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Above:  Dalke Pond in Cedar Valley 
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Context
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INTRODUCTION 

The Cedar Valley Local Area Plan (CVLAP) provides detailed policy guidance for the future development of the 
Cedar Valley community. This plan is based on the principles of sustainability addressing the need to balance 
economic, environmental and social needs in creating a complete and resilient community.  It provides 
guidance for land use planning, an environmental management strategy, development policies and an 
implementation strategy. The Cedar Valley Engineering Plan is a separate document that contains 
infrastructure servicing, transportation planning and development phasing requirements in coordination with 
the policies and strategies of this Local Area Plan. This local area plan provides strategic direction for 
advancing new development, particularly successive phases for community development, the mixed-use 
neighbourhood centre, employment lands, park space and natural areas (Protected Natural Assets). It clearly 
establishes the location of roads, pedestrian trails, and the cycling network with the objectives of creating a 
complete, walkable, and well-connected community. 

Cedar Valley covers an area of approximately 413 ha (1,020 ac). It is located within Mission’s urban core, 
bounded generally by the Silverdale Creek ravine to the west, Dewdney Trunk Road to the north, Ferndale 
Institution and Harms Street to the east, and Cherry Avenue to the south.  

 
2017 Aerial Photo with the Cedar Valley Local Area Plan Boundary 
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1.1 NEIGHBOURHOOD PLANNING IN MISSION 

Neighbourhood planning in Mission is guided by the Official Community Plan (OCP Bylaw 5670-2017), 
adopted by the District of Mission Council on January 8, 2018. Mission also provides oversight for 
neighbourhood planning through its 2018-2022 Strategic Plan in concert with the OCP.  The Strategic Plan 
identified the need for more detailed planning guidance in the form of Neighbourhood Plans in which area-
specific planning must fit into the comprehensive vision for the community. Within this strategic framework, 
the Cedar Valley Local Area Plan has been developed. 

The Cedar Valley Local Area Plan replaces the 1996 Cedar Valley Comprehensive Development Plan (CVCDP) 
and Cedar Valley Environmental Management Plan (CVEMP), a document that provided planning policy, 
environmental management, and infrastructure strategies for the development of Cedar Valley. It projected 
an ultimate population of 10,000-12,000 residents and incorporated a phasing implementation strategy 
aimed at build-out by 2016. According to the 2016 Census, it’s home to approximately 7,900 people, and is 
projected to have a future population of between 18,000 and 22,000 residents. Key components included: 

 Identification of developable and undevelopable areas; 

 Environmental protection; 

 Future land use and future transportation system; and 

 Servicing infrastructure improvements and phasing of development. 

In 2012, staff conducted a cursory review of the 1996 plan to explore options for repayment of internal loans 
related to the Cedar Valley Development Cost Charge (DCC) reserves, as Mission had used reserve funds to 
assist in implementing infrastructure projects. This review also identified measures Mission could take to 
stimulate development in Cedar Valley for expediting repayment of internal loans to ensure financial stability 
and infrastructure development.  By late 2018, these loans were mostly repaid.  Although the 1996 CVCDP’s 
projected development and population has not materialized as projected, some elements of the plan 
provided sound long-term development guidance, and are incorporated in part or full within the Cedar Valley 
Local Area Plan.  

Recognizing both the immediate and longstanding needs to revisit the planning objectives of the 1996 CVCDP 
and the limited resources currently available to undertake a full comprehensive review, staff reviewed the 
CVCDP with the focussed intent to prepare a supporting Local Area Plan for Cedar Valley wherein most OCP 
land use designations remain in place. In the OCP, the Neighbourhood Overview and Policies section notes 
that: “Cedar Valley has been a popular new development that caters mostly to families, offering good access 
to nature, the West Coast Express and the Mission Leisure Centre.” It also notes that residents are concerned 
about the need for additional sidewalks, trails, bike paths, and provision for truck traffic and emergency 
transportation routes.  

The Cedar Valley Local Area Plan continues to address residents’ concerns with updated environmental 
management and land use planning policies that reflect the intent of the 1996 CVCDP and the Official 
Community Plan.  In each section of this plan, there are references to corresponding OCP policies to provide 
clarity around the support for and linkages with the OCP. 
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1.2 THE CEDAR VALLEY LOCAL AREA PLAN  

The Cedar Valley Local Area Plan (CVLAP) supports the OCP’s vision, goals, objectives, policies, urban 
structure, and growth strategy.  Additionally, this plan:  

 provides a vision, principles, objectives, policies and strategies for future land development, 
environmental protection, park, school and community facility locations, and other requirements for 
the future development of Cedar Valley; 

 coordinates with the Cedar Valley Engineering Plan to provide comprehensive direction for land use 
planning, phasing of infrastructure servicing, environmental management, and multi-modal 
transportation initiatives;   

 guides Cedar Valley’s anticipated growth and follows the Neighbourhood Planning Framework 
outlined in Mission’s Official Community Plan (OCP); and 

 is designed around the OCP’s chapter framework for ease of referencing OCP objectives and policies. 

Through the plan’s preparation, a separate technical engineering analysis produced the Cedar Valley 
Engineering Plan (CVEP) that identifies the location of infrastructure services, fixed assets (including arterial 
and collector roads), and neighbourhood road alignments, with the objective of providing clear direction 
regarding the provision of infrastructure and for reducing capital works costs.  

In preparing the Cedar Valley Local Area Plan, staff identified development constraints and opportunities, 
researched development options, reviewed DCC repayment, prepared a detailed engineering strategy within 
the Cedar Valley Engineering Plan and recommended strategies for protecting natural areas and 
development of a trail network.  

Significantly, this Local Area Plan retains the OCP land use designations for Cedar Valley to provide clarity and 
certainty for the direction of future growth. This plan will ensure that servicing and land acquisition 
requirements are implemented in a rational and cost-effective manner. A few land use designation changes 
are required to implement servicing, park locations, environmentally sensitive areas, and other requirements 
of this plan.  This is discussed in further detail in Section 10.0 – Implementation.  

The Cedar Valley Local Area Plan will guide decisions by Council when considering development applications 
and decisions of private landowners, developers, and other authorities in these matters. This plan will reduce 
the potential for development proposal submissions that are inconsistent with the OCP and mitigate 
potential financial implications to the District with respect to infrastructure and servicing obligations. This 
Local Area Plan does not contain financial details, but references the Development Cost Charge Bylaw, 
Community Amenity Contribution policy, and other documents for financial information. It provides a 
foundation for Mission’s financial planning, especially for servicing and property acquisitions required for 
parks and other services. 
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1.3 LEGISLATIVE FRAMEWORK 

The Cedar Valley Local Area Plan is adopted by the Council as an amendment to Official Community Plan 
Bylaw 5670-2017.  This plan also conforms to the Fraser Valley Regional District Regional Growth Strategy, 
Council’s 2018-2022 Strategic Plan, and District of Mission strategic plans, policies and bylaws including but 
not limited to: 

 Zoning Bylaw 5050-2009; 

 Development and Subdivision Control Bylaw 5650-2017; 

 the Transportation Master Plan (TMP) 2016; 

 the Parks, Recreation, Arts and Culture Master Plan 2018;  

 BC Transit’s Transit Future Plan 2013; and 

 the Environmental Charter. 

This plan identifies certain amendments to the OCP in accordance with provisions of Section 472 of the Local 
Government Act that allow a municipal Council to adopt community plans for one or more areas. Details of 
the OCP amendments proposed by this plan are outlined in Section 8.0 - Urban Structure and Land Use. 

1.4 PLANNING PROCESS 

Staff worked collaboratively to provide a practical planning tool for guiding Cedar Valley’s future growth. The 
work conducted by staff was funded in accordance with Council’s objectives as established in the 2016-2018 
Strategic Plan; the 2018-2022 Strategic Plan also identifies Cedar Valley as a priority.  The work program for 
this Local Area Plan included a review of the 1996 Cedar Valley Comprehensive Development Plan and Cedar 
Valley Environmental Management Plan (CVEMP), a detailed analysis of engineering infrastructure 
requirements and service phasing, multi-modal transportation service, environmental management 
requirements, park, trail and school locations, a demographic overview, and a land development analysis.  

Staff, with assistance from consultant parks planners, conducted a workshop to explore park, trail, natural 
area, and school sites. From this workshop, a proposed trail system was designed to provide direct and safe 
pedestrian access throughout Cedar Valley in advance of new development, where possible. Engineering 
staff, using 3-D modelling and GIS mapping technology, conducted a detailed review of infrastructure services 
and transportation requirements that are embedded within the appended Cedar Valley Engineering Plan (see 
supporting document 12.1). The phasing of engineering services was reviewed and recommendations are 
illustrated on Map 06.  

An environmental consultant provided advice on natural areas, their categorization and protection strategies 
within a background report called the Natural Infrastructure Collaboration Resource Report (see supporting 
document 12.3). Engineering services and parkland acquisition will be examined separately in conjunction 
with the Development Cost Charge review.  
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1.5 CHALLENGES AND OPPORTUNITIES 

While the 1996 Cedar Valley Comprehensive Development Plan projected a population of 10,000 to 12,000 
by 2016, Cedar Valley has not developed as quickly as expected. The 2016 Census indicated that 
approximately 7,900 people lived in Cedar Valley, most of whom were residing in Phase 1 of this planning 
area, generally south of Tunbridge Avenue. Background research findings indicate that approximately 70% of 
the Phase 1 residential land area was developed between 1997 and 2017. While residential development has 
not progressed as rapidly as anticipated in the 1996 plan, development was nonetheless focused within 
Phase 1, ensuring that urban development was substantially contained as opposed to being sprawled and 
disconnected.  The plan’s strategy for containing development helped the District in achieving cost 
efficiencies for engineering and parks servicing.  The proposed servicing and phasing strategy in the 
Engineering Plan will provide clarity in guiding future development with impetus for accelerating community 
completion.  

Over the past 20 years, approximately 1,106 single family dwellings, 75 townhouses, and 54 row houses were 
constructed in the Phase 1 area.  With the majority of homes constructed being single-family dwellings, 
housing variety and affordability have become a concern.  

In some cases, properties designated for multi-family housing were allowed to develop as single-family 
subdivisions due to market pressures of the time. This short-termed approach to development produced 
housing that is less affordable, particularly for young families.  Consequently, there is a significant need to 
provide a variety of housing types and tenures that can contribute to affordability and accessibility for all 
ages and abilities. 

2016 Census information indicates that Cedar Valley’s residents are comparatively younger than other areas 
of Mission, as shown in Section 5.1 – Community Profile. This finding indicates that there will be a greater 
need for schools and active neighbourhood park space within Cedar Valley to meet the needs of a growing, 
and relatively younger population than elsewhere in Mission.  This plan identifies new neighbourhood parks 
and recommends their acquisition in the near future, where possible, ahead of new development in phases 2 
to 4. In particular, new neighbourhood parks are to be planned and designed for active recreation. 

A review of 2012 to 2017 Preliminary Application Review (PAR) submissions indicates that there is substantial 
interest in completing Phase 1 and commencing development within Phase 2. Throughout Cedar Valley, there 
are some small and irregularly-shaped properties that have not been developed.  This challenges the ability 
to achieve a cohesive development pattern.  Coinciding with this is a lack of sidewalks on local roads and 
arterials such as Cherry Avenue where there are two elementary schools. Sidewalk construction is not 
connected in many places due to the disjointed development pattern that has emerged over the past 20+ 
years. To increase the potential for comprehensive development, new policies are required to ensure that 
adjacent properties are developed together, with sizeable land assemblies to achieve orderly and connected 
growth.  Boulevards that include sidewalks (and bike lanes on arterials) can be achieved through the policies 
noted in this plan. 

There is a need to both protect the urban tree canopy and to regenerate it, in order to achieve a more 
livable, healthy and aesthetic community.  Policies and strategies are recommended in this plan for 
protecting trees on private properties and within protected natural areas. 
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Since the 1996 plan was prepared, there remain substantial gaps in commercial development, with the 
consequence that residents must drive or take transit to the Lougheed Corridor or downtown Mission for 
food and retail services, medical appointments, entertainment, and other services. Cedar Valley residents 
need a commercial centre that will also provide a convenient location for shopping and a social and 
community focal point for cultural and other events.  

Future Employment Lands were identified in the CVCDP, the OCP and in this Local Area Plan, but have not 
developed to date. With the servicing strategy detailed in the Cedar Valley Engineering Plan, and this plan’s 
phasing policy, development can be facilitated in the near future.  Providing local job opportunities within the 
Future Employment Lands is essential for strengthening Mission’s economic base and providing Cedar Valley 
residents with closer proximity to places of employment.  Policies in this plan provide the tools to help 
achieve the rapid development and servicing of these strategic areas so that Cedar Valley can become a 
complete, economically successful, and resilient community. 
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2.0 VISION AND GUIDING PRINCIPLES 

2.1 THE VISION 

The vision for Cedar Valley is a sustainable and resilient community that is inclusive, complete, integrated, 
natural, and serviced.  

2.2 GUIDING PRINCIPLES 

Guiding principles from the 1996 Cedar Valley Comprehensive Development Plan (CVCDP) represent the 
foundation for sound planning that has guided the growth of Cedar Valley from its inception. Select guiding 
principles from the 1996 plan and the OCP are integrated within the Cedar Valley Local Area Plan’s vision 
elements providing continuity between the plans as noted below: 

Inclusive Community 

 A welcoming, secure and safe place where all residents and visitors respect one-another in terms of 
culture, religion, age, and ability. 

 Create an environment that will attract people of varying ages, abilities, and incomes to achieve a 
balanced and socially healthy community. 

Complete Community 

 A variety of housing choices that provides for affordability, access for all ages and abilities, and 
security through high-quality and environmentally-sound design.  

 Locate the highest residential densities within close proximity to Neighbourhood Centres where 
mixed uses will provide affordable housing and direct access to shopping, cultural, transit services, 
protected natural areas, and recreational amenities. 

 Provide direction for the planned, phased servicing and development of Cedar Valley. 

 Provide for a balanced variety of lot sizes and housing types to meet the community’s needs for 
affordability, accessibility, and lifestyle. 

 Build a community where there is sufficient housing to sustain local schools, businesses, and 
religious institutions; sufficient linear, nature and neighbourhood parks to sustain residents; and 
housing densities to support public transit and community facilities. 

 Create a compact community structure where local shops and public facilities are centrally located, 
providing a focal point for Cedar Valley. 

 Provision of an employment area with light industrial and high-tech businesses and live-work 
opportunities that provides local employment opportunities. 

 Develop parkland for active recreation and a comprehensive trail system prior to development of 
new residential areas. 
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Integrated Community 

 A community that is connected to key destinations such as parks, schools, and Neighbourhood 
Centres with a comprehensively designed and developed pedestrian trail system, cycling network, 
public transit service, and complete streets. 

 Design Cedar Valley to be ‘walkable’ to provide pedestrians with safe routes. 

 Streets and paths designed for convenience and safety for all ages and abilities. 

 Develop safe pedestrian and bicycle routes throughout an integrated community. 

 Encourage use of public transit with stops that integrate with trails and cycle routes. 

Natural Community 

 A ‘community in nature’ developed in a manner that respects Cedar Valley’s unique natural setting, 
and the ecological, economic and social value of environmental preservation both within Cedar 
Valley’s Protected Natural Assets (PNAs) and throughout the community. 

 Environmental design principles apply to all new developments to ‘design with nature’ to protect 
and enhance ecological assets and provide residents with a healthy and aesthetic living environment. 

 Development with green linkages that also function as wildlife corridors. 

 Educate the community about Cedar Valley’s rich natural heritage, its functions and the economic 
value of ‘natural capital’, and the role that natural assets play in reducing infrastructure costs. 

Serviced Community 

 A community where roads and services are designed to integrate within the natural setting, 
providing for economic efficiency with environmental protection. 

 Corridors for roadways and underground services are designed to respect topographic and ecological 
constraints, where ‘green infrastructure’ and ‘natural infrastructure’ are coordinated with ‘grey 
infrastructure’ (storm and sanitary systems). 

 Recognition of ‘natural capital’ and its strategic role in supporting green and grey infrastructure, and 
in creating a resilient community that will be able to successfully adjust to adverse weather 
conditions and changing climatic conditions. 

 Engineering servicing that is phased in a manner that supports the orderly and cost-effective 
progression of development and economic/employment opportunities.    
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2.3 POLICIES AND GENERAL OBJECTIVES 

Policies contained within the Cedar Valley Local Area Plan coordinate with and support the above-noted 
vision elements. Some general objectives for this plan have been adopted from the 1996 CVCDP and 
Mission’s OCP to provide continuity and certainty for guiding the future development of Cedar Valley. The 
following general objectives are further to the OCP Objectives 4.1.2 to 4.1.6: 

 Assess urban development potential from the perspectives of biophysical parameters, topography, 
hazard areas, environmental protection and the visual/landscape; 

 Define and clarify developable versus undevelopable areas; 

 Identify the type, size and location of land uses based upon the OCP designations that are suitable 
for Cedar Valley; 

 Create an accessible community that provides safe and convenient mobility options for all users via a 
connected transportation system that includes roads, sidewalks, trails, and bike lanes; 

 Develop a green infrastructure system that includes underground services, road alignments and 
stormwater management facilities that will service the Cedar Valley urban community in a 
progressive and phased manner; and 

 Establish order of magnitude costs for provision of infrastructure services required to accommodate 
land uses. 

