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DISTRICT OF MISSION 

BYLAW 5829-2019-5670(10) 

A Bylaw to amend "District of Mission 
Official Community Plan Bylaw 5670-2017" 

WHEREAS, under the provisions of the Local Government Act, a Council may, by bylaw, adopt 
one or more community plans for one or more areas; 

AND WHEREAS the Council of the District of Mission has adopted "District of Mission Official 
Community Plan Bylaw 5670-2017" and amended same from time to time; 

AND WHEREAS the Council deems it desirable and in the public interest to further amend the 
Official Community Plan Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Official Community Plan
Amending Bylaw 5829-2019-5670(10).”

2. "District of Mission Official Community Plan Bylaw 5670-2017" as amended, is hereby
further amended by:

a) Redesignating portions of the property located at 8924 Cedar Street and legally
described as:

Parcel Identifier:  009-315-446 
Lot 1 Section 33 Township 17 New Westminster District Plan 23879 

from Protected Natural Assets to Attached Multi-unit Residential, identified as the 
lightly shaded area on Schedule 1 attached to and forming part of this Bylaw, and 

from Attached Multi-unit Residential to Protected Natural Assets, identified as the 
darker shaded area on Schedule 1 attached to and forming part of this Bylaw; and 

b) amending the official community plan maps accordingly.

READ A FIRST TIME this 18th day of March, 2019 

COUNCIL CONSIDERATION OF SECTION 477 OF  
THE LOCAL GOVERNMENT ACT given this 20th day of January, 2020 

READ A SECOND TIME AS AMENDED this 20th day of January, 2020 

PUBLIC HEARING held this __ day of ___, 2020 

READ A THIRD TIME this __ day of ___, 2020 

ADOPTED this __ day of ___, 2020 

PAMELA ALEXIS  JENNIFER RUSSELL 
MAYOR  CORPORATE OFFICER Information Package - Page 1
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DISTRICT OF MISSION 

BYLAW 5830-2019-5050(337) 

 A Bylaw to amend "District of Mission 
Zoning Bylaw 5050-2009" 

WHEREAS, under the provisions of the Local Government Act, a Council may, by bylaw, divide 
the municipality into zones and regulate the use of land, buildings and structures within such 
zones; 

AND WHEREAS the Council of the District of Mission has adopted "District of Mission Zoning 
Bylaw 5050-2009" and amended same from time to time; 

AND WHEREAS the Council of the District of Mission deems it advisable and in the public interest 
to amend the Zoning Bylaw; 

NOW THEREFORE the Council of the District of Mission, in open meeting assembled, ENACTS 
AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "District of Mission Zoning Amending Bylaw
5830-2019-5050(337).”

2. "District of Mission Zoning Bylaw 5050-2009" as amended, is hereby further amended by:

a) rezoning the property located at 8924 Cedar Street and legally described as:
Parcel Identifier:  009-315-446 
Lot 1 Section 33 Township 17 New Westminster District Plan 23879 

from Suburban 36 (S36) Zone to Multiple Family 79 Townhouse (MT79) Zone and 
Institutional Parks, Recreation and Civic Zone (IPRC) Zone, as set out in Schedule 
“A” attached to and forming part of this Bylaw; and 

b) amending the zoning maps accordingly.

READ A FIRST TIME this 20th day of January, 2020 

READ A SECOND TIME this 20th day of January, 2020 

PUBLIC HEARING held this __ day of ___, 2020 

READ A THIRD TIME this __ day of ___, 2020 

ADOPTED this __ day of ___, 2020 

PAMELA ALEXIS  JENNIFER RUSSELL 
MAYOR  CORPORATE OFFICER 
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Development Services 
Staff Report to Council 

File Category: 3310-17 
File Folder: P2017-065, OCP19-001, R17-043, DP17-042, DP17-043 

DATE: March 18, 2019 
TO: Chief Administrative Officer 
FROM: Mike Dickinson, Planner 
SUBJECT: To amend the Official Community Plan designation for the property at 8924 

Cedar Street 
ATTACHMENT(S): Appendix 1 – Information for Corporate Officer 

Appendix 2 – Location Map 
Appendix 3 – Draft Site Plan 
Appendix 4 – Current OCP Designations  
Appendix 5 – Proposed OCP Designations 
Appendix 6 – Proposed OCP Bylaw Map 
Appendix 7 – Policy LAN.47 OCP Official Community Plan Referrals 

CIVIC ADDRESS: 8924 Cedar Street 
APPLICANT: Sunny Mangat 
OCP: Attached Multi-unit Residential and Environmentally Sensitive Area (ESA). 
DATE APPLICATION 
COMPLETE: February 8, 2019 
LOCATION: Cedar Valley 

Information Package - Page 5



OVERVIEW AND STAFF COMMENTS 

RECOMMENDATION: 

Council consider and resolve: 
That, upon due consideration of Section 475 of the Local Government Act, referrals go forward for 
development application file OCP19-001 in accordance with Council Policy LAN 47, and that persons, 
organizations and authorities receiving those consultation referrals are considered to be those 
affected for the purposes of the Section. 
An Official Community Plan (OCP) amending bylaw, 5829-2019-5670(10), is listed for first reading 
under the “Bylaws of Consideration” section of the Council Agenda. 

PURPOSE: 

The purpose of this report is to introduce an OCP amendment bylaw for the property located at 8924 
Cedar Street, located in the Cedar Valley neighbourhood of Mission (Appendix 2). Pursuant to Land 
Use Policy LAN.47, a resolution of Council is required to initiate relevant referrals to outside agencies 
on an OCP amending bylaw prior to further consideration of any subsequent rezoning and 
development permit applications on this property. 

