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Special Council

Agenda
The agenda for the Special Meeting of Council to be held in the Council Chambers of the
Municipal Hall, 8645 Stave Lake Street, Mission, British Columbia on Monday, August 14, 2017
commencing at 1:00 p.m.
1. CALL TO ORDER
2. ADOPTION OF AGENDA
3. NEW BUSINESS
(a) Official Community Plan – 1st Reading
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RECOMMENDATIONS: Council consider and resolve:
1. That District of Mission Official Community Plan Bylaw 5670-2017
be read a first time;
2. That Council confirm it has considered the Official Community
Plan in conjunction with the District’s Financial and Waste
Management Plans as per section 477(3)(a) of the Local
Government Act and,
3. That the Official Community Plan Bylaw 5670-2017 be referred to
the Agricultural Land Commission for comment.
(b) Award of Contract for Phase D West Construction at Mission
Landfill

--

Report to be circulated under separate cover
4. BYLAWS FOR CONSIDERATION
(a) Official Community Plan Bylaw 5670-2017
A bylaw to provide policy statements on managing the District of
Mission’s current and future growth and development
5. ADJOURNMENT

First Reading
--
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Development Services
Staff Report to Council
File: 09-3900-20

DATE:

August 14, 2017

TO:

Mayor and Council

FROM:

Gina MacKay, Manager of Long Range Planning

SUBJECT:

Official Community Plan Bylaw – 1st Reading

ATTACHMENTS:

APPENDIX A – District of Mission Official Community Plan
APPENDIX B – Suburban Residential Designation Map
APPENDIX C – Crown Lands at Fraser River Heritage Park Map

RECOMMENDATIONS: Council consider and resolve:
1.

That District of Mission Official Community Plan Bylaw 5670-2017 be read a first time;

2.

That Council confirm it has considered the Official Community Plan in conjunction with the
District’s Financial and Waste Management Plans as per section 477(3)(a) of the Local
Government Act and,

3.

That the Official Community Plan Bylaw 5670-2017 be referred to the Agricultural Land
Commission for comment.

EXECUTIVE SUMMARY:
The Official Community Plan (OCP) review process began later in 2015 with the preparation of a
request for proposals for a consultant. Urban Systems was selected as the successful consultant to
develop a new OCP for the District of Mission. In the fall of 2015 work began by compiling
background information and land studies. The process involved a number of public consultation
activities including community workshops, an online survey and a series of neighbourhood meetings.
Among the various stakeholders, First Nations members were consulted and workshops were held
with Council and District staff.
Through the consultation process a number of common themes began to emerge. In general
community stakeholders expressed an interest in seeing Mission remain as a family-oriented, and
safe place to live, where heritage is celebrated and access to outdoor recreation opportunities is easy
and there for all to enjoy.
Using the information gathered from this broad community engagement, an overarching vision for the
OCP was developed. The OCP’s guiding principles led to preparing the objectives or the next steps
that will need to be taken to achieve this vision for the community. Policies throughout the OCP are
aimed at guiding decision-making that will help meet those objectives and ultimately realize the vision
for Mission.
The OCP is currently a draft bylaw that will follow a legislated process leading to final adoption
decision by Council. The first draft of the OCP was reviewed by staff and Council and then presented
to the public and First Nations. Comments were received through the online survey community
neighbourhood meetings and workshops. The input received was carefully considered from which
refinement of the OCP’s policies and development of the various land use maps followed. From this
work, the District is now ready to present the OCP Bylaw for first reading.
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PURPOSE:
This report was prepared to present the new OCP to Council and the public by:
•

providing an overview of the Official Community Plan review process;

•

introducing any new policies and directions (including amended and retained sections of the
current OCP) with the new OCP and provide information on those changes;

•

providing the public with information on the concepts and ideas discussed with Council during
the preparation of the OCP;

•

provide the public and Council with information acquired through the First Nations consultation
process;

•

outlining the next steps in the process leading to the adoption of Mission’s new OCP; and

•

acquiring a resolution from Council to have the OCP Bylaw formally referred to the Agricultural
Land Commission.