Identify public facilities including schools, libraries, parks, open space, fire/rescue, and policing services that 
are needed for Cedar Valley. 
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The Plan 
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3.0 BROAD POLICIES 

3.1 OFFICIAL COMMUNITY PLAN (OCP) 

The Cedar Valley Local Area Plan replaces the Cedar Valley Comprehensive Development Plan (CVCDP) that 
was adopted by Mission Council in 1996 as an amendment to the OCP Bylaw. To ensure consistency with this 
regulatory context, the Cedar Valley Local Area Plan is adopted as an amendment to OCP Bylaw 5670-2017 
providing long-term guidance for the development of this community.  

The Cedar Valley Local Area Plan document is organized around the OCP chapter framework to provide clarity 
in its relationship with the OCP.  The OCP was prepared in accordance with Section 446 of the Local 
Government Act that requires an OCP to include a regional context statement that identifies how the OCP 
applies in a regional context and relates to the Regional Growth Strategy.  The Regional Growth Strategy 
includes these growth management goals. 

 increase transportation choice and efficiency; 

 support and enhance the agricultural sector; 

 manage urban land responsibly; 

 develop a network of sustainable communities; 

 protect the natural environment and promote environmental stewardship; 

 protect and manage rural and recreational lands; 

 achieve sustainable economic growth; and 

 manage water, energy resources and waste responsibly. 

The OCP states in Section 3.2: “The community vision and guiding principles for this OCP set the stage for a 
sustainable approach to land use. The intention is that the OCP vision and principles become the foundation 
of all decisions related to land use, and that other District policy documents are then updated as appropriate 
to reflect the vision identified in the OCP.”  

The Cedar Valley Local Area Plan is the first “Local Area Plan” adopted by Council and is implemented in 
accordance with the OCP guiding principles and policies.  The OCP’s guiding principles establish clear 
direction for Mission’s growth with a commitment to sustainability, whereby all development will occur in a 
manner that respects natural settings while supporting economic vitality and social cohesion. Foremost 
among the OCP’s guiding principles is a commitment to environmental stewardship that states: “Our 
residents place high values on the natural environment. Mission will achieve environmental sustainability 
through protecting and enhancing ecosystems, providing opportunities for residents to enjoy and learn about 
their natural heritage, and working towards being a carbon-neutral community.” This principle and others 
adopted from the OCP are enshrined in the Cedar Valley Local Area Plan.  

Coordination with the OCP was a principle requirement in preparing the Cedar Valley Local Area Plan, that 
provides for financially-sound development of this community. Table 1 illustrates the alignment between the 
OCP and Cedar Valley Local Area Plan guiding principles.    
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Table 1: Links Between Cedar Valley LAP and Mission OCP Guiding Principles 

Cedar Valley Local 
Area Guiding 

Principles 

 OCP Guiding Principles  

A Sustainable 
Mission 

Environmental 
Stewardship 

Economic 
Vitality 

Social  
Strength 

Compact & 
Complete 

Community 

Distinct 
Character 

Working 
Together 

Inclusive 
Community               
Complete 
Community               
Integrated 
Community               
Natural  
Community               
Serviced 
Community                

3.2 STRATEGIC PLAN 

Mission’s strategic plan puts forward Council’s Corporate Vision for the ideal future of the municipality and 
operations.  The Strategic Plan guides Council and is used for assessing progress towards the strategic 
objectives. The Strategic Plan’s six focus areas are below: 

Table 2:  Strategic Focus Areas 

1 Safe Community 

2 Secure Finances, Assets and Infrastructure 

3 Bold Economic Development 

4 Liveable Complete Community 

5 Engaged Community 

6 Organizational Excellence 

Priority Actions 4.7 of Mission’s Strategic Plan undertakes neighbourhood planning, including Cedar Valley.  
The Cedar Valley Local Area Plan is prepared in compliance with the Strategic Plan as shown below. 

3.3 MASTER PLANS, BYLAWS AND POLICIES 

Mission’s Master Plans and bylaws provide direction for implementing the Cedar Valley Local Area Plan’s 
objectives and policies. The 2018 Parks, Recreation, Arts & Culture Master Plan provides direction for the 
service delivery of recreation, arts and culture fields in Mission over the next 10 to 15 years.  The 2016 
Transportation Master Plan supports the Official Community Plan and assists Mission in achieving the 
transportation-related objectives of the OCP.    

The Cedar Valley Local Area Plan will be implemented through Mission’s bylaws. Among these are the Zoning 
Bylaw, Floodplain Management Bylaw, Development and Subdivision Control Bylaw, and Development Cost 
Charge Bylaw. Other municipal bylaws that will play strategic roles in implementing this plan include: the 
Building Bylaw, Fire Prevention Bylaw, Fire Sprinkler Bylaw, Traffic Regulation Bylaw, Business Licence Bylaw, 
and Soil Deposit Bylaw.  
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Also, Mission has a comprehensive set of planning and development policies that apply to Cedar Valley.  
These policies provide performance outcomes expected for such matters as Mission’s affordable housing 
strategy, financial contributions for community amenities, lot grading, OCP referrals, review of Cedar Valley 
Environmentally Sensitive Areas, tree retention/replanting, secondary suites, subdivision for parkland, 
municipal property sales, and associated engineering requirements including neighbourhood traffic calming. 

3.4 ENVIRONMENTAL CHARTER 

Mission’s Environmental Charter emphasizes the importance of a healthy environment and identifies actions 
that can be taken to enhance and maintain a healthy environment. The District of Mission’s purpose 
statement is: “To build a safe, healthy & inclusive community abundant in economic, recreational & cultural 
opportunities.”  Inherent in this statement is the importance of protecting and sustaining ecosystems within 
the District. As noted in the Charter, properly functioning ecosystems are a prerequisite for ensuring a 
healthy community while allowing for economic and recreational opportunities.   

3.5 CEDAR VALLEY ENVIRONMENTAL MANAGEMENT PLAN  

The 2005 Cedar Valley Environmental Management Plan was based upon the environmental management 
objectives of the 1996 Cedar Valley Comprehensive Development Plan and provides a foundation for the 
environmental protection initiatives of the Cedar Valley Local Area Plan. The 2005 Environmental 
Management Plan (EMP) was prepared to achieve protection of creeks, headwaters and riparian corridors, 
and the associated range of environmental and community benefits within the Cedar Valley area. The EMP 
emphasizes the importance of environmentally-sensitive areas and their protection within Cedar Valley.  
According to the EMP: “This undevelopable open space in Cedar Valley provides a unique opportunity to 
maintain an environmentally sensitive area system that both protects environmental features and natural 
habitat by leaving large areas of undisturbed green space adjacent to urban development, and to create a 
new recreational experience in the form of future pedestrian walking trails.  Objectives of the Environmental 
Management Plan were: 

 to preserve and protect significant natural areas including streams, riparian corridors, and headwater 
areas and their function; 

 to enhance opportunities for urban development within Cedar Valley; 

 to achieve agreement on an environmental management approach, implementation strategy, and 
management tools; and 

 to create efficiencies in the environmental review and referral processes. 
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4.0 ENVIRONMENTAL MANAGEMENT 

Environmental protection is a vital component of any development activity, not only for the preservation of 
environmentally-sensitive areas, habitat and biodiversity, but to ensure ecosystem services, “natural capital”, 
are maintained. Ecosystem services are the planet’s stocks of natural assets, including geology, soil, air, 
water, and all living organisms. The most obvious natural capital involves water, air, food, plant material we 
use for fuel, building materials, and medicines. Less tangible ecosystem services include climate regulation, 
natural flood defences provided by forests, carbon storage in bogs and peat lands, crop pollination by insects, 
and the mental health benefits people derive from having access to nature. 

Cedar Valley is nestled in a natural setting with extensive creek systems and tree canopies, which provide for 
invaluable wildlife and species-at-risk habitat. It is these same natural characteristics that make Cedar Valley 
a desirable place for people to live. 

This section describes the environmental management strategy for preserving PNA’s in Cedar Valley in 
Mission’s OCP.  

4.1 BACKGROUND 

The 2005 Cedar Valley Environmental Management Plan (CVEMP), established a Memorandum of 
Understanding (MOU) between the Department of Fisheries and Oceans; the Ministry of Water, Land and Air 
Protection; and the District of Mission. The MOU identified which watercourses and natural areas must be 
protected and which ones could be altered or removed and compensated for. It also established detailed 
Streamside Protection and Enhancement Areas (SPEAs) that were based on the superseded, provincial 
Streamside Protection Regulation (SPR) under consideration of the intensity of adjacent land uses 

The MOU expired in 2015, and Cedar Valley’s SPEAs were included as ESAs in the OCP.   

The objectives and strategies set out in the Environmental Management section of this local area plan build 
on the CVEMP and align with the intent, objectives and guidelines of the Natural Environment Development 
Permit Area in Mission’s OCP, which strives to “guide development to minimize negative effects on 
environmentally sensitive and significant areas, habitat, water quality, biodiversity, air quality, greenhouse 
gas emissions, watercourse maintenance and dredging costs, outdoor recreation opportunities, food 
production, and many other tangible and intangible benefits of natural areas.” 

Staff worked with an environmental consultant, a Qualified Environmental Professional (QEP), who prepared 
a background report titled “Natural Infrastructure Collaboration Report” that advised on the role of natural 
capital, strengthened and clearer environmental protection policies and updated design guidelines essential 
for creating a sustainable community.   
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4.2 TERMINOLOGY 

The 2005 CVEMP defined both Environmentally Sensitive Areas (ESAs) and Streamside Protection and 
Enhancement Areas (SPEAs) in similar ways, and both terms were used interchangeably in the CVEMP. The 
current, provincial Riparian Area Regulation’s (RAR) definition of SPEA is different from what was in the 
CVEMP, and the mixed use of terminology has been a source of confusion.  

While RAR focusses on watercourses only, both the CVEMP and the OCP acknowledge that natural 
environments beyond riparian areas can have significant habitat values. The OCP also includes a policy to 
review the historic Cedar Valley ESA designation areas for their community values in terms of green spaces 
and trail corridors. Since Cedar Valley has wider ESAs (or SPEAs) than are typically currently assessed under 
RAR, it’s important to distinguish between habitat that should be completely protected from human activity, 
and habitat that may be able to accommodate passive recreational uses, as determined on a case-by-case 
basis.  

Given the above, the Cedar Valley Local Area Plan (CVLAP) will refer to lands currently designated as “ESA” in 
the OCP as “Protected Natural Assets” (PNAs), see Figure 1, while the term “ESA” will be reserved for highly 
sensitive areas, whether for streamside or terrestrial habitat protection, that are to be left in or restored to 
their natural state and excluded from human use or access.  

It should be noted that while all current ESA-designated land in Cedar Valley will be categorized as PNA, 
additional lands may be designated PNA as environmental assessments (bio-inventories) may uncover 
additional habitat, ecosystem, and natural capital values.  For clarity, definitions for Critical Habitat, 
Environmentally Sensitive Areas (ESAs), Protected Natural Assets (PNAs), and other terminology is found in 
Section 11.0 of this document. 
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4.3 APPROACH 

Developers must prepare a bio-inventory (or environmental site survey) of the entire proposed development 
site before land-clearing or soil movement takes place, and before designing the site layout. Natural assets 
that are disturbed prior to the environmental site survey process having been completed, will be required to 
be restored and/or compensated for, based on existing knowledge, site studies and aerial photos, before site 
layout design can proceed. Bio-inventories shall include the identification and scope of noxious weed 
infestations, and also include an assessment of trees on development sites. 

The current OCP designates all of Mission as a Natural Environment Development Permit Area (DP Area E). As 
such, all development in Mission shall occur in keeping with OCP policies 4.1.6 to 4.1.17, and 4.1.19 to 4.1.21, 
objectives and guidelines set out in Section 9.7 of the OCP. The following policies are in addition to the above 
referenced OCP policies and further define the overall approach to environmentally sound development in 
Cedar Valley: 

4.3.1 Development sites shall be assessed for the totality of their environmental values through a bio-
inventory. The bio-inventory shall: 

Figure 1:  Cedar Valley Protected Natural Assets (PNA) Areas 
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 be informed by previous studies and plans, such as the CVEMP, and the Natural Infrastructure 
Collaboration Resource Report;  

 be used as the basis to determine the presence of natural assets and whether a Natural Assets 
area is suitable for acquisition by the District, or removed in accordance with Policy 4.3.2; 

 assess all environmental values, or natural assets, including aquatic, riparian, trees, terrestrial and 
avian habitat, physical attributes, and natural capital on the entire development site and on 
neighbouring parcels to inform site development planning before a site is disturbed in any way; 
and 

 be conducted by a Qualified Environmental Professional (QEP). 

4.3.2 Natural assets identified in a bio-inventory, regardless of whether they are designated Protected 
Natural Asset (PNA) in the OCP, shall remain excluded from development; however, if a reduction of 
natural assets is proposed on the development site then compensation shall be provided by either: 

(a) dedication of land on the development site to the District at a ratio of 2:1 that’s acceptable to 
the District; or 

(b) a contribution in accordance with the District’s Community Amenity Contribution Policy. 

4.3.3 Environmental remediation work shall be undertaken in accordance with best practices identified in 
the Province’s Develop With Care 2014 guidelines.   

4.3.4 Already designated or newly identified PNAs or ESA shall be protected, buffered, and linked 
wherever possible to preserve habitat values and hydrological characteristics.  

4.3.5 Site plans shall be designed with the principal of protecting environmental assets, including trees in 
Cedar Valley’s urban forest. 

4.3.6 A noxious weed assessment shall be conducted on the entire development site. Identified noxious 
weed infestations, particularly of knotweed or Giant hogweed, shall be addressed before a site plan 
is developed or the site is disturbed in any way. Developers should allow two years to properly 
address knotweed infestations before breaking ground. 

4.3.7 All new development in Cedar Valley shall be designed to minimize dangerous wildlife attraction by 
providing wildlife resistant waste management compounds or containers in multi-family, commercial 
and mixed-use developments, as per Solid Waste Management Bylaw 5526-2015. 

4.3.8 Natural buffers should be incorporated adjacent to PNA areas by locating structures, parking areas, 
and playing fields as close to road frontages as possible, on lands designated as "Parks and Open 
Space", "Institutional", “Neighbourhood Centre”, and “Future Employment Lands.” 

  

https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/laws-policies-standards-guidance/best-management-practices/develop-with-care
https://www.mission.ca/wp-content/uploads/Solid-Waste-Management-Bylaw-5526-2015.pdf
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4.4 BIO-INVENTORIES 

Bio-inventories shall be conducted by a qualified environmental 
professional (QEP), who will be hired by the District with funding 
provided by the developer. The QEP shall assess the entire 
development site, and evaluate existing PNAs for passive 
recreation potential, such as minor trail construction, in areas not 
designated ESA. The QEP shall also evaluate each site for 
potential additional PNAs as may be required by RAR or other 
senior government legislation, as applicable.  

The QEP’s assessment shall generally take into consideration the 
following site features and potential ecosystem services for both 
existing and prospective PNAs: 

 streams, headwater areas and riparian corridors; 

 terrestrial wildlife corridors and habitat, including species at risk and Critical Habitat;  

 existing and potential vegetation; 

 trees, wildlife trees, and tree canopy;  

 avian nesting locations and overwintering habitat for migratory birds;  

 green infrastructure opportunities (i.e., for rainwater management); 

 GHG reduction and climate change adaptation opportunities; 

 passive recreation opportunities, such as pedestrian trails, in PNAs not designated ESA; 

 invasive species presence, especially giant hogweed and the four knotweed species; and 

 aesthetic values and community benefit. 

In addition to OCP policies 4.1.6 to 4.1.17, and 4.1.19 to 4.1.21, the following Environmental Management 
policies shall apply to Cedar Valley: 

4.4.1 A QEP shall prepare a preliminary bio-inventory on the entire development site and on neighbouring 
parcels before a site is disturbed in any way. Following the preliminary bio-inventory, the QEP shall 
prepare a bio-inventory site plan showing the location and extent of all natural assets, including 
PNAs and ESAs. 

4.4.2 A preliminary bio-inventory shall take into account such ecosystem services including, but not limited 
to:  streams, headwater areas, riparian corridors, terrestrial wildlife corridors and habitat, Critical 
Habitat, trees and vegetation, invasive species presence, avian nesting locations, green 
infrastructure opportunities, GHG reduction and climate change adaptation opportunities, and 
aesthetic values.  

4.4.3 A preliminary bio-inventory site survey can determine whether a detailed environmental site survey 
is required. If a developer is willing to work around environmentally-valuable features of a site, and 

QEPs conducting an environmental assessment 
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there is no impact from development, a detailed bio-inventory may not be required, as represented 
in Figure 2, Bio-inventory Flowchart. 