While this report will initiate the requisite consultation referrals for an OCP amendment, the 
development proposal for the subject property also involves rezoning and development permit 
applications. The details of the rezoning and proposed development will be provided to Council in a 
subsequent staff report including the application’s compliance with the OCP’s neighbourhood 
planning requirements for the area, the District’s financial and solid waste management plans. 

SITE CHARACTERISTICS: 

The subject property occupies an area of approximately 0.80 hectares (1.79 acres), located on the 
east side of Cedar Street, north of Tunbridge Avenue in Cedar Valley. The property is flat and is 
undeveloped. A portion of Gaudin Creek is situated at the south-west corner of the site, while a 
portion of the creek’s setback area is located further east, adjacent to the south property boundary. 

PROPOSED OFFICIAL COMMUNITY PLAN AMENDMENT 

The applicant is proposing to develop the majority of the site area as a strata townhouse project with 
approximately 42 units. Two portions of the site, covered by the Gaudin Creek watercourse and 
streamside protection enhancement areas (SPEAs) are to be retained for environmental protection 
and designated Environmentally Sensitive Area (Appendix 3). 
In order to achieve the proposed development, amendments to the OCP designation of portions of the 
property are proposed. One portion of the property would be redesignated from Environmentally 
Sensitive Area to Attached Multiple-unit Residential, and another portion would be redesignated from 
Attached Multiple-unit Residential to Environmentally Sensitive Area. The proposed amendments are 
consistent with the approaches outlined in the draft Cedar Valley Local Area Plan. 
Appendices 4 and 5 show current and proposed OCP designations. 

OFFICIAL COMMUNITY PLAN REFERRAL LAN 47 POLICY 

Review of the proposed development application must be undertaken in compliance with LAN.47, 
attached as Appendix 6. Staff have reviewed the requirements of LAN. 47 and recommend that 
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referrals with respect to the OCP amendment be forwarded to First Nations, School District No.75,the 
Ministry of Forests, Lands, Natural Resource Operations and Rural Development, and the 
Department of Fisheries and Oceans. 
SIGN-OFFS: 

Mike Dickinson, Planner 

Reviewed by: 
Robert Publow, Manager of Planning 

Comment from Chief Administrative Officer 
Reviewed. 
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Appendix 1 

Information for Corporate Officer 

Civic Address: 
 

8924 Cedar Street 
 

PID: 009-315-446 
 

Legal: Lot 1 Section 33 Township 17 New Westminster District Plan 23879 
 

 
  

Information Package - Page 8



Appendix 2 

Location Map 

  

Information Package - Page 9



Appendix 3 

Conceptual Draft Site Plan 
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Appendix 4 

Current OCP Designations 
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Appendix 5 

Proposed OCP Designations 
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Appendix 6 

Proposed OCP bylaw map 
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Appendix 7 

Policy LAN.47 
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Development Services 

Staff Report 

STAFF REPORT TO COUNCIL Page 1 of 42  

File: 08-3310-17 
P2017-065 

DATE:   January 20, 2020 
TO:   Chief Administrative Officer 
FROM: Mike Dickinson, Senior Planner - Policy 
SUBJECT: OCP Amendment and Rezoning of 8924 Cedar Street 
ATTACHMENTS: A – Information for Corporate Officer 

B – Location Map 
C – Proposed Site Plan 
D – Proposed Landscape Plan 
E – Proposed Building Elevations 
F – Proposed OCP Bylaw and Map 
G – Proposed Zoning Amendment Bylaw Map 
H – Proposed ESA Areas and Park Dedications  
I – CVLAP with Future Local Road 
J – Engineering Department Rezoning Comments 
K – Environmental Coordinator – Waste Management Comments 
L – Parks, Recreation and Culture Department Comments 
M – DP17-043 (Multi-unit form and character) 
N – DV19-016 (Setback Variances) 

CIVIC ADDRESS: 8924 Cedar Street 
APPLICANT: 1008127 BC Ltd. (Sunny Mangat) 
OCP: This application is not in conformance with the current OCP designations: 

Attached Multi-unit Residential and Protected Natural Assets 
DATE APPLICATION 
COMPLETE: 

 
December 5, 2019 

LOCATION: 8924 Cedar Street  
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STAFF REPORT TO COUNCIL Page 2 of 42  

OVERVIEW AND STAFF COMMENTS: 
RECOMMENDATION:   Council consider and resolve: 
That Official Community Plan Amending Bylaw 5829-2019-5670(10) be amended by replacing the 
words “Environmentally Sensitive Area” with “Protected Natural Asset” in every place it appears in 
the Bylaw. 
OCP Amending Bylaw 5829-2019-5670(10), and Zoning Amending Bylaw 5830-2019-5050(337) are 
listed in the “Bylaws for Consideration” section of the agenda. The Development Permit and 
Development Variance Permits will be brought forward for consideration at the time of bylaw 
adoption. 
Subject to Council’s approval, a Public Hearing will be scheduled for February 3, 2020. 

SUMMARY: 
This report details the application by Sunny Mangat, for the property located at 8924 Cedar Street. This 
application includes an Official Community Plan amendment regarding a designation change from 
Attached Multi-unit Residential to Protected Natural Asset and from Protected Natural Assets to Attached 
Multi-unit Residential (Attachment F), and to rezone from Suburban 36 (S36) Zone to Multiple Family 79 
Townhouse (MT79) Zone and Institutional Parks, Recreation and Civic (IPRC) Zone to facilitate a 42-unit 
townhouse development and includes some dedicated land as park (Attachment G). Development 
Permits to address building form and character, and protection of the natural environment are required. 
A Development Variance Permit has been received to reduce the front and interior side yard setbacks of 
the proposed townhouses and amenity building. 
The Official Community Plan Amendment Bylaw 5829-2019-5670(10) received first reading on 
March 18, 2019. This bylaw (Attachment F) is now being amended to rename the Environmentally 
Sensitive Area (ESA) areas of the site with the new Protected Natural Assets (PNA) designation that 
applies due to the adoption of the Cedar Valley Local Area Plan (CVLAP) on November 18, 2019. 
SITE CHARACTERISTICS: 
The subject property is a flat, narrow, undeveloped lot with an area of approximately 0.8 ha (1.96 ac). 
The property is mostly cleared with some mature trees located near the south property boundary. Gaudin 
Creek and its Streamside Protection and Enhancement Area (SPEA) is located at the south-west corner 
of the site and at a central location on the south property boundary (Attachments C and H). These two 
streamcourse areas are proposed for protection as PNA areas in accordance with the OCP Amending 
bylaw and CVLAP environmental management policies. 

