
D I S T R I C T  O F  f S S t Q  

NOTICE is hereby given that a SPECIAL COUNCIL MEETING of the D~str~ct of Mission will be 
held in the Conference Room of the Municipal Half at 8645 Stave Lake Street, Mission, British 
Columbia on Wednesday, January 23, 2008 commencing at 4:30 p rn. 

GIVEN UNDER MY HAND this 
21" day of January, 2008 

Dennis Clark 
DIRECTOR OF CORPORATE 
ADMINISTRATION 



Agenda far the SPECIAL COUNCfL MEETING to be held in the Conference Room of 
the Municipal Hall, 8645 Stave Lake Street, Mission, British Columbia on Wednesday, 
January 23, 2008 commencing at 4:30 p.m. 

1. ENGINEERING AND PUBLIC WORKS 

(a) Cedar Valley Phase One (These documents were 
previously distributed at the December 3, 2007 
Regular Council meeting and deferred by Council 
to a Special Council meeting.) 

. DCC Drainage Works and Services 

2. ADJOURNMENT 

g.clerk.agenda.specia1 council.sca080123 Cedar Valley DCC.doc 

Page 1 



File Category: PR0.PiA.DEV 
File Folder: General 

To: Chief Administrative Officer 
From: Director of Engineering and Public Works 
Date: November 26, 2007 

Subject: DCC Drainage Works and Services - Cedar Valley Phase One 

Recommendation 

That Council provide direction to staff in relation to the recommended strategies identified in the 
October 49, 2007 report from the Director of Engineering and Public Works with respect to 
moving forward with development in the various drainage sub catchment areas in Cedar Valley 
Phase I identified in that report. 

Overview 
The purpose of this report is to keep Council informed regarding planned storm water 
management in phase ! of the Cedar Valley area and the lack of DCC funds to complete 
projects. The attached plans show the area of focus. 
Earher this year Council was informed of a s~gnificant challenge related to storm water 
management in Cedar Valley catchment area D due to the inability to use District owned 
property at 8890 Cedar for a community detention pond. Urban Systems have now completed 
their re-analysis of catchment D and presented staff with an alternate plan. Urban Systems 
presented their final report to Council on November 19, 2007. 
In view of the challenges faced in funding the required drainage DCC improvements in Phase I 
of Cedar Valley this report summarizes the DCC projects remainmg to be constructed in 
catchment areas D, E, and F (mostly in Phase I), and develops a strategy for staging the 
improvements. 
While borrowing funds to accelerate the t~ming of these projects is an option, the potential 
strategies presented herein strive to keep borrowing to a minimum by utilizing'DCC credits and 
DCC front-ender agreements. 
Staff wilt be reviewhg projected development growth rates and associated DCC income to 
determine when the above projects can be constructed. A further report will be submitted to 
Council when this work has been completed. 

Estimated Costs - Drainme DCC Proiects in Catchment Areas D, E, and F fmostlv in Phase 1) 
The remaining drainage DCC projects required in this area and estimated costs from the DCC 
update report are as follows: (Designations in brackets refer to corresponding projects in 
attached DCC program sketches.) 
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Detention Pond D l  (CV16) 
Detention Pond 03 (CV78) 
Detention Pond D4 (CVI 9) 
Gaudin Creek Realignment (CV27) 
Three Culverts in Gaudin Creek (CV5,CV6, CV7) $ 339,000 
Cedar Street Trunk(CV12) 
Detention Pond E l  (CV22) 
Detention Pond €2 (CV23) 
Detention Pond E4 (CV24) 
Detention Pond E5 (CV25) 
Culvert Tunbridge at Emiry (CV8) 
Drainage Total Costs 
Drainage DCC funds available at end of 2007 $ 40,000 
Shortfall $ 8,323,000 
Clearly the District does not have sufficient funds available to construct these projects. The 
following discusses potential strategies to allow development to proceed in Phase 1 in relation 
to drainage requirements. 
Originally it was planned for the majority of development to drain to central storm detent~on 
ponds; however due to DFO concerns and pond constructability issues a number of 'sub- 
catchment' ponds have been required. This has increased the costs (included in latest DCC 
update), delayed scheduling and resulted in DCC cash flow issues. 
The following comments relate to the various sub-catchment areas identified on the attached 
sketches for catchments D and E. A recommended strategy js highlighted for each. 
Drainage Catchment D 

The original DCC program for catchment D based on the July 1999 Cedar Valley Master 
Drainage Plan included a single targe community detention pond at 8890 Cedar, and trunk 
mans on Cedar and Egglestone to carry flows to the pond. Developments in the area were 
required to provide interim detention which was to remain in place until the community pond 
could be built which was to occur when 30% of the catchment area was built out. 
Site investigations done earlier this year concluded that the site at 8890 Cedar would not work 
for the community pond. Urban Systems have prepared a plan with this detention distributed 
into six smaller ponds throughout the catchment area. The follo\?ling discusses options for nine 
sub areas within catchment D. (plan attached) 

Sub Catchment D l  
e This is designated for development in Phase I!. 
e Developers could either build permanent on site underground storage within their 

respective developments in return for partial DCC credits or incrementally construct a 
pond on the District owned property at 8890 Cedar. All storage installed within multi 
family or commercial developments would be maintained by the property owners. 
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Recommended Strategy: Developers build permanent on site storage for partial DCC 
cre djts. 