 

Figure 2- Bio-inventory Flowchart 
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Preliminary Bio-inventory 

A preliminary bio-inventory entails a literature review and high-level ground assessment to determine what 
species and environmentally-valuable resources may be present on and within 100 m of the proposed 
development site. It includes the following components: 

 review of existing studies, inventories, species distribution maps, status reports and recovery plans; 

 search of the BC Conservation Data Centre and the Wildlife Species Inventory database for presence 
of red- and blue-listed species and ecosystems; 

 consultation of local environmental groups for knowledge of species, ecosystems and habitats; 

 examination of aerial photographs and satellite imagery (if available at a relevant scale) to identify 
ecological features on the proposed development site and within 100 m of the site’s boundaries; and 

 performance of a seasonally-relevant site inspection to determine presence or potential presence of 
species and habitat features, such as:  

 wildlife trees and raptor nest trees; 

 wildlife corridors and connections; 

 sensitive or rare ecosystems; 

 presence and potential presence of species at risk; 

 vernal pools; and 

 restoration potential, such as daylighting piped creeks and removing invasive plants. 

A complete checklist for conducting preliminary bio-inventories can be accessed in the provincial Develop 
With Care 2014 guidelines. 

Detailed Bio-inventory 

If a preliminary bio-inventory determines that ecologically significant features are or may be present on a 
proposed development site or within 100 m of it, a detailed environmental site survey may be required. 
However, if a development is designed to avoid negative impacts on identified areas of environmental value, 
a detailed bio-inventory may not be required. Working around existing and potential environmentally 
valuable site features may facilitate the approval process, as it would likely be more readily supported by the 
public and by Council.  

If the preliminary bio-inventory did not conclusively confirm the absence of environmentally valuable areas 
on or near a development site, or if there is potential that ecologically significant areas may be affected by a 
proposed development, a detailed bio-inventory is required. It involves more thorough on-site investigations 
(i.e., ground-truthing) at the appropriate time(s) of year, and the provision of a summary report, which 
includes: 

 a description and mapping of existing and potential environmentally valuable features of a site; 

 strategies for avoiding and/or mitigating impacts from development; and 

https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/laws-policies-standards-guidance/best-management-practices/develop-with-care
https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/laws-policies-standards-guidance/best-management-practices/develop-with-care
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 identification and description of restoration and enhancement opportunities. 

A complete checklist for conducting detailed bio-inventories can be accessed in the provincial Develop With 
Care 2014 guidelines. 

4.5 INVASIVE SPECIES MANAGEMENT 

Invasive species, including noxious weeds, can cause economic and environmental harm, pose a health and 
safety risk, and reduce a site’s development potential. Noxious weeds are regulated by the provincial Weed 
Control Act, which obligates property owners and occupiers to eradicate them. Noxious weeds are also 
addressed under the District’s Good Neighbour Bylaw, which prohibits owners and occupiers from causing or 
permitting noxious weeds to grow or accumulate on their premises.  

Due to their potential to cause harm to the environment, people, or 
infrastructure, the District has designated giant hogweed and the four 
knotweed species (Japanese, giant, bohemian, and Himalayan) as priority 
noxious weeds. The District reserves the right to require the management of 
other invasive species that may be identified during the mandatory site 
assessment (the Preliminary Bio-inventory).  

A noxious weed assessment is to be conducted on any property proposed for 
development. On sites where noxious weeds, particularly hogweed or 

knotweed, are observed, property owners shall have a QEP prepare a noxious weed management plan, which 
shall include monitoring for regrowth for two years after the initial treatment. Any regrowth shall be 
addressed before the site is disturbed.  

Early identification of knotweed (ideally two years prior to breaking 
ground) is imperative to allow for effective treatment before the 
site is disturbed. No vegetation shall be removed or altered, and no 
soil shall be disturbed or moved onto or off any development site 
until the noxious weed assessment has been completed, treatment 
has been completed, as applicable, and the site has been declared 
free of hogweed, knotweed, or other invasive species. 

In addition to OCP policies 4.1.6 to 4.1.17, and 4.1.19 to 4.1.21, the 
following Environmental Management policies shall apply to Cedar 
Valley:  

4.5.1 A development application bio-inventory shall include an assessment of invasive species including 
noxious weeds, wherein the QEP shall prepare a noxious weed management plan. 

4.5.2 The noxious weed management plan shall provide information on noxious weeds on a development 
site, a removal strategy and monitoring plan to observe any re-growth over a two-year period 
following initial treatment.  

  

Giant Hogweed 

Knotweed 

https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/laws-policies-standards-guidance/best-management-practices/develop-with-care
https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/laws-policies-standards-guidance/best-management-practices/develop-with-care
http://www.bclaws.ca/EPLibraries/bclaws_new/document/ID/freeside/00_96487_01#section2
http://www.bclaws.ca/EPLibraries/bclaws_new/document/ID/freeside/00_96487_01#section2
https://www.mission.ca/wp-content/uploads/Good-Neighbour-Bylaw-5524-2015.pdf
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4.6 PASSIVE RECREATION OPPORTUNITIES 

The Cedar Valley Local Area Plan proposes an extensive network of 
pedestrian walkways and trails to allow movement of people 
throughout the community without relying on the use of 
motorized vehicles. Trail locations proposed to date are shown on 
Map 06. In a number of instances, these walkways and trails are 
integrated with the riparian corridors and within PNAs. Other 
passive recreation opportunities may include nature viewing 
platforms with interpretative signage.  

As a rule, walking trails will not be permitted running parallel to a 
natural watercourse within established 15-metre SPEAs. However, 
where a QEP, using RAR methodology, can define the SPEA within a 
PNA, the District may have the developer construct an unobtrusive 
walking trail in that portion of the PNA that is not deemed SPEA or 
ESA. The construction of walking trails in PNAs will be for the sole 
purpose of providing pedestrian connectivity and will occur at the 
District’s sole discretion.  

In order to minimize the removal of existing 
vegetation, and to keep their 
environmental footprint as small as 
possible, walking trails that are located in 
PNAs shall generally be limited to a single-
track natural surface trail (Figure 3).  Where 
PNAs do not lend themselves to 
accommodating trails, the District may 
consider placing them at the outside edge 
of private development parcels which will 
be protected via an easement. 
 
 

 

  

A single-track walking trail 

Figure 3 - Natural Surface Trail 
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4.7 RAINWATER MANAGEMENT 

Increasing the amount of impervious surfaces in a watershed will alter hydrology and water quality, which 
can negatively affect local watercourses and fish habitat. Employing integrated rainwater management 
practices, including the use of natural capital, can help to prevent and reduce damage and often results in 
lower capital and maintenance costs. The overall goal of proper rainwater management is to mimic the pre-
development water balance, flow rate, and quality for both surface water and groundwater.  

Considering ecosystem services and employing progressive design standards 
in rainwater management can: 

 increase land use efficiency; 

 reduce per-unit utility costs; 

 reduce energy use and greenhouse gas emissions; 

 preserve headwaters, natural habitats and ecosystems; and 

 make for more attractive developments and desirable living 
conditions. 

Rainwater must be managed in accordance with the District of Mission’s 
Development and Subdivision Control Bylaw, applicable provincial and federal 
legislation, and the provincial Develop With Care 2014 guidelines.  

4.8 CEDAR VALLEY WATERCOURSES 

The creeks, headwaters and riparian corridors of Cedar Valley sustain productive fish and wildlife habitats. 
They form part of the Silverdale Creek watershed, noted for its high functional values for fish and wildlife.  

In addition to OCP policies 4.1.1 to 4.1.14, the following Watercourse Management policies shall apply to 
Cedar Valley: 

4.8.1 Setbacks from watercourses shall be as follows:  

Table 3: Required Setbacks from Watercourses by Location 

Watercourse Location 
Designated PNA 

from 
Top-of-Bank or 

Ravine 
Silverdale Creek any 15 m 

Cherry Creek any 15 m 

Nicholson Creek any 15 m 

Gaudin Creek any 15 m 

Gaudin Creek A any, except as below 15 m 

Gaudin Creek A west and south banks; south of Tunbridge Avenue to Egglestone Avenue;  
adjacent to school site 

30 m 

Gaudin Creek B any, except as below 30 m 

Gaudin Creek B northwest bank; south of Laminman Avenue, west of Cedar Street;  
adjacent to SF compact designation 

15 m 

Gaudin Creek C any 15 m 

Rainwater management within a 
Protected Natural Assets (PNA) area  

https://www.mission.ca/wp-content/uploads/Development-and-Subdivision-Control-Bylaw-5650-2017.pdf
https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/laws-policies-standards-guidance/best-management-practices/develop-with-care
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Watercourse Location 
Designated PNA 

from 
Top-of-Bank or 

Ravine 
Ammon Brook any 15 m 

Ammon Brook A any, except as below 15 m 

Ammon Brook A west bank; from Dewdney Trunk Road to headwaters;  
adjacent to townhouse designation 

30 m 

Ammon Brook B any, except as below 15 m 

Ammon Brook B east and west banks; from Dewdney Trunk Road to headwaters;  
adjacent to ESA, employment land and compact SF residential designations 

30 m 

Ammon Brook C any 15 m 

Since the CVLAP takes a holistic approach and requires environmental site assessments, including riparian, 
species at risk and invasive species investigations for entire development sites, identified watercourses and 
riparian areas will be re-assessed and characterized, and may end up being larger than provided for in 
Table 3, above. Environmental site assessments could also identify additional watercourses that may require 
SPEAs or otherwise ecologically-significant areas. 

More detailed descriptions and background information on Cedar Valley’s watercourses can be accessed in 
the previous Cedar Valley Environmental Management Plan.  The plans for a specific stretch of Gaudin Creek 
that are carried forward from the CVEMP are described below. 

Gaudin Creek  

Gaudin Creek features three tributaries:  Gaudin Creek A, Gaudin Creek B, and Gaudin Creek C.  Gaudin 
Creek  C, which is ditched along the south side of Tunbridge Avenue between Cedar Street and Dewdney 
Trunk Road as well as along the west side of Cedar Street between Tunbridge Avenue and Gaudin Creek, 
sustains a vigorous population of resident cutthroat trout.  

When Tunbridge Avenue and Cedar Street are upgraded, the ditched portion along Tunbridge Avenue is 
slated for relocation away from the road to the southern end of privately-owned properties situated along 
the south side of Tunbridge Avenue. The District owns property in that area and is working with private 
property owners on the acquisition of a 20-metre strip to allow for a 40-metre wide riparian zone for the new 
location of Gaudin Creek C, which would represent a significant gain in fish and wildlife habitat. The diversion 
may also provide opportunities for some unobtrusive public wildlife viewing and walking trails, pending a 
QEP’s review. 

In addition to OCP policies 4.1.1 to 4.1.14, the following Watercourse Management policies shall apply to 
Cedar Valley: 

4.8.2 Support the diversion of Gaudin Creek south of Tunbridge Avenue to allow for the creation of 
productive fish and wildlife habitat in a natural setting, with provision for a trail along the north side 
of the diverted creek channel for wildlife viewing and access to the Neighbourhood Centre. 

file://Maverick/Data/COMDEV/Cedar%20Valley%20Plan%20%20Review/CV%20Environment%20Issues/cedar-valley-environmental-management-plan.pdf
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4.9 DESIGNING WITH NATURE 

Identifying “what is on the ground” is the first step in the site planning process in order to achieve 
environmentally-sustainable and resilient development. Identifying and working with green infrastructure 
potential (natural capital) on development sites not only preserves ecosystem functions, it can provide direct 
and measurable benefits for development and the community. Recognizing and utilizing natural capital in 
developments can reduce costs in comparison with built infrastructure, where natural systems perform 
necessary infrastructure functions, such as water detention and infiltration.  

Section 3 of the provincial Develop With Care 2014 guidelines provides extensive information on how to 
design a green development, taking into account natural capital opportunities, environmentally sound soil 
management, natural landscaping techniques and cost-saving water management and storage options.  

Green Infrastructure and Natural Capital 

Natural green infrastructure is defined by the International Water Association as “a strategically planned and 
managed network of natural landscape such as forests and wetlands, working landscapes and other open 
spaces that conserves or enhances ecosystem values and functions and provides associated benefits to 
human populations. (Benedict and McMahon 2006).”  

Engineered/constructed elements of green infrastructure include bioretention facilities, bioswales, 
constructed wetlands, green roofs, permeable pavements, and stream restoration initiatives. While built-
green infrastructure projects utilize natural landscapes to minimize flooding, store water and reduce urban 
rainwater runoff, they respect existing ecological features that moderate temperature extremes, purify air 
and water, and sequester carbon. 

Tree retention is another natural capital opportunity, as trees reduce urban heat island effects by providing 
shade; evapotranspiration and air movement; moderating temperature fluctuations; and reducing energy 
demand. Retaining trees on development sites also improves air quality, stabilizes soils and slopes, absorbs 
rainwater and reduces erosion, thus reducing the need for engineering and constructing systems to achieve 
the same effects.  

Retaining natural features on development sites in Cedar Valley can be balanced with development 
intensification (i.e., through development clusters or density bonusing and averaging) to yield mutual 
benefits. Preserving natural features in developments can inspire innovative project layouts, creating a more 
stimulating environment for residents, improving affordable housing potential, and development 
profitability. 

Green Building Standards 

In addition to OCP policies 4.2.9 to 4.2.20, the following policies that shall apply for Cedar Valley are:  

4.9.1 Encourage the design of buildings to LEED or equivalent green building guidelines to maximize 
energy efficiency, and where possible, provide energy for the ‘grid’ (net zero buildings). 

https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/best-management-practices/develop-with-care/dwc-section-3.pdf
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4.9.2 Encourage the installation of heating and power systems that utilize renewable energy sources, such 
as solar panels, geothermal systems and district heating systems. 

4.9.3 Encourage the installation of green roofs, green walls and other energy efficiency features to reduce 
CO2 emissions, retain building heat and increase operational efficiency in accordance with the BC 
Building Code Step Code.  

Green Landscaping 

Development sites should minimize impermeable surface areas by incorporating permeable pavement and 
parking areas, bioswales, and rain gardens. Landscaping should be based on xeriscaping principles and centre 
on native species, particularly avoiding alien invasive plants. Residential developments could include built-in 
water collection features, such as rain barrels for gardening and emergency supply purposes.  

Trees need to be an integral part of any new subdivision. On development sites that do not contain mature 
trees, trees should be planted on individual lots, as well as on road boulevards. Planting double rows on each 
side can yield a substantial tree canopy for the long-term. The photos shown below illustrate the difference 
tree retention and/or planting can make in the longer term in two subdivisions created in the 1990s. 

Trees also contribute to more liveable, natural streetscapes:  in South Surrey (see photos below), a significant 
number of mature trees were protected in the planning and construction stages in addition to incorporating 
boulevard trees, producing a community within a natural setting. 

     
Mission Neighbourhood 2018                                                              Surrey Neighbourhood 2018 

  
Residential Streetscape in Cedar Valley                                          Residential Streetscape in Surrey 

While there is general recognition that streams and riparian areas must be protected during development, 
other than the SPEA required under RAR, there is currently no general mechanism in Mission’s bylaws to 
protect existing stands of trees to preserve and maximize their natural and green infrastructure function. 

file://Maverick/Data/COMDEV/Cedar%20Valley%20Plan%20%20Review/CVLAP%20Draft%20Plan%20document/How%20the%20BC%20Energy%20Step%20Code%20Works%20%E2%80%93%20Energy%20Step%20Code.html
file://Maverick/Data/COMDEV/Cedar%20Valley%20Plan%20%20Review/CVLAP%20Draft%20Plan%20document/How%20the%20BC%20Energy%20Step%20Code%20Works%20%E2%80%93%20Energy%20Step%20Code.html
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Trees and urban forests are significant elements of green infrastructure, which is defined by the International 
Water Association as “a strategically planned and managed network of natural landscape such as forests and 
wetlands, working landscapes and other open spaces that conserves or enhances ecosystem values and 
functions and provides associated benefits to human populations. (Benedict and McMahon 2006).” Surrey’s 
Ecosystem Management Study describes Green Infrastructure as an “interconnected network of natural or 
‘green’ elements that occur at a variety of scales – site/building, neighbourhood, and community-wide, 
regional and beyond.  Similar to traditional ‘grey’ infrastructure (roads, power, gas, and other utilities, etc.), 
green infrastructure provides a critical underlying foundation to support the function and quality of 
communities and supports the function of ecological systems. (Wilkie and Ashcroft, 2009).” 

Considerable research has also been conducted in Canada and the US in evaluating the economic benefits of 
tree preservation and green infrastructure.  A US EPA report titled “Case Studies Analyzing the Economic 
Benefits of Low Impact Development and Green Infrastructure Programs” states that “The Los Angeles 
County Department of Public Works monetized the multiple benefits associated with its proposed Light 
Impact Development/Green Infrastructure (LID/GI)-based alternatives including benefits associated with 
water conservation, recreational opportunities, improved community aesthetics, increased wildlife habitat, 
and reduced stormwater pollution.” Protecting the urban tree canopy can play a valuable role in stormwater 
management, micro-climate moderation, air quality, and overall aesthetic and health benefits for residents. 

