STAFF REPORT

Project: P2021-010
Application Numbers: R21-005 S21-003 DP21-011 DP21-012 DV22-007 DV22-008

Subject: Development Application — 15 Properties at 1st Avenue, View Avenue, and Wardrop Street
DATE: May 2, 2022
BYLAW / PERMIT #: 6086-2022-5949(60)

PROPERTY ADDRESSES: 15 Properties at View Avenue, 15t
Avenue, and Wardrop Street
including:

32805 View Ave, 32809 View Ave,
32811 View Ave, 32819 View Ave,
32825 View Ave, 32835 View Ave,
7288 Wardrop St, 32822 15t Ave,
32829 1t Ave

LOCATION: Mission Core

CURRENT ZONING: Commercial Tourist Recreation
Zone (CTR)

PROPOSED ZONING: Mixed-Use
Commercial/Residential Two
Zone (MU2)

CURRENT OCP: Mixed-Use Commercial /
Residential

PROPOSED OCP: No change

PROPOSAL:

To allow for the construction of a mixed-use development
consisting of two five-storey buildings comprised of 123
residential units and 4 commercial units.
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Recommendation(s)

1. That the draft bylaw to rezone the properties along 1%t Avenue, View Avenue, and Wardrop Street
from Commercial Tourist Recreation Zone (CTR) to Mixed-Use Commercial/Residential Two Zone
(MU2) be considered for first and second reading;

2. That, subject to the Bylaw receiving first and second reading, a Public Hearing be scheduled for
June 6, 2022; and

3. That prior to the adoption of Zoning Amending Bylaw 6086-2022-5949(60), the following conditions
be met to the satisfaction of the Director of Development Services:

a. Substantial completion of subdivision application S21-003 which would consolidate the subject
parcels.

b. Collection of any volunteered contributions to the City’s community amenity reserve.
c. Completion of the Engineering requirements, as outlined in Attachment D.

d. Collection of payment resulting from the purchase of the laneway between Wardrop Street and
Maple Street

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

4. That Development Permit DP21-011 and Development Variance Permits DV22-007 and DV22-008
be considered for approval at the same time as bylaw 6086-2022-5949(60) is considered for
adoption.

Purpose

To rezone the properties from Commercial Tourist Recreation Zone (CTR) to Mixed-Use
Commercial/Residential Two Zone (MU2) to accommodate the construction of two five-storey buildings
containing a total of 123 residential units and four commercial units, including a proposed daycare. The
site plan is included as Attachment A.

Rationale of Recommendation(s)
The proposal is consistent with the Official Community Plan (OCP).

The proposed development aligns with Council’s strategic plan.

OCP Compliance and Policies

o The development site is designated as Mixed-Use Commercial/Residential in the OCP which
encourages medium- and high-density (affordable) residential development, integrated with
neighbourhood commercial uses west and east of downtown. These areas have the opportunity to
support downtown with vibrant higher-density neighbourhoods that form a transition from downtown
to the surrounding residential neighbourhoods. This project will meet this by providing 123
residential units and four commercial units, including a proposed daycare. No affordable rental units
are proposed.

o The OCP designation for Mixed-Use Commercial/Residential sets the base floor space ratio (FSR)
at 1.0 to 2.0. The project meets this by proposing an FSR of 2.0. The OCP designation also states
mid-rise buildings are permitted up to a maximum of six-storeys with density bonusing. While no
density bonusing is proposed, the project plans for a five-storey development which falls within the
designation’s constraints.

e The fifteen subject properties will be consolidated into one as part of the application. The
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unconstructed laneway that connects Wardrop Street and Maple Street and is located between 15t
Avenue and View Avenue is in the process of being purchased by the applicant to use towards the
development. The bylaw to close the lane and sell the property was introduced at the January 17,
2022 Council Meeting.

e Council's 2018-2022 Strategic Plan encourages the development of Livable Complete Communities.
This goal is being met by creating an attractive community for living, working, and playing that
meets the everyday needs of residents.

Site Characteristics and Context
Applicant
o Redekop Ferrario Properties (Maple View) Corp.

Property Size
e The combined size of all the properties, including the lane, is 5,186 sq m (1.28 ac).

Neighbourhood Character

o The subject site is located just west of Mission’s downtown. The properties to the north contain
several single-family dwellings. A six-storey apartment building is being constructed to the east, with
another apartment building proposed to the west. An automotive shop is located to the south and
fronts Lougheed Highway. The future of this area generally forecasts multi-family residential and
commercial.

Parks and Trails

o There are no parks or trails within 400-metre walking distance of the subject site.

o The closest trail system is located within the park area adjacent to the Mission Public Library, which
is approximately one kilometre away. There is an existing walkway from the subject site to the upper
portion of 15t Avenue, which can be used to access downtown.

Servicing

o Development of this area will require servicing prior to issuance of a Building Permit, as outlined
under "Referrals".

Development Permit
e DP21-011 — Mixed Use and Commercial Development Permit Area

e The site is located within the DP Area C: Mixed Use and Commercial Development Permit Area. The
intent of the Area C Development Permit Design Guidelines is to ensure a higher standard of building
design, housing alternatives, site compatibility, and site aesthetics that are consistent with community
nodes and commercial areas. Development permit DP21-011 is included as Attachment B.

e The following table provides a summary of the design guidelines and identifies how the development
proposal is meeting them. These design aspects are performance-based and do not include the
requirements stipulated by the Zoning Bylaw which are more prescriptive in nature.
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Development Permit Area C Design Guidelines Reqltl/li?eertr?ents
Orient main entrances, windows, balconies and street level uses to directly overlook adjacent v
streets and amenity spaces.

