
 

Committee of the Whole 
Agenda 

 
 

The agenda for the Committee of the Whole (Planning Committee – Downtown Planning) 
meeting to be held in the Conference Room of the Municipal Hall, 8645 Stave Lake Street, Mission, 
British Columbia on Monday, June 11, 2012, commencing at 3:00 p.m. 

 

1. CALL TO ORDER   

2. ADOPTION OF AGENDA   

3. NEW BUSINESS   

(a) Downtown Planning Discussion   

i. Focused Meetings Document – Downtown Planning  Page 2 

ii. Staff Presentation - Downtown Planning  --- 

iii. Presentation by Sandy Blue, Maple Ridge Manager Strategic Economic 
Initiatives, and Related Questions  

--- 

iv. Staff Report and Related Discussion   Page 4 

4. ADJOURNMENT   
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Focused Meetings Document – Downtown Planning 

 
Name of Person 
Calling Meeting: 
 
Council asked for a 
workshop in response to the 
staff report dated May 7th, 
2012 

Chair/Leader 
of Meeting: 
 
Councilor Hensman 

Meeting Attendees/Invitees: 
1. Council  2. Ken 
3.  Sharon            4. Dan 
5.   Stacey  6. Paul 
7.   Sandy Blue 8. 
9.            10. 

Date of Meeting: 
June 11, 2012 

Location of Meeting: 
Conference Room 

Start Time and Duration of Meeting: 
2 pm to 4 pm 

Meeting Topic(s) and 
Purpose(1) for Discussion Specific Outcome(s)(2) 

1. to provide background 
information and options for 
downtown revitalization 
 

1. common understanding of the issues detering downtown 
investment 

2. to provide an example of 
a revitalization planning 
process that resulted in 
private investment in 
downtown Maple Ridge 
 

2. understanding the steps that Maple Ridge followed to revitalize 
their downtown 

3. to consider undertaking a 
process to develop a 
downtown plan and 
implementation strategy for 
revitalizing Mission’s 
downtown 

3. Council directs staff to proceed with the development of a terms 
of reference for a downtown planning process with the terms of 
reference coming back to Council for approval 

 
*The person calling the meeting needs to fill out the above information and distribute to all attendees well before the meeting 
date. This information should be reviewed with all attendees by the Chair at the start of the meeting. 
 

1. Purpose(s) (meeting could be held for multiple purposes) - Do you want a decision? Do you want to generate ideas? Are you 
getting status reports? Are you communicating something? Are you making plans?  
 
2. Outcome(s) - Outcomes should build upon each stated Purpose. Provide specific and detailed outcomes which you want to 
achieve when discussing each agenda Topic.  

 
Possible Action Items/Follow-ups/Next Steps 

 
Person(s) Responsible and Deadline(s) 

1. get direction from Council at the June 11th workshop  1. Council 
 
Deadline June 11, 2012 
 

2. if given direction to proceed, draft a terms of reference 
for a planning process, including consultation with 
stakeholders 

2. Planning to bring the final draft 
terms of reference and a funding 
source to Council for consideration to 
proceed by July 2012 
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3. Prepare an RFP and go to the market to hire a 
consultant to undertake a downtown revitalization plan 
where the final plan includes an implementation strategy 
with identified resources 

3. Planning/Purchasing manage the 
RFP process with final proposal from 
the preferred consultant forwarded to 
Council for consideration by 
August/September 2012 
 

Date of Next Meetings (if Required) 
 
July 
 
 
 
September 
 

Purpose(s) of Next Meeting 
 

• discuss and approve the terms of reference and funding 
source for proceeding with a downtown revitalization 
plan 

 
• approve the preferred consultant and their work plan, 

which included the budget, timeline and deliverables 
 
*The Chair of the meeting should review all action items/follow-ups/next steps and responsibilities and deadlines with all 
attendees before adjourning the meeting.  
 
After the meeting is over, take some time to debrief, and determine what went well and what could have been done better at the 
meeting. Evaluate the meeting's effectiveness based on how well you met the outcome(s). 
 
G:\COMDEV\SHARON\MEETING PREP (FOCUS AND PURPOSE)\Downtown workshop June 11 meeting focus.docx 
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Planning Department 

Staff Report to Council 

 Page 1 of 5  

File Category: PRO.PLA.DOW 
File Folder: Downtown Revitalization Plan 2012 

DATE:   June 11, 2012  

TO:   Mayor and Council 

FROM: Dan Sommer, Senior Policy Planner   
SUBJECT: Downtown Planning  
ATTACHMENT(S): Appendix A - Detailed list of Bylaw and Policies affecting the downtown 

Appendix B - Draft Terms of Reference for a Downtown Revitalization Plan 
Appendix C - Mission Regional Chamber of Commerce letter of support, dated  
  May 23, 2012 
Appendix D - Mission Downtown Business Association Letter, dated February 

15, 2012.  
 
RECOMMENDATION(S): 

1. That support be provided to undertake a comprehensive downtown revitalization plan with 
the first step being completion of detailed terms of reference (with the assistance of 
stakeholder consultation) for such as plan; and  

2. That the finalized terms of reference and a related budget estimate and funding source be 
brought back for Council’s final approval. 

EXECUTIVE SUMMARY:  
Staff recently completed a review of all municipal bylaws and policies affecting the downtown.  The 
purpose of the review was to determine whether any barriers exist that might adversely affect or 
discourage development and investment in the downtown.  At the May 7, 2012, Regular Meeting of 
Council, the Director of Planning provided a report summarizing the findings of the review with a 
number of recommendations on immediate and long-term actions that could be initiated in the 
downtown. While the review of more than 40 District policies, bylaws and guidelines (Appendix A) did 
not indicate any significant barriers that would discourage private development and investment, the 
findings did suggest that the existing policies and regulations could do better to respond to the current 
economic condition of the downtown and that their coordination and application could be improved with 
a comprehensive vision for the downtown.   

The report also noted that the District had invested a tremendous amount of time and resources over 
the years into the development of several revitalization-focused documents.  While most of the 
initiatives were designed for a specific purpose, they have had marginal degrees of success towards 
improving Mission’s downtown’s economic, cultural and social dimensions. Even so, these policy 
documents and project findings collectively support a common goal for a successful downtown in 
Mission and provide a solid foundation for future planning work.    

Rather than encouraging revitalization through an incremental or a case-by-case approach as has been 
the practice to date, Council’s goals for the downtown may be better realized through measured efforts 
guided by a comprehensive downtown revitalization plan.  Capitalizing on the previous work that has 
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 STAFF REPORT TO COUNCIL Page 2 of 5 

been carried out by the District and by others, the implementation of a comprehensive downtown 
planning approach would focus on the high priority areas that need to be considered in the downtown.  
In the short term, staff will continue to work with developers and investors by evaluating projects based 
on their individual merits and within the context of Council’s objectives for a revitalized downtown.    

PURPOSE: 
The purpose of this report is to provide Council with background information on what efforts have been 
made and what options are available to improve the economic and social condition of the downtown.  
Staff are also requesting further direction on the downtown beyond those identified in Council’s Priority 
Areas and Goals for 2012-2014, and specifically, whether Council would support the first step towards 
the development of a comprehensive downtown revitalization plan. A draft terms of reference for a 
Downtown Revitalization Plan are attached as Appendix B.    

BACKGROUND: 
The downtown has long been a concern of the District and the focus of many past attempts at renewing 
the area as the vibrant hub of the community. Over the past decade, there have been numerous 
projects and activities undertaken by both the municipality and private organizations to improve and 
revitalize Mission’s downtown core.  While only some of the following documents continue to provide 
policy direction on the Downtown, the following information gathered about the downtown is relevant 
and includes the following: 
 

• Land Use Downtown Façade Review (1999); 
• Mission Downtown Retail Market Study submitted by Hume Consulting Corporation and 

Commercial Marketing Inc. (2001); 
• Mission Downtown Business Association Business Survey Questionnaire (2003); 
• Action Planning Workshop initiated by the Downtown Business Association (2005/06) 
• Downtown Revitalization and Crime Reduction Workshop (2007); 
• Downtown Revitalization Taskforce (2009/10); 
• Downtown Revitalization Matrix (2009);  
• “What is Mission?” Planning Department exercise (2010); 
• “Relevention” Marketing Plan Package (2010); 
• Downtown Neighbourhood Community Forum (2010); and 

 
During this time, the District also invested a tremendous amount of time and resources into the 
development of several higher-level community planning documents.  While the focus of the following 
documents was not limited to the downtown specifically, they are often cited to provide policy direction 
as they relate to the downtown: 
 

• Official Community Plan; 
• Employment Lands Strategy; 
• Parks, Trails & Bicycle Master Plan; 
• Community Energy and Emissions Plan; 
• Economic Development Strategy; and 
• Arts and Culture Master Plan.   