Grey Infrastructure 

Grey infrastructure includes such elements as pipes (storm sewers), roads, ditches, and detention ponds - 
engineered to manage stormwater. The need for grey infrastructure increases when properties are cleared of 
vegetation to be replaced by impervious surfaces, including roads, parking lots, and buildings. Impervious 
surfaces increase the need for stormwater management and can contribute to flooding and reduced water 
quality. Impermeable surfaces hold heat and contribute to increased air conditioning use during summer 
months. Where development activities eliminate most or all of the tree canopy, increases in energy demand 
for both air conditioning in summer and heating during winter increase electricity use, cost to consumers, 
and the potential to further drive climate change. 

Green Infrastructure 

Natural green infrastructure includes ecosystem elements, such as trees, shrubs, wetlands, creeks, open 
spaces, and soils. Root systems and tree foliage stabilize soil on slopes, reducing potential for slope failure 
while contributing to storm water management. Trees reduce urban heat island effects, improve air quality, 
and reduce energy consumption. Trees cool urban areas indirectly through evapotranspiration and air 
movement under shaded tree crowns. Shade provided by trees, cools homes and buildings directly during 
summer and can shield buildings from winter storms, providing energy savings. The role trees play in 
improving a community’s air quality reduces health care costs and enhances residents’ quality of life.  
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The Role of the Urban Forest 

Mission’s infrastructure includes both grey and green elements. There is considerable economic, 
environmental, and social value in retaining and enhancing Cedar Valley’s urban forest canopy. Protecting 
this valuable natural resource is a key consideration in developing a sustainable and resilient community in a 
cost-effective manner.  

Preservation of the urban forest canopy is achievable for developments of all types and densities, if 
conducted with appropriate zoning, planning policies, tree protection regulations, design guidelines, and 
public information.  Mission’s OCP Natural Environment Development Permit Area guideline 7 states: “for 
land in a natural or naturalized condition, retain existing vegetation, topography and hydrology to the degree 
possible.  Conserve trees in stands (groups of trees along with their associated understory) to preserve long-
term health and stability of each tree within the stand.” By designing developments with tree preservation as 
an integral requirement, the results will provide for enhanced green infrastructure, reduced servicing and 
maintenance costs and healthier and more desirable areas for living and working. Planning communities 
through an environmental design lens can produce desired effects with substantial tree protection on single 
family residential lots, multi-family sites, within municipal road allowances, parks, schools, institutional 
properties as well as neighbourhood centre and employment lands. 

For development sites that do not contain mature trees, substantial planting on individual lots in addition to 
planting double rows of trees in boulevards on each side of a roadway can yield a substantial tree canopy.  In 
other areas of the Lower Mainland, a significant number of mature trees were protected in the planning and 
construction stages in addition to incorporating boulevard trees, producing communities within a natural 
setting. 

In addition to OCP policies 4.1.15 to 4.1.17, the following Urban Forest policy shall apply to Cedar Valley: 

4.9.4 A tree canopy target of 40% should be considered for the long term protection and renewal of the 
urban forest canopy in this community. 

  

Reduction of the forest canopy before a development 
application can reduce the potential for creating a 

more livable community. 
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5.0 LIFESTYLE 

5.1 COMMUNITY PROFILE 

The approximate population of Cedar Valley was 7,900 in 2016, equating to about 20% of Mission’s total 
population of 38,833 at the time. As of 2018, it is estimated that the population of Cedar Valley is roughly 
8,000.  Increased densities beyond the projections of the 1996 plan are expected in the Multi-family 
residential areas as well as in areas designated for urban residential and urban compact development. 
Population projection based on future densities estimates a total population in Cedar Valley of 18,000 to 
22,000 at full build out of this Plan. Statistics Canada’s Census of Population in 2016 gives a demographic 
snapshot of the community in Cedar Valley using data from the Dissemination Areas (DAs) that make up the 
neighbourhood. A useful comparison area is the whole of Mission Census Subdivision (CSD), which includes 
Cedar Valley and all other areas within the District.  

A population pyramid shows the proportional population of a geographic area by age and sex. The chart 
below shows the population pyramids for Cedar Valley and Mission in 2016. Cedar Valley has a lower 
proportion of seniors (65+ years) and “baby boomers” (50-65 years) than Mission as a whole. However, Cedar 
Valley has higher proportion of people aged 30-45 years and a higher proportion of children (0-14 years) than 
Mission in its entirety. This suggests that Cedar Valley is home to a higher proportion of younger families. 

Figure 4: 2016 Population Pyramid Comparison for Mission and Cedar Valley 
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The Census of Population also reports household type and dwelling information. The figures below show the 
comparison of proportional household types between Cedar Valley and Mission. 

Figure 5: 2016 Comparison of Household Type between Mission and Cedar Valley 

Census families include couples with or without children and lone-parent households. Census families with 
children represent a higher proportion of the population in Cedar Valley than in Mission altogether, as do 
Multiple-census-family households. Multiple-census-family households can include multi-generational 
households or other families living together. Census families without children and non-census-family 
households represent a lower proportion in Cedar Valley than in Mission.  

In light of the high proportions of young families and census families with children in Cedar Valley, 
consideration for future amenities tailored to families is important. As development continues in Cedar 
Valley, there may be a need for more family-oriented amenities such as schools, parks, playgrounds, child 
care centres, and local commercial uses. 

In general, median household income in Cedar Valley is higher than all of Mission. Mission’s before-tax 
median household income is $78,159, while median incomes range from $73,984 to $107,136 in Cedar 
Valley, with only one Census Dissemination Area out of eight falling below the Mission median. The fact that 
the incomes are higher in Cedar Valley contributes to the fact that fewer people in Cedar Valley are spending 
above the CMHC housing affordability threshold of 30% of household income than people in the whole of 
Mission. In addition, the rate of home ownership is higher in Cedar Valley (see Figure 6, below). 
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Figure 6: 2016 Household Tenure Comparison of Mission and Cedar Valley 

The charts in Figure 7, below, show the proportion of the population by the type of dwelling they occupy. The 
proportion of semi-detached houses, row houses, and apartments in an apartment building are lower in 
Cedar Valley than they are in Mission as a whole. However, the proportions of single-detached homes and 
apartments in a duplex are higher in Cedar Valley. The apartment in a duplex-type of dwelling is commonly 
used as an indicator of secondary suites, so this suggests that Cedar Valley has a higher proportion of 
secondary suites than in Mission altogether. The 1996 CVCDP proposed a higher percentage of multiple-
family dwellings in the form of townhouses, rowhouses and apartments. This proposal for a wider variety of 
housing forms did not materialize for various reasons, but will remain as a planning objective for Cedar Valley 
in the future as the need to provide for housing affordability for families and seniors will become more 
prevalent as the ‘boomer’ generation ages. 

Figure 7: 2016 Dwelling Type Comparison between Mission and Cedar Valley 
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The charts below (Figures 8 and 9) show the proportional commute destination for population of Cedar 
Valley and the whole of Mission. In general, the majority of people in Cedar Valley and Mission commute to a 
different city for work. A large proportion of these people commute to a different city in the Fraser Valley 
Regional District (Abbotsford, Chilliwack, Hope, etc.), but an even higher proportion commute to a different 
city outside the FVRD, likely in neighbouring Metro Vancouver Regional District. The proportion of people 
commuting within Mission is slightly lower in Cedar Valley than in Mission. In addition, the majority of people 
in Cedar Valley (52.9%) commute over 30 minutes to work, compared to 49.9% in Mission as a whole. 

Figure 8: 2016 Commuting Destination Comparison between Mission and Cedar Valley  
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Figure 9 shows the main mode of transportation for commute to work for the populations of Cedar Valley 
and Mission. A higher proportion of people in Cedar Valley get to work by driving a car, truck, or van or riding 
in a car, truck, or van as a passenger than in all of Mission. However, a lower proportion of people in Cedar 
Valley take public transit or walk to work than in Mission. Roughly equal proportions of people bike or use 
other methods (such as a scooter, motorcycle, or wheelchair) in both areas. 

Figure 9: 2016 Commuting Mode Comparison between Mission and Cedar Valley 

 
In general, these commute statistics speak to a need for more employment lands with more diverse 
industries for Cedar Valley and Mission so that people can commute shorter distances to work, which may 
also increase the use of more sustainable modes of transportation. 

5.2 HEALTH AND SOCIAL SERVICES 

Residents of Cedar Valley have been experiencing significant change as the community continues to grow and 
densify. The challenges posed by growth and change can be mitigated through community design, education, 
and awareness efforts as well as a collaboration with health disciplines. Collaboration between planning, 
engineering, and the health disciplines can significantly contribute to a more healthy and livable community 
for residents. 

The built environment affects human and ecological health in many ways. As noted in the Canadian Institute 
of Planners publication “Healthy Communities Practice Guide”; “The health of a community is not just about 
the health of the people, but about the healthfulness of their environmental, social and economic conditions 
and of the community, social and political processes that lead to the shaping of those conditions.  A healthy 
community is therefore a complex adaptive system, constantly changing, flexing and evolving.”  Cedar Valley 
is a growing and maturing community that requires the fundamentals needed to support healthy living for its 
residents. 

Through sound planning, environmental management and engineering practices, the design of this 
community is focused on creating a high quality of life with the resulting benefits for physical, mental and 
social well-being.   

87.0%

85.4%

7.8%

7.3%

2.3%

3.1%

1.2%

2.4%

0.3%

0.3%

1.5%

1.5%

0% 20% 40% 60% 80% 100%

Cedar
Valley

Mission CSD

Mode of Commute CV vs Mission CSD, 2016

  Car; truck; van - as a driver   Car; truck; van - as a passenger
  Public transit   Walked
  Bicycle   Other method



  CEDAR VALLEY LOCAL AREA PLAN  40 

In addition to the Health Care and Social Services policies 5.2.1 to 5.2.12 of the OCP, the following policy 
applies to Cedar Valley: 

5.2.1 Provide for physical well-being by encouraging the location of housing close to parks and trails to 
enable residents to walk, hike, run and cycle and engage in active recreation pursuits. 

5.3 RECREATION AND LEISURE SERVICES 

As Cedar Valley grows and becomes a ‘complete community’, its residents will require additional park space 
and leisure services.  The 2018 Parks, Recreation, Arts and Culture Master Plan provides the foundation for 
providing recreation, leisure and cultural services within Cedar Valley.  

Cedar Valley’s natural setting lends itself to the development of a comprehensive trail system that will 
provide residents and visitors with opportunities to move through this community.  Walking, hiking, and 
running are recreation activities that play a role in personal and community health. The existing and 
proposed neighbourhood parks in Cedar Valley will provide for a range of recreational opportunities, 
particularly for children such as the play areas in Lightburn and Tom Jones Parks, and for seniors who meet 
daily in the shelters at Griner Park.  Parks and trails shall be constructed in current development phases 
before development occurs in successive phases to prevent shortfalls in parks and recreation services.  

In addition to the parkland acquisition and park development policies 5.3.3 to 5.3.24 of the OCP, the 
following policies apply to Cedar Valley: 

5.3.1 Recognizing that Cedar Valley’s population growth will exceed the 1996 Cedar Valley Comprehensive 
Development Plan’s projected population, additional active park space is required and shall be 
provided in alignment with objectives of the OCP and the Parks, Recreation, Arts and Culture Master 
Plan. 

5.3.2 Where infrastructure is developed that incorporates active recreation use such as a reservoir with 
tennis courts, then the 5% open space dedication is acknowledged as being fulfilled. 

5.3.3 Developers shall dedicate 5% of land within a development site as parkland in cases when parkland 
has not been identified by is deemed necessary by the District of Mission. 

5.4 CULTURE AND HERITAGE   

Mission has a vibrant culture and engaged citizens who work on enhancing culture within the community.  
Cedar Valley has a younger residential composition in comparison with other areas of Mission, and 
consequently is in need of places and programs that provide for cultural and artistic exploration for younger 
residents.  Recognizing changes in the community’s cultural composition, there is a need to address the 
interests and pursuits of residents from a variety of cultural backgrounds. While cultural spaces and facilities 
exist elsewhere in Mission such as the Clarke Foundation Theatre, Mission Museum, and MAC Arts Centre, 
there is a need to provide similar types of spaces on a smaller, neighbourhood scale in Cedar Valley. 

In addition to the Culture and Heritage policies 5.5.2 to 5.5.15 of the OCP, the following policies apply to 
Cedar Valley: 
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5.4.1 Support the provision of facilities for 
cultural pursuits including art/studio spaces, 
and spaces for cultural and artistic 
expression and performances. 

5.4.2 Require developers of the Neighbourhood 
Centre at Cedar Street and Tunbridge 
Avenue to provide plaza space for cultural 
programming, art displays, music and dance 
entertainment and other artistic activities. 

5.4.3 Encourage public art as an integral element 
of all attached multiple family 
developments, neighbourhood centres, 
future employment lands and institutional uses in 
accordance with the District’s Public Art Policy. 

5.5 EDUCATION AND INSTITUTIONAL  

Cedar Valley has quickly become a neighbourhood of young 
families. Prior to 2015, School District 75 had been experiencing a 
decline in enrollment. The increased number of young families 
have in turn reversed the enrollment numbers. Currently the 
Cedar Valley student population is supported by one elementary 
school.  

There is a private school (Valley Christian School) which offers 
classes from kindergarten to high school. The increased 
enrollment projections have lead School District 75 to select two 
new locations within Cedar Valley for elementary schools (see 
Map 06, Parks, Schools, Pedestrian & Cyclist Circulation). The two 
proposed elementary school sites are located within the north-
west sector (in servicing Phase 2) north of Laminman Street, and 
in the north-east sector (Phase 3) at the east end of Rosetta 
Avenue. These school sites are strategically located to serve the 
next growth phases in Cedar Valley. 

  

St. Mary’s the Protectress Ukranian Orthodox 
Church on DewdneyTrunk Road 

Albert McMahon Elementary School 
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  Table 4: Projected Student and Community Populations for Undeveloped Areas of Cedar Valley 
Units based 
on 
Development 
Type  

Estimated under 18 population based on 
number of projected units of new construction 

 

The average population per housing unit type 
(census data average) 

Proposed 
Development 
Units 

 

Pre 
school 

School Aged Sub-
total 

School 
Aged Total 

 

Pre-
school Students 

Over 
18 

Per 
House-

hold 
Total New 
Residents 

 Elem 
K-6 

Middle 
7 - 9 

High 
10 - 
12 

 

3,577   930 1,198  447  429  2,075  3,005  0.26 0.58 1.96 2.80  10,016 

265   72  80  28  25  133  204  0.27 0.50 2.03 2.80  743 

1,062   106  133  46  45  223  329  0.10 0.21 2.49 2.80  2,972 

28   3  2  1  1  5  7  0.10 0.16 2.54 2.80  79 

113   6  4  2  2  8  14  0.05 0.07 2.68 2.80  316 

0   0  0  0  0  0  0  0.03 0.03 1.94 2.00  0 

    1,116 1,417  523  502  2,443  3,559       14,126 

            2016 Population  7,975 

          Estimated Total   22,101 

The Mission Public School District (School District No. 75) operates 12 elementary schools, two middle 
schools, one secondary school, an alternate school, a distance education school, and a trades college.  The 
School District offers a number of specialty programs including French immersion, arts and traditional based 
elementary schools, outdoor classrooms, international education, and home and virtual education options.  
Riverside College offers grade 12 credits and post-secondary education for those seeking a career in the 
trades through apprenticeship, practical job training, or upgrading.  Mission Public Schools, through the 
Aboriginal Education Department (Siwal Si’wes), provides support for the integration of Aboriginal 
perspectives within the Mission School District, respectful of aboriginal culture.  

Additionally, the Conseil Scolaire Francophone de la Columbie-Britannique operates one elementary school. 

Table 5: Schools within Cedar Valley and Mission 

Institution Type 
Within Cedar Valley Within District of Mission 

Current Projected Current Projected 

Elementary 1 2 8  
Middle 0  1  

Secondary/High 0  1  
Private 1*  1**  

*Valley Christian School (Kindergarten to High school) **Seminary of Christ the King (High School only) 

After approximately 15 years of declining enrollment and the closure and consolidation of schools, the School 
District enrollment has increased each year since 2015. The School District expects this enrollment growth 
trend to continue for a few years, due to the increased development activity in the community, and the influx 
of young families.  In addition to planning for expansion of urban elementary schools and the high school, the 
School District is planning to reopen the Stave Falls Elementary School in September 2019. 

Mission provides close access to a number of post-secondary education facilities. Most central is the Mission 
Campus of the University of the Fraser Valley. This campus is the result of a partnership between the District 
of Mission, School District 75, and the University. Other regional post-secondary campuses are located in 
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Abbotsford, Chilliwack, Hope, and Agassiz. Mission is also within commuting distance to the BC Institute of 
Technology, Simon Fraser University, and the University of British Columbia. 

Several private post-secondary facilities in Mission provide job search services or skills training to the 
unemployed and/or underemployed. As a result of community partnerships between public institutions and 
volunteers, a variety of basic literacy initiatives continue to improve the lives of Mission children and adults 
through both classroom and individual tutoring.  Future elementary and secondary school sites are 
designated in the OCP. The School District wants to work more closely with the District to plan for anticipated 
growth and future school development. 

