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Project: P2023-050 
Application Number: OCP23-004   
 

Subject: Development Application – 32909 Rosetta Avenue – OCP 1st Reading 

 

DATE: November 4, 2024 

BYLAW / PERMIT #: 6321-2024-5670(52) 

PROPERTY ADDRESS: 32909 Rosetta Avenue 

LOCATION: Cedar Valley 

CURRENT ZONING:    Suburban 20 Zone (S20) 

PROPOSED ZONING: No change 

CURRENT OCP: Attached Multi-unit Residential, 
Urban Residential, and 
Protected Natural Assets 

PROPOSED OCP: Attached Multi-unit Residential 
and Protected Natural Assets 

PROPOSAL:   

To amend the OCP to facilitate a 15-unit townhouse 
development. 
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Recommendation(s) 

1. That OCP Amending Bylaw 6321-2024-5670(52) to redesignate portions of 32909 Rosetta Avenue 
from Urban Residential and Protected Natural Assets to Attached Multi-unit Residential in the OCP 
be considered for first reading; and 

2. That, upon due consideration of Section 475 of the Local Government Act, referrals go forward for 
development application file OCP23-004 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. 

Rationale of Recommendation(s) 

 The proposed amendment to the Official Community Plan (OCP) to change portions of the 
property’s designations from Urban Residential and Protected Natural Assets (PNA) to Attached 
Multi-unit Residential will allow for a larger multi-family development on the property than was 
previously permitted. See Attachment A for the proposed site plan and elevation drawings. 

 The proposal, which ultimately seeks to construct a 15-unit townhouse development, will provide 
multi-family residential units to the community. The existing Urban Residential designation will be 
removed and the existing PNA designation will be reduced in favor of more land designated as 
Attached Multi-unit Residential. The maps below illustrate the proposed change. 

       
  Existing OCP Designations               Proposed OCP Designations 

The OCP bylaw map is included as Attachment B. 

 The applicant has supplied a bio-inventory report to support his request to reduce the area 
designated as PNA. The report provides an overview of the ecology of the site and examines the 
potential presence of environmentally valuable resources and species-at-risk. It states that the 
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areas proposed for redesignation are currently being used as the resident’s backyard lawn and are 
of low ecological value. No development is proposed within sensitive streamside protection and 
enhancement areas (SPEAs). Additionally, the applicant has proposed habitat restoration in the 
areas that will remain as PNA. 

 The area of the site currently designated as Urban Residential is an unusual shape and appears to 
follow the footprint of the existing single-family dwelling. Its current shape does not offer an 
opportunity for future development. 

 OCP policy 4.3.2 states that: 

“If a reduction of natural assets is proposed on the development site then compensation shall 
be provided by either:  

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

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

As the developer is unable to dedicate further land on the site to the City, they are offering a cash 
contribution of $108,000. Their compensation letter is included as Attachment C. 

The land that remains designated as PNA will be dedicated to the City. The developer has also 
offered to construct a walking trail through the PNA as per the Cedar Valley Engineering Plan 
(CVEP). 

 Provincial legislation stipulates that during the amendment of an official community plan, a local 
government must provide one or more opportunities it considers appropriate for consultation with 
persons, organizations, and authorities it considers will be affected and that such consultation under 
this section is in addition to the public hearing. 

Purpose 

While the purpose of this report is to introduce the OCP Amending Bylaw to Council for first reading and 
to initiate requisite external referrals of the Bylaw as per Council LAN.47, the intent of the amendment is 
to accommodate a subsequent and corresponding application to rezone the subject lands to the Multi-
unit Townhouse One Zone (MT1) and Institutional Parks, Recreation, and Civic Zone (IPRC). 

The proposal ultimately seeks to allow the construction of a townhouse complex containing 15 
residential units. The areas that remain designated as PNA will be rezoned to IPRC. 

Once referral feedback has been gathered and reviewed by staff, a subsequent report will be prepared 
providing additional detail on the proposed OCP amendment and corresponding rezoning. This report 
will include a general overview of the form and character of the development as provided in the 
development permit application. 

Site Characteristics and Context  

Applicant  

 Signature Development Consulting 

Property Size   

 32909 Rosetta Avenue is approximately 4,000 sq m (0.99 ac) in size. 

 The property is currently developed with a single-family dwelling and an accessory building. It is 
relatively flat.  
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Neighbourhood Character 

 The property is located in the Cedar Valley neighbourhood. The neighbouring properties to the west 
and the south are designated as Attached Multi-unit Residential. The lands immediately to the east 
and the north are designated PNA and contain a watercourse. An area designated as 
Neighbourhood Centre is located nearby at the intersection of Cedar Street and Rosetta Avenue. 

Environmental Protection 

 A watercourse is located on an adjacent property and its SPEA extends onto the northeast corner of 
the subject site. No development is proposed within the SPEA. The lands that remain designated as 
PNA will be protected with a Natural Environment Development Permit. 

 The developer has agreed to replant and restore the remaining PNA areas with native vegetation. 
Currently, much of this PNA area is used as backyard lawn for the existing dwelling. 

Parks and Trails  

 As per the CVEP, the developer has proposed to construct a pedestrian trail within the remaining 
PNA lands that follows the eastern edge of the site. 

 The developer has agreed to dedicate the remaining PNA areas to the City, as per the Cedar Valley 
Local Area Plan. 

Referrals 

Engineering Department: Concerns are generally raised when an OCP amendment 
proposes to increase density and reduce PNA. 