 
There have also been a number of recent initiatives to revitalize the downtown, including directives from 
Council to explore traffic pattern alternatives that would reduce or eliminate heavy truck traffic through 
the downtown and, as previously noted, a review of municipal bylaws and policies to facilitate 
redevelopment of the downtown.  
 
While most of these policy documents and activities align with Council’s priority objectives to promote 
downtown revitalization and their central goal “to create the most ‘business friendly’ municipal 
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government in the Lower Mainland” (Council Priority Areas and Goals for 2012-2014), individually, they 
have only had a marginal degree of success towards improving Mission’s downtown’s economic 
environmental, cultural and social dimensions.   Senior planning staff and the District’s Economic 
Development Officer believe that further action in the downtown would benefit significantly from a 
practical and comprehensive downtown revitalization plan.  Support for this is also noted in a letter from 
the Mission Regional Chamber of Commerce (Appendix C).   

DISCUSSION AND ANALYSIS:  
The following sections describe the rationale, overall objectives and deliverables for a new Downtown 
Revitalization Plan. 
 
Rationale for a Downtown Revitalization Plan 
 
Public resources available to the downtown are limited.  For that reason, the municipality needs to act 
strategically so that it can maximize the return on its investments. Private investors also need to be 
clear as to where the municipality is headed with respect to the downtown, what investments will be 
made in public infrastructure that will support their projects, and how developers could design their 
projects so that they will contribute to the development of a vibrant downtown. In addition to creating an 
increased level of certainty with investment opportunities in the downtown, supporting measures could 
also improve the current social condition of the area while promoting downtown living and enhancing 
tourism overall. 
 
In order to ensure that the community’s investments in the downtown are effectively leveraged at the 
operational and decision-making levels, a key component of the Downtown Revitalization Plan is to 
identify adequate implementation funding sources and the need for capital budgeting.    If the 
community is going to invest time in a downtown planning process they will want to know that their input 
and time will lead to change. This has been an ongoing concern for many downtown business owners 
and Mission citizens.  Through the implementation of a Downtown Revitalization Plan, the municipality 
will be able to demonstrate its commitment to this important area of the Community by undertaking 
capital works to which appropriate funding has been allocated during the planning stages of the 
process. 
 
Rather than promoting downtown revitalization through an incremental approach as has been the case 
for many years, revitalization efforts will be more effective through a coordinated and comprehensive 
revitalization plan.  A downtown revitalization plan would also be accompanied by an implementation 
strategy which would draw upon the resources and expertise of both the municipality and private 
stakeholders including downtown business owners, developers and residents alike.  In addition, the 
opportunity to build upon the previous work conducted to date will add value to previous initiatives and 
may shorten the time needed to prepare a comprehensive downtown plan. 
 
Current Situation 
 
Considerable information has been gathered to date about what areas need to be addressed to 
promote revitalization of the Downtown. The Mission Downtown Business Association has identified a 
number of issues affecting the Downtown and offered corresponding measures that would facilitate its 
revitalization including a the development of a long-term vision (Appendix D). It has also been staff’s 
experience that uncertainties relating to municipal servicing capacities, building design expectations 
and the overall lack of a coordinated vision for the downtown have made developers reluctant to follow 
through with their initial plans to invest.  
 
The District’s Economic Development Officer advises that the most easily identifiable barrier to 
downtown investment that involves a commercial component appears to be the fundamental issue of 
return on investment. At present, the cost to develop property in the downtown core is not profitable as 
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(1) the rates of return do not cover the debt servicing requirements or (2) the capitalization rate is far 
too low to warrant the investment risk. Staff believe that this situation is further exacerbated by the lack 
of a comprehensive vision for downtown.  
 
Developers have stated that in the absence of a coordinating plan or Council endorsed vision, investing 
in an area that has no clear direction or plan adds to their level of risk as there is no long-term 
understanding or certainty around what future developments will be considered or what developments 
might occur within proximity that may be detrimental to their investment.  Moreover, the lack of a 
comprehensive vision and direction often results in decreased customer service.  For example, staff 
find it difficult to provide developers with solid direction on matters relating to appropriate building form 
and character, density targets or information about future capital improvements in the Downtown 
including planned parking facilities and recreational amenities.   
 
Objectives of a Downtown Revitalization Plan 
 
The objectives that will provide direction to the planning study capture many of the recommendations 
from previous projects as well as many of the priority areas highlighted by the various stakeholder 
groups, consultants and the District over the years.  The main objectives for Mission’s Downtown 
Revitalization Plan are detailed in the draft terms of reference (Appendix B).           
 
Deliverables  
 

The completion of a Downtown Revitalization Planning will result in the following major deliverables: 
 

1. A Vision for the Downtown; 
2. A report identifying the existing condition, opportunities and constraints in the Downtown and 

recommendations on how these constraints can be addressed and how opportunities can be 
capitalized on; 

3. A land use plan and policy framework will include appropriate land uses and densities, building 
form and character, streetscape design, vehicle and pedestrian networks, parking facilities and 
social and cultural policies; 

4. An implementation strategy for capital improvements including their costs and relative priority; 
and 

5. A Downtown Revitalization guide for municipal and private decision-making including a 
summary package for investors and developers outlining the various incentives, opportunities 
and requirements applicable to projects in the downtown. 

COUNCIL GOALS/OBJECTIVES:  
Council is committed to make Mission “the most ‘business friendly’ municipal government in the Lower 
Mainland” (Council Priority Areas and Goals for 2012-2014, Economic Objective No.3).  The downtown 
provides a unique opportunity to meet not only this primary objective but also many other Council 
objectives as they relate to the District’s financial sustainability, economic development, and 
infrastructure development including its services and operation.     

FINANCIAL IMPLICATIONS: 
Terms of Reference 
There are no anticipated direct financial implications relating to the preparation of a finalized terms of 
reference and budget apart from those costs associated with staff time.   
Downtown Revitalization Plan 
Private consultants with extensive experience in downtown planning have advised that a 
comprehensive downtown revitalization plan and accompanying implementation strategy could cost up 
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to $200,000 and could take up to 10 months to complete.  It should be noted that some of the work to 
prepare a downtown revitalization plan can be (or has been) conducted by internal staff which would 
likely result in a reduction in the overall cost and the time needed to complete the project. The cost and 
timeline will be dependent upon the finalized terms of reference, the work that can be conducted 
internally and the competitive bids received.    
 
Funding Sources: 
 
Staff will come back with a refined budget and related funding sources once the terms of reference for 
the project and the deliverables have been finalized. It is also noted that at the March 19th, 2012 
Regular Council meeting, staff were authorized to apply for funding under the Gas Tax General 
Strategic Priorities Fund (GSPF) and Innovations Fund (IF) programs including an application for 100% 
funding for a downtown planning project under the IF. These programs are funded through 
contributions made by the Government of Canada under the Canada—British Columbia—UBCM 
Agreement on the Transfer of federal Gas Tax Revenues.  
 
A downtown revitalization plan project is eligible under the programs as it would improve local 
government capacity to develop and implement integrated community sustainable planning (ICS 
Planning).  ICS Planning means “long-term planning, in consultation with community members, that 
provides direction for the community to realize sustainability objectives it has for the environmental, 
cultural, social and economic dimensions of its identity” (Gas Tax Agreement 2005-2015).   
 
Given the need for a comprehensive revitalization plan for the downtown, staff recommend that the 
project proceed regardless of external grant funding.  

COMMUNICATION: 
Referrals relating to the draft terms of reference will include consultation with the Mission Regional 
Chamber of Commerce and the Downtown Business Association. It should be noted that considerable 
public engagement will occur as part of the downtown planning exercise.   
 
 

 

 
Dan Sommer 
Senior Policy Planner 
 
 
 
 
 

 
 
Approved by:  
Ken Bjorgaard 
Chief Administrative Officer 

 

Reviewed by:  
Sharon Fletcher 
Director of Planning 
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Appendix A

Policy Title Intent Implications for the Downtown

BYL.5 Parking Violations Towing 
Policy

Downtown Parking Violations - where a vehicle is found to be parked in violation of the provisions of the Traffic 
Bylaw it shall be subject to towing, as well as being ticketed.

While downtown parking regulations may detract businesses and 
customers, the parking regulations for Downtown Mission are 
generally more permissive when compared to other downtowns with 
metered parking.

BYL.8 Business Use of Public 
Sidewalks in the Downtown 
Core

Facilitates the use of public sidewalks by downtown businesses wishing to display merchandise, a portable sign, 
or provide outdoor seating. The intent of this policy is to ensure that such uses of the sidewalk area are not 
incompatible with pedestrian traffic or the Downtown Facade Guidelines.

The policy enables animation of the sidewalk without incumbering 
pedestrian movement.