Apartment lobbies and entries shall be clearly visible from the fronting street and have direct v
sight lines into them.

Design buildings with varied facades and rooflines to discourage large bland buildings that do N
not reflect the character or scale of Mission.

Commercial units have strong interface with the public realm through generous amounts of v
glass and accessibility.

Work with the existing topography, complementing the existing landscape and minimizing the v
need for retaining walls.

Variety of fagade materials and colors used to create high quality exterior elements. v
Balconies are designed as an integral part of the building and are attractive, cohesive, and N
usable.

Encourage the penetration of sunlight and natural light into interior spaces to reduce the energy N
needed for lighting and heating, using passive solar siting principles.

Consider appropriate safety and natural surveillance measures (such as substantial lighting,

visual access, and sight lines) per Crime Prevention Through Environmental Design (CPTED) v
principles.

Significant landscaping proposed throughout the site, especially in outdoor amenity spaces. v
Parking provided underground and is screened from public view. v

An internal courtyard provides a central space for gathering and outdoor amenities with a design that
allows for natural daylight and safe, visible sightlines. The courtyard allows for a sense of inclusion
for the user as well as improved walkways around and through the development.

The commercial space is provided along the ground floor fronting View Avenue creating a connection
to the street while generous amounts of clear glass provide an interface and interest for the public.

Diversity in the use of materials and massing throughout the facades create visual interest. Varied
shape and finishes are used throughout to avoid monotonous appearances. A varied roofline creates
a unique shape for the overall building and prevents bland massing.

Materials consist of brick veneer, metal cladding, cementitious cladding, and wood tone accents and
projections. The exterior treatment reflects that of a contemporary modern architecture while using
traditional wood tones and brick accents along the street plane. This mix of materials articulates a
sense of interest and openness at the upper levels and a grounded scale at the street and courtyard
interface.

Environmental sustainability is addressed through bike storage, open green spaces, light pollution
reduction, efficient water systems, natural ventilation, and general energy efficiency.

CPTED principles are incorporated by means of strong sightlines, elimination of dark areas/accesses,
clearly defined entrances, and secure parking.
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Development Variance Permits

The applicant is requesting two development variance permits to vary Zoning Bylaw 5949-2020, both of
which are supported by staff.

DV22-007 — Loading Space Distance

DV22-007 proposes to vary Section 111.G.3 of the Zoning Bylaw by increasing the maximum distance
from the off-street loading space to the commercial units from 12 m (39.4 ft) to 100 m (328.1 ft). The
variance permit is shown as Attachment C.

Given the layout of the project, the applicant could not position an off-street loading parking space
within 12 m of the commercial loading door in a pedestrian-friendly manner. The distances from the
loading space to the four commercial units range from 37 m to 100 m. Two loading zones are provided:
one along Maple Street and one along Wardrop Street. The loading zone along Maple Street is closer
to the commercial units, with the maximum distance being 70 m (230 ft). However, this loading space
will be used for waste collection on waste pick-up days and so there is a small window of time when
the loading zone along Wardrop Street must be used. It is expected that the closer loading zone along
Maple Street will be used the majority of the time.

Aesthetically, the loading space will not block the commercial units nor obscure the interface from the
public. This location enhances public safety and promotes a walkable streetscape with seamless
transitions to the commercial units.

DV22-008 — Building Height

DV22-008 proposes to vary Section 302.G.1 of the Zoning Bylaw by increasing the maximum height
of a building from 13 m (42.7 ft) to 17 m (55.8 ft). The variance permit is shown as Attachment D.

The subject site is located within the Mixed-Use Commercial/Residential OCP designation which
envisions mid-rise buildings of up to six-storeys with density bonusing. Traditionally, our density
bonusing program would permit heights of up to 19.1 m (62.5 ft) if the applicant proposes a community
amenity in the form of affordable rental housing. In this case, the applicant is not guaranteeing any
affordable rental housing, but they are also not benefiting from any bonus density. The extra height is
there to accommodate design articulation and a taller commercial space.

Commercial spaces typically require a higher floor-to-floor height to accommodate HVAC equipment
and other services. As commercial is located on the ground floor of this building, a height increase is
requested. Additionally, a height increase will allow for a more interesting roof line and bring more
design opportunities through a variety of roof pop-ups that accentuate the building corners.

The tallest proposed building elevations will appear five-storeys and face the internal courtyard. The
public will generally not have a view of this, and will instead see a four-storey building when viewed
from 1%t Avenue and View Ave.

The variance does not add extra density and does not increase the floor area, but will allow for a
better looking, more functional building.

Referrals

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

Building Division: The Building Division has no objection provided that all bylaw and

Engineering Servicing requirements are met.
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Bylaw Enforcement Division: No concerns.

Mission Fire Rescue Service: Several requirements, including various drawings and
infrastructure installation which will be required at time of Building
Permit application.

MOTI: A traffic impact assessment was provided to MOTI as part of the
referral process. They have noted that they have no concerns.

Development Considerations

Community Amenity Contribution

The applicant has volunteered to contribute $2,815 per new lot/unit in accordance with Policy
LAN.40(C).

Tree Management

The proposed landscape plan is compliant with the Zoning Bylaw and Development Permit design
guidelines and will provide a number of trees throughout the site.