BACKGROUND:
The following provides general background information about an OCP and the process undertaken to
develop this Bylaw.
a) What is an OCP?
An OCP represents a community’s vision for the future and provides a framework to guide
growth and decisions about the use and management of land and resources in the
municipality. The OCP describes how and where residential, commercial, industrial,
agricultural and other types of development will occur. It guides the provision of necessary
road, water, sewer and other infrastructure. An OCP has policies concerning the
environmental, economic and health and well-being of a community.
An OCP offers multiple benefits as it helps to identify and address emerging issues and
challenges that affect a community’s well-being. These typically involve important matters
such as the impacts of development on community character; the changing needs of
residents; housing affordability; economic health; public health and safety; heritage
conservation; habitat and biodiversity; rising energy costs; community greenhouse gas
emission reductions; and climate change adaptation.
The District of Mission completed the current OCP in 2008. During this time, the District has
been experiencing increasing demand for single family homes, townhomes, commercial and
industrial developments.
One of the fundamental purposes of an OCP is to provide direction to staff, Council,
developers, school agencies and the public regarding the District’s physical development.
Because of the pace and scale of land use change in the community, the current OCP lacks a
clear relationship between land use designations as identified on the land use map and
corresponding policies.
b) The OCP Process
The entire OCP process began with initial meetings and the preparation of a communications
strategy in November 2015 to an anticipated completion date of December 2017.
The OCP process was divided into four distinct phases. During the first phase of the project,
the consultants and District staff gathered the necessary background information to start the
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OCP review process. The second phase of the project included the public consultation and
engagement which consisted of two public open houses, six neighbourhood meetings, four
topic specific workshops and an on-line survey. The third phase involved integrating the input
received through the community engagement process into various policies; along with revising
the land use categories of the current OCP to create more concise and clear land use
designations. The final phase of the project consisted of presenting the draft of the OCP to
the public and receiving comments.
c) Council Workshops.
The final stages of the OCP process involved workshops with Council during the spring of this
year. Following the workshops District staff and the Consultant reviewed all the input received
during the entire OCP review process and made amendments to the draft OCP as
appropriate.
d) Refinement
The refined OCP draft was then reviewed extensively by District staff; particularly staff
members in the Development Services Department. The OCP was further refined and a draft
was prepared into Bylaw form.
DISCUSSION AND ANALYSIS:
The draft OCP presented to the public in the spring was met with a generally favorable response.
Interestingly, the topics that most of the public provided comments on were the identical to the main
topics of conversation at previous workshops with Council and staff during the OCP review process.
Each of those topics will be discussed in the following section of this report. The intent here is to
provide a general overview of the topics along with supporting rationale for any subsequent changes
made to the OCP as part of the review process.
a) South West Mission
In 2008 much of the Silverdale area was designated for future urban residential development.
In order to help guide neighbourhood planning in the area, the Council (of the day) adopted
the Silverdale Urban Residential Neighbourhood Plans Terms of Reference (Land Use Policy
LAN.48). The Silverdale Neighbourhood One Plan was prepared based on these Terms of
Reference and was directly incorporated into the OCP; the area was also rezoned based on
the Neighbourhood One Plan.
The Neighbourhood One Plan was based on a comprehensive inventory and analysis of the
land and it includes a vision for the area, land use plans, economic studies, transportation
networks, and more. Directly outside the Neighbourhood One Plan area, the majority of the
remaining lands in Silverdale were designated “Urban”. Despite these planning directions, no
development of the area has occurred to date.
This OCP process has determined that the Urban designation and LAN.48 as defined in the
current OCP should be revisited in light of new information on servicing, changing land use
trends and the overall vision and direction established in this OCP.
During the preparation of this OCP, some residents of Silverdale expressed interest in having
their properties designated for single-family development at urban densities. Comments
received from other residents of Silverdale included a reluctance to continue with the Urban
designation altogether because no infrastructure planning has been completed to date.
The OCP recognizes the urban density development that is comprehensively planned and
consistent with the vision, guiding principles, and the broad and specific policies of this OCP.
Therefore, the entire area of Silverdale is designated as a Comprehensive Planning Area.
While this designation allows for a broad range of development opportunities, it is anticipated
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that through the neighbourhood planning processes appropriate residential densities and
supporting land uses will be identified.
a) Waterfront Area
Mission’s current OCP designates the industrial lands adjacent to the Fraser River and the
commuter rail area south of the railway as Waterfront. The overall intent of the Waterfront
designation was to encourage the development of this area as an exceptional, high quality
waterfront residential neighbourhood connected with the commuter rail and the downtown.
Additional uses to be provided for would include:
•
•
•
•
•
•
•

commercial uses that cater to area residents, the community at large and the regional
market;
mixed residential and commercial uses;
office uses;
institutional uses;
parks and open space;
light industrial/business uses that are compatible with an urban residential neighbourhood;
and,
expanded marina uses and possibly a houseboat community.