PLANNING ANALYSIS: 
The applicant proposes to construct 42 three-bedroom townhouses with an amenity building, outdoor 
children’s play area with facilities, outdoor amenity space, and to dedicate two areas of the site as park 
(with a combined area of 500 m2) for the protection of the Gaudin Creek tributary (Attachments C – E). 
The property is adjacent to areas of Cedar Valley that are designated as PNA and Park. The site plan 
and landscape plan provide for pedestrian access to these areas with paths from the common landscaped 
area and from Building 8 at the east side of the site. Nine visitor parking spaces are distributed throughout 
the site. Most of the townhouses are arranged on either side of a central driveway extending east from 
Cedar Street. Vehicular access is at Cedar Street where full vehicle turning movements are available until 
Cedar Street is developed as a four-lane divided arterial road. After this, access would be limited to right 
turns only. Alternate vehicle access to the site could be via a new local roadway located to the north of 
the development site. Access to this local road could be achieved long-term, when properties to the north 
are developed. Given the narrow and long configuration of the subject property, the applicant has 
requested front yard and interior side yard setback variances to provide variety in building siting. 
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STAFF REPORT Page 3 of 42  

Official Community Plan and Zoning Bylaw Compliance 
The proposal generally conforms to the OCP and CVLAP. However, an OCP amendment is required to 
provide for a maximized area for townhouse development, and to identify two areas for environmental 
protection. The two areas proposed for protection are part of the Gaudin Creek tributary and are proposed 
to be designated PNA (Attachments F & H). 
The proposal as shown on the zoning amendment bylaw map (Attachment G) generally conforms with 
the requirements of the Zoning Bylaw. Exceptions occur with building setbacks where the developer 
requests relaxations of the front (west) setback from Cedar Street, and interior (north and south) side 
yard setbacks to provide variety in building siting on this narrow site. 
Neighbourhood Character 
This property is located in Phase 2 of Cedar Valley, in an area which is composed of large, rural-sized 
properties that are undeveloped or occupied with single family dwellings. The subject property is within 
an Attached Multi-unit Residential designated area of Cedar Valley planned for townhouses and 
apartments. The property is located adjacent to District-owned land to the south at 8890 Cedar Street 
that is designated Protected Natural Assets in the CVLAP and OCP. Approximately 50 m south of the 
development site are properties designated “Neighbourhood Centre” where mixed use 
commercial/residential development will become Cedar Valley’s largest neighbourhood centre. 
Environmental Protection 
The development site includes ditches that are proposed for elimination, two watercourse areas that are 
to be protected, and a PNA area proposed to be re-designated to allow for townhouse development 
(Attachment H). 
Two environmental consultant reports were submitted for this application. The first report by ENKON 
Environmental, July 31, 2017, and the second prepared by Sartori Environmental Inc., April 29, 2019. 
Both reports established a minimum 10 m SPEA setback from high water mark. Additionally, no buildings 
are to be constructed within 15 m of the high water mark for conformity with floodplain bylaw requirements. 
The reports state that no areas within the subject parcel should be considered as environmentally 
sensitive with the exception of the RAR SPEA areas proposed for protection. The reports also support 
the elimination of two drainage ditches that were identified for removal in the Cedar Valley Environmental 
Management Plan (CVEMP). Riparian restoration planting within these areas are planned to offset the 
ditch elimination. 
i. Ditch Elimination 
The applicant proposes to compensate for the loss of the ditches on the north property boundary by 
providing landscaping, constructing rain gardens and bio-infiltration swales where ditches are proposed 
for removal (Attachments C & D). Construction of rain gardens and bio-infiltration swales along the north 
boundary will also create an aesthetic landscaped area for the townhouse residents. 
ii. Gaudin Creek “B” Tributary Protection 
This application also proposes to protect the Gaudin Creek “B” tributary at the southwest corner of the 
site, and the SPEA located on the south property boundary. These areas will be protected by dedicating 
them to the District of Mission (Attachments C & D). 
Given that a children’s play area is proposed between the amenity building and the SPEA boundary, 
chain link fences with environmental protection signage will be installed on the SPEA boundary. The 
SPEA protection fence construction and information sign are included in the Natural Environment 
Development Permit (DP17-042). 
iii. PNA Area Elimination/Townhouse Development 
The environmental consultants’ reports advise that the east-central part of the property with an area of 
approximately 2,200 m2 has no or little environmentally-valuable resources that could be considered for 
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STAFF REPORT Page 4 of 42  

protection. The developable portion of the site is flat and above the floodplain and watercourse areas. 
Based upon the detailed review of this part of the subject property, development of this area for 
townhouses is considered to be appropriate. These reports also provide rationale for amending the PNA 
designated areas shown in the OCP that would provide protection for the two watercourse locations 
having a total area of approximately 500 m2 (5.382 ft2). Both of these areas of Gaudin Creek will be 
designated PNA, and will also be subdivided and dedicated to the municipality as parkland, thereby 
providing long-term environmental protection for the two sections of this watercourse and its SPEA.  