FEE.4 Carnival Fees This policy is to ensure that midways, carnivals, etc. pay a bond which will ensure the best interest of the 
Municipality with respect to paying for staff time or clean-up associated with such events, midways, carnivals, etc. 
who wish to establish on Municipal property. The intent is to ensure the best interest's of the District during such 
events.

Festivals and parades within the downtown  draw people to the core 
and can have a positive impact on the vibrancy of the downtown 
(cultural, social, economic). 

LAN.42 Downtown Façade Review A Downtown Facade Review application for buildings located on First Avenue and Railway Avenue between 
Grand Street and Murray Street, and for buildings located at 32965 Lougheed Highway, 32988 First Avenue and 
32998 First Avenue, is required when minor building facade changes and renovations are proposed for the 
exterior of existing buildings.  Minor changes that would need to be reviewed include:
  replacement of surface facade materials;
  replacement of windows and doors;
  replacement and addition of awnings and canopies; and
  varied changes to building facade fenestration patterns and symmetry.

The director of planning, or their delegate, will review the applications. The authority to approve the Downtown 
Facade Review application will lie with the director or deputy director of planning. 

Minor improvements are exempt from requiring a Developmetn 
Permit but still need to reflect the façade guidelines (less than 111.5 
square metres). This ensures redevelopment fits the vision for the 
downtown whithout requiring the applicant to go through the 
Development Permit process.

ORG.08 Public Art “Public Art” in Mission is defined as:

“artwork which is accessible to the public and has aesthetic qualities. The artwork can be permanent, semi-
permanent, functional, temporary, and includes all forms of art and performance.”

Diversity of art placed in public spaces is a particularly important goal to enhance cultural awareness in Mission 
by integrating public art into everyday life and contributing to Mission’s unique character and lifestyle.

Public art is intended to beautify and to celebrate Mission's history and 
culture. The policy provides guidelines for art initiatives. The 
downtown is a likely recipient of public art as is the waterfront when it 
develops.

ORG.7 Cultural Policy This Cultural Policy applies to the District of Mission and cultural-related activities within District jurisdictions.  It 
represents the expressed needs and desires of the community and its purpose is:
1. To assist in guiding District decisions on planning, programming and the allocation of resources as they relate 
to Culture.
2. To assist in the facilitation of broad participation in Cultural activities by residents and visitors.

Part of revitalization is  to bring cultural events and celebration of food 
into the downtown.

Policies that apply primarily in the Downtown
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Policy Title Intent Implications for the Downtown

COU.15 Council Strategic Planning Outlines Council' s strategic planning process. Purpose Statement outlines 5 broad goals for the organization, as 
follows: 
(1) To build a safe community;
(2) build a healthy community;
(3) provide abundant economic opportunities; 
(4) provide abundant recreational opportunities; and 
(5) provide abundant cultural opportunities.
These goals will be pursued by developing and completing specific strategic objectives, for each the goals.

As part of this process, Council has developed specific policies 
towards the downtown core.

FIN.18 Grants - Fee for Service Provide contributory funding to organizations that in the opinion of council provide a beneficial service to the 
community that assists the District to meet its priorities, and that might otherwise have to be provided by the 
District
Mission and District Chamber of Commerce
Mission Heritage Association
Mission Historical Society
Mission Adopt-A-Block Society
Lifetime Learning Society
New Horizons Lawn Bowling Society
Fraser Valley Humane Society
Mission Arts Council

Financial policy helps support a number of organizations that are 
active within the downtown and the broader community.

FIN.19 Grants - Municipal Grants in Aid Each year, as part of its annual budget process, Council will determine the amount of funding to be provided from 
its Legislative budget for all municipal grants in aid including: Community Enhancement grants, In-Kind 
Contribution grants, Special Events grants and Community Event grants.  All grants approved by Council will be 
funded from this budget.

Financial policy is intended to provide funding for municipal grants 
within the downtown and the broader community.

CUS.12 
and 
CUS.13

Sharing of Municipal Resources 1. In recognition of the benefits which may be provided to the community by the services of volunteer agencies, 
societies, or other organized and recognized groups, the District of Mission is supportive of sharing the resources 
of the Municipality with these recognized community service groups.
2. This sharing of resources will be restricted to those groups which provide a positive benefit to the residents of 
Mission.  Requests from groups which represent philosophies or participate in activities which, in the opinion of 
Council, offend the moral or ethical standards of the community, will be denied.  
3. The resources to be shared include restricted portions of some municipal buildings, and municipal fleet 
equipment, as defined in this policy.  

Policy outlines the District's support of sharing the resources of the 
Municipality with community service groups. This includes those 
groups working with the downtown.

FEE.27 Service Installation-Pre 
Servicing

Generally, pre-services will be installed to vacant properties wherever a new main is installed, a street is 
reconstructed or is to be paved, a sidewalk is to be constructed, or a situation arises making it desirable to pre-
service lots to avoid increased costs to the Municipality in the future.

Most of the lots within the Downtown Core are already serviced. 
However, the capacity of existing services needs to be proven out for 
any development proposal within the downtown. As noted, there is a 
perception that the capacity of existing services is insufficient and 
therefore needs to be proven out. 

FEE.28 Subdivision Fee Policy All subdivision proposals within the DOM shall be submitted for Preliminary Subdivision Consideration (Phase 1) 
and Approval of Subdivision Plans (Phase 2). In addition, proposals for Phase 1 and Phase 2 must comply with 
the requirements outlined within the Community Development Departments Subdivision Proposal Processing 
Guide.

Most subdivisions occur outside of the downtown core, however, this 
policy would apply for any proposed subdivision within the downtown 
core.

LAN.6 Land Use Contract 
Amendments

Describes how a land use contract amendment application is processed from the submission of an application to 
the actual adoption of a land use contract amending bylaw.

LUCs are no longer undertaken and the District will work with a 
developer to create a CD zone where a project does not fit within an 
existing zone. Currently, there is only 1 property within the downtown 
(multi-family at 2nd and Murray) that has a LUC.

Municipal wide policies which also apply to the Downtown
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Policy Title Intent Implications for the Downtown

LAN.21
LAN.22
LAN.23
LAN.24

Strata Title Conversions LAN 21 - outlines conditions under which an application strata title an existing building can be considered. LAN 
22 is the application form, LAN 23 is the Strata Title Conversion Guidelines and LAN 24 is the Strata Title 
Conversion Procedure                                                                          

An applicant needs to meet the vacancy rate policy and BC Building 
Code Requirements (can be costly. This impacts all multi family 
residential structures that are currently rently properties and want to 
convert to a strata development. Few new construction of multi family 
residential will be rental, and therefore, the impact of this policy is 
limited. 

LAN.32 Tree Retention/Replanting The goal of the District of Mission Tree Retention/Replanting Policy is to preserve, protect and replace significant 
trees as part of the development process. There are many benefits to the developer and the community to 
maintain trees on development properties; reasons such as visual aesthetics, tree stand health, fisheries value, 
protection of animal and raptor habitat, improved subdivision and building design, greenhouse gas reductions 
and view corridors that may provide for improved development and community character. 

LAN.32 applies to all rezoning and subdivision applications within the 
District.  Landscaping Plans are required for all multi family and 
commercial form and character Development Permits (most 
developments within the Downtown would require a Development 
Permit). However, the CCD1 zone (predominant zone) has a 100% 
coverage allowance and  allows for buildings to be built right up the 
property line. Most of the downtown is already developed with few 
trees, and therefore, the policy would have limited impact in the 
downtown.

LAN.33 Execution and Modification of 
Restrictive Covenants

This policy delegates authority to the mayor and director of corporate administration  to execute documents 
related to the taking or modification or release of restrictive covenants as part of the development application 
process, as well as subsequent release or modification of such documents, following the review and 
recommendation of the director of engineering and public works, or the director of planning, without any 
requirement to obtain further council authority.

This policy is in affect everywhere in Mission, and the intent is to 
shorten the time required to amend covenant by not requiring them to 
go to Council for a resolution.

LAN.34 Development Potential Inquiries The director of planning or their delegate may respond to inquiries regarding property development potential upon 
receiving a written request accompanied by the applicable fee, as prescribed in the Land Use Application 
Procedures and Fees Bylaw.

Benefit is that it allows applicants to meet with staff prior to making an 
application to discuss the requirements for a development prior to 
making an application. Staff also outline the policies and regulations 
that may impact a proposal.

LAN.41 Guide to Land Development Outlines the process for processing Rezoning Applications, Development Permit Applications, Development 
Variance Permit Applications.

LAN.41 applies to all development applications within the District. This 
policy was recently shortened and the text clarified to be a better tool 
for developers. 

LAN.40 Financial Contributions for 
Community Amenities Policy

It is recognized that residential development imposes a unique financial burden on the community by creating a 
need or demand for new/upgraded public facilities or amenities.