In addition to the Park policy 5.4.2, Education policies 5.6.1 to 5.6.7, and Institutional policy 8.1.43 of the 
OCP, the following policies apply to Cedar Valley: 

5.5.1 Public schools in Cedar Valley shall be developed to meet the needs of a growing population ahead 
of the projected growth and in conjunction with servicing phasing established in this plan. 

5.5.2 The Mission School District is encouraged to consider use of elementary schools as community hubs 
for adult continuing education in support of the educational and cultural needs of this community. 

5.5.3 Where schools are located next to Protected Natural Asset (PNA) areas, buffer areas shall be 
designed in keeping with the Environmental Management policies of this plan.  In certain cases, trails 
or passive recreation areas may be considered on school sites located adjacent to PNAs.  

5.6 COMMUNITY SAFETY 

As the Cedar Valley community continues to grow, it is important that community safety is addressed by the 
proactive and coordinated initiatives of safe community and infrastructure design, community policing, fire 
prevention and rescue services. Cedar Valley should be designed in accordance with the principles of Crime 
Prevention through Environmental Design (CPTED) which is a proactive approach that aims to reduce crime 
opportunities before development occurs. CPTED principles include: 

 Territoriality and Defensible Space:  The physical environment can be designed to create a sphere of 
influence or ‘territory’, where people can take ownership of their surroundings by adopting 
proprietary attitudes towards outdoor spaces. 

 Hierarchy of Space:  Design developments to show clear transitions/delineation between public, 
semi-public, semi-private and private space.  

 Natural Surveillance:  Design developments to enhance people’s ability to casually observe and 
monitor activities in their environment by siting buildings in relation to each other and the street. 
Maximize opportunities for ‘eyes on the street’ to overlook common open space. Balance needs for 
surveillance with residents’ need for privacy. Provide clear sightlines in pathways and intersections. 

 Access Control:  Design entry and exit points to naturally maximize control, surveillance and 
‘ownership’ by desirable users. 

 Image and Landscaping: Enhance and maintain the physical appearance of developments to 
encourage users of the area to respect their surroundings. 
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By incorporating principles of Crime Prevention Through Environmental Design (CPTED) new development 
can contribute to the safety and security needs of Cedar Valley residents. CPTED can be used for all types of 
projects including: parks, natural areas, multi-unit residential, commercial, industrial and institutional. 
Providing a visible street and well-lit trail along the edge of a Protected Natural Asset area makes for a safe 
and walkable community. Another vital component of community safety is the provision of a fire/rescue 
facility that should be centrally located in the Nottman Street/Tunbridge Avenue area of Cedar Valley to 
ensure effective emergency responses. 

In addition to the Safety and Security policies 5.2.13 to 5.2.21 of the OCP, the following policies apply to 
Cedar Valley: 

5.6.1 Require a CPTED analysis as an integral part of development applications to create a more secure 
and livable community. 

5.6.2 Develop a fire/rescue hall in a central location with minimal environmental impact. If a fire/rescue 
hall is proposed for a park location, then the facility shall incorporate recreation and community 
features such as a community room, pedestrian trail with signage, trail system map, seating, 
washrooms or other recreation features. 

5.6.3 Enable prompt emergency responses with a connected street and walkway network that can 
accommodate emergency equipment. 

5.6.4 Provide sufficient lighting on roadways, parks, schools, trails and all developments to enhance 
visibility and natural surveillance. 

5.6.5 Design public roadways and private road systems to incorporate traffic calming features for 
pedestrian, cycling and driver safety. 

5.6.6 Design homes to provide for natural surveillance where primary living areas have a clear view of 
streets, parks, greenways and trails and design coach houses to provide direct visual supervision of 
lanes. 

5.6.7 Ensure that garages and coach houses fronting lanes have solar controlled or alternate lighting 
systems to ensure that laneways are illuminated at night. 

5.6.8 Design fences to be permeable to provide visibility from yards into streets, lanes, open spaces and 
trails. 

Cedar Valley is a community within a forest setting. Forest fires are occurring more frequently in BC.  To 
protect homes, businesses and natural areas against forest fire requires a balanced strategy.  In addition to 
policies of the OCP, the following policy applies to Cedar Valley: 

5.6.9 All residential developments located adjacent to Protected Natural Asset areas or forested areas are 
encouraged to incorporate design guidelines for fire interface protection including the use of fire-
resistant roofing and exterior materials to provide superior resistance to wildfires.  Utilize the BC 
FireSmart Home Owner’s Manual and Mission’s Fire Interface Development Permit guidelines to 
enhance protection from wildfires.  
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6.0 TRANSPORTATION 

 
Traffic on Cedar Street, south of Cherry Avenue 

To become a vibrant, livable community, Cedar Valley must become a neighbourhood where all residents and 
visitors can travel to local destinations safely and conveniently by all modes of travel. Along with the 
development of comprehensive pedestrian and cycling networks, further development of the road network, 
designed to accommodate safe passage for all users, is a key priority. 

Historically, road networks have been planned and developed to provide direct and quick motor vehicle 
movement. Over the past decade this premise has been challenged from the perspective that pedestrians, 
cyclists, the young, and the elderly need to be recognized in the transportation planning process. The concept 
of Complete Streets has evolved and provides guidance for planning roadways that safely accommodate 
pedestrians, cyclists, and people using mobility devices, placing all road users on equal terms in an aesthetic 
streetscape.  

While the CVCDP envisioned the concept of Complete Streets, this has not been realized to date, with key 
elements of a Complete Street system missing, namely gaps in the road, pedestrian and cycling networks. The 
CVLAP seeks to address these gaps through policies, while the Cedar Valley Engineering Plan (CVEP) identifies 
the infrastructure required to provide the community with a transportation system that prioritizes safety and 
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direct access for all users.  Key elements of Cedar Valley’s transportation system are discussed with their 
corresponding policies in the following sections. 

6.1 PEDESTRIAN NETWORK 

Walking is the most basic form of transportation. To promote walking as a viable, convenient, and 
comfortable form of transportation, the pedestrian network in Cedar Valley needs to provide connections to 
destinations including residences, neighbourhood centres, workplaces, schools, parks, recreation facilities, 
and transit.   

Promoting walking in Cedar Valley will help reduce automobile dependence and greenhouse gas emissions, 
improve public health, and create a more connected, livable and vibrant community. 

In addition to the pedestrian network policies 6.3.1 to 6.3.7 of the OCP and the Transportation Master Plan 
(TMP), the following pedestrian policies apply to Cedar Valley: 

6.1.1 Promote community connectivity for pedestrians through the development of a connected grid 
network. 

6.1.2 Limit the construction of new cul-de-sacs that restrict the movement and circulation of pedestrians. 
If a development site necessitates the use of cul-de-sacs, pedestrian connections such as walkways 
must be incorporated into the design. 

6.1.3 Incorporate public connections and access through larger multi-family development sites. 

6.1.4 Curb extensions should be constructed on both sides of collector and local roads at all intersections. 

6.1.5 Pedestrian crossings of arterial or collector roads are to be installed only at proven pedestrian desire 
lines. The level of crossing control, i.e. signed and marked, pedestrian activated flashing lights, 
median refuges, or pedestrian signals is to be determined through the warrant process according to 
an engineering evaluation, as per District practices. 

6.1.6 Trails which cross roadways should include typical trailhead features that improve safety and 
visibility for pedestrians such as curb extensions, bollards, and pedestrian crosswalk signs and 
markings. 

6.1.7 Single-family properties with multi-use paths across their frontage must be rear-loaded, with no 
driveways permitted to cross the multi-use path. 



  CEDAR VALLEY LOCAL AREA PLAN  47 

 
Sidewalks in tree-lined boulevards provide a safe and pleasant pedestrian environment  

similar to the example show from UniverCity in Burnaby. 

6.2 CYCLING NETWORK 

There are economic, public health, and environmental benefits of communities becoming bicycle friendly. 
Developing a safe and comprehensive bicycle network along with communication, education, and 
promotional programs is an important way to encourage cycling as a viable and attractive mode of 
transportation. With appropriate cycling facilities, cycling times can be comparable to both automobiles and 
transit for short-to-moderate distances during peak travel periods. 

In addition to the cycling network policies 6.4.1 to 6.4.7 of the OCP and TMP recommendations, the following 
cycling network policies apply to Cedar Valley: 

6.2.1 Promote cycling connectivity through the development of a connected grid road network, expanding 
the on-street cycling route network to include all arterial and collector roads. 

6.2.2 Incorporate cycling facilities in road designs (i.e., separated bike lanes and multi-use paths). 

6.2.3 Upgrade existing cycling infrastructure in coordination with road improvement project opportunities. 

6.2.4 Enhance cycling infrastructure in already developed areas of Cedar Valley, considering a variety of 
funding sources. 
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6.3 PUBLIC TRANSIT 

Public transportation transforms communities and the lives of the people living in them. Public transit is a 
safe and affordable transportation mode with the following benefits: 

 Health benefit – increased exercise in comparison with the average driving commuter as transit 
users walk to and from transit stops or stations to their destinations; 

 Environmental benefit – decreased road congestion, fossil fuel consumption, and reduced GHG 
emissions/pollution; 

 Economic benefit – families may reduce the number of motor vehicles they own, thereby reducing 
household expenses;  

 Social benefit – increased mobility and freedom to people without motor vehicles or those unable to 
drive; and 

 Transportation benefit – facilitates decreased road congestion, less roadway is required and the cost 
of maintenance is reduced. 

Public transportation must be supported by all levels of government.  This level of support can strengthen the 
long-term health of the economy, reduce inequality resulting from the burden of motor vehicle ownership, 
improve the environment, and reduce the number and severity of causalities resulting from motor vehicle 
accidents.   

In addition to the transit policies 6.5.1, 6.5.2 and 6.5.5 to 6.5.12 of the OCP and TMP recommendations, the 
following policies apply to Cedar Valley: 

6.3.1 Promote land use patterns and densities that are supportive of transit services. 

6.3.2 Locate transit stops within 250 m (preferred), to a maximum of 500 m, walking distance from all 
residences in Cedar Valley. 

6.3.3 Incorporate bus loading bays into the design of any arterial road with less than two lanes of traffic in 
each direction. 

6.3.4 The road system shall be designed to efficiently accommodate public transit vehicles and facilities on 
arterial and collector roads. The potential public transit route identified BC Transit’s Abbotsford-
Mission Transit Future Plan is incorporated in this plan and in the design of Cedar Valley roadways. 
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6.4 ROAD NETWORK 

The road network in any community is the backbone on which all modes of transportation are based upon. 
Cedar Valley’s road network is predominantly based on a grid system of arterial and collector roads. These 
roads make up the major road network in Cedar Valley. The local road network is a combination of north-
south and east-west roadways connecting to the major road network grid, with linear or undulating 
roadways and cul-de-sacs. 

 
Cedar Valley's multi-modal system will provide direct and safe access for pedestrians, cyclists,  

transit users and motorists, similar to this “Complete Street” example from Olympic Village in Vancouver. 

In addition to the road network policies 6.2.1 to 6.2.10 of the OCP and TMP recommendations, the following 
policies apply to Cedar Valley: 

6.4.1 The road network shall be constructed in accordance with the standards established in District of 
Mission Development and Subdivision Control Bylaw 5650-2017. 

6.4.2 Driveway access to arterial roads will be restricted. 

6.4.3 Roundabouts will be considered as preferred alternatives to traffic signals, if conditions are 
appropriate. 

6.4.4 All arterial/arterial and arterial/collector intersections will be planned for future traffic signals or 
roundabouts.  If roundabouts are not constructed, traffic signals will only be installed once traffic 
signal warrants are met. 

6.4.5 Traffic calming measures should be designed into the local roadways. Traffic calming shall be 
implemented in accordance with the District’s Neighbourhood Traffic Calming Policy. 
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6.4.6 Dual access roads will be favoured over cul-de-sacs to ensure a minimum of two entry/exit points to 
all developments. 

6.4.7 Intersecting roads will be aligned directly across from each other with minimal skew to provide 
better inter-connection of neighbourhoods and avoid offset T-intersections. 

6.4.8 The road system shall be designed to safely accommodate all modes of transportation, with 
emphasis on safe passage for pedestrians, cyclists and people with mobility challenges. 

6.5 ON-STREET PARKING MANAGEMENT 

Parking is a contentious issue in municipalities, oftentimes resulting in conflicts and tensions among 
residents. The addition of secondary suites further exacerbates parking issues. 

Parking is currently permitted on some undeveloped arterial roads in Cedar Valley. Once the roads have been 
built to their ultimate cross-section, parking will not be permitted on arterial roads. 

On-street parking is currently permitted on both sides of collector roadways and some local roads in Cedar 
Valley. The provision of parking is identified on the standard drawings included in Development and 
Subdivision Control Bylaw 5650-2017. Off-street parking requirements differ by land use and are provided in 
accordance with District of Mission Zoning Bylaw 5050-2009, as amended. In Cedar Valley on-street parking 
needs to be provided along both sides of all local and collector roadways within the study area. 

Within commercial areas on-street parking is expected to be in high demand. On roads in these areas, the 
use of parking management tools such as time-limited parking and pay parking should be investigated. These 
tools can help encourage parking turnover, which benefits commercial developments, and dissuades 
commuters from using these areas as all-day park-and-ride facilities. 

In addition to the policies within the TMP, the following policies apply to on-street parking of motor vehicles 
in Cedar Valley: 

6.5.1 Local and collector roads will be provided in accordance with the cross-sections identified in the 
CVEP, which include parking lanes on both sides. 

6.5.2 Parking on collector roads near commercial centres is to be time-restricted to encourage other 
modes of transportation and avoid traffic congestion. 

6.5.3 Additional off-street parking is to be provided where on-street parking is constrained (i.e., where 
development fronts arterial roads). 

6.5.4 Roadside parking should be prohibited along arterial roads. 

6.5.5 On-street parking should be defined by end of block and mid-block curb extensions along collector 
and local loads. 

6.5.6 For servicing commercial buildings, driveway access off collector roads may be two-way traffic, while 
access off of arterial roads shall be one-way right-in or right-out. 

6.5.7 Pedestrian and automobile access to commercial units and parking areas should be designed on the 
basis of CPTED principles for safety and security.  
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7.0 INFRASTRUCTURE 

The Cedar Valley Engineering Plan (Supporting Document 12.1) provides detailed guidance for the provision 
of water supply, sanitary sewers, rainwater management, and the transportation network. Within the 
context of this comprehensive engineering plan is a phasing strategy for the orderly and cost-effective 
staging of infrastructure needed for serving Cedar Valley. 
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Land Use & Urban Form
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8.0 URBAN STRUCTURE AND LAND USE 

Mission’s OCP provides a clear approach to urban structure and growth.  Future growth is based on a dense 
urban core and new neighbourhoods including Cedar Valley. The OCP identifies Mission’s Urban Growth 
Boundary which helps to contain Cedar Valley. Further, the OCP provides guidance for a densified 
neighbourhood centre in Cedar Valley to provide this community with an essential commercial and social 
focus. It also provides guidance for infill development within established areas and compact development in 
Greenfield locations. The Cedar Valley Local Area Plan implements the overall urban structure established in 
the OCP.  

8.1 URBAN STRUCTURE, GROWTH AND LAND USE 

Urban Structure 

The following OCP designations including their characteristics, land uses, and density provisions shall be used 
for the purpose of this plan.    

 Neighbourhood Centre;  

 Mid-Rise Multi-unit Residential; 

 Attached Multi-unit Residential;  

 Urban Compact;  

 Urban Residential;  

 Suburban Residential; 

 Future Employment Lands; 

 Institutional; 

 Parks and Open Space; and  

 Protected Natural Assets.  

The Cedar Valley Local Area Plan shall provide supplementary land use, infrastructure servicing, and policy 
guidance for properties designated Attached Multi-unit Residential, Future Employment Lands, 
Neighbourhood Centre and properties designated Attached Multi-unit Residential that are identified for 
density bonusing and density averaging.  

The OCP’s policies applying to all land use designations shall apply to this plan (policies 8.1.1 to 8.1.15).  
Other specific OCP policies that apply are as follows: 

 ‘Neighbourhood Centre’ (policies 8.1.29 – 8.1.31); 

  ‘Attached Multi-Unit Residential’ (policies 8.1.34 – 8.1.35); 

 ‘Future Employment Lands – Cedar Valley’ (policy 8.1.36); and  
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 ‘Institutional’ (policies 8.1.43 – 8.1.44). 

OCP Section 8.2 Neighbourhood Planning Framework comments that Cedar Valley is one of the communities 
in Mission that has its own unique character and needs that is anticipating growth in density or experiencing 
development pressures.  The OCP notes that: “there will be variations in the neighbourhood planning process 
depending on the current and anticipated status of the neighbourhood. In every case, the plan should follow 
the Neighbourhood Planning Guidelines” that are noted in this section of the OCP.  The Cedar Valley Local 
Area Plan has been developed in accordance with this guidance by means of a collaborative planning process 
with technical studies that identified the requirements and general costs of infrastructure, capital works, 
maintenance, repair, and replacement over time.  This plan incorporates the following elements prescribed in 
the OCP including:  OCP alignment, vision, land use, parks trails and recreation, environment, transportation, 
infrastructure, design guidelines, schools, and implementation.  