Housing Needs Projections

The 2020 to 2024 Housing Needs Assessment has identified the need to build 149 market home
ownership dwelling units in the year 2022.

If this development is approved, it will add 123 market home ownership dwelling units to the City’s
housing stock.
Transit

The proposed development is approximately 350 m from a transit stop, which is considered to be within
walking distance.

Communication

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

e The applicant has posted three development notification signs

¢ Public Hearing Notification will be sent to all occupiers and owners of properties within 152 m from
the development site notifying them of the public hearing details.

Attachments

Attachment A: Site Plan

Attachment B: Development Permit DP21-011 — Mixed Use and Commercial Development Area
Attachment C: Development Variance Permit DV22-007 — Zoning Bylaw

Attachment D: Development Variance Permit DV22-008 — Zoning Bylaw

Attachment E: Engineering Department Comments
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Sign-Offs

LA A,

Rob Publow, Manager of Planning

JH / Click or tap here to enter text.
Approved for Inclusion: Mike Younie, Chief Administrative Officer
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ATTACHMENT B

CITY OF MISSION
DEVELOPMENT PERMIT DP21-011

Issued to: 1111530 BC LTD, and
Redekop Ferrario Properties (Maple View) Corp.

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

Addresses: 316 Amberpoint Place, Abbotsford, BC V2T 6T2, and
#206 — 2636 Montrose Avenue, Abbotsford, BC V2S 3T6

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:

Address PID Legal Description Property Owner
001-980- THE WEST 13 FEET OF LOT 3 BLOCK 31 [1111530 B.C. LTD
1t Ave 165 SECTION 21 TOWNSHIP 17 NEW
WESTMINSTER DISTRICT PLAN 332
1t Ave 005-537- |LOT 5 BLOCK 31 SECTION 21 TOWNSHIP [{1111530 B.C. LTD
665 17 NEW WESTMINSTER DISTRICT PLAN
332
1t Ave 005-313- [LOT 6 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
597 17 NEW WESTMINSTER DISTRICT PLAN
332
1t Ave 005-313- |[LOT 7 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
601 17 NEW WESTMINSTER DISTRICT PLAN
332
32822 1+ Ave 001-980- [LOT 3 EXCEPT: THE WEST 13 FEET,; 1111530 B.C. LTD

181 BLOCK 31 SECTION 21 TOWNSHIP 17

NEW WESTMINSTER DISTRICT PLAN 332
32822 1<t Ave 001-980- [LOT 4 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
203 17 NEW WESTMINSTER DISTRICT PLAN

332
32829 1=t Ave 011-615- [LOT 9 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
851 17 NEW WESTMINSTER DISCTRICT PLAN
332
32805 View Ave | 011-615- |LOT 14 BLOCK 31 SECTION 21 REDEKOP FERRARIO
893 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32809 View Ave [ 011-615- |LOT 13 BLOCK 31 SECTION 21 REDEKOP FERRARIO
885 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32811 View Ave [ 011-615- |LOT 12 BLOCK 31 SECTION 21 REDEKOP FERRARIO
877 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32819 View Ave [ 000-549- |LOT 11 BLOCK 31 SECTION 21 1111530 B.C. LTD

142 TOWNSHIP 17 NEW WESTMINSTER
DISTRICT PLAN 332
32825 View Ave [ 000-549- |LOT 10 BLOCK 31 SECTION 21 1111530 B.C. LTD
169 TOWNSHIP 17 NEW WESTMINSTER
DISTRICT PLAN 332
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32835 View Ave | 011-615- |LOT 8 BLOCK 31 SECTION 21 TOWNSHIP |1111530 B.C. LTD

842 17 NEW WESTMINSTER DISTRICT PLAN
332

St

7288 Wardrop 009-606- [LOT 1 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD

319 17 NEW WESTMINSTER DISTRICT PLAN
332

St

7288 Wardrop 009-606- [LOT 2 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD

335 17 NEW WESTMINSTER DISTRICT PLAN
332

3.

The above property has been designated as Development Permit Area C Mixed-Use and
Commercial in the Official Community Plan.

The said lands are zoned Mixed-Use Commercial/Residential Two Zone (MU2) pursuant to
“District of Mission Zoning Bylaw 5949-2020” 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 SD0.01
— SD5.01 inclusive, and landscape drawing L — 1 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.

(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 SD0.01 — SD5.01 inclusive,
prepared by Keystone Architecture & Planning Ltd. (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.
(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 drawing number L — 1 prepared by C. Kavolinas & Associates Inc.

(i) 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.

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 $113,168 for the purpose of:
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(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.

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. [Click here to type resolution number] passed by the Council
on the [Click here to type day of the month] day of [Click here to type month] ,
[Click here to type year] .