Under this Policy, applicants who wishes to rezone a property, which has a residential component, need to 
address this unique financial burden by making a contribution to the District’s Community Amenity Reserve Fund 
for new/upgraded public facilities or amenities.  

The CAC policy is currently under review. Any development proposal 
within the downtown with a residential component would be affected 
by this policy.

LAN.44 Community Heritage Register 
Properties Protected by 
Heritage Designation

1. Council has adopted a Community Heritage Register, which includes properties that are recommended by the 
Mission District Historical Society as being of historical or heritage significance to the community.
2. A property will not be included on the Community Heritage Register without the agreement of the property 
owner.
3. Inclusion of a property on the Community Heritage Register does not provide formal heritage designation for 
the property, and does not restrict or obligate the owner of the property, or the Municipality, in any way.

Council decision to include properties on the Heritage Register. As per 
Part 27 of the Local Government Act, there is a process that needs to 
followed for Heritage Conservation. Once on a register the owner of 
the property can apply for BC equivilancies and heritage grants.

LAN.45 Properties Protected by 
Heritage Designation

This policy outlines the process and includes the application form for a property owner, who wishes to apply for 
legal Heritage Designation status under the Local Government Act.

It is a Council decision to include properties on the Heritage Register. 
As per Part 27 of the Local Government Act, there is a process that 
needs to followed for Heritage Conservation. The legal Designation is 
done by bylaw and requires a public hearing.

LAN.57 Identification and Protection of 
Heritage Resources

1. To establish a policy pursuant to Part 27 Heritage Conservation of the Local Government Act and the District 
of Mission Heritage Strategic Plan that protects the Heritage Resources within the District of Mission.
2. To establish a framework for Council, staff, and the public to easily identify Heritage Resources within the 
District of Mission.

It is a Council decision to include properties on the Heritage Register. 
As per Part 27 of the Local Government Act, there is a process that 
needs to followed for Heritage Conservation. The Museum is on the 
register and the Mission Memorial Centre that is located in the 
downtown neighbourhood.
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Policy Title Intent Implications for the Downtown

COU.15 Council Strategic Planning Outlines Council' s strategic planning process. Purpose Statement outlines 5 broad goals for the organization, as 
follows: 
(1) To build a safe community;
(2) build a healthy community;
(3) provide abundant economic opportunities; 
(4) provide abundant recreational opportunities; and 
(5) provide abundant cultural opportunities.
These goals will be pursued by developing and completing specific strategic objectives, for each the goals.

As part of this process, Council has developed specific policies 
towards the downtown core.

FIN.18 Grants - Fee for Service Provide contributory funding to organizations that in the opinion of council provide a beneficial service to the 
community that assists the District to meet its priorities, and that might otherwise have to be provided by the 
District
Mission and District Chamber of Commerce
Mission Heritage Association
Mission Historical Society
Mission Adopt-A-Block Society
Lifetime Learning Society
New Horizons Lawn Bowling Society
Fraser Valley Humane Society
Mission Arts Council

Financial policy helps support a number of organizations that are 
active within the downtown and the broader community.

FIN.19 Grants - Municipal Grants in Aid Each year, as part of its annual budget process, Council will determine the amount of funding to be provided from 
its Legislative budget for all municipal grants in aid including: Community Enhancement grants, In-Kind 
Contribution grants, Special Events grants and Community Event grants.  All grants approved by Council will be 
funded from this budget.

Financial policy is intended to provide funding for municipal grants 
within the downtown and the broader community.

CUS.12 
and 
CUS.13

Sharing of Municipal Resources 1. In recognition of the benefits which may be provided to the community by the services of volunteer agencies, 
societies, or other organized and recognized groups, the District of Mission is supportive of sharing the resources 
of the Municipality with these recognized community service groups.
2. This sharing of resources will be restricted to those groups which provide a positive benefit to the residents of 
Mission.  Requests from groups which represent philosophies or participate in activities which, in the opinion of 
Council, offend the moral or ethical standards of the community, will be denied.  
3. The resources to be shared include restricted portions of some municipal buildings, and municipal fleet 
equipment, as defined in this policy.  

Policy outlines the District's support of sharing the resources of the 
Municipality with community service groups. This includes those 
groups working with the downtown.

FEE.27 Service Installation-Pre 
Servicing

Generally, pre-services will be installed to vacant properties wherever a new main is installed, a street is 
reconstructed or is to be paved, a sidewalk is to be constructed, or a situation arises making it desirable to pre-
service lots to avoid increased costs to the Municipality in the future.

Most of the lots within the Downtown Core are already serviced. 
However, the capacity of existing services needs to be proven out for 
any development proposal within the downtown. As noted, there is a 
perception that the capacity of existing services is insufficient and 
therefore needs to be proven out. 

FEE.28 Subdivision Fee Policy All subdivision proposals within the DOM shall be submitted for Preliminary Subdivision Consideration (Phase 1) 
and Approval of Subdivision Plans (Phase 2). In addition, proposals for Phase 1 and Phase 2 must comply with 
the requirements outlined within the Community Development Departments Subdivision Proposal Processing 
Guide.

Most subdivisions occur outside of the downtown core, however, this 
policy would apply for any proposed subdivision within the downtown 
core.

LAN.6 Land Use Contract 
Amendments

Describes how a land use contract amendment application is processed from the submission of an application to 
the actual adoption of a land use contract amending bylaw.

LUCs are no longer undertaken and the District will work with a 
developer to create a CD zone where a project does not fit within an 
existing zone. Currently, there is only 1 property within the downtown 
(multi-family at 2nd and Murray) that has a LUC.

Municipal wide policies which also apply to the Downtown
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Policy Title Intent Implications for the Downtown

LAN.21
LAN.22
LAN.23
LAN.24

Strata Title Conversions LAN 21 - outlines conditions under which an application strata title an existing building can be considered. LAN 
22 is the application form, LAN 23 is the Strata Title Conversion Guidelines and LAN 24 is the Strata Title 
Conversion Procedure                                                                          

An applicant needs to meet the vacancy rate policy and BC Building 
Code Requirements (can be costly. This impacts all multi family 
residential structures that are currently rently properties and want to 
convert to a strata development. Few new construction of multi family 
residential will be rental, and therefore, the impact of this policy is 
limited. 

LAN.32 Tree Retention/Replanting The goal of the District of Mission Tree Retention/Replanting Policy is to preserve, protect and replace significant 
trees as part of the development process. There are many benefits to the developer and the community to 
maintain trees on development properties; reasons such as visual aesthetics, tree stand health, fisheries value, 
protection of animal and raptor habitat, improved subdivision and building design, greenhouse gas reductions 
and view corridors that may provide for improved development and community character. 

LAN.32 applies to all rezoning and subdivision applications within the 
District.  Landscaping Plans are required for all multi family and 
commercial form and character Development Permits (most 
developments within the Downtown would require a Development 
Permit). However, the CCD1 zone (predominant zone) has a 100% 
coverage allowance and  allows for buildings to be built right up the 
property line. Most of the downtown is already developed with few 
trees, and therefore, the policy would have limited impact in the 
downtown.

LAN.33 Execution and Modification of 
Restrictive Covenants

This policy delegates authority to the mayor and director of corporate administration  to execute documents 
related to the taking or modification or release of restrictive covenants as part of the development application 
process, as well as subsequent release or modification of such documents, following the review and 
recommendation of the director of engineering and public works, or the director of planning, without any 
requirement to obtain further council authority.

This policy is in affect everywhere in Mission, and the intent is to 
shorten the time required to amend covenant by not requiring them to 
go to Council for a resolution.

LAN.34 Development Potential Inquiries The director of planning or their delegate may respond to inquiries regarding property development potential upon 
receiving a written request accompanied by the applicable fee, as prescribed in the Land Use Application 
Procedures and Fees Bylaw.

Benefit is that it allows applicants to meet with staff prior to making an 
application to discuss the requirements for a development prior to 
making an application. Staff also outline the policies and regulations 
that may impact a proposal.

LAN.41 Guide to Land Development Outlines the process for processing Rezoning Applications, Development Permit Applications, Development 
Variance Permit Applications.

LAN.41 applies to all development applications within the District. This 
policy was recently shortened and the text clarified to be a better tool 
for developers. 

LAN.40 Financial Contributions for 
Community Amenities Policy

It is recognized that residential development imposes a unique financial burden on the community by creating a 
need or demand for new/upgraded public facilities or amenities.

Under this Policy, applicants who wishes to rezone a property, which has a residential component, need to 
address this unique financial burden by making a contribution to the District’s Community Amenity Reserve Fund 
for new/upgraded public facilities or amenities.  

The CAC policy is currently under review. Any development proposal 
within the downtown with a residential component would be affected 
by this policy.