OCP Section 8.3 Neighbourhood Overview and Policies provides an overview of Mission’s neighbourhoods, 
concerns of residents, and identification of areas needing Neighbourhood Plans and policies. The OCP cites 
the need for a Cedar Valley plan and, as such, OCP Policy 8.3.2 applies and has been fulfilled through the 
preparation of this Local Area Plan as follows:  

“8.3.2: Conduct a review of the existing Cedar Valley Comprehensive Plan (CVCP) to address the following 
opportunities and any others that arise during the CVCP review: 

 More density to accommodate seniors housing and more affordable housing options 

 More commercial space in mixed-use commercial/residential nodes.”  

A land use designation map is included with this plan (see Map 02) that reflects the OCP Land Use 
Designations (Cedar Valley) with a few strategic exceptions. These exceptions require amendments to the 
OCP designation map and are based upon findings from the detailed engineering servicing review, parkland 
analysis and re-defining the OCP’s Environmentally Sensitive Area (ESA) designation as ‘Protected Natural 
Assets (PNAs).’ Details of the proposed amendments to the OCP designation map are provided on Map 03 
and in Table 6 of this plan and support the objectives of creating a sustainable and complete community in 
Cedar Valley.   

Growth 

A primary objective of the Cedar Valley Local Area Plan is to provide strategic guidance for the future growth 
of this community.  An important element of managing growth is to ensure an orderly staging of the 
development of land uses and engineering infrastructure. The Engineering Plan (see supporting document 
12.1) provides for the infrastructure services with a phasing strategy to accommodate the Local Area Plan’s 
land uses. 

The phase areas for servicing and development provide an orderly sequence for implementing municipal 
infrastructure while managing the geographic direction of growth in Cedar Valley. The future development 
and servicing of phases 2 through 4 are mostly located north of Tunbridge Avenue and east of Nottman 
Street where there are significant areas designated ‘Protected Natural Assets.’ (PNAs). In combination with 
the PNA areas are pockets of Attached Multi-unit Residential designated properties that will support higher 
density forms of residential development including rowhouses, townhouses and in some limited locations, 
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apartment/condo projects.  As explained in the Engineering Plan, the phasing boundaries are also amended 
by reducing the area of Phase 1 to allow development to commence in Phase 2 following adoption of this 
plan, where there is significant impetus to build multi-unit and affordable forms of housing. This 
infrastructure phasing approach will help to accelerate the provision of affordable housing, the commercial 
core, parks, natural areas and a fire hall. 

Land Use Amendments 

This plan provides for consistency and support of the OCP but also initiates a small number of strategic land 
use adjustments to enable servicing to occur in a cost-effective manner as outlined in the Engineering Plan.  
The OCP designation amendments are also proposed to enable parkland acquisition, and to replace the 
Environmentally Sensitive Area (ESA) designation with the Protected Natural Assets (PNA) land use 
designation for Cedar Valley. The proposed OCP land use designation amendments required for 
implementation are described in Section 13.0, Map 03 of this plan. They are numbered on Map 03 and listed 
as follows: 

Table 6 - OCP Amendments for CVLAP Implementation 
Map 

Label 
OCP Amendment  

(Designation Change) Location Purpose of the Designation Change 

PNA from Environmentally Sensitive 
Area (ESA) to  
Protected Natural Assets (PNA) 

all areas currently designated 
ESA in Cedar Valley 

to provide protection of all environmental 
assets including riparian areas, non-riparian 
areas, species at risk, and trail locations 

A from Urban Compact and ESA to 
Parks & Open Space and PNA 

9104 Emiry Street to create a centralized park space nest to the 
elementary school site 

B from Urban Compact to  
Attached Multi Unit Residential 

the west half of 32612 Vishloff 
Street 

to establish potential for a strata townhouse 
development and private sanitary pump 
station 

C from Parks & Open Space to 
Attached Multi-Unit Residential 

all or portions of 32681, 32727, 
32733, and 32749 Laminman 
Avenue; the east portion of 9086 
Emiry Street; and west portion of 
9099 Cedar Street 

to coordinate with parkland relocation and 
provide for townhouse and/or rowhouse 
development next to school and park sites 
north of Laminman Avenue 

D from Urban Residential to  
Parks & Open Space 

32921 Dewdney Trunk Road; the 
north portions of 32981 and 
33007 Dewdney Trunk Road and 
south portion of 33039 Dewdney 
Trunk Road; and, the north 
portion of 9272 Bodner Terrace 

to establish three small, neighbourhood parks 
where the properties are co-developed for 
parkland and rainwater management 
purposes 

E from Urban Compact to  
Parks & Open Space 

the south portion of  
33038 Dewdney Trunk Road and 
north portions of 33005 and 
33025 Rosetta Avenue 

to provide a small neighbourhood park for 
this residential area 

F from Attached Multi Unit 
Residential to 
Parks & Open Space 

the south-east portion of  
9043 Dewdney Trunk Road 

to establish a small neighbourhood park 

G from Attached Multi Unit 
Residential to 
Parks & Open Space 

the east portions of  
8890, 8934, and 8968 Cedar 
Street 

to provide a neighbourhood park to serve 
residents living in the Attached Multi-unit 
Residential enclave 

H from Parks & Open Space to 
Institutional 

the south-east portion of 33053 
Tunbridge Avenue and the south 
half of 33073 Tunbridge Avenue 

for development of a fire/rescue service hall 
and park/recreation facilities including trail 
development and trailhead kiosk 

I from Future Employment Lands to 
Parks & Open Space 

the west portion of 
8716 Dewdney Trunk Road  
(Lot 4, Plan 2184) 

to shift the neighbourhood park west to serve 
both the Employment Lands and Residential 
area north of Ihles Avenue 



  CEDAR VALLEY LOCAL AREA PLAN  56 

Map 
Label 

OCP Amendment  
(Designation Change) Location Purpose of the Designation Change 

J from Attached Multi Unit 
Residential to Future Employment 
Lands 

east portions of  
8716 Dewdney Trunk Road  
(Lots 3 & 4, Plan 2184) and 
33470 Ihles Avenue 

to create more land and a cohesive area for 
Future Employment Lands. Parts of the site 
fronting Ihles Avenue could facilitate live-
work development in addition to light 
industrial 

K From Parks & Open Space to 
Future Employment Lands 

the east portion of 8716 
Dewdney Trunk Road (Lot 3, 
Plan 2184) and the north portion 
of  Rem 1, Plan 2184 and the 
south-west portion of 33470 Ilhes 
Avenue 

to relocate the park to the west and create a 
more cohesive development area for the 
Employment Lands 

L from Urban Compact to  
Parks & Open Space 

8450 and 8490 Nottman Street to create a new neighbourhood park to serve 
this residential area 

M from Urban Residential to 
Parks & Open Space 

Lot 23, Plan NWP40788 Cherry 
Avenue 

to extend the municipal owned lands south 
for neighbourhood park purposes 

Interest in development within Cedar Valley has been 
demonstrated by the increased number of 
Preliminary Application Review (PAR) meetings with 
developers in the last four years. In these cases, staff 
have advised of the requirement to develop within 
the current servicing phase area recognizing cost and 
other implications of considering urban development 
advancing into successive phases.  This is to ensure 
that development occurs in a sequential and cost-
effective manner rather than permitting it 
haphazardly. Any privately initiated requests for OCP 
designation amendments shall be considered in 
regard to the phase location where the application is 
proposed, in concurrence with the phasing guidelines 
of this plan and in concert with rezoning and 
development permit applications.  Such proposals shall include detailed engineering servicing, environmental 
impact, traffic impact, housing affordability, parks, trails, schools and other associated studies.  

OCP Bylaw amendment applications for land use designation, policy and service phasing area changes shall 
require developers to host public information meetings with municipal staff present to inform Cedar Valley 
and Mission residents about such proposals. Public information meetings shall occur at least one month in 
advance of presenting applications to Mission Council. Such meetings shall be paid for by the developer and 
shall include advertising in a local newspaper and other District of Mission social media platforms including 
the District’s website. 

  

Rowhouses in Cedar Valley 

Rowhouse development in Cedar Valley 
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General Land Use Policies 

General development-related policies for the Cedar Valley Local Area Plan include: 

8.1.1 All developments shall be comprehensively planned to avoid small parcel alienation and shall consist 
of more than one adjacent property thereby providing connected roadways, sidewalks and trails for 
community connectivity. 

8.1.2 Consider variances for increased building height where a high water table exists, to facilitate grade 
level parking instead of underground parkades for multi-unit, commercial, mixed use, and 
institutional projects or basements for single family and compact residential developments. 

8.1.3 Developers shall create ‘service lots’ that shall be transferred to the District to provide for 
comprehensive block development in the future in cases where neighbouring properties may be 
‘hold-outs’, thereby hindering planned future development. 

8.1.4 Provide a landscaping buffer on properties adjacent to the Ferndale Corrections Institution property 
that is within the Agricultural Land Reserve (ALR). Landscaped buffers for development applications 
shall include fencing and landscaping designed and implemented in accordance with the BC Ministry 
of Agriculture “Guide to Edge Planning” objectives and design guidelines. 

8.2 HOUSING 

The Cedar Valley Neighbourhood provides for a variety of housing forms and densities. The Cedar Valley 
Neighbourhood is located within the District’s Urban Growth Boundary, as such, density is encouraged. The 
OCP designations within Cedar Valley include Suburban Residential, Urban Residential, Urban Compact 
Residential, Attached Multi-Unit Residential and a small amount of Mid-Rise Multi-Unit Residential. The mix 
of residential land use designations, along with the Neighbourhood Centre and Future Employment Lands 
designations provide for a substantial variety of housing types and tenures that can contribute to creating a 
healthy, diverse and complete community.  

While the OCP designations in the Cedar Valley provide for a variety of housing forms and tenures, there are 
challenges presented by the topographic, watercourse, and groundwater features of the neighbourhood that 
can place constraints upon development. Throughout Cedar Valley, the high water table imposes restrictions 
on developing in-ground basement homes and underground parkades for multi-family, commercial, and 
institutional developments.  While the high water table poses design challenges, it also presents 
opportunities for creative development. Homes without in-ground basements have opportunities for 
Universal Home Design, Inclusive Housing and Adaptable Housing, as encouraged by the OCP. 

Recent Activity 

Cedar Valley neighbourhood development has progressed slower than initially anticipated, with Phase 1 
being approximately 70% complete as of the date of this plan.  Between 2016 and 2018, development has 
gained momentum.  The increasing interest of the development community in Cedar Valley is evident 
through the Pre-Application Review (PAR) process. PAR applications in Cedar Valley have almost quadrupled 
between 2014 and 2017, and this trend of growth is expected to continue in 2019.   

https://www2.gov.bc.ca/assets/gov/farming-natural-resources-and-industry/agriculture-and-seafood/agricultural-land-and-environment/strengthening-farming/planning-for-agriculture/823100-3_edge_guide_2015.pdf
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Table 7: PAR Applications in Cedar Valley between 2014 and 2018 

Pre-Application Reviews (PARs) by Year and Proposal 

Year 2014 2015 2016 2017 2018  
# of PARs in Cedar Valley 6 7 20 23 24 
Single Family & Secondary Suites 4 4 14 12 9 
Townhouses / Rowhouses 1 2 4 9 12 
Apartments - 1 - 1 1 
Mixed Use - - 1 - - 
Multi Family and Single-Family Mix - - 1 1 - 

Other 1 - - - 2 

While single-detached units had once dominated the housing market in Cedar Valley, in recent years the 
neighbourhood has experienced a shift towards higher density housing forms. Pre-Application Review (PAR) 
applications for rowhouse and townhouse projects have increased by 800% from 2014 to 2017.  In addition 
to the PAR applications, development applications have increased in Cedar Valley. The following table 
(Table 8) outlines the residential development applications received for new development in Cedar Valley in 
recent years. Between 2010 and 2017, 352 new residential units were created as a result of new 
development applications. 191 units were created as rowhouses or townhouses in comparison to the 161 
single family units, emphasizing the shift from single family to multifamily projects in Cedar Valley. 

 

Seniors' housing apartment on Cedar Street at Cherry Avenue 



  CEDAR VALLEY LOCAL AREA PLAN  59 

Table 8: Cedar Valley Residential Applications 2010 to 2018 
Cedar Valley Residential Applications 

(Subdivisions and Multi-family) 

Phase 
Year 

Application 
Received 

Development  
Type 

Number of  
Units Civic Address(es) 

1 2010 3 lots 5 32484, 32494 Tunbridge Avenue 
1 2012 21 Rowhouses 21 8613 Cedar Street 
3 2013 10 lots 10 33237, 33293 Dewdney Trunk Road; 

9321, 9343 Barr Street 
1 2014 10 lots 9 32910 Sylvia Street 
1 2014 4 lots 4 32637 Tunbridge Avenue 
1 2015 10 lots 16 8895 Cedar Street 
1 2015 2 lots 2 32960 Sylvia Avenue 
1 2016 38 Townhouses 38 8725 Cedar Street 
1 2016 35 lots 35 8540, 8554, 8590, 8522 Nottman Street 
1 2016 5 lots 5 32673 Tunbridge Avenue 
1 2016 14 lots 14 8473, 8511 Judith Street;  

32960 Sylvia Avenue 
1 2016 20 lots 28 32554, 32596, 32598 Cherry Avenue 
1 2016 58 Townhouses 58 33173, 33191, 33209, 33221 Cherry Avenue 
1 2017 2 lots 2 8580 Tupper Boulevard 
1 2017 10 lots 10 8504, 8522 Cedar Street 
1 2017 11 lots 11 32643, 32637 Tunbridge Avenue 
1 2017 10 lots 10 32643, 32636 Tunbridge Avenue 
1 2017 28 Rowhouses 28 32661 Egglestone Avenue;  

8689, 8677, 8653 Cedar Street 
2 2017 46 Townhouses 46 8924 Cedar Street 

 Total 352   
 Single Family Units 161   

 Multifamily Units 191   

In addition to housing policies 5.1.1 to 5.1.27 and 8.1.2, 8.1.5 – 8.1.11 and 8.1.13, and 8.1.32 to 8.1.35 
contained in the Official Community Plan (OCP), the following policies shall apply to all properties designated 
Suburban, Urban Residential, Urban Compact, Attached-Multi-unit Residential, Mid-Rise Multi-unit 
Residential, Neighbourhood Centre, and Future Employment Lands, located within the Cedar Valley Local 
Area Plan boundaries. 

8.2.1 Attached Multi-unit Residential designated properties shown on Map 04 are identified for ‘Density 
Averaging’ whereby an increase in density on one portion of a development site may be permitted, 
in exchange for a reduced density on another portion of the same site provided the overall density 
on the site does not exceed 1.5 floor space ratio (FSR) and six storeys. All other Attached Multi-unit 
Residential designated properties shall not be eligible for density averaging. 

8.2.2 Attached Multi-unit Residential properties shown on Map 05 are identified for ‘Density Bonusing’, 
whereby additional density to build an Apartment Building, is permitted in exchange for the 
developer providing a significant community benefit. The conditions under which density bonusing is 
allowed will be in accordance with the density bonus regulations in the Zoning Bylaw. The overall 
density on the site does not exceed 1.5 floor space ratio (FSR) and six storeys.  

8.2.3 Support housing affordability through the integration of rental and other housing tenures within all 
residential designated areas whereby a minimum of 10% of all residential units within Attached 
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Multi-unit Residential, Mid-Rise Multi-Unit Residential, Neighbourhood Centre and Future 
Employment Lands locations are sold or leased at below market rates. 

8.2.4 Vehicular access for individual multi-residential units shall not be from arterial and collector roads 
(Cherry Avenue, Cedar Street, Dewdney Trunk Road, or Tunbridge Avenue). In a case where a 
property abuts two of these streets, access shall be from the minor street. 

8.2.5 On all development parcels, except those designated Neighbourhood Centre, a continuous landscape 
buffer strip of 6 metres in width on development sites, shall be provided along arterial roads, 
including: Cedar Street, Cherry Avenue, and Dewdney Trunk Road. 

8.2.6 Developments that abut properties designated Parks and Open Space and Institutional shall provide 
direct uninterrupted pedestrian access to those lands. 

8.2.7 Development that abuts properties designated Parks and Open Space and Protected Natural Asset 
(PNA) are encouraged to cluster development away from these areas and provide pedestrian trail 
access where determined suitable based upon environmental evaluation by municipal staff and a 
Qualified Environmental Professional (QEP). 

8.2.8 Neighbourhood Centre and Attached Multi-unit Residential development that is at an intersection of 
arterial and collector intersections shall provide a landmark or gateway feature on the corner, in the 
form of a plaza with pedestrian seating, public art or other amenities. 

8.2.9 Parking and loading facilities shall not be located between the building and the front or exterior side 
yard property line.  Parking for residential units in mixed use developments (within the 
Neighbourhood Centre or designation), shall be located within the interior of buildings and shielded 
from street visibility by surrounding retail and commercial businesses at ground level. 