Building Division: No concerns. 

Bylaw Enforcement Division: No concerns. 

Environmental Services: The Environmental Services Department is apprehensive when 
PNA lands are reduced, but have noted that if approved, the cash 
contribution be reserved for the purchase of properties with 
significant environmental value.  

Long-Range Planning: While the Long-Range Planning Department has general concerns 
with the removal of PNA, it is noted that the project follows the 
policies and processes of the OCP regarding PNA reduction. 

Communication 

Neighbourhood Engagement 

The developer held a neighbourhood engagement meeting on July 31, 2024, at the office of 4th Dimension 
Design + Drafting in downtown Mission. Three people attended the event. The questions asked mainly 
related to the project’s development timeline. No concerns were raised. 

Notifications 

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

 The developer has posted a development notification sign at the site. 
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 In addition to newspaper notification, Public Hearing Notification letters will be sent to all occupiers 
and owners of properties within 152 m of the development site notifying them of the public hearing 
details. 

Attachments 

Attachment A:  Site Plan and Elevations 

Attachment B:  OCP Bylaw Map 

Attachment C:  Compensation Letter 

Sign-Offs 

 

Marcy Bond, A/Manager of Planning 

JH /   

Approved for Inclusion: Mike Younie, Chief Administrative Officer 



3  STOREYS

Lot 1, Plan NWP78120, Section
33, Township 17, New
Westminster Land District

LEGAL DESCRIPTION:
ZONING ANALYSIS REVIEW

SETBACKS:

ZONING BYLAW:

DENSITY:

CURRENT: S20

TOTAL FLOOR AREA (3 BLDG):
EACH BUILDING FLOOR AREA:
LOT AREA:

32909 ROSETTA AVE, MISSION B.C.

BUILDING HEIGHTS: 12.00 m

REQUIRED

CIVIC ADDRESS:

FRONT:

REAR:

SIDE (interior - East)

SIDE (exterior - West)

PROPOSED: MT1

NUMBER OF STOREYS:

OFFSTREET PARKING: 30 RESIDENT PARKING SPACES
6 VISITOR PARKING SPACES

NUMBER OF UNITS: 15 RESIDENTIAL UNITS

LOT COVERAGE:

LOT AREA: 32,200 SQ.FT.

PUBLIC AMENITY AREA: 2,200 SQ.FT.

PRIVATE AMENITY AREA: 7,960 SQ.FT.

PROPOSED

7.50 m

6.00 m

7.50 m

7.50 m

4.00 m

7.50m

5.00 m

55.00% MAX.
6.50 m

(18,244 SQ.FT.) (10,110 SQ.FT.)
30.47%

1.00 0.70

23,340 SQ.FT.

BUILDING BREAKDOWN:
BLOCK 'A' :

BLOCK 'B' :

BLOCK 'C' :

5

COMMUNAL
GARB. AREA

LOT
COVERAGE

# OF
UNITS

3370 SQ.FT.
2.0m x 3.0m
64 SQ.FT.

ROOM

7,780 SQ.FT. x 3 = 23,340 SQ.FT.
32,200 SQ.FT.

11.37 m

53370 SQ.FT.

53370 SQ.FT.

VARIANCES REQUIRED:
1. VISITOR PARKING STALLS WITHIN REQUIRED SETBACK.

2. SOUTH SETBACK = REQ. = 6.00m PROPOSED = 4.00m

3. EAST SETBACK = REQ. = 7.50m PROPOSED = 3.35m

4. WEST SETBACK = REQ. = 7.50m PROPOSED = 6.50m

(FACING P.N.A.)

SHORT TERM
BICYCLE PARKING: 5 SPACES PROVIDED

INDIVIDUAL UNIT OUTDOOR
AMENITY AREA TABLE

BUILDING UNIT AMENITY AREA

A 1 550 SQ.FT.
A 2 550 SQ.FT.
A 3 550 SQ.FT.
A 4 550 SQ.FT.
A 5 550 SQ.FT.

B 1 400 SQ.FT.
B 2 420 SQ.FT.
B 3 420 SQ.FT.
B 4 420 SQ.FT.
B 5 400 SQ.FT.

C 1 730 SQ.FT.
C 2 700 SQ.FT.
C 3 640 SQ.FT.
C 4 570 SQ.FT.
C 5 510SQ.FT.

TOTAL UNIT AMENITY AREA =  7960 SQ.FT.
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BLOCK A-C RIGHT ELEVATION
SCALE: 3/16" = 1'-0"
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Signature Development Consulting 

May 13, 2024 

Mr. Jay Hazard 
Planner 2 
Planning - Development Services 
c.c. to Mayor and Council
7337 Welton St
Mission, BC
V2V 3X1

Re: 32909 Rosetta Avenue  PNA Compensation and Community Assessment Fund Contribution 

Dear Jay,  

1. Cash Contribution for PNA Reduction: As per the Cedar Valley Area Plan for the loss of PNA the
developers will contribute the full amount of $7,200 per unit which is $108,000.

2. 22.95% of the site will be dedicated to the city as (PNA) parkland, additionally the land
dedicated as PNA will be restored with native planting and a walking trail with an estimated cost
of $68,490.

3. An additional Voluntary CAC contribution in support of this rezoning application in the amount
of $108,000.00 is offered

We trust you find this proposal supportable in light of the challenges with this particular development 
site. 

Yours truly 

Matt Stogryn 
Signature Development Consulting 
Agent for the Owner 
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