Sub Catchment D2 

The acquisition of property for and construction of the Gaudin Creek Diversion needs to 
happen in conjunction with any development in this area. 

Developers will have to build permanent on site underground storage within their 
respective developments in return for partial DCC credits. All storage installed within 
multi family or commercial developments would be maintained by the property owners. 

e Since DOM curreqtiy does not have sufficient BCC funds to buy the property and 
construct the creek, either development in this area should be deemed premature until 
we have accumulated sufficient funds to do this, or the developers would have to 
transfer property to the District and do the work and enter into a DCC front-ender 
agreement with DOM in which they are reimbursed over time as funds become 
available. Under this scenario the following would occur: 

I. Land required for Gaudin Creek would be appraised. 

2. Developers would complete the design of the creek realignment and submit cost 
estimates for the works. 

3. A DCC front-ender agreement would be entered into between the District and the 
Developer in which the developer agrees to sell the land to the District at the 
appraised value and construct the works, and the District agrees to pay back 
costs excluding interest as DCCs are collected in Cedar Vaky.  

Note: This assumes that development will occur in sequence from downstream to 
upstream along Gaudin Creek starting north of Tunbridge and moving south and east 
from there. 

Recommended Strategy: Developers provide onsife defenfian storage in return for 
partial DCC credits and transfer land to the District and construct the Gaudin Creek 
Diversion and enter into a DCC front-ender agreement with the District wherein the 
District agrees to pay the Developers back, without interest, as DCC funds become 
avai!able. If developers are unwi/ling to accept this apprmch for Gaudin Creek, their 
deveiopments would have to be deemed premature until sufficient funds are available for 
the District to acquire the land and construct the creek. 

Sub Catchment 03 

The detention pond and the construction of Gaudin Creek in this area is being carried 
out by Gary Toor under an agreement with DOM. No further DCC works wild be 
required in fhi s area. 

Sub Catchment D4 

This is designated for development in Phase ill 

Developers will have to build permanent on site underground storage within their 
respective developments or collectively provide land for a neighbourhood pond and 
construct the pond in return for partial DCC credits. Because this area is slated for 
carnpact housing the preferred option is the cornrnun~ty pond from a maintenance cost 
perspective since DOM would have to maintain all underground road storage systems 
installed which would be more costly to rnarntain in the long term than a pond 
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Recommended Strategy: Developers collectively provide a commur7ity pond for partial 
DCC credits with the option of individual underground storage as a backup option. 

Sub Catchment D5 
s Developers will have to build permanent on site underground storage within their 

respective developments or collectively provide land for a neighbourhood pond and 
construct the pond in return for partial DCC credits. Because this area is slated for 
compact housing the p~eferred option is the community pond from a maintenance cost 
perspective since DOM would have to maintain all underground in road systems 
installed which would be more costly to maintain In the long term than a pond. 
Recommended Strategy: Developers collectively provide a community pond for partiaf 
DCC credits with the option of individual underground sforage as a backup option. 

Sub Catchment D6 
This area requires the acquisition of property at 8742 Cedar St for detention 'pond D l ,  
expanding the current pond to full volume and construction of a trunk main downstream 
of the pond are required to facilitate development in this area. 
Construction of the trunk sewer (CV12) can tikely be deferred until the Cedar Street road 
works are completed, subject to monitoring the existing trunk to ensure that flooding is 
not occurring due to surcharging in this main. 
The pond property acquisition would ailow developers of property in the area south of 
Egglestone to incrementally expand the pond in exchange for DCC credits. If the pond 
property is not acquired now, developers could proceed but must install interim storage 
ponds at their cost within their respective devefoprnents and pay full DCC's. 

s The property at 8742 Cedar St is effectively sterilized from being developed because of 
the detention pond requirement. In view of 'chis the owner will not likely be content to 
hold the property indefinitely while DOM accumufates enough money to purchase the 
property. Staff is investigating whether DOM has suitable land to offer in trade and will 
report back to Council on this. Another option would be for developers in the area to 
purchase the property and DOM enter into a DCC front-ender agreement with them. 
There are challenges with this approach as noted in D2 above. 
As a minimum, the District would have to acquire the portion of property on which the 
current pond is located. This would cover detention for the existing development 
connected to this pond. The balance of this sub catchment could provide permanent 
underground storage in each respective development in exchange for partial DCC 
credits. However, this approach would not be as cost effective from an ongoing 
maintenance cost perspective for the District, 1.e. more ponds to maintain. 

If the owner of 8642 Cedar St were to submit an application for development the DOM 
would be forced to either buy the property or not approve the application. The latter 
approach could have legal ramifications. Staff are prepared to meet with the owner to 
discuss what our options may be with respect to acquiring this property. 
Recommended Strategy: That staff develop a solution for acquisition of the properfy at 
8742 Cedar Street so that developers in the sub catchmeuf area can incrementally 
expand the existing detention pond on this property in return for partial DCC credits. 