IN WITNESS WHEREOF this Development Permit is hereby issued by the Municipality signed by
the Mayor and Corporate Officer the [Click here to type day of the month] day of
[Click here to type month] , [Click here to type year] .
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Paul Horn,
MAYOR

Jennifer Russell
CORPORATE OFFICER

Development Permit DP21-011
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REDEKOP FERRARIO (MISSION) / MULTI-FAMILY RESIDENTIAL

0.5.0 parking requirements 0.6.0 solid waste disposal data
VEHICLE PARKING STALLS REQUIRED (BYLAW REQUIREMENT) BUILDING A BUILDING B TOTAL BASED ON: DISTRICT OF MISSION DEVELOPMENT AND SUBDIVISION BUILDING A BUILDING B
UNITS/STALLS FACTOR TOTAL UNITS/STALLS FACTOR TOTAL CONTROL BYLAW 5650-2017 TOTAL
RESIDENT SCHEDULE L-WASTE MANAGMENT DESIGN GUILDLINES
MARKET STRATA (STUDIO & 1 BED) 37 *1.0 37 45 *1.0 45 82 UNITS FACTOR TOTAL UNITS FACTOR TOTAL
MARKET STRATA (2 BED OR GREATER) 18 *1.5 27 23 *1.5 35 62 GARBAGE:
SMALL CAR ALLOWABLE (20%) 64 *0.2 13 80 *0.2 16 29 RESIDENTS 55 *50 L 2750 L 63 *50 L 3400 L 6150 L
ACCESSIBLE STALLS 64 1/50 STALLS 1.5 80 1/50 STALLS 1.5 3
EV - LEVEL 2 ROUGH IN (100%) 64 *1.0 64 30 *1.0 80 144
RECYCLING:
VISITOR 55 *0.2 11 68 *0.2 14 25 RN
== 55 *50 | 2750 L 68 *50 3400 L 6150 L
SMALL CAR ALLOWABLE 11 *0.2 2 14 *0.2 3 5 RESIDENTS
ACCESSIBLE STALLS 11 1/50 STALLS 1 14 1/50 STALLS 1 2
_ 9 11 *1.0 11 14 *1.0 14 25
EV - LEVEL 2 ROUGH IN (100%) COMPOST- o o ) o . .
RESIDENTS 55 L 1650 L L 40 L
COMMERCIAL (RETAIL) 535 SM 2.0/100 SM 11 RESIDENTS
SMALL CAR ALLOWABLE N/A N/A N/A
11 1/50 STALLS 1 - - -
ACCESSIBLE STALLS / 0.6.1 solid waste disposal data - provided
LOADING 1
BASED ON: PRIVATE PICKUP OF GARBAGE, CITY COLLECTION OF RECYCLING, COMPOST, & GLASS. TOTAL
TOTAL STALLS 86 94 180
GARBAGE:
BIKE PARKING STALLS REQUIRED (BYLAW REQUIREMENT) UNITS/STALLS FACTOR TOTAL UNITS/STALLS FACTOR TOTAL RESIDENTIAL - 3 x 4 YARD BINS 9175 L
APARTMENT - LONG TERM COMMERCIAL - 1 x 4 YARD BIN 3058 L
1 SPACE PER DWELLING UNIT, WITHIN A COMMON ROOM LOCATED 55 *1.0 55 68 *1.0 68 123
WITHIN THE SAME BUILDING THE DWELLING UNIT IS LOCATED. RECYCLING:
. . RESIDENTIAL - 18 x 360L TOTES 6480 L
APARTMENT - SHORT TERM 64 0.15 10 80 0.15 12 22 COMMERCIAL - 4 x 360L TOTES 1440 L
COMMERCIAL - SHORT TERM 11 *0.15 2 COMPOST:
RESIDENTIAL - 11 x 360L TOTES 3960 L
TOTAL STALLS 67 80 147 COMMERCIAL - 1 x 360L TOTES 360 L
NOTE:

0.5.1 parking proposed
VEHICLE PARKING STALLS PROPOSED BUILDING A & B TOTAL
RESIDENT 144
MARKET STRATA (STUDIO & 1 BED) 82
MARKET STRATA (2 BED OR GREATER) 62
SMALL CAR 28 (18%)
ACCESSIBLE STALLS 3
EV - LEVEL 2 ROUGH IN 144 (100%)
VISITOR 26
SMALL CAR 0
ACCESSIBLE STALLS 2
EV - LEVEL 2 ROUGH IN 26
COMMERCIAL (RETAIL) 11
SMALL CAR ALLOWABLE 0
ACCESSIBLE STALLS 1
LOADING 2
TOTAL STALLS 183
BIKE PARKING STALLS PROPOSED BUILDING A BUILDING B
APARTMENT - LONG TERM 161
1 SPACE PER DWELLING UNIT, WITHIN A COMMON ROOM LOCATED
WITHIN THE SAME BUILDING THE DWELLING UNIT IS LOCATED.
APARTMENT - SHORT TERM 10 16
COMMERCIAL - SHORT TERM 2
TOTAL STALLS 12 16 189
NOTE:
— REDEKOP FERRARIO PROPERTIES (MAPLE PROJECT DATA RE-ISSUED FOR DEVELOPMENT PERMIT
- V1 EW) SCALE: N.T.S. 22-04-13  REVISION #: 3 SD1.05
32805 & 32809 & 32811 & 32819 & 32825 & 32829 & 32835 VIEW AVE., 7288 WARDROP ST., CITY OF MISSION FILE # P2021-010
keystonearch.ca 32822 1ST AVE., MISSION BC PROJECT NUMBER: 19-161
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ATTACHMENT C

CITY OF MISSION
DEVELOPMENT VARIANCE PERMIT DV22-007

Issued pursuant to Section 498 of the Local Government Act

Issued to: 1111530 BC LTD, and
Redekop Ferrario Properties (Maple View) Corp.