Parks and Trails 
This site is centrally located in Cedar Valley, adjacent to properties to the east identified in the CVLAP for 
neighbourhood park (active recreation) and natural areas to the south that could include trails (designated 
PNA in the CVLAP and OCP). Two portions of the subject property are proposed to be designated as 
PNA areas, which would be dedicated as park for protection, with a combined area of approximately 500 
m2. (Attachments F & H). 
Park dedication on this site conforms to OCP policy 5.3.11 that states: “Acquire natural areas in new 
developments as natural parkland, with guidelines including provisions for interconnectivity of these 
lands, provision of trail corridors, protection of parkland from private encroachments, protection of trees 
and vegetation within these lands, and habitat stewardship and enhancement.” The provision of land for 
park and environmental protection also helps to implement the CVLAP in accordance with CVLAP policy 
8.3.7: “In most cases, property identified as PNA is to be contributed to the District of Mission by 
developers and identified on the title as ‘Park’ in recognition that the land is identified as being 
undevelopable and protected over the long term for its environmental value.” Pedestrian access to future 
trails, and the neighbourhood park is provided from the development site (Attachments C & D). 

Amenity Building and Outdoor Amenity Area 
The applicant proposes a two-storey amenity building having a floor area of 124.5 m2 (1,340 ft2) to be 
located near the south-west corner of the site. An outdoor children’s play area 123.5 m2 (1,330 ft2) is 
proposed between the amenity building and the protected creek area, and will be separated from the 
Gaudin Creek SPEA boundary with a chain link fence. The total outdoor amenity area proposed for this 
project site is 2,605 m2 (28,043 ft2) (Attachments C - E). 

Vehicle Access 
Vehicular access to the development site is proposed to be at Cedar Street. A 4.0 m road widening 
dedication is required for Cedar Street, to be secured by a plan of subdivision with this application. In the 
future when Cedar Street is constructed as a four-lane divided arterial roadway, access at this property 
from Cedar Street will be confined to right turns. The Cedar Valley Engineering Plan identifies a local new 
road that will serve the area on the east side of Cedar Street, north of this site (Attachment I). Access to 
the new local road from the development site will be secured when development occurs on the properties 
to the north on the future. 

OCP Amendment 
This proposal requires an OCP amendment for two portions of the subject property as shown on 
Attachment F as follows: from Attached Multi-unit Residential to PNA; and from PNA to Attached Multi-
unit Residential. 
Currently, the PNA designated on this property has an area of approximately 2,200 m2. Through evidence 
provided by the environmental reports, there is now a better understanding about the areas of the site 
that require environmental protection. The analysis indicates that approximately 430 m2 of the site should 
be protected within the PNA designation. Hence, the proposed OCP amendment results in a reduction of 
approximately 1,770 m2 in PNA designation, and a corresponding increase of approximately 1,770m2 as 
Attached Multi-unit Residential for townhouse development, as shown on Attachment H.  
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STAFF REPORT Page 5 of 42  

OCP Amending Bylaw 5829-2019-5670(10) received first reading at the March 18, 2019 Council meeting. 
The OCP Amending bylaw will be amended to reflect the new PNA land use designation that applies to 
Cedar Valley. 

Development Permit Area B: Multi-Unit Residential Development 
The proposed 42-unit townhouse development are designed with a form and character that conform with 
the Multi-unit Development Permit Area B guidelines (Attachment M). The site layout provides for 
protection of the Gaudin Creek watercourse and mature trees located on the south side of the site. The 
site is quite flat, and terracing with retaining walls is not proposed. The development site is quite narrow, 
and the site plan provides some variation in the driveway alignment and townhouse siting.  
The townhouses are proposed to be constructed with hardi-board siding with natural tones including 
brown, tan, grey and white that complement the natural setting of this property. The townhouse units are 
three stories in height. Two types of units are proposed, wherein 18 units would have a tandem garage 
parking configuration and 24 units are designed with a side-by-side garage. The townhouse floor areas 
vary from approximately 153 m2 to 179 m2 (1,650 ft2 to 1,926 ft2). Given that this site is located next to a 
natural area and proposed parkland, townhouses on the east and south sides of the site will benefit from 
views of the Gaudin Creek natural area. 
The amenity building and outdoor children’s play area are located near the south-west corner of the site, 
next to Gaudin Creek and the primary entrance to the site at Cedar Street. 
The townhouses are sited to face the interior driveway. While the western end unit does not front onto 
Cedar Street, this front yard area will have substantial landscaping to enhance the aesthetics of this front 
yard area. For a majority of the townhouse buildings, the garages will not be visible from Cedar Street. 
Visitor parking spaces are distributed throughout the site and do not dominate the landscaping of this 
development. Rain gardens and bio-swales are incorporated into landscaping along the north interior 
yard areas to provide for rainwater infiltration. 