Sub Catchment D7 
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r Staff have been pursuing approval in principle from DFO to allow the construction of 
pond D3 in the ESA headwater area of Gaudin Creek which the D~strict owns; however, 
further studies on environmental assessment of species present, seasonal high water 
table elevations, soil conditions, and design parameters are needed before it will be 
known for certain whether a pond will work on this property. Staff is completing survey 
and conceptual design work to determine if the pond will physically work in the ESA 
area. If the conceptual design shows the pond can work, subject to environmental and 
hydrological impact analysis, the next steps would be to retain an environmental 
consultant to carry out an environmental assessment and a hydrologist to determ~ne any 
impacts on the Gaudin Creek base fiows. The alternative pond localion must also be 
frozen from development until it is known if the ESA area will work. 
If the site in the ESA does not work, an alternate pond iocation on the east side of 
Nottman south of Dalke would have to be secured. Staff would have to carry out a 
similar conceptual design to identify the extent of property required. Dealing with the 
acqu~sition of the site wouid present similar difficulties to those described in relation to 
the Anderson property under sub catchment D6 above. 

e Staff has also discussed the option of changing the OCP designat~on in this catchment 
to rnultj family which would mean each development constructs their own detention pond 
with maintenance becoming the responsibility of the Strata Corporation. This would be 
cost effective however requires a change to the OCP. 
Recommended Strategy: Staff review the option of making an OCP change for this 
catchment area from single family density to multifamily (townhouses) in order to 
facilitate developers building on-sife detention, hence avoiding need fo build a pond 
within the ESA area, or if this is not acceptable: 

Sub Catchment 08 
An underground storage facility has been installed in Griner Park by the developer in 
exchange for partial DCC credits and cost sharing by DOM. This facility completes 
the requirements for this area. 

Sub Catchment D9 
w This area is designated as institutional and institutional residential. Developers w ~ u i d  be 

required to build permanent on site underground storage within their respective 
developments in return for partial DCC credits. All storage installed within the 
~nstitutional residential developments would be maintained by the property owners. 
Recommended Strategy: Developers build permanent on site storage for parfial DCC 
credits. 

Draina~e Catchment E 

The original DCC drainage program for Catchment Area E based on the July 1999 Master 
Drainage Plan included a single detention pond on District owned property south of Tunbridge 
west of Emiry and associated trunk mains. The watercourse south of Tunbridge was to have 
been replaced with a trunk main and all of the property north of Tunbridge would have drained 
to the single pond via mains on Tunbridge. 
When DFO insisted that the watercourse south of Tunbridge be protected, the trunk main was 
re-routed and Urban Systems proposed that the detention pond be s~zed to over control runoff 
from those properties which remained tributary to the pond so that the area north of Tunbridge 
could be discharged downstream of this pond without detention storage. DFO would not accept 
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this concept so Urban Systems have calculated how much storage needs to be provided in the 
areas which can't drain to the pond and staff are requiring developers to construct permanent 
underground storage within each subdivision in that area in return for partial DCC credits. 
Sub Catchment E l  

e A developer in the adjacent area €2 has provided permanent on site underground 
storage within that development in return for partial DCC credits. This is because that 
area could not physically drain to the existing pond E l  partially constructed on the 
Tunbridge property. The development on the property in area E l  ties into the storm 
sewers constructed in the adjacent development in area €2. 
Recommended Strategy: Developer provides permanent on site sforage in refurn for 
parfial DCC credits. 

Sub Catchment E2 
9 Development has been completed with permanent on site underground storage works 

constructed. No further work required. 
Sub Catchment E3 

r Developers have the option of expanding the existing pond located on Municipal 
property at Tunbridge and Emiry in exchange for partial DCC credits or constructing 
interim ponds within their respective developments and paying full DCC's. They will be 
encouraged to expand the existing pond to avoid a number of unsightly local intertm 
ponds. 
Recommended Strategy: Developers expand existing pond E7 incrementally i1.1 return 
for parfial DCC credits. 

Sub Catchment E4 
9 Most of this area is designated as rnulti family or commercial. Developers would have to 

build permanent on site underground storage within their respective developments in 
return for partial DCC credits because this area cannot physically drain to the existing 
pond E l  partially constructed on the Tunbridge property. Storage installed within multt 
family and comrnercjal developments in the area would be maintained by the property 
owners. 
Recommended Strategy: Developers provide permanent on sife s forage  in refurn for 
partial DCC credits. 

In summary, most of the properties in catchment areas 13, E, and F (mostly in Phase 1) will 
continue to be able to develop; however, strategies for the acquisition of Pond D l  at 8642 
Cedar St, acquisition and construction of Gaudin Creek, and confirmation of the pond location 
and feasibil~ty in Sub Catchments D7 needs to be addressed. 

Rick Bomhof 
F \ENGINEER:DRIECKEN\Deveioment\CV Phase I OCC Dralnagw Projccis R1 doc 

Enct 

I have reviewed the financial aspects of this report 

Ken Bjorgaard 
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Legend: 

Caohmenl Bdy. .~r* 

Subcatchmenl Bdy, luxrirrr 
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