316 Amberpoint Place, Abbotsford, BC V2T 6T2, and
#206 — 2636 Montrose Avenue, Abbotsford, BC V2S 3T6

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 PID Legal Description Property Owner
001-980- THE WEST 13 FEET OF LOT 3 BLOCK 31 [1111530 B.C. LTD
1t Ave 165 SECTION 21 TOWNSHIP 17 NEW
WESTMINSTER DISTRICT PLAN 332
1t Ave 005-537- |LOT 5 BLOCK 31 SECTION 21 TOWNSHIP [1111530 B.C. LTD
665 17 NEW WESTMINSTER DISTRICT PLAN
332
15t Ave 005-313- |[LOT 6 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
597 17 NEW WESTMINSTER DISTRICT PLAN
332
1t Ave 005-313- |LOT 7 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
601 17 NEW WESTMINSTER DISTRICT PLAN
332
32822 1t Ave 001-980- [LOT 3 EXCEPT: THE WEST 13 FEET,; 1111530 B.C. LTD

181 BLOCK 31 SECTION 21 TOWNSHIP 17

NEW WESTMINSTER DISTRICT PLAN 332
32822 1<t Ave 001-980- [LOT 4 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
203 17 NEW WESTMINSTER DISTRICT PLAN

332
32829 1+t Ave 011-615- [LOT 9 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
851 17 NEW WESTMINSTER DISCTRICT PLAN
332
32805 View Ave | 011-615- |LOT 14 BLOCK 31 SECTION 21 REDEKOP FERRARIO
893 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32809 View Ave [ 011-615- |LOT 13 BLOCK 31 SECTION 21 REDEKOP FERRARIO
885 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32811 View Ave [ 011-615- |LOT 12 BLOCK 31 SECTION 21 REDEKOP FERRARIO
877 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32819 View Ave [ 000-549- |LOT 11 BLOCK 31 SECTION 21 1111530 B.C. LTD

142 TOWNSHIP 17 NEW WESTMINSTER
DISTRICT PLAN 332




332

32825 View Ave | 000-549- |LOT 10 BLOCK 31 SECTION 21 1111530 B.C. LTD
169 TOWNSHIP 17 NEW WESTMINSTER
DISTRICT PLAN 332
32835 View Ave | 011-615- |LOT 8 BLOCK 31 SECTION 21 TOWNSHIP |1111530 B.C. LTD
842 17 NEW WESTMINSTER DISTRICT PLAN
332
7288 Wardrop 009-606- [LOT 1 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
St 319 17 NEW WESTMINSTER DISTRICT PLAN
332
7288 Wardrop 009-606- [LOT 2 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
St 335 17 NEW WESTMINSTER DISTRICT PLAN

1. The said lands are zoned Mixed-Use Commercial/Residential Two Zone (MU2) pursuant to

“District of Mission Zoning Bylaw 5949-2020” as amended.

2. “District of Mission Zoning Bylaw” as amended is hereby varied in respect of the said lands

as follows:

(a) Section 111.F.3 — The distance from the loading space to the loading door it is designed

to serve is increased from 12.0 m (39.4 ft) to 100.0 m (328.1 ft).
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. [Click here to type resolution number] passed by the Council
on the [Click here to type day of the month]

[Click here to type year] .

IN WITNESS WHEREOF this Development Variance Permit is hereby issued by the Municipality
signed by the Mayor and the Corporate Officer the [Click here to type day of the month] day of

[Click here to type month] , [Click here to type year] .

Paul Horn,
MAYOR

Jennifer Russell,

CORPORATE OFFICER

Development Variance Permit DV22-007

day of [Click here to type month] ,




ATTACHMENT E

CITY OF MISSION
DEVELOPMENT VARIANCE PERMIT DV22-008

Issued pursuant to Section 498 of the Local Government Act

Issued to: 1111530 BC LTD, and
Redekop Ferrario Properties (Maple View) Corp.

316 Amberpoint Place, Abbotsford, BC V2T 6T2, and
#206 — 2636 Montrose Avenue, Abbotsford, BC V2S 3T6

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 PID Legal Description Property Owner
001-980- THE WEST 13 FEET OF LOT 3 BLOCK 31 [1111530 B.C. LTD
1t Ave 165 SECTION 21 TOWNSHIP 17 NEW
WESTMINSTER DISTRICT PLAN 332
1t Ave 005-537- |LOT 5 BLOCK 31 SECTION 21 TOWNSHIP [1111530 B.C. LTD
665 17 NEW WESTMINSTER DISTRICT PLAN
332
15t Ave 005-313- |[LOT 6 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
597 17 NEW WESTMINSTER DISTRICT PLAN
332
1t Ave 005-313- |LOT 7 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
601 17 NEW WESTMINSTER DISTRICT PLAN
332
32822 1t Ave 001-980- [LOT 3 EXCEPT: THE WEST 13 FEET,; 1111530 B.C. LTD

181 BLOCK 31 SECTION 21 TOWNSHIP 17

NEW WESTMINSTER DISTRICT PLAN 332
32822 1<t Ave 001-980- [LOT 4 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
203 17 NEW WESTMINSTER DISTRICT PLAN

332
32829 1+t Ave 011-615- [LOT 9 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
851 17 NEW WESTMINSTER DISCTRICT PLAN
332
32805 View Ave | 011-615- |LOT 14 BLOCK 31 SECTION 21 REDEKOP FERRARIO
893 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32809 View Ave [ 011-615- |LOT 13 BLOCK 31 SECTION 21 REDEKOP FERRARIO
885 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32811 View Ave [ 011-615- |LOT 12 BLOCK 31 SECTION 21 REDEKOP FERRARIO
877 TOWNSHIP 17 NEW WESTMINSTER PROPERTIES (MAPLE
DISTRICT PLAN 332 \VIEW) CORP.
32819 View Ave [ 000-549- |LOT 11 BLOCK 31 SECTION 21 1111530 B.C. LTD