Development Variance Permit DVP 
The applicant requests to vary Section 701 E.1 of the Zoning Bylaw to reduce the front setback from 
6.0 m (19.7 ft) to 4.2 m. (13.8 ft) (Attachment N). This relaxation is supported by staff given that the 
townhouse garages will not be facing Cedar Street, but will be oriented south towards the internal 
driveway. The frontage of the development site will be landscaped, providing aesthetic front yard 
screening for the townhouses (Attachments C & D).  
The applicant also requests to vary Section 701 E.1 of the Zoning bylaw by reducing the interior side 
setback for townhouse buildings located on the north side of the site as follows:  from 7.5 m (24.6 ft) to 
5.3 m (17.4 ft) of Building 1, from 7.5 m (24.6 ft) to 6.4 m (21.1 ft) for Buildings 2 – 4, and also from 7.5 
m (24.6 ft) to 4.9 m (16.1 ft) for eastern-most unit in Building 4. The applicant proposes to provide 
landscaping and rain gardens within the north interior side yard setback areas between the townhouses 
and the north property line in compensation for the requested relaxations to the interior side yard setback. 
Additionally, the applicant requests to relax the south interior side yard setback for the amenity building 
from 6.0 m (19.6 ft) to 5.0 m (16.4 ft) from an Undevelopable Area. This interior setback variance is 
supported by staff as the amenity building will not be an inhabited building. The amenity buildings east-
west orientation that will reduce its impact upon the SPEA. The building will also be separated from the 
SPEA by landscaping and a children’s outdoor play area, as shown in the DVP plan (Attachment N). 
Siting of the amenity building is constrained due to the narrow site configuration and existence of the 
Gaudin Creek watercourse. 
The proposed variances within DV19-016 are supported by staff given the narrow configuration of the 
subject property that constrains building siting. The requested variances for the setbacks are offset by a 
combination of features including landscaping, rain gardens, bio-swales (green infrastructure) and a 
children’s outdoor play area. 
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COMMUNITY AMENITY CONTRIBUTION (LAN.40 – Financial Contribution for Community Amenities):   
In accordance with Council Policy LAN.40, the applicant has volunteered to contribute $2,815.00 per new 
lot or unit to offset the unique financial burden that residential development imposes on the District to 
fund new facilities and/or amenities. 

FINANCIAL IMPLICATIONS (Section 477 of the Local Government Act):   
When an application is made to amend the OCP, Section 477 of the Local Government Act requires that 
Council consider the amendment in conjunction with the district’s financial plan and the waste 
management plan. The rationale being that when growth reaches a certain point, new facilities and 
staffing resources are needed. The need for additional resources brought on by the cumulative impact of 
growth are typically addressed through the District’s annual financial planning process. 
Although incremental OCP amendments can have a cumulative impact on the resources required for the 
District to deliver its services, the proposed OCP amendment is not expected on its own to have an 
immediate adverse impact on the District’s financial plan or the waste management plan. 

COMMUNICATION: 
The developer has posted one development notification sign on the site summarizing the proposed 
development. Provided a public hearing date is determined by Council, the sign will be modified to 
advertise the public hearing date. In addition, a notice will be mailed to the owners and to the occupiers 
of all properties within a distance of 152 m (500 ft) of the development site notifying them of the public 
hearing details.  

Policy LAN.50 - Pre-Public Hearing Information Packages 
A pre-public hearing information package will be prepared to include copies of all applicable documents 
and will be made available online or at Municipal Hall for public viewing. 

Bylaw 3612-2003 Land Use Application Procedures and Fees 
A Notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local 
Government Act. 
A Notice of Development Permit shall be mailed or otherwise delivered in accordance with Bylaw 3612-
2003 and the Local Government Act.   

REFERRALS: 
Building 
Building Division staff commented that the following are required: on-site stormwater detention/infiltration. 
a Riparian Area Regulation (RAR) assessment, and sprinklers. Entrance to the site must conform to the 
BC Building Code for turning radius. 

Engineering 
The Engineering Department states that from an engineering point of view, the rezoning may proceed to 
third reading (Attachment J). 
Environmental Services (Engineering) 

Information regarding waste management options for this proposed development is provided in 
Attachment K. Confirmation is required that the Ministry of Forests, Lands, Natural Resource Operations 
and Rural Development (FLNRORD) has received the RAR assessment, prepared by a Sartori 
Environmental Inc. in April of this year, and has deemed it to meet methodology. 
No trees are to be removed during bird nesting season (March 1 to August 31), and no trees, other 
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vegetation or soil are to be removed or disturbed before the District has issued the Environmental 
Development Permit. 
Parks, Recreation and Culture 
The Parks, Recreation and Culture Department advises that should portions of the PNA be dedicated to 
the District of Mission; municipal staff will do an inspection prior to acceptance, and any deficiencies 
resulting from encroachments or liabilities will be noted and will require remediation prior to acceptance.  
Parks also advises that the PNA property should be protected with a fence and that the strata should be 
informed that the area is protected, will not be regularly maintained, and cannot be used for dumping of 
brush and other lawn/garden waste. Additional comments are in Attachment L. 
Matsqui First Nations 
Following first reading, staff referred the OCP Amendment application to persons, organizations and 
authorities considered to be affected by this application, in accordance with the District’s Policy LAN.47 
and requirements of Local Government Act, Section 475. Comments received from Matsqui First Nations 
are as follows: “In changing the sensitive environment areas – has archaeology/environment studies been 
done? In moving habitat of fish bearing waterbodies, has DFO sent their response to this?  When will the 
work begin?”  
Staff have advised the developer of the Matsqui First Nations questions. The developer has indicated 
that he will be diligent in checking for archaeological artifacts during site development, and will also 
provide an open bid process for construction that could include First Nations residents and companies. 
Staff have provided this information in response to the inquiry from the Matsqui First Nations. 

REQUIREMENTS PRIOR TO FINAL READING: 
The Final Reading of the amending bylaws will be held until the following have been satisfied: 

1. The community amenity contribution of $2,815 per new unit that has been volunteered has been 
received. 

2. Dedicate land for the widening of Cedar Street and for two park areas to the satisfaction of the 
Approving Officer. Subdivision to be prepared by a BC Land Surveyor; 

3. The servicing requirements, as outlined in Attachment J have been addressed to the satisfaction 
of the District Engineer. 

4. Any other requirements resulting from Council’s consideration of the Bylaw including Public 
Hearing. 

INFORMATIONAL NOTES: 
1. Approval of Development Permit (DP17-043) will be considered as part of the same Council agenda 

as the Official Community Plan and Zone Amending Bylaws are considered (Attachment M). 
2. Approval of Development Variance Permit (DV19-016) will be considered as part of the same Council 

agenda as the Official Community Plan and Zone Amending Bylaws are considered (Attachment N). 