Despite considerable interest in the waterfront, no significant development has occurred due
to the considerable pre-development work needed to prepare the site, along with
environmental challenges, market conditions and fragmented property ownership in the area.
The new OCP designates these areas as Mixed Use Commercial / Residential which supports
the uses identified above, but notes that in order for development to move forward in a
cohesive way, it will be necessary to conduct technical investigations to address anticipated
constraints to development. These studies would include:
•
•
•
•
•
•

Geotechnical
Flood management
Soil contamination
Terrestrial and aquatic resources
Infrastructure modeling (water, sewer, rainwater and transportation etc.)
Noise attenuation

b) Future Employment Lands now changed to Special Study Area (ALR adjacent to Fraser River)
During the community input stage of the development of the OCP, many respondents noted
that they would like to see more opportunities for local residents to work within the Mission
area. Availability of local employment within the community was identified as a challenge for
many residents.
As part of the background analysis for the OCP, a Land Demand Study was prepared. One of
the key findings of the study was that there are insufficient industrial and employment lands
within Mission. At the same time, it was noted that the large tract of land within the
Agricultural Land Reserve, adjacent to the Fraser River, was largely underutilized for
agricultural purposes and could serve to address local employment needs. As such the area
was identified on the draft OCP maps as Future Employment Lands. This designation was to
identify the lands as those in need of future planning. The thought was that the planning
would help to determine highest and best uses for these lands over the long term.
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To ensure transparency within the OCP process and recognize that these lands may be
suitable for a range of uses in the future, inclusive of agriculture, the area has now been
designated as Agriculture. The area will remain within a Special Study Area.
A new section has been added to the draft OCP which speaks to economic objectives as they
relate to these lands and new policies have also been added to guide future planning
processes as follows:
•

•
•
•

Conduct further planning and analysis to determine potential support for
industrial/employment uses in the Special Study Area, including a city-wide industrial
inventory and capacity analysis, local/regional industrial market analysis,
servicing/infrastructure capacity assessment, and a traffic impact analysis;
Conduct an Industrial Lands Assessment of all land within the District to determine the
potential for future industrial operations;
Conduct an Agricultural Suitability Assessment of the lands within the Special Study Area,
including a site description, soils and agricultural capability, agricultural capability
classification, management inputs, and agricultural suitability; and
Continue communicating with the Provincial Agricultural Land Commission regarding the
opportunities of these lands.

c) Density Transition Areas
During OCP workshops with Council there was considerable discussion with respect to future
densities of the lands abutting the Urban Growth Boundary (UGB).
These discussions
included:
i)

Within the UGB there are few areas designated as Suburban Residential. These areas
are identified on APPENDIX B – Suburban Designation Map. The current designation of
these lands as Suburban Residential would support lot sizes of 0.36 ha (0.88 acre) when
serviced with municipal water. In some areas these lands are adjacent to higher density
areas. As these lands are within the UGB consideration could be given to increasing
densities within this designation. For example:
•
•

2000m² minimum lot sizes (approximately ½ acre) when serviced with municipal water
and an approved on-site septic disposal system; or
1000m² minimum lot sizes (approximately ¼ acre) with water & municipal sewer.

The above noted range of densities would result in areas of transitioning densities between
adjacent higher density development areas and the rural areas north of the UGB. As
noted on the Suburban Designation Map there are a limited number of areas where this
policy would apply.
ii) Areas of Mission north of the UGB are currently experiencing significant pressure for
development, due in part, to the new water line being installed along Ferndale Avenue.
Discussions on future possible densities in the area ranged from lots of 1000m²
(approximately ¼ acre) to 0.36 ha (0.88 acre) with municipal water (as in the Suburban
Residential designation noted above). There are a number of characteristics that should
be taken into consideration when looking at higher densities in this area, for example:
•

steeper slopes in some areas could pose challenges with on-site septic disposal;
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•
•
•
•

there has been no planning for future road networks or municipal servicing;
there has been no planning for schools, parks, recreation or other community
amenities in the area;
a change to higher densities for this area would be a significant departure from what
was presented at the community meetings; or
developments of smaller lot sizes in the area could reduce demand for development
within the Urban Growth Boundary.