142 TOWNSHIP 17 NEW WESTMINSTER
DISTRICT PLAN 332




332

32825 View Ave | 000-549- |LOT 10 BLOCK 31 SECTION 21 1111530 B.C. LTD
169 TOWNSHIP 17 NEW WESTMINSTER
DISTRICT PLAN 332
32835 View Ave | 011-615- |LOT 8 BLOCK 31 SECTION 21 TOWNSHIP |1111530 B.C. LTD
842 17 NEW WESTMINSTER DISTRICT PLAN
332
7288 Wardrop 009-606- [LOT 1 BLOCK 31 SECTION 21 TOWNSHIP (1111530 B.C. LTD
St 319 17 NEW WESTMINSTER DISTRICT PLAN
332
7288 Wardrop 009-606- [LOT 2 BLOCK 31 SECTION 21 TOWNSHIP {1111530 B.C. LTD
St 335 17 NEW WESTMINSTER DISTRICT PLAN

1. The said lands are zoned Mixed-Use Commercial/Residential Two Zone (MU2) pursuant to

“District of Mission Zoning Bylaw 5949-2020” as amended.

2. “District of Mission Zoning Bylaw” as amended is hereby varied in respect of the said lands

as follows:

(a) Section 302.G.1 — The maximum base height of a principal building is increased from 13.0

m (42.7 ft) to 17.0 m (55.8 ft).
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. [Click here to type resolution number] passed by the Council
on the [Click here to type day of the month]

[Click here to type year] .

IN WITNESS WHEREOF this Development Variance Permit is hereby issued by the Municipality
signed by the Mayor and the Corporate Officer the [Click here to type day of the month] day of

[Click here to type month] , [Click here to type year] .

Paul Horn,
MAYOR

Jennifer Russell,

CORPORATE OFFICER

Development Variance Permit DV22-08

day of [Click here to type month] ,




ATTACHMENT E

ENGINEERING AND PUBLIC WORKS DEPARTMENT
REZONING & DEVELOPMENT COMMENTS

DATE: February 28, 2022

CIVIC ADDRESS: 32805, 32809, 32811, 32819, 32825, 32835 View Avenue,
32822 32829 1t Avenue, and 7288 Wardrop Street

CURRENT ZONE: CTR PROPOSED ZONE: MU2

Disclaimer

The following comments are listed as deficiencies for the sole purpose of identifying required
works and services to enable the assembled properties to Rezone to a Mixed-Use
Commercial/Residential zone and Develop a mixed-use apartment building. The following works
and services for this rezoning and development proposal are in accordance with the standards
contained within the City of Mission’s (CoM) current Development and Subdivision Control Bylaw
(DSCB) 5650-2017 as amended, Water Bylaw 2196-1990 as amended (Water Bylaw), Sewer
Bylaw 5033-2009 as amended (Sewer Bylaw), Solid Waste Management Bylaw 5526-2015 as
amended (SWMB), and the Fire Sprinkler Bylaw 5679-2017 (Sprinkler Bylaw). Additional
requirements as specified by other stakeholder authorities are considered to be above and
beyond the scope of these comments.

Additional requirements as specified by other stakeholder authorities are considered to be above
and beyond the scope of these comments.

The City has received a Development Permit (DP) Application Package complete with
Architectural Drawings and Traffic Impact Assessment, but no conceptual servicing plan. No
preliminary servicing capacity analysis has been considered as a result.

DOMESTIC WATER REQUIREMENTS:
Municipal water service is available on Wardrop Street and 15t Avenue.
Connection to the municipal system is required.

CoM records indicate that only two of the subject properties have water service connections
(32822 1%t Avenue & 7288 Wardrop Street). CoM records indicate these services are not metered.
Please note that the Sprinkler Bylaw states in Item 4 (b) that an approved Fire Sprinkler System
shall be installed in all new buildings, additions, and renovations that exceed 50% of the current
floor area.

The existing 19mm@ water services to shall be decommissioned and replaced with an adequately
sized water service to satisfy the sprinkler requirements complete with new meter and radio read
system. This in turn will require the existing 19mm water services to be capped at the watermain.

The supply and installation of a new water service connection and capping of the old services will
be provided by the CoM in accordance with the Water Bylaw at the Developer’s cost.

Adjacent to the subject properties, the existing watermains are 300mm@ and are likely sufficient
to meet the fire flow requirements for new construction. The City does not guarantee fire-flow
requirements. The developer shall prove out the limitations of the existing system by whatever
means deemed appropriate and shall ensure the development is adequately serviced at the
developer’s sole expense. This includes Hydraulic Modeling of the fire flow demands for the
proposed development and resolving any identified system deficiencies as a condition of
Development.

FILE: 08-3310-24-10
R21-005, S21-003, DP21-011



ATTACHMENT E

ENGINEERING AND PUBLIC WORKS DEPARTMENT
REZONING & DEVELOPMENT COMMENTS

Engineered design is required. See DSCB, Schedule C, Section 3 as amended.

STORM SEWER REQUIREMENTS:

Municipal storm service (piped) is available on Wardrop Street and at the intersection of View
Avenue and Maple Street.

Connection to the municipal system is required.