LAN.44 Community Heritage Register 
Properties Protected by 
Heritage Designation

1. Council has adopted a Community Heritage Register, which includes properties that are recommended by the 
Mission District Historical Society as being of historical or heritage significance to the community.
2. A property will not be included on the Community Heritage Register without the agreement of the property 
owner.
3. Inclusion of a property on the Community Heritage Register does not provide formal heritage designation for 
the property, and does not restrict or obligate the owner of the property, or the Municipality, in any way.

Council decision to include properties on the Heritage Register. As per 
Part 27 of the Local Government Act, there is a process that needs to 
followed for Heritage Conservation. Once on a register the owner of 
the property can apply for BC equivilancies and heritage grants.

LAN.45 Properties Protected by 
Heritage Designation

This policy outlines the process and includes the application form for a property owner, who wishes to apply for 
legal Heritage Designation status under the Local Government Act.

It is a Council decision to include properties on the Heritage Register. 
As per Part 27 of the Local Government Act, there is a process that 
needs to followed for Heritage Conservation. The legal Designation is 
done by bylaw and requires a public hearing.

LAN.57 Identification and Protection of 
Heritage Resources

1. To establish a policy pursuant to Part 27 Heritage Conservation of the Local Government Act and the District 
of Mission Heritage Strategic Plan that protects the Heritage Resources within the District of Mission.
2. To establish a framework for Council, staff, and the public to easily identify Heritage Resources within the 
District of Mission.

It is a Council decision to include properties on the Heritage Register. 
As per Part 27 of the Local Government Act, there is a process that 
needs to followed for Heritage Conservation. The Museum is on the 
register and the Mission Memorial Centre that is located in the 
downtown neighbourhood.
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Name Bylaw 
Number

Section #

Intent of the Bylaw

Traffic Bylaw 1698-1987 This Bylaw regulates and controls the use of 
highways, and the orderly and efficient movement 
of traffic within the District, including parking.

Sign Bylaw 1662-1987 This Bylaw regulates signs within the District. 
Section 11.7 outlines requirements for signs 
within the Core Commercial Downtown One 
(CCD1) Zone.

Highway Access 
Bylaw

1705-1987 This Bylaw regulates the construction and location 
of access driveways to and from a highway for 
lands adjacent to a highway. 

Building Bylaw 3590-2003 This Bylaw regulates construction within the 
District of Mission and in the general public 
interest. 

Revitalization Tax 
Exemption Bylaw

3828-2005 This Bylaw is to provide an exemption from 
property taxes based on the increased assessed 
value after improvements of $15,000 or greater in 
order to promote the revitalization of the 
downtown core.  

Zoning Bylaw 5050-2009 This Bylaw regulates and controls the use and 
development of land and buildings within the 
District of Mission. 

CCD1 

CH1

The intent of this zone is to provide for the general commercial uses typically associated with a downtown 
area found within the Commercial Core area. The CCD1 zone is intended to accommodate uses within the 
historical downtown area of Mission and is designed to retain the form and character of this area respecting 
the rich Heritage of Downtown Mission and a more pedestrian streetscape.

The intent of this zone is to provide for a broad range of businesses to serve the general retail, office, 
service and shopping needs of the community located along the Lougheed Highway corridor in the 
Commercial area and are generally auto-oriented uses.

Bylaws that apply primarily in the Downtown

Implications for the Downtown

The Traffic Bylaw applies to all streets and sidewalks within the downtown core and the broader community. 
The intent is to facilitate the flow of pedestrian and vehicular traffic by ensuring that roadways and 
sidewalks are kept clear as per the Bylaw.

Businesses within the downtown, as with all other areas of the District, need to meet the regulations of the 
Sign Bylaw. The Sign Bylaw applies to all of Mission. It would benefit from an update since it was 
adopted in 1987.  

The main street (1st Avenue) within Mission is a provincial highway, which poses constraints to the District 
for managing traffic movement, signage, speed, etc.  Any new proposed accesses within the downtown 
require an access permit and approval from the Ministry of Transportation. 

The activities undertaken by, or on behalf of, the District of Mission pursuant to this Bylaw are for the sole 
purpose of providing a limited spot check for health, safety and the protection of persons and property. Any 
new construction, addition, or alteration of a building or structure within the downtown, needs to be built to 
the standards of the BC Building Code. Retrofitting an existing building may involve significant costs 
in order to bring the building  up to the requirements of the BC Building Code.

The Revitalization Tax Exemption Bylaw is intended to provide an incentive to property owners for 
improving properties within the downtown. Generally, taxes are waived on the improvements for 5 years and 
then phased in over the next 5 years. The property owner must apply for the exemption. We need to 
explore why there has been so little uptake on the Bylaw.

 The Bylaw implements the Official Community Plan’s objectives and policies, and divides Mission into a 
series of zones. It prescribes permitted and accessory uses, as well as development regulations for each 
zone.The challenges that most developers face in meeting Zoning Bylaw requirements is addressing 
existing site constraints in the downtown. However, in the downtown, staff have stated that they are 
prepared to work with any applicant to prepare a CD zone to facilitate re-development of a given site.  
The Zones currently found within the Downtown Core Area include:
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Name Bylaw 
Number

Section #

Intent of the Bylaw Implications for the Downtown

CCR Currently, there are no properties zoned CCR. The intent of the CCR zone is to provide for the general 
commercial uses typically associated with a downtown area found within the Commercial Core area. The 
intent of the CCR zone is to accommodate the uses within a Building with single family residential 
character; single family residential homes within the Commercial Core area.
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Name Bylaw 
Number

Section #

Intent of the Bylaw Implications for the Downtown

Subdivision Control 
Bylaw

1500-1985 This Bylaw regulates the subdivision of all lands 
by laying out standards for required works that will 
be owned and maintained by Mission within a 
subdivision and on adjacent roads (ie where to 
locate underground services).

Water Bylaw 2196-1990 This Bylaw regulates the use of the waterworks 
system, specificly requiring water connections for 
residential, industrial, commercial, and 
institutional developments. 

Sewer Bylaw 5033-2009 This Bylaw requires owners of  property to 
connect their buildings and structures to the 
appropriate sewer or drain connections; and 
outlines the terms of payment.

Land Use 
Application 
Procedures and 
Fees Bylaw

3612-2003 This Bylaw outlines the required procedures and 
fees for development applications.                                                                                                            
Most new development in the downtown will 
require a rezoning, however updating the 
zoning in advance of an application or 
completion of a land use plan would likely 
require addition amendments given the lack of 
land use direction for the downtown.

Development Cost 
Charges Bylaw

3753-2004 This Bylaw imposes DCCs for the purpose of 
providing funds to assist the municipality to pay 
the capital costs of providing, constructing, 
altering, or expanding sewage, water, drainage,  
road works, and Water Supply and Sewage 
Treatment, other than off-street parking facilities. 
DCCs can be specified for acquiring 
environmentally sensitive park land and 
improvements. DCCs can be collected to service, 
directly or indirectly, the development for which 
the charge is being imposed.

Business License 
Bylaw

3964-2007 This Bylaw outlines requirements for a Business 
License.

This Bylaw is applied to all development applications, with the fees within the downtown core as follows: 
Examples of fees applicable to a downtown proposal include:
Downtown Façade Review Fee - $483.00
Commercial Development Permit - $2,290.00
Commercial/Residential Mixed Use Development Permit - $3,558.00
Commercial and Residential Mixed Use Rezoning - $5,125.00
Commercial Rezoning - $4,522.00
Comprehensive Development Rezoning - $5,123.00
Multi-Family Residential Rezoning - $4,581.00
Official Community Plan (Amendment Only) - $2,412.00
Official Community Plan (amendment with Rezoning) - $1,163.00

DCCs apply to all development within the District of Mission.  The downtown falls within Area "A" of the 
DCC Bylaw (Mission Central and Fraser Area). The DCCs for Area A range as follows:
DCCs for Single Family Residential Uses Ranges from approximately $11,793 to $13,328 per unit                                               
DCCs for townhouse and apartments reanges from $78.50 to $80.47 per square metre                                                                 
DCCs for other uses (Commercial, Industrial, Institutional) range from approximentaly $24 to $83 per 
square metre                                                                                                                                             The 
new DCCs for townhouse and apartments are now calculated on square metres rather than per unit. 
This will benefit downtown developments since units are generally smaller, reflecting smaller 
household size.

All businesses within the District of Mission are required to operate with a valid license, including those 
located within the downtown core.  

Any proposed subdivision or consolidation of land within the downtown core is subject to the provisions of 
the Subdivision Control Bylaw. Within the downtown, there is a perception that the capacity of existing 
services is insufficient, and therefore, needs to be proven out. This uncertainty may deter development 
within the downtown. A major update/review of the Subdivision Control Bylaw is currently underway.