8.3 PARKS, OPEN SPACE AND TRAILS 

Cedar Valley is a growing community endowed with parkland and natural areas. Planning for parks and open 
space is guided by the OCP, Parks Master Plan, various bylaws and strategies. Mission’s Parks, Recreation and 
Culture Department manages and oversees the planning, design and construction of parks and trails 
throughout Mission in accordance with the Master Plan. The Cedar Valley Local Area Plan references these 
guidelines and provides greater detail for park, natural area and trail planning. 

According to the OCP Community Survey, three out of the four top strengths of Mission were reported to be 
natural areas, trails and parks.  The proximity of nature, trails and open space are characteristics that Mission 
residents’ value. The 2018 Parks, Recreation, Arts & Culture Master Plan identified parkland classifications 
including District Parks, Community Parks, Sports Parks and Neighbourhood Parks. Undeveloped parkland 
classified as Natural Area Parks included recreational greenways and ecological greenbelts.  Master Plan 
recommendations are based on: 

 providing parks for kids and families; 

 improving parkland acquisition and development; 

 adopting a “Riverfront to Mountain Top” approach to recreation; and 

 forging cultural links leading to community benefits. 
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Some of the benefits of parks and trails include: “aesthetic values, health benefits, natural habitat, respite 
from the built environment, community gathering places (i.e., for festivals, picnics), recreation amenities and 
opportunities, learning opportunities (i.e., environmental education), and drivers for tourism and local 
economic development”. 

The 1996 Cedar Valley Comprehensive Development Plan (CVCDP) provided the foundation for planning and 
securing land for parks and open spaces that includes neighbourhood, active and passive parks, linear parks, 
pedestrian pathways, green buffer areas, and trails.  Elements of the parks and open space system, identified 
in the CVCDP, are incorporated in the Cedar Valley Local Area Plan as follows: 

 Neighbourhood Active Parks: include 
playing fields, and can be integrated with 
school facilities; 

 Neighbourhood Passive Parks: located 
within neighbourhoods and provide a 
central common green for each 
neighbourhood; 

 Linear Parks:  provide landscape enhanced 
pedestrian streets which connect key 
destination points within the community; 

 Pedestrian Pathways: provide pedestrian only passage through portions of the community to provide 
linkages to schools, commercial centres and other destinations; 

 Green Buffer Areas (Parkways): Widened boulevards located on both sides of Cedar Street and other 
arterial roads to provide a green gateway through the community. The ‘Parkways’ include shared 
pathways on both sides of the roadway for pedestrian and cycling use, with abundant landscaping, 
street trees and protected mature trees where possible. On private properties both sides of the 
Parkways, the minimum setback would be six (6) metres (20 feet) that would contain substantial 
landscaping with trees and shrubs. 

PNA areas that include riparian corridors, headwater forests and other areas of environmental significance 
that could include public trails where determined acceptable by a QEP.  Some PNAs are highly sensitive and 
are not suitable for development of trails or green infrastructure.  

The current Mission standard for total parkland is 3.47 ha (8.5 ac) per 1,000 people (which excludes Natural 
Open Space/Protected Natural Asset areas). Land area standards for Community and Neighbourhood parks 
apply in Cedar Valley as follows: 

 Community Parks: 1.0 ha/1000 people 

 Neighbourhood Parks: 0.67 ha/1,000 people 

At this time, there is no established standard for the amount of natural area required per 1,000 population. 
This standard will be considered for future development applications.  In the meantime, PNA areas have been 
identified and land area quantified in Cedar Valley, all of which shall be protected in full, or where deemed 
suitable, could incorporate the development of trails or green infrastructure. 

Developing pedestrian trails along Gaudin Creek, will help connect 
Cedar Valley making it a more walkable and healthy community. 
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At build-out, it is estimated that Cedar Valley will have a population of between 18,000 and 22,000 people.  
This population will require approximately 12–15 ha (30–37 ac) of neighbourhood parks and 18–22 ha 
(44-54 ac) of community parks.  Currently, Parks and Open Space designated areas occupy approximately 
25.1 ha (62 ac) and Natural Areas (PNAs) occupy 61.3 ha (151.4 ac) for a combined total area of 
approximately 86.4 ha (213.4 ac). Based on current park area requirements, there is a shortfall of 
approximately 5 ha of neighbourhood and community parkland that should to be secured in addition to the 
parkland currently designated in the OCP.  Respecting this requirement for neighbourhood parks, new park 
sites have been identified and are illustrated on Map 06 – Parks, Trails, and PNAs. 

Park area standards based on population alone do not address the unique conditions, needs, and goals of 
specific neighborhoods. Variables such as density, demographics, social needs, and cultural values are factors 
to be considered in planning for parkland. Walkability (‘Walk score’) is based on the relative accessibility of 
parks and park facilities from homes for pedestrians.  The objectives and policies of this plan are focused on 
addressing and eliminating gaps in parkland and trail provision, and concerns such as pedestrian accessibility.  

An interdisciplinary approach is required for the design and use of parkland and natural areas. Some park 
areas may be required for engineering services such as stormwater management (i.e., wet detention ponds), 
while some PNAs may be suitable for supporting pedestrian trail alignments when determined by QEPs. 
Designated areas are identified for parkland and PNAs in Cedar Valley, not all of these lands have been 
acquired for recreation use and ecosystem protection.  Parkland and PNA acquisition will be addressed in 
association with development proposals, Development Cost Charge contributions and other financial 
strategies.  New neighbourhood parks and the pedestrian trail system are to be established in advance of 
residential development within all servicing phases of this plan. Mission will not be obligated to take land as 
5% parkland dedication if it is not suitable for active recreation (i.e., site is too steep, located at the edge 
instead of internally within a neighbourhood). 

New school and park sites are essential to secure and protect at this time, given the anticipated population 
growth and development north of Tunbridge Avenue.  Cedar Valley needs a comprehensive trail system and 
cycling network to make it a ‘connected’ neighbourhood.  Protecting natural areas is essential for Cedar 
Valley for long-term ecosystem preservation, rehabilitation and expansion. Key values in planning for parks, 
natural areas and schools in Cedar Valley include: 

 Environmental protection, enhancement and education; 

 An active, healthy and engaged community; and 

 A connected community, where destinations can be reached conveniently and safely for pedestrians 
and cyclists on separate trails and cycle routes. 

Retaining and rehabilitating natural areas identified within the plan’s PNA designated boundaries is a key 
factor in future development of Cedar Valley.  In some cases, trails and ‘green infrastructure’ could be 
located within or adjacent to PNAs. 

Trails should link local destinations (schools, parks, bus stops, and the commercial centre). Connecting 
residents with local destinations via a comprehensive trail system will help them identify with their 
community and its natural setting.  Trailheads should include parking (where space permits), and appropriate 
signage that includes wildlife interpretation, safety, (i.e., ‘bear aware’ notification), usage, and directional 
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information. Provide for trail connections with the Silver Creek Trail.  Parkways and Greenways should be 
located along major roads and be designed for safe pedestrian and cycling use (as ‘Complete Streets’) within 
a natural and aesthetic setting.  Where practical, ‘green infrastructure’ such as stormwater detention ponds 
could be integrated within parks and natural areas where they could provide environmental protection and 
habitat. 

Cedar Valley has a beautiful natural setting. Planning for Cedar Valley emphasizes protection of PNA areas 
and other natural features for their intrinsic environmental value.  

Protected Natural Assets (PNA) require protection for their role in providing Cedar Valley with an opportunity 
to: 

 demonstrate support for environmental conservation within neighbourhoods; 

 facilitate a unique neighbourhood identity within Mission; 

 offer a picturesque setting to residents and visitors; 

 provide educational opportunities that build conservation initiatives into the residents; and 

 support and integrate with vital engineering infrastructure, such as stormwater management. 

 In addition to the Parkland Acquisition policies 5.3.1 – 5.3.10 and 5.3.25 – 5.3.30, of the OCP, the following 
policies apply to Cedar Valley: 

8.3.1 Where neighbourhood parks are developed jointly for engineering infrastructure such as stormwater 
detention ponds, infrastructure shall not occupy a majority of the neighbourhood park area. 

8.3.2  New neighbourhood parks and pedestrian trails shall be developed, where possible, in advance of 
residential development within all servicing phase areas. Secure land for trails and construct trails 
prior to or at the earliest stage of development. 

8.3.3  Ensure that Cedar Valley’s pedestrian trails are secured as public land and constructed ahead of 
development where possible. 

8.3.4 Pedestrian trails need to be defined to show that they are different from park dedication areas and 
not part of the 5% parkland dedication. 

8.3.5 Land proposed for the 5% parkland dedication that is: 

(a) too small to act as a functional park and/or is located at the edge of a community or is 
topographically unsuited for active recreation shall not be considered for parkland dedication. 

(b) not identified by the Plan as park, but deemed necessary by the District, shall be dedicated as 
parkland. 

8.3.6 In most cases property identified as PNA is to be contributed to the District by developers in 
recognition that the land is identified as undevelopable.  

In
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8.3.7 In most cases, property identified as PNA is to be contributed to the District of Mission by developers 
and identified on title as ‘Park’ in recognition that the land is identified as being undevelopable and 
protected over the long-term for its environmental value. 

8.3.8 Trails shall be planned in conjunction with requirements applying to PNAs in appropriate locations 
within PNAs. 

8.3.9 Rights of Way for trails should be wide enough to protect mature trees and other natural features 
within trail alignments to allow trails to meander, thereby protecting trees and other features where 
possible. 

8.3.10 Trail planning and design should incorporate CPTED principles to provide a high level of safety 
including visibility for pedestrians. In some cases, wider ‘urban’ trails may be illuminated. Trails also 
will function as wildlife corridors, requiring wildlife signage to be placed at all trailheads and along 
trail routes to inform trail users about wildlife protocol. Signage should also advise where proposed 
trails are planned to be constructed. 

8.4 NEIGHBOURHOOD CENTRE 

The 1996 Cedar Valley Comprehensive Development Plan (CVCDP) identified three categories of commercial 
uses in Cedar Valley, namely: Neighbourhood Commercial Centre, Local Commercial Centre, and Mixed-Use 
Commercial/Residential. The objectives of the 1996 Plan were: 

 provide for day to day commercial needs of the Cedar Valley community; 

 provide focal points and gathering places within the community from a social perspective; 

 avoid strip mall development; 

 encourage local employment opportunities; and 

 provide opportunities for a pedestrian-friendly neighbourhood orientation in the design of the 
commercial buildings.  

The objectives and policies for each of these three commercial types were similar; as a result, the three types 
have been consolidate into one land use designation, “Neighbourhood Centre.” In line with the OCP, the 
Neighbourhood Centre land use designation applies to four separate areas within Cedar Valley.   

Development in all four of these locations will incorporate mixed-use buildings (providing for residential 
living over commercial enterprises) in pedestrian-oriented settings complete with varying levels of 
community services and amenities.  

In addition to the Neighbourhood Centre policies 8.1.29 to 8.1.31 contained in the OCP, the following policies 
shall apply to all properties designated Neighbourhood Centre within the Cedar Valley Plan area:  
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8.4.1 A Building that contains: 

 a commercial use shall not exceed two stories in height; 

 a commercial and residential use shall not exceed four stories; 

 a residential use only shall be permitted, provided it is comprehensively developed along with a 
building that contains commercial uses. The residential only building shall not exceed four 
stories in height; and 

 a building that contains a residential and/or commercial use that utilizes the Density Bonus 
provisions of the Zoning Bylaw shall not exceed six storeys. 

8.4.2 The total minimum commercial gross floor area shall not be less than 465 square metres 
(5,000 square feet) for a property equal to, or less than 0.2 hectares. 

8.4.3 The total minimum commercial gross floor area shall not be less than 930 square metres 
(10,000 square feet) on a property greater than 0.2 hectares. 

8.4.4 Gross floor area of individual commercial units shall not exceed 4,000 square metres (43,056 square 
feet). 

8.4.5 Buildings shall have commercial uses on the ground 
floor and may have commercial or residential uses 
on any floor above the ground floor. 

8.4.6 Parking and loading facilities shall not be located 
between the building and the front or exterior side 
yard property line. 

8.4.7 Vehicular access shall be via Cherry Avenue, 
Tunbridge Avenue, Laminman Avenue, or Rosetta 
Avenue only. 

8.4.8 Buildings fronting onto Rosetta Avenue or Laminman 
Avenue shall not be set back less than 4.5 metres 
(15 feet) from an exterior side yard lot line. 

8.4.9 Neighbourhood Centre developments that abut 
properties designated Parks and Open Space, 
Institutional, and Protected Natural Assets (PNA) 
shall provide direct uninterrupted pedestrian access 
from the development site to those lands, in 
locations where no environmental impacts can 
occur. 

8.4.10 Provide opportunities for a community heating/energy system for the Neighbourhood Centre at 
Cedar Street and Tunbridge Avenue to achieve a high level of energy efficiency via ground source, 
solar or other systems to reduce GHG emissions. 

The Neighbourhood Centre at Cedar Street/Tunbridge 
Avenue will include 4 – 6 storey mixed-use buildings with a 
pedestrian focus, similar to the Willoughby Town Centre in 

Langley Township.  
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8.5 FUTURE EMPLOYMENT LANDS 

The vision for Cedar Valley’s designated Future Employment Lands is to create employment opportunities for 
Mission residents. Cedar Valley’s Employment Lands properties occupy approximately 11.1 ha (27.5 ac) of 
land and are bounded on the south and west by Dewdney Trunk Road and undeveloped properties 
designated for urban and compact residential development as well as attached multi family, park and a small-
scale, mixed-use commercial node. This area is also bounded on the north by Ihles Avenue, undeveloped 
urban residential designated properties and the Ferndale Correctional Institution lands which also forms the 
eastern boundary. The OCP describes the land use designation for Future Employment Lands: “There is one 
location designated for future employment lands in Cedar Valley to create employment opportunities for 
residents of Mission.”  This area is also described in the 1996 Cedar Valley Comprehensive Development plan 
as having one and two-storey multi-tenant buildings featuring flex space that could accommodate a wide 
range of enterprises on the ground floor, with residential uses including live-work studios on the upper floor 
where appropriate. 

This centre for employment uses is included within the fourth phase for infrastructure servicing.  Based upon 
the engineering servicing analysis undertaken for the Cedar Valley Local Area Plan, the Future Employment 
Lands could be serviced for development in Phase 2 or 3. It is strategically important for these lands to be 
developed in the near future, opening opportunities for supporting Mission’s economy. With its location 
along Dewdney Trunk Road, the Future Employment Lands are accessible to Mission residents by all 
transportation modes, including bus service. There is impetus for developing this employment enclave with 
green, hi-tech industry and commercial services as well as potential for integrated live-work space. 

According to the objectives and policies of the OCP, the 1996 CVCDP and Mission’s 2010 Employment Land 
Strategy, this plan provides the framework for enabling new industrial development and associated services 
that will provide employment and property taxation benefits for Mission. 

Mission’s 2010 Employment Lands Strategy identified five strategic issues that can be addressed through the 
development of this area. 

1. Apparent shortage of zoned, flat, serviced, affordable, accessible industrial land that is above the 
flood construction level; 

2. Attracting businesses to the north side of the Fraser River where there is a smaller market demand; 

3. Significant leakage of retail and commercial dollars out of Mission due to limited product choice 
available locally; 

4. Difficult access to businesses and markets in the Lower Mainland affecting the ability to compete; 
and 

5. Need to ensure that there will be a sufficiently trained and educated work force to attract employee-
based employers. 

Considering these issues, the Cedar Valley Future Employment Lands provide opportunities for a variety of 
industrial and high-tech businesses that could be well suited to this area.  Respecting the smaller 11.1 ha 
(27.5 ac) extent of the designated Future Employment Lands, it is not well suited for heavy manufacturing or 
trucking/transportation terminals and warehousing that require large sites.  Its smaller scale however, 
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provides opportunities for incubator industries, and light manufacturing or research and development 
operations. The Future Employment Lands are well suited to accommodate low impact industrial uses and 
research park activities on smaller properties but with higher densities in contrast with businesses requiring 
large sites for warehousing, truck parking/maneuvering, and outdoor storage (in locations such as Mission’s 
Silvercreek Industrial Park). This area also benefits from its proximity to nearby educational institutions that 
could provide an educated workforce (campuses for Riverside College and University of the Fraser Valley).  
Development of this employment centre will play a strategic role in complimenting larger-scale industrial 
enterprises and advancing Mission’s economic goals. 

Development of the Future Employment Lands will be developed through the creation of a Comprehensive 
Development (CD) zone that would provide for a range of low impact and green industries, light industry, 
high-tech operations, support services, and ‘green’ activities with a minimal environmental footprint, 
including live-work operations.   