The CoM does not guarantee depth at property line. The Developer shall prove out the limitations
of the existing system by whatever means deemed appropriate and shall ensure the Development
is adequately serviced at the Developer’s sole expense. In accordance with the DSCB, Schedule
C, Section 4, 4.10.9.5 “The Drainage System and all service connections shall be at a depth to
permit gravity flow from the existing or proposed building(s) to the main.” CoM records suggest
that the lowest level of the proposed underground parking structure is below the depth of the
adjacent storm system on Wardrop Street and the intersection at View & Maple. As no conceptual
servicing plan was included with the application it is unknown how the Developer proposes to
service the lowest level with a gravity storm service.

The Developer is required to design and install storm water Best Management Practices (BMPs)
for the site that reduce the site’s 10-year post-development runoff rate to its 10-year pre-
development runoff rate. Per the DSCB Schedule C, Section 5.3.2.3, this shall be achieved by
way of on-site detention facilities such as ponds, tanks, etc. One storm service connection will be
required for the site and shall be sized accordingly.

Designs shall be accompanied by a statement from a fully qualified professional engineer, which
clearly identifies the specific opportunities and constraints for implementing best management
practices for the development, demonstrates that groundwater recharge and/or other appropriate
best management practices are sustainable, and have been maximized for the particular site and
provides examples of similar installations which demonstrate the sustainability, ability to construct,
and ease of maintenance of the works to be constructed.

In particular, when implementing the CoM groundwater recharge guidelines, the Developer shall
be responsible to have a qualified professional conduct a hydrological investigation to estimate
infiltration rates and soil permeability and determine the location of the water table and its
seasonal variations of the site. This information is to be included in any engineering drawing
submittals, as it is critical to the design of Best Management Practices (BMPs).

Proposed measures shall be subject to acceptance by the Municipal Engineer and/or the Senior
Building Inspector.

Engineered design is required. See DSCB, Schedule C, Sections 4 and 5 as amended.

SANITARY SEWER REQUIREMENTS:
Municipal sanitary service is available on Wardrop Street.
Connection to the municipal system is required.

CoM records indicate that only one of the subject properties has an existing service connection
(7288 Wardrop Street). The 100mm@ asbestos concrete pipe shall not be reused and shall be
capped at the main by the CoM at the Developer’s cost. An adequately sized sanitary connection
for the proposed Development shall be required. New services shall be installed by the CoM in
accordance with the Sewer Bylaw at the Developer’s cost.

The City does not guarantee depth at property line. The developer shall prove out the limitations
of the existing system by whatever means deemed appropriate and shall ensure the Development

FILE: 08-3310-24-10
R21-005, S21-003, DP21-011



ATTACHMENT E

ENGINEERING AND PUBLIC WORKS DEPARTMENT
REZONING & DEVELOPMENT COMMENTS

is adequately serviced at the Developer’s sole expense. This may include paying the City to model
the Sanitary Sewer System to investigate the impact of the Development on the system capacity
under the existing and future scenarios and resolving any downstream deficiencies resulting from
the future scenario as a condition of Development.

Engineered design is required. See DSCB, Schedule C, Sections 6 and 7 as amended.

ROAD WORK REQUIREMENTS:

Municipal road access can be achieved via Wardrop Street, 15t Avenue, Maple Street or View
Avenue.

A Traffic Impact Assessment (TIA) for the proposed development may be required by the Ministry
of Transportation and Infrastructure (MOTI) as a condition of Rezoning and/or Development.

A TIA was prepared by CTS dated July 2021. This TIA was submitted with the application
package. It is unknown if this report will be acceptable to MOTI.

The following are the Recommendations as written in the noted report:
Based on this transportation impact assessment study, CTS recommends the following:

1. The developer work with the District of Mission to ensure any improvements to the
fronting sidewalks on 1st Avenue and Wardrop Street align with the District of
Mission Official Community Plan and Transportation Master Plan.

2. That the MoTI continue to monitor the queueing for the left turn bays on Park Street
at Lougheed Highway, and when necessary, optimize the signal timing or extensions
be made.

3. That the MoTI to consider restricting the southbound left turn at the intersection of
Wardrop Street at Lougheed Highway and redirect the traffic to use the intersection
of Park Street at Lougheed Highway to make the southbound left turns.

All upgrades and/or deficiencies identified by the final TIA accepted by MOTI and the CoM shall
be completed/corrected at the developer’s sole expense and will be a condition of Development.

The Engineering & Public Workds Department understands that the current DP drawing package
has been developed without having the benefit of knowing what the final offsite parameters will
be as specified by the acceptance of both CoM and MOTI.

At the time of writing these comments the following is hereby noted by City staff:

e The DSCB Introduction, Section 9.7 — Highway Dedication, states the following: “The
maximum required highway dedications for various classifications of highways in a
Subdivision/Development shall be as specified in Schedule A hereto. The Municipality
shall advise the Owner of the classification of each highway in a proposed
Subdivision/Development and the required highway dedication.”

As such, the Developer may be required to dedicate additional Highway Dedication adjacent to
the proposed Development to provide a total highway dedication width sufficient to construct an
appropriate road standard, complete with corner truncations, intersection improvements, road
drainage, sidewalk, underground hydro, gas, telephone, and street lighting. Survey and design
will be required to determine whether or not there is a need for additional highway dedication.
Should it be determined that additional dedication is required, granting of such dedication will be
a condition of Development.

FILE: 08-3310-24-10
R21-005, S21-003, DP21-011



ATTACHMENT E

ENGINEERING AND PUBLIC WORKS DEPARTMENT
REZONING & DEVELOPMENT COMMENTS
The submitted DP package shows a desire to purchase the municipal lane bisecting the
development site from Wardrop Street to Maple Street. This will require the Developer to negotiate
a purchase and for the City to pass a road closure bylaw in accordance with Policy STR.34 —
Road Closure and Sale.