All new developments within the downtown, as with all other areas of the District where sewer services are 
available, are required to have a sewer connection.  Capasity of the existing sanitary systemin the 
Downtown is unknown specifically if higher density development is proposed.

All new developments within the downtown, as with all other areas of the District where municipal water 
services are available, are required to have a water connection.  Capasity of existing water supply to the 
Downtown is unknown specifically if higher density development is proposed.

Municipal wide Bylaws that also apply in the Downtown
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Name Bylaw 
Number

Section #

Intent of the Bylaw Implications for the Downtown

Floodplain 
Management Bylaw

4027-2007 This Bylaw outlines minimum flood construction 
levels and setbacks. 

A small portion of the Downtown is within the floodplain (along Railway between James and Murray and at 
the corner of Horne and 1st Avenue. Developments within these areas are required to meet the provisions 
of the Floodplain Management Bylaw.
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Official Community Plan (4052-2008) that relate to the Downtown
Section Policy

Section 2.2
Planning Areas

Develop Comprehensive Neighbourhood Plans that place an emphasis on sustainable development and develop Local Area Plans in areas where 
comprehensive Neighbourhood Plans are not needed.

Policy 2.2.12 Facilitate high-density residential development in the Downtown, Commuter Rail and Waterfront Areas in conjunction with an overall comprehensive development 
strategy and plan for the larger central area of Mission.

Policy 2.3.10 Encourage higher density residential development and mixed-use commercial/residential development. The approval of these development proposals are subject 
to a development permit process review of design, massing, public view corridors, public and semi-public spaces, pedestrian access throughout the Downtown, 
Commuter Rail and Waterfront areas, and other considerations.

Policy 2.3.11 Encourage the development of a transit-oriented, high density neighbourhood in the Commuter Rail Area that capitalizes on the location of the West Coast 
Express Station; encourage development with a mix of high-density residential, institutional, light industrial/business uses, office and mixed 
residential/commercial uses. (cross reference Policies 4.2.7, 3.3.11 and 3.3.12)

Section 3.1 
Economic 
Development and Tourism

Achieve a strong, balanced, economy that supports a diversity of local jobs and businesses in all economic sectors.

Policy 3.1.4 The Economic Development Office should maintain as one of its primary mandates, the marketing, promotion and economic development of the Downtown and 
work with all stakeholder groups to help foster downtown revitalization.

Policy 3.1.19 Develop a “tourism trail”, as part of the proposed District-wide trail system within Mission; provide a special focus on linking the Downtown with a multi-use trail 
system along the Fraser River, the Waterfront Area, Westminster Abbey, Fraser River Heritage Park, Longhouse site and other places of interest.

Policy 3.1.23. Provide a tourist information kiosk in the Downtown to improve the level of visitor service that can be provided.

Section 3.2 
Commercial Development

Encourage a wide range of commercial businesses and maintain a diversity of commercial retail, office and service sector locations in Mission to 
provide for local, neighbourhood, community-wide and regional needs.

Policy 3.2.2. Encourage the development of specialty retail, personal service commercial, office, institutional and arts, cultural and tourism uses in the Downtown that 
contribute to the rich character and small town atmosphere existing in the area. Encourage commercial uses that cater to regional and community-wide markets 
and those that serve the needs of the neighbouring area residents and the Downtown’s worker population.

Policy 3.2.4. Encourage office uses to locate in the Downtown (preference for above street level), Waterfront and Commuter Rail areas while allowing small scale office use in 
neighbourhood commercial and auto-oriented commercial areas.

Policy 3.2.10. Work with the Communities in Bloom Association, mall owners, the Downtown Business Association, the Chamber of Commerce and Adopt-A-Block to develop 
and implement an overall strategy to address visible site litter and pollution, unsightly storage, and inadequate landscaping.

Policy 3.3.12. Develop new design, use and location criteria and guidelines for industrial uses in the Waterfront and Commuter Rail Areas as part of undertaking a 
Comprehensive Central Area Development Plan for the Downtown, Waterfront and Commuter Rail areas. Encourage mixed-use developments and an 
intensification of site building coverage in these areas (cross reference Policies 2.3.10 and 2.3.11).

Section 4.1
A Strong Downtown

Recognize the Downtown as the heart of the community and support an ongoing process of improvement to ensure the continued vitality and historic 
character of the Downtown and its integration with the waterfront and commuter rail areas.

Policy 4.1.1. The Economic Development Office will work with the Downtown Business Association, the Chamber of Commerce, and Downtown stakeholders to develop 
collaborative initiatives to create a vital downtown. Support public and private reinvestment in the Downtown in recognition of its importance to the community.

Policy 4.1.2. Promote partnership arrangements between the District and key stakeholders to revitalize the Downtown; involve downtown area employees in discussions 
regarding the improvement of downtown services and facilities.

Policy 4.1.3. Support the Mission Downtown Business Association and its commitment to maintain the Downtown as a Business Improvement Area (BIA). Cooperate with 
Business Improvement Area British Columbia (BIABC) in its networking, outreach and lobbying efforts on behalf of downtown improvement.

Policy 4.1.4. Encourage and support the upgrading of buildings and the construction of new buildings within the Downtown Business Improvement Area, using the District’s 
Revitalization Tax Exemption Bylaw as a key mechanism for this purpose.

Policy 4.1.5. Encourage the upgrading of storefronts in the Downtown; review improvement proposals in accordance with the guidelines contained in the Downtown Façade 
Design Development Permit Area regulations to preserve the Heritage values of the area.
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Section 2.2
Planning Areas

Develop Comprehensive Neighbourhood Plans that place an emphasis on sustainable development and develop Local Area Plans in areas where 
comprehensive Neighbourhood Plans are not needed.

Policy 4.1.6. Develop an updated Downtown Streetscape Improvement Plan to guide high quality streetscape improvements in the downtown core, building on previous 
streetscape improvements implemented in the 1990’s; implement through a partnership between business owners, property owners and the District. Focus design 
concepts and streetscape improvements on Downtown’s main streets and special places, including:
 1s t Ave nue , be twe e n Birch a nd Murra y S tre e ts
 2nd Ave nue , be twe e n Gra nd a nd Horne  S tre e ts
 Ra ilwa y Ave nue , be twe e n Birch a nd Murra y S tre e ts
 We lton S tre e t (pote ntia l pla za ) a nd the  public pa rking/Mus e um/Libra ry a re a
 la ne wa y corridors  e .g. be twe e n 1s t a nd 2nd Ave nue s

Policy 4.1.7. Develop design concepts and implement high quality landscaping, tree planting and gateway features on the major access roads leading into and out of the 
Downtown, namely: 1st Avenue and Railway Avenue.

Policy 4.1.8. Encourage the use of public sidewalks by downtown businesses wishing to provide sidewalk cafés, outdoor seating, retail displays and portable signs; administer 
this activity through the District’s “Business Use of Public Sidewalks in the Downtown Core” policy.

Policy 4.1.9. Integrate growth of the Downtown with the redevelopment of the Commuter Rail and Waterfront areas. Strongly encourage redevelopment in these areas, in a 
strategic, phased manner.

Policy 4.1.10. Undertake a Central Area Development Plan for the Downtown, Commuter Rail and Waterfront areas. Adopt a new bold vision and future land use concept and 
design guidelines for the entire central area. Use the OCP policies and the Plans prepared in the 1990s for these areas and the Mission Landing Waterfront 
Concept Plan prepared in 2006 as a foundation for the new planning process. The emphasis of the new Plan is to be on establishing a new vision for the area, 
determining financial feasibility and developing implementation strategies.

Policy 4.1.11. Undertake a cost benefit analysis of development options as part of the Central Area Development Plan study process to assess the tax benefits to be achieved 
from the redevelopment and to determine how the municipality could become involved in investing in and supporting the redevelopment initiative.

Policy 4.1.12. Develop a program to market the Downtown as the heart of Mission, with the emphasis on the diversity of its specialty retail, professional office and residential 
opportunities.

Policy 4.1.13. Encourage the development of a niche retail market in the Downtown that is distinct from competing large format retail located west of the Downtown. Involve a 
number of stakeholder groups in this process to re-position the Downtown as a focus of specialty shops and services.

Policy 4.1.14. Implement the recommendations of the Mission Downtown Retail Market Study (2001) and the Economic Development Marketing Strategy (2004) and undertake 
further research on downtown revitalization strategies as necessary. Actively pursue follow up action on marketing, promotional and business retention and 
recruitment activitiesPolicy 4.1.15. Encourage the retention and recruitment of owner occupied businesses in the Downtown.

Policy 4.1.16. Maintain strong communication ties with absentee landlords and involve them in improvement plans and initiatives.

Policy 4.1.17. Support special events, ongoing programs and attractions that help sustain the downtown business environment.

Policy 4.1.18. Provide for continuous street front retail shopping in a compact pedestrian environment in the Downtown, especially in the commercial core, the three-block 
stretch between Horne Street and Grand Street. Encourage the infill of vacant sites in the Downtown.

