 

Attachment A:  Engineering Comments 

Attachment B:  Draft Plan of Subdivision 

Attachment C:  Street Naming 
Attachment D:  Public Engagement Meeting Summary 
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Sign-Offs 

 
Rob Publow, Manager of Planning 

MB / sh 
Approved for Inclusion: Mike Younie, Chief Administrative Officer 
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ENGINEERING & PUBLIC WORKS DEPARTMENT REZONING COMMENTS 

FILE:08-3310-26-25 
R18-023 

DATE: November 18, 2022 

CIVIC ADDRESS:  33420, 33440 and 33452 Cardinal Street & 33105 Thomas Avenue 

CURRENT ZONE:  RU36   
PROPOSED ZONE: 17 RR7S/4 RU36 

NOTE: The following engineering comments are made in accordance with the City of Mission 
Development and Subdivision Control Bylaw No. 5650-2017 (DSCB) as amended. 

DOMESTIC WATER REQUIREMENTS: 

Municipal water is not available on Cardinal Street. Municipal water is not available on Thomas 
Avenue. 

Connection to the municipal system is not required. 

Should the rezoning result in any application for subdivision, building or plumbing permit for new 
construction, upgrades or new infrastructure may be required. (to be determined at time of 
application) 

STORM SEWER REQUIREMENTS: 

Municipal storm service is available on Cardinal Street via roadside ditch. Municipal storm service 
is available on Thomas Avenue via 600 CMP to roadside ditch. 

Connection to the municipal system is not required. 

Should the rezoning result in any application for subdivision, building or plumbing permit for new 
construction, upgrades or new infrastructure may be required. (to be determined at time of 
application) 

SANITARY SEWER REQUIREMENTS: 

Municipal sanitary service is not available on Cardinal Street. Municipal sanitary service is not 
available on Thomas Avenue. 

Connection to the municipal system is not required. 

Should the rezoning result in any application for subdivision, building or plumbing permit for new 
construction, upgrades or new infrastructure may be required. (to be determined at time of 
application) 

ROAD WORK REQUIREMENTS: 

Cardinal Street provides paved access to the site. Should the rezoning result in any application 
for subdivision or building permit for new construction, upgrades or new infrastructure may be 
required. (to be determined at time of application) 

Thomas Avenue does not provide adequate paved access to the site consistent with the 
requirements of the proposed land use.  Under a previous application (R18-023) the applicant 

Attachment A - Engineering Comments 
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ENGINEERING & PUBLIC WORKS DEPARTMENT REZONING COMMENTS 

FILE:08-3310-26-25 
R18-023 

had volunteered to construct Thomas Avenue to a rural road standard. Thomas Avenue has been 
functioning as a construction access to the subject property and has sustained exceptional wear 
and tear with no maintenance on the understanding it would be constructed to a rural standard 
as a condition of rezoning.  

Thomas Avenue shall be re-constructed to “as good or better condition” as a condition of rezoning. 
Should Thomas Avenue be considered a vehicular access point for the public as part of the overall 
servicing package for the Subdivision, then it shall be upgraded to a rural road standard in 
accordance with the DSCB, as a condition of rezoning. Should Thomas Avenue be considered 
an Alternate Access for emergency vehicles as part of the overall servicing package for the 
Subdivision, then it shall be upgraded to an Alternate Access standard in accordance with the 
DSCB as condition of Subdivision.  (to be determined at time of application). 

RECOMMENDATION: 

From an engineering point of view, the application may proceed to 3rd Reading. 
 
 

  
Prepared by: 
Alfred Knox,  
Engineering Technologist I 

Reviewed by: 
Jay Jackman, Manager of Development Engineering 
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Attachment B Draft Plan of Subdivision
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Attachment C- Street Naming 
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Via Email Delivery 

City of Mission File: P2022-025 
OTG File: 18-022 

November 6, 2023 

Development Services 
City of Mission 
7337 Welton St 
Mission, BC  
V2V 3X1 

Attention: Marcy Bond, Planner III 

Re: 33105 Thomas Avenue – Public Information Meeting Summary 

Ms. Bond, 

Please accept this letter as a summary for the October 18th, 2023, Public Information 
Meeting (PIM) held at Steelhead Hall for the proposed rezoning and 17 lot subdivision at 
33105 Thomas Avenue. The meeting was held between 7:00 and 9:00 PM. Boards were 
on display showing a site plan of the proposed development as well as aerial photographs 
of the site.  

There were 22 attendees who signed the sign-in sheet, but there appeared to be additional 
attendees who did not sign in. In total, a more accurate estimation would be around 30 – 
35 members. In addition to members of the Steelhead Community, some members of 
Council were present, as well as Marcy Bond from the City of Mission Planning 
Department.  

The PIM began with a presentation from OTG on the proposed development with a 
particular emphasis on this proposal being consistent with the Official Community Plan. 
Following the presentation, a question-and-answer period lasted approximately an hour 
and a half.  

Concerns which were raised by the community included: 

• Water quality and quantity: residents were concerned about the impact 17 new
wells would have on the water quantity of existing homes in the area. It was stated
to the community that the Developer will have to abide by the Canada Drinking
Water Standards as well as the City of Mission Development and Subdivision
Control Bylaw (DSCB) which places stringent requirements on new wells in terms
of both quality and quantity. If requested, the developer would be open to having
peer review of the well reports if City Staff are not satisfied with its findings.

Attachment D - Public Engagement Meeting Summary 
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• Concerns about existing deficiencies/damage along Cardinal Street: One member 
of the public raised concerns about existing damage along Cardinal Street and 
that additional users along this section of the road may exacerbate the present 
issues. The developer’s team will work with City of Mission Engineering Staff on 
identifying any damage along Cardinal and the feasibility to repair some sections 
as part of this development project. Cost associated with road construction to 
service this proposed development will already be substantial and therefore a 
practical approach must be taken.  

• With respect to secondary suites, while this is generally a contentious issue, there 
was not much concern raised by the community about this aspect of the 
development.  
 

• Traffic, another common concern, was not a major point of discussion from the 
residents. 
 

• The secluded nature of the development is such that concerns about form and 
character/massing were not raised. Additionally, the goals of the developer to 
have a high-quality product was generally seen as a positive. 
 

 
CLOSING 
 
Overall, the meeting had a positive tone. The work the developer has done in recent years 
to strengthen the relationship with the Steelhead Community was on full display. There is 
a general respect among all parties.  
 
Thank you for your time and consideration. Upon review of the above, if there are any 
questions or concerns, please do not hesitate to contact the undersigned.  
 
Regards, 
  
 
Dylan Anderson, BA, MUP 
Senior Development Planner/Project Manager 
OTG Developments Ltd.  
Phone: 604-556-6623 
Email: dylan@otgdevelopments.com 
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