Objectives for the Future Employment Lands are: 

 Create opportunities for employment within the Cedar Valley community as soon as possible to 
provide a viable opportunity for local residents to work close to home; 

 Enhance the economic development of Mission; 

 Ensure long-term protection of industrial and business lands for industrial/business uses; 

 Allow limited areas for non-industrial and live-work uses, up to a maximum cap; 

 Allow appropriate FSR, height and setback requirements in this area to provide for innovative 
building design, siting and densification; 

 Establish a buffer between Future Employment Lands uses and adjacent residential uses and the 
Ferndale Correctional Institution; 

 Provide a comprehensive development zone that can accommodate a range of suitable industrial, 
commercial and live-work operations; and 

 Provide for the needs of Cedar Valley residents, contributing towards a sustainable and 
economically-resilient and prosperous community. 

In addition to the Future Employment Lands policy 8.1.36 contained in the OCP, the following policies shall 
apply to the properties designated Future Employment Lands: 

8.5.1 Initiate a detailed industrial business demand and land supply study to determine the scope of 
business appropriate for the Future Employment Lands with an emphasis on incubator and small-
scale high-tech/green businesses.  

8.5.2 Develop the Future Employment Lands with appropriate zones within the Zoning Bylaw, including a 
Comprehensive Development (CD) Zone, intended to provide for flexibility and the efficient 
development of this area. 

8.5.3 Develop high-quality ‘Green’ buildings and sites according to the BC Building Code ‘Step Code’.  
Density bonusing could be considered for development with enhanced energy efficiency, such as 
solar or geothermal heating. 
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8.5.4 Ensure a compatible interface between the Future Employment Lands and adjacent residential areas 
by incorporating a continuous landscaped buffer strip on lots along Dewdney Trunk Road and Ihles 
Avenue. 

8.5.5 Live-work units along the Future Employment Lands periphery, (Dewdney Trunk Road and Ihles 
Avenue) opposite residential areas with a similar architectural expression as adjacent residential 
development to provide an aesthetic and compatible interface between industrial and residential 
areas. 

8.5.6 Locate a park containing a stormwater detention pond at the south-east corner of Dewdney Trunk 
Road and Ihles Avenue to provide Future Employment Lands employees and local residents with an 
aesthetic, passive recreation area, complete with trails, seating, and other pedestrian features.   

8.5.7 Provide natural buffering with mature trees, shrubs, and fencing along all boundaries adjacent to the 
Ferndale Correctional Institution. 

8.5.8 Locate off street parking and loading facilities away from Dewdney Trunk Road and Ihles Avenue to 
minimize visibility to adjacent residential areas. 

8.5.9 Design buildings, structures, and signage with a common, unifying theme and materials.  Ground-
oriented signage shall have a maximum height of 2 metres. 

8.5.10 Retain trees and incorporate them within landscaping and servicing plans based upon the ‘Low 
Impact Development (LID)” model. 

  



  CEDAR VALLEY LOCAL AREA PLAN  69 

9.0 DEVELOPMENT PERMIT AREAS 

Development Permit Area guidelines for Cedar Valley are consistent with those that are in the Official 
Community Plan Bylaw. However, updates to the OCP Development Permit Area design guidelines are 
included within certain policies of this plan and shall augment the OCP design guidelines with additional 
detail addressing issues specific to Cedar Valley. 

Development of properties that include areas designated as ”Protected Natural Assets” (PNA) shall follow the 
provisions of the OCP DP Area E; Natural Environment Development Permit Area guidelines, with the further 
provision that PNAs are not developable but may be assessed by conducting a preliminary or detailed bio-
inventory review for suitable low-impact uses, such as walking trails and recreation, solely at the District’s 
discretion. 

The CVLAP designation “Protected Natural Assets” (PNA) replaces the OCP’s Environmentally Sensitive Area 
(ESA) designation but covers the same geographic areas as the ESA designation within the bounds of the 
Cedar Valley Local Area Plan (CVLAP). While the PNA designation envelopes the ESA designated areas within 
Cedar Valley, the PNA designation can physically extend beyond ESA boundaries in certain cases, based upon 
findings from bio-inventory reviews or other environmental investigations. 

Development Permit Area guideline amendments could be considered for Cedar Valley developments in 
recognition of the high water table that will, in many cases, prohibit the development of basements, 
underground parkades and other building or servicing features that typically can be developed below grade. 
These types of DPA amendments shall be implemented on a case specific basis, and depending upon their 
scope, may require an amendment to the OCP Development Permit Area guidelines with specific references 
to development conditions applicable to Cedar Valley. 
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10.0 IMPLEMENTATION 

The CVLAP was adopted by Council as an amendment to OCP Bylaw 5670-2017. The associated Cedar Valley 
Engineering Plan (CVEP) was adopted by resolution when the CVLAP received final bylaw adoption.  Plan 
adoption also incorporated the Protected Natural Assets land use designation noted in Section 4.0 and Map 
02, and the comprehensive development phasing strategy noted in Section 10.1.  

Following adoption, implementation of the CVLAP incorporated additional public engagement, for 13 sites 
within Cedar Valley required for engineering infrastructure, parks and a fire/rescue hall.  The 13 sites 
(labelled in the plan as sites B to N) are identified in Section 8.1 Urban Structure, Table 6 and on Map 03, 
requiring OCP land use designation changes to implement this plan. Recognizing that the long-term 
population of Cedar Valley at build-out will be approximately 22,000 residents (in comparison with the 1996 
CVCDP population target of 10,000 residents), additional lands were identified for these services and 
facilities. These sites required additional public consultation and a separate public hearing, following 
adoption of the OCP Amending bylaw that crated the CVLAP.  This provided property owners and local 
residents with additional information regarding these properties, and opportunities to engage regarding the 
types of services proposed to serve Cedar Valley for the long term.  Implementation strategies for future plan 
updates include policy revisions, coordination with District bylaw amendments, and financial review for 
municipal services and facilities.   
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10.1 COMPREHENSIVE PHASING STRATEGY 

The Cedar Valley Local Area Plan provides clear guidance for development within this community through the 
plan’s policies, phasing strategies, and the Engineering Plan.  An important aspect of managing growth 
provided in this plan is to ensure the orderly staging of development and engineering infrastructure as well as 
the acquisition of land for public parks, Protected Natural Assets (PNA), trails, and the fire/rescue hall.  The 
four phases shown on Maps 01, 02 and 03 appended, illustrate the location and extent of each phase of 
development as determined by servicing programming and the planning objectives noted below.  Engineering 
criteria for reviewing and re-assigning phasing boundaries and areas include: sanitary sewer capacity, road 
alignments, drainage catchment areas, natural boundaries such as streamcourse locations, and property 
boundaries. 

The engineering infrastructure phasing strategy, outlined in the Cedar Valley Engineering Plan, approved by 
Council along with the CVLAP, notes that the boundaries for phasing development in Cedar Valley have been 
updated in comparison with the phasing areas contained within the 1996 Cedar Valley Comprehensive 
Development Plan.  Based upon the updated infrastructure analysis that is part of the Engineering Plan, the 
Phase 1 boundary has been changed. Following the adoption of this Local Area Plan, and the revised 
Development Cost Charge (DCC) Bylaw, development can commence in Phase 2.   

For development to be initiated in future phases (3 and 4), the conditions of the infrastructure phasing 
strategy in the Engineering Plan shall apply, and shall include the following community planning conditions 
and thresholds.  

For Phase 3 development to proceed, all of the following conditions shall be met: 

1. Development of 75% of the land area for residential uses in phase 2 is completed; 

2. Development of 50% of the Neighbourhood Centre properties located at Cedar Street and 
Tunbridge Avenue is completed;   

3. Construction of a fire/rescue service hall in Cedar Valley is completed;   

4. Acquisition and development of neighbourhood park properties and acquisition of PNA parcels 
within phases 1 and 2 is completed;  

5. Construction of some pedestrian trails within suitable PNA areas; and 

6. Construction of some cycle lanes identified in the Engineering Plan.  

For Phase 4 development to proceed, all of the following conditions shall be met: 

1. Development of 75% of the land area for residential uses in phase 3 is completed;    

2. Development of 75% of the Neighbourhood Centre properties located at Cedar Street and 
Tunbridge Avenue is completed;   

3. Acquisition and development of neighbourhood park properties and acquisition of PNA parcels 
within all previous phases are completed;   

4. Construction of some pedestrian trails both within suitable PNA areas; and 
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5. Construction of some cycle lanes identified in the Engineering Plan.  

The intent of this phasing strategy is to ensure that Cedar Valley develops in a logical sequence and, in order 
for new phases of development to commence, the previous phase area contains the servicing infrastructure 
it requires, including developed neighbourhood parkland, PNAs, trails, and cycle routes required to make 
Cedar Valley a connected and complete community.  In support of this, the phasing strategy also requires 
50% of the land area to be developed within the Neighbourhood Centre located at Cedar Street and 
Tunbridge Avenue, before Phase 3 commences.  This will ensure that local food shopping, retail and medical 
services, recreation, library, and cultural services are provided within this community core.  

One exception to the above phasing/servicing strategy would be an incentive to advance the development of 
the Future Employment Lands area (currently in Phase 4), where the benefits of advancing this area are 
satisfactorily demonstrated.  Developers’ initiatives for the Future Employment Lands should include studies 
for marketing, engineering, transportation, and employment analyses. This information would be assessed by 
staff with recommendations to Council before recommendations could be made for advancing development 
of this area within an advanced timeframe. 

Additionally, over the long-term, implementation of this plan will be achieved by a variety of municipal bylaws, 
policies and other administrative processes and their subsequent revisions, including:  

 amendments to OCP Bylaw 5670-2017; 

 amendments to the Zoning Bylaw; 

 amendments to the Development and Subdivision Control Bylaw; 

 amendments to the Development Cost Charge Bylaw; 

 acquiring properties for parks, engineering infrastructure, natural areas, pedestrian trails, a fire/rescue 
service hall, library space, recreation, and other facilities; and 

 provision of the engineering services required for each phase of development. 

10.2 FINANCIAL CONTEXT 

An OCP or LAP does not commit a municipality to spending; however, as growth occurs there will be capital 
costs of infrastructure, parks, services, and the financial impacts will depend on how these improvements 
and services are funded. A number of plans, bylaws and policies will have to be reviewed to implement the 
plan, these include:  

• a review of the Community Amenity Contribution (CAC) policy;  

• a review of the Development Cost Charge (DCC) Bylaw; 

• potential acquisition of land for parks purposes; and 

• new or improvement transit service recommendation by BC Transit.  

These are discussed further in Section 10.3. 
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10.3 ACTION PLAN 

Bylaws 

Through the adoption of the Cedar Valley Local Area Plan as an amendment to the OCP Bylaw, the District 
must ensure that its recommendations are compatible with existing regulations or that the potential impacts 
to the regulations are well understood. In addition to the Action Plan recommendations of the OCP, the 
following are implementation actions for the policies contained within this plan.  

 Require any changes proposed for the development servicing phase boundaries and areas be 
conducted by way of amendment to the OCP and DCC Bylaws; 

 Revise outdated bylaws that are incompatible with the OCP and the Cedar Valley Local Area Plan 
including the Zoning Bylaw and Development Cost Charges Bylaw; 

 Update the Zoning Bylaw to incorporate density bonusing and other provisions; 

 Update zones in the Zoning Bylaw to allow for increased building heights to help accommodate 
grade-level parking respecting the development limitations imposed by a high water table in Cedar 
Valley that makes construction of in-ground parking space and basements unfeasible in most areas 
of the community; 

 Amend the Development Cost Charge Bylaw to provide equitable development costs for Cedar Valley 
in comparison with other areas of Mission; 

 Amend the Community Amenity Contribution policy to reflect updated District objectives and 
policies; 

 Revise the Development and Subdivision Control Bylaw as needed to provide updated guidance for 
servicing the Cedar Valley community; 

 Revise the Sign Bylaw to provide for pedestrian-scale signage; and 

 Revise the Building Bylaw to require development of energy efficient buildings as required in the 
Provincial Step Code in a phased and orderly process to meet Step Code goals for net-zero 
development.  

Policies and Processes 

10.3.1 Amend the “Financial Contributions for Community Amenities Policy LAN.40” for residential and 
mixed-use development applications in Cedar Valley, when a density bonus is requested. Within the 
scope of assessing density bonusing would be conditions for providing Community Amenity 
Contribution funds that would be directed towards providing community services including libraries 
(floor space, books and related services), public recreation, public art, and cultural spaces within the 
primary Neighbourhood Centre located at Cedar Street and Tunbridge Avenue.  These community 
spaces could be located within commercial retail units. 

10.3.2 Amend the “Financial Contributions for Community Amenities Policy LAN.40” to provide for financial 
contributions in cases where revisions to the Protected Natural Area boundaries are considered in 
the best interest of the District. 
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10.3.3 Consider implementing a Cedar Valley planning and development team with staff from Development 
Services, Engineering, Parks Recreation and Culture, and Finance Departments dedicated to 
managing development applications in this area. 

Economic Development 

To ensure successful and balanced development of Cedar Valley, a variety of approaches can be utilized to 
incentivize the building of a Neighbourhood Centre at Cedar Street and Tunbridge Avenue and the Future 
Employment Lands. Economic development levers can be used to fulfill the broad objectives of creating a 
community that includes shopping and employment opportunities.  Further to this, economic strategies can 
be employed to accelerate this development in advance of, or at least in parallel with future phases where 
residential uses are typically the dominant form of development. Such tools as Revitalization Tax Exemptions 
have been used with considerable success in other BC municipalities to fulfill similar strategic goals.  

Economic development policies include: 

10.3.4 Attract new businesses to develop within the Neighbourhood Centre to provide Cedar Valley 
residents with food, retail and convenience shopping, medical and professional services as well as 
social, cultural and recreational opportunities, close to home. 

10.3.5 Prioritize economic incentives that can accelerate local employment and property taxation within 
the Neighbourhood Centres and the Future Employment Lands.  Incentives could include density 
bonusing, property tax reduction, revitalization tax exemption programs or parcel tax initiatives for 
these strategic areas. 

10.3.6 Support adult education opportunities within Cedar Valley schools and in nearby colleges (Riverside 
College and University of the Fraser Valley) that can enhance opportunities for residents to work 
within their community in well-paying jobs. 

10.3.7 Encourage local businesses to support the protection of Cedar Valley’s natural assets and to 
participate with the District in developing the trail system and cycle routes to enhance community 
and environmental health. Business involvement in such initiatives can raise the profile of Cedar 
Valley as a progressive and healthy community in which to live and work and be rewarded with 
possible property tax reductions or other incentives for supporting environmental protection and 
enhancement. 
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11.0 DEFINITIONS 

“CVCDP” means Cedar Valley Comprehensive Development Plan, prepared in 1996 to guide development in 
the Cedar Valley community. 

“Critical Habitat”, as defined in the federal Species at Risk Act, means the habitat that is necessary for the 
survival or recovery of a listed wildlife species and that is identified as the species’ critical habitat in the 
recovery strategy or in an action plan for the species. 

“CVEP” means Cedar Valley Engineering Plan. 

CVLAP means Cedar Valley Local Area Plan, prepared in 2018 to advance the initiatives of the CVCDP, the 
OCP for future development of Cedar Valley. 

“ESA” means Environmentally Sensitive Areas, as defined in the OCP as ‘Preserved natural areas including 
steep slopes, sensitive habitat, riparian corridors.’   

“Natural Capital” means the world’s stock of natural resources, which includes geology, soils, air, water and 
all living organisms.  Some natural capital assets provide people with free goods and services, often called 
ecosystem services, such as clean water and fertile soil that underpin our economy and society. 

“PNAs” means Protected Natural Assets - parcels of land or portions thereof that have or could achieve 
attributes conducive to the retention or creation of terrestrial or aquatic habitat, including Critical Habitat; 
wetlands, headwaters, water retention or recharge areas; and other ecological, Natural Capital or 
connectivity functions.  PNAs include ‘environmentally sensitive areas’ (ESA), but may physically extend 
beyond ESA boundaries.  PNAs may be assessed for suitable, low-impact uses, such as walking trails and 
recreation, solely at the District’s discretion.  

“RAR” Riperian Area Regulation means the regulation under the Fish Protection Act that provides the 
legislated requirements to protect fish and fish habitat.   
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12.0 SUPPORTING DOCUMENTS 

12.1 CEDAR VALLEY ENGINEERING PLAN  

The Cedar Valley Engineering Plan is a separate document that contains infrastructure servicing, 
transportation planning and development phasing requirements in coordination with the policies 
and strategies of this Local Area Plan. 

12.2 2005 CEDAR VALLEY ENVIRONMENTAL MANAGEMENT PLAN (CVEMP)  

The CVEMP is a background document providing guidance on environmental management. 

12.3 CEDAR VALLEY LOCAL AREA PLAN – NATURAL INFRASTRUCTURE COLLABORATION 
RESOURCE REPORT  

The Natural Infrastructure Collaboration Resource Report is a background document providing 
guidance on environmental management, and confirms the recommendations of the CVEMP. 
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13.0 MAPS 
MAP 01 – EXISTING CONTEXT 
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MAP 02 - OCP LAND USE DESIGNATIONS AND PHASE BOUNDARIES 
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Map 03 – Proposed OCP Amendments 
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MAP 04 – DENSITY AVERAGING AREAS 
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MAP 05 – DENSITY BONUSING AREAS 
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Map 06 – Parks, Trails, and PNAs  
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