SIGN-OFFS:   

  

Mike Dickinson, Senior Planner - Policy Reviewed by: 
Rob Publow, Manager of Planning 

Comment from Chief Administrative Officer 
Reviewed. 
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Attachment A - Information for Corporate Officer 

Civic Address: 
 

8924 Cedar Street  
 

PID: 009-315-446 
 

Legal: Lot 1 Section 33 Township 17 New Westminster District Plan 23879  
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Attachment B - Location Map 
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Attachment C - Proposed Site Plan 
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Attachment D - Proposed Landscape Plan 
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Attachment E – Proposed Building Elevations 

 
(Buildings 1, 2 and 6) 
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Attachment E – Proposed Building Elevations 

 
(Buildings 5, 7 and 8) 
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Attachment E – Proposed Building Elevations 
 

(Amenity Building Road and Side Elevations) 
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Attachment F - Proposed OCP Bylaw and Map 
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Attachment G – 
Proposed Zoning Amendment Bylaw Map 
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Attachment H - 
 

Proposed PNA Areas and Park Dedications 
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Attachment I - 
 

CVLAP with Future Local Road  
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Attachment J - 
 

Engineering Department Rezoning Comments 
 

 
DATE: December 19, 2019 

CIVIC ADDRESS:  8924 Cedar Street 

CURRENT ZONE:  S36  PROPOSED ZONE:  MT79 and IPRC 
 
DISCLAIMER: The following works and services for this rezoning are in accordance with the standards 
contained within District of Mission’s (DOM) current Development and Subdivision Control Bylaw 5650-
2017 (DSCB) as amended. 

DOMESTIC WATER REQUIREMENTS: 
Municipal water service is available on the west side of Cedar Street. Connection to the municipal system 
will be required at the development permit stage. 
Engineered design will be required. See DSCB, Section 3. 

STORM SEWER REQUIREMENTS: 
Municipal storm service is available on Cedar Street. Connection to the municipal system will be required 
at the development permit stage. 
Engineered design will be required. See the DSCB, Sections 4 and 5. 

SANITARY SEWER REQUIREMENTS: 
Municipal sanitary service is available on Cedar Street. Connection to the municipal system will be 
required at the development permit stage. 
Engineered design will be required. See the DSCB, Section 6. 

ROAD WORK REQUIREMENTS: 
Cedar Street provides paved access to the site. Per the Transportation Master Plan, Cedar Street is 
classified as an Arterial Highway. Cedar Street is also the primary transportation route into northern 
Mission and is considered a vital component of the Cedar Valley Engineering Plan Bylaw 5807-2018-
5670(8). As per the DSCB Introduction Item 9.7 – Highway Dedication; additional dedication may be 
required. 
Engineered design will be required. See the DSCB, Sections 8, 9, 10, and 11. 

ENVIRONMENTAL REQUIREMENTS: 
The site is located within the DOM Natural Environment Development Permit Area – please follow Official 
Community Plan (OCP) guidelines (see OCP Section 9.7). Should rezoning result in development of the 
site as defined by the DSCB as amended, the developer shall retain the services of a qualified 
environmental professional (QEP) to conduct the following at a minimum; 

• Preliminary bio-inventory of terrestrial site features; 

• Arborist report; and 
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• Invasive plant assessment, specifically for the four knotweed species and giant hogweed (do not 
remove any trees or other vegetation, or disturb any soil before providing the requested studies 
for District of Mission staff evaluation). 

RECOMMENDATION: 
From an engineering point of view, the rezoning may proceed to third reading. 
 

 
 

Prepared by: 
Jason Anthony, Engineering Technologist 
 
 

Reviewed by: 
Tracy Kyle, Director of Engineering & Public Works 

 

 

Reviewed by: 
Jay Jackman, Manager of Development 
Engineering, Projects & Design 
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Attachment K - 
 

Environmental Coordinator – Waste Management Comments 

COMMENTS RECEIVED Project: P2017-065 
Comments: 
 
 

WASTE MANAGEMENT: 
Please refer to both applicable bylaws for complete details on waste management 
requirements. The summary below is provided for convenience only.  

Default for Multi-family Developments: ON-SITE COLLECTION 
As per the Solid Waste Management Bylaw 5526-2015, by default, the District’s contractor 
provides On-site Collection to multi-family complexes in 360-litre wheeled carts for compost and 
recyclables and 121-litre wheeled carts for container glass only. On-site collection utility charges 
are $74.88 per unit per year for weekly collection of mixed recyclables, compost and bi-weekly 
collection of container glass.  

The strata makes its own arrangements for the collection of garbage. The storage requirements 
for garbage will depend on the collection frequency negotiated with a private contractor.  

On-site Collection facilities must be fully enclosed buildings, structures or compounds that are 
adequate to prevent wildlife access but designed and located to provide easy access and egress 
for collection vehicles. Please refer to Schedule L of the Development and Subdivision Control 
Bylaw 5650-2017 for details on enclosure size, locations and access requirements.  

It is noted that the plans do not show a designated waste management area for the townhouse 
complex. Please indicate the designated location of the waste management area. 

Option for Suitable Multi-family Developments: CURBSIDE COLLECTION 
Curbside Collection may be provided as an alternative to the current, proposed layout, since it is 
serviceable by the District’s contractor. However, once the access road from the north is 
connected to the site and the access from Cedar Street is closed, the layout will not lend 
itself to curbside collection, due to the lack of a proper turnaround.   

For information, curbside collection involves the weekly collection of compost and recyclables and 
the bi-weekly (= every two weeks) collection of up to two 80-litre bins of garbage, as well as a 
separate container glass bin. In order to include this complex in Curbside Collection Service, 
written consensus by the owners/strata would be required. The Curbside Collection option 
requires individual units to feature sufficient animal-resistant, enclosed storage space to prevent 
wildlife attraction.  