Policy 4.1.19. Actively encourage the development of major office, public administration and institutional uses within or adjacent to the Downtown as the first location for 
consideration in the community, provided adequately sized parcels are available.

Policy 4.1.20. Encourage the location of support services in the Downtown in sectors such as education and training, community-based health, social services organizations, 
information based businesses and professional services.

Policy 4.1.21. Encourage residential, office and institutional uses to locate on the upper floors of downtown buildings to maintain prime ground level space for retail uses.

Policy 4.1.22. Explore the option of relocating City Hall and other civic facilities to the Downtown or to the Waterfront Area; consider these options as part of the process of 
preparing the Central Area Comprehensive Development Plan.

Policy 4.1.23. Encourage the development of a major new Arts and Cultural Centre, (which could include a Museum and Art Centre), with the preferred location being in the 
Downtown area. On an interim and pilot basis, explore a temporary art centre in the Downtown for local artists and for use by Mission arts groups.

Policy 4.1.24. Encourage higher density residential development and mixed-use commercial/residential development in appropriate locations within the Downtown area. The 
approval of these development proposals would be subject to a development permit process review of design, massing, public view corridors, public spaces, and 
other considerations.  (Cross reference to Policy 2.3.10)
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Section 2.2
Planning Areas

Develop Comprehensive Neighbourhood Plans that place an emphasis on sustainable development and develop Local Area Plans in areas where 
comprehensive Neighbourhood Plans are not needed.

Policy 4.1.25. Ensure development in the Downtown is pedestrian-oriented, compact, and intensively developed.

Policy 4.1.26. Encourage the use of special street furniture, street paving, street markings, street name signs, light standards, banners, colours and landscaping to create a 
distinctive environment and sense of placePolicy 4.1.27. Promote historical and contemporary themes to guide the Downtown’s image enhancement program.

Policy 4.1.28. Undertake an analysis as to the most appropriate locations for a high quality open space, small park or urban plaza in the Downtown area, in order to provide for 
a natural public gathering place for Downtown visitors, tourists and area residents and employees. Acquire land for the park and develop it, either through District 
funding or through a partnership with Downtown stakeholder groups.

Policy 4.1.29. Consider a plaza feature in the public right-of-way on Welton Street between 1st and 2nd Avenues, (a concept recommended in the 1990 Downtown Mission 
Concept – A Study of Improvement Potential report), as one of the open space areas in the Downtown. Consult with the Mission Arts Council and other 
stakeholders.

Policy 4.1.30. Improve the aesthetic quality of the Downtown through the provision of additional trees and landscaped planters in appropriate locations. Undertake an inventory 
of street trees and implement infill tree planting on a staged basis, being careful to coordinate the location of trees with the needs of businesses on the street. 
Consult with stakeholders, including but not limited to, business owners and Communities in Bloom.

Policy 4.1.31. In conjunction with the Transportation Master Plan process for Mission, examine the need to improve downtown traffic circulation and to provide for enhanced 
pedestrian, vehicular, public transit and bike facilities in the Downtown area; implement any necessary improvements on a systematic, phased basis.

Policy 4.1.32. Identify all necessary improvements to the Downtown pedestrian environment in terms of the needs of persons with physical, sight or hearing disabilities; 
implement improvements including curb cuts for barrier free wheelchair access, auditory and Braille pedestrian signals and other improvements on a systematic, 
phased basis.

Policy 4.1.33. Maintain a public parking system in the Downtown that offers ample on-street parking and affordable off-street parking in safe and visible locations, with 
appropriate directional signage to it.

Policy 4.1.34. Facilitate the display of a wide variety of public art in the Downtown, with possibilities including the installation of displays to exhibit art on a revolving basis, 
developing a program for private businesses to display art, creating a special “artwalk” event, and encouraging artwork, murals, flowers and sculpture on 
storefronts, sidewalks and in building foyers. Collaborate with the Mission Arts Council to develop and implement a Downtown Public Art Program.

Policy 4.1.35. Explore opportunities to improve the safety of downtown area pedestrian routes and open spaces; encourage design that enhances security by applying Crime 
Prevention Through Environmental Design principles.

Policy 4.1.36. Improve directional signage to and within the Downtown to facilitate wayfinding to parking, amenities, and points of interest.

Policy 4.1.37. Actively encourage a variety of events and activities to be held in the Downtown to increase the vibrancy of the Downtown; encourage activities such as the 
Farmers Market, parades, programmed festivities and the seasonal use of street vendors, buskers and other entertainers. Work in collaboration with local 
stakeholders to garner community support.

Policy 4.1.38. Encourage the residential and commercial transition areas immediately adjacent to the Downtown to develop as diverse, high quality residential, commercial and 
mixed-use neighbourhoods with strong physical, social and cultural links to the Downtown.

Policy 4.1.39. Provide for business uses such as retail, offices and restaurants in existing homes located within one block, or approximately 80 m, of the northern and western 
boundaries of the Downtown commercial core. Require that proposals address site design issues such as signage, parking, façade alterations and function to 
ensure compatibility with the residential character of the neighbourhood.

Policy 4.1.40. Encourage the Downtown East Expansion Area to develop as a primarily commercial area while providing for mixed use commercial / residential development. 
Developments that provide zero lot line building setbacks, small landscaped and public open space areas and on site parking are encouraged. The approval of 
development proposals in this area, identified as Area J on Map 5 would be subject to a development permit process review of design, massing, siting, pedestrian 
circulation, landscaping, signage and other considerations..

Policy 4.1.41. Encourage development proposals in the Downtown East Expansion Area to emphasize high quality design and to respect 1920s and 1930s Edwardian design 
characteristics and mixed-use forms similar to existing development in the Downtown. Architectural features such as bay windows, pitched roofs, facades with a 
historic appearance, canopies, awnings, attention to window and storefront design and patio areas in front of buildings are encouraged.
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Section 2.2
Planning Areas

Develop Comprehensive Neighbourhood Plans that place an emphasis on sustainable development and develop Local Area Plans in areas where 
comprehensive Neighbourhood Plans are not needed.

Section 4.2 The Waterfront and 
Commuter Rail Areas

Actively encourage the redevelopment of the Waterfront and Commuter Rail Areas as high-density residential and mixed-use urban neighbourhoods, 
with a high quality, heritage sensitive, pedestrian oriented environment and strong connections to the Downtown.

Section 5.3 Heritage Protect, preserve, promote and restore Mission’s rich heritage and protect historical assets and facilities.

Section 5.5
Education

Support the provision of a wide range of educational facilities within Mission.

Policy 5.5.7 Support the location of learning facilities, such as colleges, private post secondary schools, business programs, adult education and other specialized schools, in 
the Downtown as well as in the Commuter Rail and Waterfront areas.

Section 7.3 Transit Support a public transit system that provides a convenient alternative to the automobile; promote transit-supportive land use planning and 
development.

Section 7.4 Pedestrians Encourage walking within the community and provide for a safe, convenient and pleasant environment for pedestrians.

DEVELOPMENT PERMIT AREAS

Area C Downtown Commercial  Expansion DP Area
Intent As this area re-develops with a mix of commercial and residential land uses, both in existing structures and new construction, the objective is to ensure that there 

is an attractive and seamless link between the existing downtown area and the service commercial area, in a way that incorporates the Edwardian elements from 
the downtown and is sympathetic to the scale and character of the existing area. The intent of Development Permit Area C is to respond to this stated objective.

Objectives To ensure that the area develops in an attractive manner; and
To provide an aesthetically pleasing and functional transition zone between the established downtown commercial core and the service commercial area to the 
west.

Area F Downtown Façade Design DP Area

Intent This area has existing structures, streetscapes and vistas that have significant historic importance. It is the historic value of elements from the past that gives a 
community its sense of time and place. The guidelines are intended to ensure that careful regard is given to remaining examples in an effort to protect, restore or 
at the very least record those authentic elements that are part of Mission’s heritage.

Objectives To protect existing historic elements and character through the adoption and implementation of the Downtown Mission Façade Design Guidelines; 
To ensure that renovations to existing structures respects the heritage value, character and authentic elements of the structure; and 
To facilitate the revitalization of the downtown core commercial area through the establishment of guidelines for the form and character of commercial and 
residential apartment development.

Area G Downtown East End DP Area

Intent The objective is to ensure that as the Downtown East End redevelops with a mix of commercial and residential land uses, both in existing structures and new 
construction, with a view to creating an attractive and seamless link with the existing downtown area by incorporating Edwardian elements into newly built and 
renovated commercial and multi-family residential projects, or restoration of existing structures with recognized heritage value. The Development Permit Area G 
guidelines have been developed to respond to this objective.