The issues identified above are typically addressed through the neighbourhood or local
area planning process. The Ferndale neighbourhood (as shown on Map 4 of the OCP)
would benefit from further planning.
It is anticipated that Council will wish to have a discussion with respect to the two items [(i) and
(ii)] noted above at first reading of the OCP. Consideration may be given to a minor
amendment at 2nd reading to include the transitioning densities inside the UGB for properties
designated Suburban. This would also require an amendment to the Zoning Bylaw.
A resolution to add neighbourhood planning to the list of action items in the OCP for the
Ferndale Neighbourhood would also be considered a minor amendment.
d) Crown Lands at Fraser River Heritage Park
The District of Mission along with three First Nations Bands (Leq’a:mel, Matsqui, and Sumas)
have been in discussions with the Province on the future use of Crown Land adjacent to
Fraser River Heritage Park. The three Bands have now a formed a Society (the LMS Society).
During these discussions consideration was given to the future potential of some of these
lands to provide for economic development for the three First Nations Bands. This opportunity
was also discussed as part of the OCP consultation process. Two areas of Crown Land
adjacent to Fraser River Heritage Park have been identified for potential development. These
areas are identified on Appendix C – Crown Land at Fraser River Heritage Park. The OCP
map now reflects the proposal put forward by the Society.
The Society will continue to work with the Province on a process for acquisition of these lands.
Further referrals and discussions with the Province are anticipated. The intent for the larger
Crown Land parcels immediately to the east of Fraser River Heritage Park is to retain these
areas as parkland under a long term lease to the District
COUNCIL GOALS/OBJECTIVES:
The OCP review process fulfills Council’s objective to complete a full OCP review during the current
term in office.
FINANCIAL IMPLICATIONS:
Generally, an OCP does not commit a municipality to spending funds; however, as growth occurs
there will be capital costs of infrastructure and parks and ongoing operational costs for maintenance.
As part of the adoption process for an OCP, Council must consider the impact of the OCP on the
District’s Financial and Waste Management Plans as per section 477(3)(a) of the Local Government
Act. Staff have reviewed the OCP in conjunction with the Financial Plan and Waste Management
Plan and found no inconsistencies.
It is recognized that some OCP policies or recommended actions, such as an update to the zoning
bylaw, will require funding that is not currently in the Financial Plan, however, these actions will come
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forward to Council in the future with recommended funding sources and the Financial Plan will be
adjusted at that time (provided Council decides to proceed with the recommended action).
Staff recommends that Council confirm, through resolution, that it has considered section 477(3)(a) of
the Local Government Act and a statement to that effect has been included in the OCP Bylaw.
Prior to Council considering second reading, staff will be including a financial impact analysis (OCP
Options Assessment and Growth Projections for DCCs/Infrastructure Planning) that will help Council
decide whether or not to pursue one or both of the transitional density strategies set out in this report.
Although the section 477 consideration is done at first reading, this will serve as an additional
opportunity for Council to evaluate the financial impacts of any amendments it might make at second
reading.
COMMUNICATION:
This report provides an update to Council and the public on the Official Community Plan review
process.
The new OCP has been posted on the District of Mission website and on
the www.makeityourmission.ca website. It is anticipated that comments may be received from the
public following first reading of the bylaw; however, any and all comments received will be brought
forward to Council at the time of public hearing. The Public Hearing will need to be advertised in
accordance with the Local Government Act.
Any questions received after first reading will be answered by staff.
NEXT STEPS:
Should Council grant first reading of Bylaw 5670-2017 the OCP will be formally referred to the ALC.
The Bylaw will also be referred, as a courtesy, to the City of Abbotsford, the Fraser Valley Regional
District, the City of Maple Ridge, the District of Kent, the District of Agassiz, and the Ministry of
Transportation and Infrastructure. In addition the OCP will be referred to the Sto:lo Nation Bands, the
LMS Society and the Kwantlen First Nation. The growth scenario and financial impact analysis work
will be completed by staff.
The OCP Bylaw is set to be read a 2nd time on October 16, 2017. Minor amendments to the Bylaw
may be made at that time. The Public Hearing dates for the OCP will also be set at 2nd reading of the
Bylaw.
The Public Hearing dates are tentatively set for November 7th and 9th; which could include 3rd reading
of the Bylaw. Prior to final adoption the Bylaw must be forwarded to the Province for approval.
The anticipated timeline to adopt the OCP is in early 2018. Major amendments to the Bylaw after the
Public Hearing would necessitate that the Bylaw be re-read for a first time and a new Public Hearing
would take place.
SIGN-OFFS:

Gina MacKay, Manager of Long Range Planning

Mike Younie, Deputy Chief Administrative Officer

Comment from Chief Administrative Officer: Reviewed
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APPENDIX A
DISTRICT OF MISSION OFFICIAL COMMUNITY PLAN BYLAW

See separate document
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APPENDIX B (1)
SUBURBAN DESIGNATION AREAS
West side of Mission
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APPENDIX B (2)
SUBURBAN DESIGNATION AREAS
East side of Mission

URBAN GROWTH BOUNDARY
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APPENDIX B (3)
OCP DESIGNATIONS LEGEND
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APPENDIX C
Crown Lands at Fraser River Heritage Park

3

Area 1 –OCP Designation: Mixed-Use Commercial/Residential - 3.1 ha (7.8 acres)
Area 2 –OCP Designation: Attached Multi-unit Residential – 1.3 ha (3.2 acres)
Area 3 – OCP Designation: Park and Open Space – Long term parkland under lease - 56 ha (138.8 acres)
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