Engineered design is required. See the DSCB, Schedule C, Section 8 — Roadways.

STREET LIGHTING:

In accordance with the DSCB, Schedule B-1, the design and installation of municipal street
lighting adjacent to the site and/or upgrades to the existing system as necessary will be required
as a condition of Development.

Street lighting design shall compliment the Roadway Design and be in general conformance with
the DSCB with a preference for LED lighting.

Engineered design is required. See the DSCB, Schedule C, Section 9 — Street Lighting, as
amended.
BOULEVARD TREE PLANTING:

In accordance with the DSCB, Schedule B-1, the design and installation of boulevard trees
adjacent to the site is not required for the MU2 zone. However, should the plan include trees
within the municipal boulevard the street boulevard tree planting design shall compliment the
Roadway Design and be in general conformance with DSCB and all proposed plant material will
require approval from the CoM Manager of Parks & Facilities.

See the DSCB, Schedule C, Section 11 — Boulevard Tree Planting, and 12 — Specifications and
Standards for Landscaping, as amended.

ENGINEERING STANDARDS AND CONSTRUCTION DRAWING SPECIFICATIONS:
Engineered design shall be prepared and submitted in general conformance with the DSCB.
See the DSCB, Schedule C, Section 2 — Engineering Standards, 13 — Construction Drawing
Submissions, and Form F-5 — Commitment by Owner and Consulting Engineer, as amended.
POWER, GAS & TELECOMMUNICATIONS:

In accordance with the DSCB, Schedule B-1, service connection to the property line shall be
underground. Any new Distribution System adjacent to the Development shall be underground.

The Developer’s engineer and/or third-party utility company shall certify to the Municipal Engineer
that the Power and Telecommunications has been designed and constructed/secured in
accordance with good engineering practice prior to approval of the Development.

See the DSCB INTRODUCTION, Section 9.5 Power and Telecommunications Distribution, as
amended.

LOT GRADING:
Lot grading in accordance with Schedule E of the DSCB is applicable.

LATECOMER CHARGES:

FILE: 08-3310-24-10
R21-005, S21-003, DP21-011



ATTACHMENT E

ENGINEERING AND PUBLIC WORKS DEPARTMENT
REZONING & DEVELOPMENT COMMENTS

Pursuant to the Local Government Act Section 507(2) the local government will not require that
the owner of the land that is to be subdivided or developed provide excess or extended services
and as such Latecomer Charges shall not apply.

ENVIRONMENTAL REQUIREMENTS:

The site is located within the City’s Natural Environment Development Permit Area, please follow
Official Community Plan (OCP) guidelines (see OCP Section 9.7). Please have a QEP conduct a
preliminary bio-inventory of terrestrial site features, including tree inventory, habitat assessment
(including species at risk) and a noxious weed assessment, specifically for the four knotweed
species and giant hogweed, as per Section 9.16 of the DSCB.

No trees are to be removed during bird nesting season (March 1 to August 31), unless the
appropriate assessment, reports, and mitigation actions are undertaken by a Qualified
Environmental Professional (QEP) to ensure compliance with the federal Migratory Birds
Convention Act and the provincial Wildlife Act, as required meet the legislation and ensure best
management practices are followed.

Additionally, a QEP shall review the ditches along the east and south perimeters of the site for
the applicability of the Riparian Areas Protection Regulation (RAPR) and the Water Sustainability
Act (WSA).

IMPORTANT: no trees, other vegetation, waterbody or soil is to be removed or disturbed
before the City has issued the Natural Environment Development Permit.

WASTE MANAGEMENT

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

As per the SWMB, by default, the City’s contractor provides On-site Collection to multi-family
complexes in 360-litre wheeled carts for compost and recyclables and 80-litre wheeled carts for
container glass only. The owners makes their own arrangements for the collection of garbage. 95
units will require fourteen 360-litre carts for recyclables, eight 360-litre carts for compost, and
twelve 80-litre container glass carts. 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, and preferably head-on access to overhead bins. Please refer to
Schedule L of the DSCB for details on enclosure size, locations and access requirements.

Kyle D’Appolonia, Environmental Coordinator

RECOMMENDATION:

From an engineering point of view, the application may proceed to adoption once the
Rezoning/Development requirements have been clarified and met per the DSCB, Introduction,
Item 10 and/or 11.

FILE: 08-3310-24-10
R21-005, S21-003, DP21-011


https://www.mission.ca/wp-content/uploads/5670-2017-OCP-Full-Bylaw-Signed.pdf
https://laws-lois.justice.gc.ca/eng/acts/m-7.01/
https://laws-lois.justice.gc.ca/eng/acts/m-7.01/
http://www.bclaws.ca/EPLibraries/bclaws_new/document/ID/freeside/00_96488_01
https://www.mission.ca/wp-content/uploads/Development-and-Subdivision-Control-Bylaw-5650-2017.pdf

ATTACHMENT E

ENGINEERING AND PUBLIC WORKS DEPARTMENT
REZONING & DEVELOPMENT COMMENTS

Prepared by: Reviewed by:

Jay Jackman, Manager of Development Tracy Kyle, Director of Engineering & Public
Engineering, Projects & Design Works

Reviewed by:

Jason Anthony, Engineering Technologist Il

FILE: 08-3310-24-10
R21-005, S21-003, DP21-011