Curbside collection utility charges for curbside collection are $130.08 per unit per year for weekly 
collection of mixed recyclables and compost, as well as bi-weekly collection of container glass. 
$165.24 for bi-weekly collection of up to two 80-litre cans of garbage. 

 

Signature 
 
 
  
Name: 
 

Jennifer Meier 

Department or 
Organization: 
 

Engineering (Environmental Services) 

Date: 
 

July 18, 2019 
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Attachment L – 
 

Parks, Recreation and Culture Department Comments 

COMMENTS RECEIVED Project: P2017-065 

Comments: 
 
 

 
The development of this site will be restricted due to the presence of environmentally significant 
areas and these must be protected both during and following the completion of the development 
phase. The municipal lands immediately south of the Developer’s property must also be protected.  
 
Care must be taken during all phases of the work to protect the environmentally significant lands to 
the south of this development. Fencing both temporary during construction and permanent following 
construction should be required.  
 
No dumping or trespass of any kind will be allowed and trees along the margin impacted by the 
Developer’s work should be removed at their sole expense based on discussion with the DOM staff. 
 
The future property managers should also be cautioned about dumping on these lands and that 
access to the District property is prohibited unless a pedestrian connection is agreed to and 
constructed as part of the development work.  
 
Given the potential for impact on the DOM lands as a result of this development permanent chain link 
fencing should be installed along the south and east property lines. 
 
While there is no requirement for parkland contributions it should be noted that this development will 
contribute to adding pressure on the Tunbridge Common location which is the closest neighbourhood 
park to this site. 
 

 

Signature 
 
 
 

 

 

Name: 
 
 

 
M Sinclair 

Department or 
Organization: 
 
 

 
Parks, Recreation & Culture 

Date: 
 
 

 
July 24, 2019  
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Attachment M –  
 

DP17-043 (Multi-unit residential form and character) 
 

DISTRICT OF MISSION 
DEVELOPMENT PERMIT DP17-043 

 
Issued to: 1008127 BC Ltd., Inc No. BC1008127 
 

(Owner as defined in the Local Government Act, 
hereinafter referred to as the Permittee) 

 
Address: c/o Nordel Construction, Unit 701 – 79665 – 66A Avenue, Surrey, BC  V3S 2A7 
 
1. This Development Permit is issued subject to compliance with all of the Bylaws of the Municipality 

applicable thereto, except as specifically varied or supplemented by this permit. 
2. This Development Permit applies to and only to those lands within the Municipality, and more 

particularly known and described as below, and any and all buildings, structures and development 
thereon: 

 
8924 Cedar Street 
Parcel Identifier: 009-315-446 
Lot 1 Section 33 Township 17 New Westminster District Plan 23879 
 

3. The above property has been designated as Development Permit Area B Multi-unit Residential in 
the Official Community Plan. 

The said lands are zoned MT79 pursuant to “District of Mission Zoning Bylaw 5050-2009” as amended. 
“District of Mission Zoning Bylaw” as amended is hereby supplemented in respect of the said lands as 
follows: 
Building design, siting and landscaping plans to be as shown on Drawings Numbered A1.0 and A5.0 to 
A5.6 inclusive, and landscape drawings numbered L1 to L6 which are attached hereto and form part of 
this permit. 
Minor changes to the aforesaid drawings that do not affect the intent of this Development permit and the 
general appearance of the buildings and character of the development may be permitted, subject to the 
approval of the Municipality. 
4.  

(a) The said lands shall not be built on and no building shall be constructed, installed or erected on 
the subject property, unless the building is constructed, installed or erected substantially in 
accordance with development plans numbered A1.0 and A5.0 to A5.6 inclusive, prepared by IGEL 
Architecture (hereinafter referred to as “the plans”), unless approval in writing has been obtained 
from the Municipality to deviate from the said development plan. 

b) Access to and egress from the said lands shall be constructed substantially in conformance with 
the plans. 

c) Parking and siting thereof shall substantially conform to the plans. 
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d) The following standards for landscaping are imposed: 
(i) All landscaping works and planting materials shall be provided in accordance with the 

landscaping plan and specifications thereon, which form part of this permit and is attached 
hereto as Drawings Numbered L1 to L6 prepared by Craven Huston Powers Architects and 
Landscape Architecture. 

(ii) All planting materials provided shall be able to survive for a period of one (1) year from the 
date of the site approval by the Municipality. 

5. As a condition of the issuance of this development permit, the Municipality must have in its 
possession, prior to issuance of a building permit for this development, security as set out below to 
ensure satisfactory provision of landscaping in accordance with the terms and conditions as set forth 
in Clauses 5 (b) and (c) below. It is acknowledged that, at the time of issuance of this development 
permit, the municipality does not have such security in its possession. Any prospective purchaser or 
developer should be aware that this requirement will need to be fulfilled prior to issuance of a building 
permit for the development outlined in this permit. 
a) An Irrevocable Letter of Credit in the amount of $156,150.00 for the purpose of: 
b) A condition of the posting of the security is that should the Permittee fail to carry out the works or 

services as herein above stated, according to terms and conditions of this permit within the time 
provided, the Municipality may use the security to complete these works or services by servants, 
agents or contractors, and any surplus shall be paid over to the Permittee. If the security deposit 
is insufficient to cover the actual cost of completing the said works, then the Developer shall pay 
such deficiency to the Municipality immediately upon receipt of the Municipality’s bill for same. 

(c) The Permittee shall complete the landscaping works required by this permit within six (6) months 
of the occupancy permit being issued for the building(s) / addition. Within this six (6) month period, 
the required landscaping must be installed by the Permittee, and inspected and approved by the 
Municipality. 
If the landscaping is not approved within this six (6) month period, the Municipality has the option 
of continuing to renew the security until the required landscaping is completed or has the option 
of drawing the security and using the funds to complete the required landscaping. In such a case, 
the Municipality or its agents have the irrevocable right to enter into the property to undertake the 
required landscaping for which the security was submitted. 
If the landscaping is approved within the six (6) months or thereafter in accordance with the 
preceding paragraph, without the Municipality having to draw the security, 90% of the original 
security will be returned to the Permittee. 
A holdback of 10% of the original security will be retained until a final inspection is undertaken 
within 12 months of the date of the original inspection approval was given to the landscaping. If 
the landscaping receives approval at final inspection, the 10% holdback will be returned to the 
Permittee. If, after the final inspection, approval of the landscaping is not given, the Municipality 
has the option of continuing to renew the security until the required landscaping is approved or 
has the option of drawing the security and using the funds to complete the required landscaping. 
In such a case, the Municipality or its agents have the irrevocable right to enter onto the property 
to undertake the required landscaping for which the security was submitted. 

6. The land described herein shall be developed strictly in accordance with the terms and conditions and 
provisions of this permit and any plans and specifications attached to this permit shall form a part 
hereof. 

7. This permit shall lapse if the Permittee does not substantially commence the construction of the first 
phase of a phased development permitted by this permit within two (2) years of the date of this permit. 
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8. The terms of this permit or any amendment to it, are binding on all persons who acquire an interest 
in the land affected by this permit. 

9. This permit is not a building permit. 
 
AUTHORIZING RESOLUTION NO. __________passed by the Council on the ____________ day of 
____________, 2020. 
IN WITNESS WHEREOF this Development Permit is hereby issued by the Municipality signed by the 

Mayor and Corporate Officer the _______ day of ___________, 2020. 

 
 
 ___________________________  
Pamela Alexis, 
MAYOR 
 
 
 ___________________________  
Jennifer Russell 
Corporate Officer 
 
Development Permit DP17-043 
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DP17-043 (Drawing A1.0) 
Site Plan  
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DP17-043 (Drawing A5.0) 
Buildings 1 & 6 Coloured Elevations 
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DP17-043 (Drawing A5.1) 
Building 2 Coloured Elevations 
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DP17-043 (Drawing A5.2) 
Building 3 Coloured Elevations 
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DP17-043 (Drawing A5.3) 
Building 4 Coloured Elevations 
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DP17-043 (Drawing A5.4) 
Buildings 5 & 8 Coloured Elevations 
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DP17-043 (Drawing A5.5) 
Building 7 Coloured Elevations 
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DP17-043 (Drawing A5.6) 
Amenity Building Coloured Elevations 
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DP17-043 (Drawing L1) 
Landscape Plan 
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DP17-043 (Drawing L2) 
Landscape Plan A 
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DP17-043 (Drawing L3) 
Landscape Plan B 
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DP17-043 (Drawing L4) 
Amenity Areas, Play Structure, Rain Garden & Bioswale  
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DP17-043 (Drawing L5) 
Arbour, Fences, Bench 

 

 
 
 
 

 

Information Package - Page 54



STAFF REPORT Page 40 of 42  

DP17-043 (Drawing L6) 
Details 
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Attachment N - 
DVP19-016 

DISTRICT OF MISSION 
DEVELOPMENT VARIANCE PERMIT DV19-016 

 
Issued pursuant to Section 498 of the Local Government Act 

 
Issued to: 1008127 B.C. LTD INC.NO. BC1008127 
 as the registered owner (hereinafter referred to as the Permittee) and shall only apply to ALL AND 

SINGULAR that certain parcel or tract of land and premises situate, lying and being in the 
Municipality of Mission, in the Province of British Columbia, and more particularly known and 
described as: 

 
 Address:  C/O NORDEL CONSTRUCTION UNIT 701,  
    17665 – 66A Avenue 
    Surrey BC V3S 2A7 

Parcel Identifier: 009-315-446 

Legal Description: LOT 1 SECTION 33 TOWNSHIP 17  
NEW WESTMINSTER DISTRICT PLAN 23879 

1.  
1. The said lands are zoned Multiple Family 79 Townhouse Zone pursuant to “District of Mission Zoning Bylaw 

5050-2009” as amended. 
2. “District of Mission Zoning Bylaw” as amended is hereby varied in respect of the said lands as follows: 

(a) Section 701. E. 1 Setbacks is varied by reducing the Front setback from 6.0m (19.7 ft.) to 4.2m. (13.8 ft.) of 
townhouse building 1; 

(b) Section 701. E. 1 Setbacks is varied by reducing the Interior Side setback from 7.5m (24.6 ft.) to 5.3m (17.4 
ft) of townhouse building 1; 

(c)  Section 701. E. 1 Setbacks is varied by reducing the Interior Side setback from 7.5m (24.6 ft.) to 6.4m (21.1 
ft) of townhouse buildings 2 – 4,  

(d) Section 701. E. 1 Setbacks is varied by reducing the Interior Side setback from 7.5m (24.6 ft.) to 4.9m (16.1 
ft) of townhouse building 4; and 

(e) Section 701. E.3 Setbacks is varied by reducing the interior side setback from 6.0m (19.6 ft) to 5.0m (16.4m) 
from an Undevelopable Area of the indoor amenity building.  

3. This Permit does not constitute a subdivision approval or a building permit. 
4. This Permit applies only to the development or construction proposed within the associated Staff Report and 

does not apply to future construction or reconstruction.  

AUTHORIZING RESOLUTION NO. ___________ passed by the Council on the ______________ day of 
__________, 2020. 

IN WITNESS WHEREOF this Development Variance Permit is hereby issued by the Municipality signed by the 

Mayor and the Deputy Corporate Officer the __________ day of _________, 2020. 

 ______________________________  
Pamela Alexis, 
MAYOR 
 
 ______________________________  
Jennifer Russell, 
DEPUTY CORPORATE OFFICER   
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