Objectives To ensure that renovations to existing structures respects the heritage value, character and authentic elements of the structure; 
To provide for eastward expansion of the downtown business area; 
To encourage development to occur in a similar Edwardian-design and mixed use fashion as the downtown commercial core;
To facilitate a high standard of site aesthetics and building design; and 
To co-ordinate the elements of building form and character, and
landscaping within each new development site, and have these design elements integrate with overall development in the area.
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Appendix B 

DRAFT TERMS OF REFERENCE 

District of Mission Downtown Revitalization Plan 

1. Introduction  

The District of Mission is seeking proposals from qualified consultants to prepare a 
comprehensive revitalization plan for Mission’s downtown.   

 

2. Project Direction 

The project is to be undertaken on behalf of the District of Mission. District staff will administer 
the project and provide technical direction to the consultant team. The consultant team will 
report, at key milestones in the course of the project, to District Council with reports that inform 
on the progress and to answer any questions that Council may have. 

 

3. Study Area 

The primary study area for the Downtown Plan is as follows.  The final area will be determined 
as part of the planning process.   
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4. Scope of Work 

The planning process will involve 5 key steps.   

Step 1 Review downtown policies, regulations and studies affecting the downtown with the 
purpose of integrating all relevant findings and recommendations into the new 
Downtown Revitalization Plan.  

Step 2 Undertake an extensive public and stakeholder consultation that will result in a clear, 
concise and implementable vision for the downtown. 

Step 3 Identify the deficiencies with current infrastructure and service capacity, determine 
opportunities for improving traffic circulation, pedestrian linkages into and throughout the 
downtown, and parking facilities. 

Step 4 Integrate past findings and recommendations, solutions to constraints, and opportunity 
enhancements into a draft downtown revitalization plan. 

Step 5 Following Council and public input into the draft plan, include an implementation section 
and incentive package into the final document, and forward the plan to Council for 
adoption. 

 

5. Public Engagement and Communications strategy 

The Downtown Plan update should include the following public consultation activities: 

• A separate project website including any other appropriate online public engagement 
tool; 

• A Downtown Plan Steering Committee;  
• A minimum of 2 public open houses. Consideration should be given to either undertaking 

a visioning session with the community or an invited charette to develop emerging policy 
directions; 

• Stakeholder workshops; 
• A minimum of 2 Council presentation; 
• A minimum of 4 meetings with an Downtown Plan Steering Committee; and 
• Meetings with District staff. 
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6. Objectives of a Downtown Revitalization Plan 

The following objectives capture many of the recommendations from previous work on the 
downtown as well as many of the priority areas highlighted by the various stakeholder groups, 
consultants and District staff over the years.  The main objectives for Mission’s Downtown 
Revitalization Plan would is to:           

1) create a vision for Mission’s downtown through meaningful stakeholder engagement that 
would guide municipal and private decision-making;  

2) provide a land use plan and policy framework to guide municipal and private investment 
towards an economic, social and culturally sustainable downtown; 

3) ensure the continued viability of the traditional central business anchors, such as 
financial and government institutions and that new opportunities are created for new 
similar businesses;  

4) recommend changes to District policy and regulatory bylaws to facilitate the 
implementation of the downtown plan recommendations and the vision for downtown;  

5) provide guidelines on how the density targets established in the Official Community Plan 
and Zoning Bylaws can be accommodated in a manner that supports and reinforces a 
vibrant and successful downtown core;  

6) update the Marketing Plan Package to include the impact of creating a university district 
within the downtown;  

7) provide comprehensive design guidelines for the private sector, public institutions, post-
secondary education institutions and the District for the development or redevelopment 
of the public and private components of the downtown;  

8) provide economic incentives designed to stimulate and assist new development and/or 
the redevelopment/rehabilitation of vacant, underused or deteriorating properties in the 
Downtown;  

9) identify key additional above-ground infrastructure components and improvements to 
existing facilities (their costs and relative priority) that would be needed to achieve the 
vision;  

10) identify service deficiencies that could impede development and a mechanism for 
ensuring sufficient capacity is available for planned development; 

11) prepare costs estimates and timelines for priority capital improvement projects that are 
to be carried out by the District;  

12) identify the appropriate mix of uses for a vibrant downtown core in Mission;  
13) ensure that the core is accessible to all demographics and users, including persons with 

disabilities, seniors and tourists;  
14) identify options to mitigate heavy truck traffic along First and Railway Avenues and 

improve the overall vehicular and pedestrian traffic circulation and networks;  
15) consider parking strategies that are appropriate for downtown Mission, including parking 

requirements and recommendations as to how and where additional parking facilities 
should be provided; and  

16) take into account social and safety issues and available services that would support 
downtown revitalization. 
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7. Deliverables 

The completion of a Downtown Revitalization Plan project will result in the following major 
deliverables: 

1. A Vision for the Downtown; 

 

2. An Assessment and Analysis Report identifying: 

 

o the existing condition, opportunities and constraints in the Downtown, and 
o recommendations on how these constraints can be addressed and how 

opportunities can be capitalized with a revitalization plan; 

 

3. A land use plan and policy framework that incorporates the vision and includes:  

Context and Issues 

o Context of our downtown within the Fraser Valley and Lower Mainland market 
area 

o History of the Development 
o Downtown Community Profile 
o Past Planning Efforts 
o Downtown Organizations (important for promoting development of the downtown) 
o Trends, Issues and Opportunities 
o Vision and Concepts (for example:  

 strong residential population;   
 quality physical and built environment;  
 proactive business climate; etc.) 

 

Policies and Actions 

o Land Uses and Strategies 
o Economic development and employment 
o Commercial and Institutional activities 
o Arts, Culture and Entertainment 
o Housing and Community Development (social) 
o Public Spaces and Streetscapes 
o Parks, Open Space and Recreation 
o Transportation, Traffic Patterns and Road Networks 
o Pedestrian Circulation into and throughout the downtown 
o Parking 
o Urban Design and Density 
o Historic Preservation 
o The Natural Environment 
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4. An implementation strategy  
 

o Plan Implementation 
o Financial strategy to implement the plan 
o Incentive package 
o Action Plan with tasks, timing, lead and resources, including: 

 capital improvements including their costs and relative priority needed to 
support the proposed land uses and densities 

 

5. A Downtown Revitalization guide for municipal and private decision-making including a 
summary package for investors and developers outlining the various incentives, 
opportunities and requirements applicable to projects in the downtown. 
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APPENDIX C

Mission Regional 
Chamber of Commerce 

Th e Voice of Business i n Mission 

May 23,2012 

Mayor & Council 
District of Mission 
8645 Stave Lake 
Mission, BC 
V2V 4L9 

RE: Downtown Revitalization Strategy 

Dear Mayor & Council 

Representing over 450 businesses and organizations employing more than 5,000 workers, the Mission 
Regional Chamber of Commerce is in support of the District of Mission's application for funding for Integrated 
Community Sustainable (ICS) planning under the federal Gas Tax General Strategic Priorities Fund {GSPF) and 
Innovations Fund (IF) programs. 

As the voice of the Mission business, the Chamber believes a sustainable and actionable plan is needed to 
provide a comprehensive strategy for a strong and vibrant economy in the downtown core. Creating a vision 
for the future of Mission's downtown will coalesce investment, development and engagement in the 
prosperity of the core of Mission. 

Please accept this letter as formal su~lication to for funding of this initiative. 

Sin~erely,~· { ) 
/~,/ - / . .. .· ..• 

Elyssa Lockhart . "' , ·.' , { 

President 

cc. D. Sommer, Senior Policy Planner, District of Mission 
S. Crawford, Economic Development Officer, District of Mission 
L. Balisky, President, Mission Downtown Business Association 

Visitor Info Centre 
34033 Lougheed Highway, Mission , B.C. V2V 5X8 

Ph one: (60 4) 826 -6914 Fax : (604) 826 -59 16 
www.missionchamber.bc.ca manager@missionchamber.bc.ca 
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Mission Downtown Business Association 

Mission Downtown BuslnW!' Assocf.gtlon 
P.O. Box 3461 Mission BC V2V 4J3 

Tel: 804.814.2022 
EmaJ/: Wo@downtowomJssloo.ca 

Websile: wv.w.mlsslondowntown.cB 

DOWNTOWN BUSINESS AsSOCIATION 

RECOMMENDATION TO DISTmCT OF MISSION MAYOR AND COUNCIL 
REVISED 

PARKING iSSUES/SECURITY 

Issue: We are concerned about parking spaces being misused by aiiMday parkers, 
limiting the available parking for customers. 
Recommendation: We support Increased parking enforcement of the 2 hr parking 
spaces on 1" Avenue in the form of tickets by aftowing the Security Ambassadors to 
issue tickets. This will benefit the downtown businesses by keeping more parking spots 
available for customers. This will also help fund the Ambassador program. 

LONG• TERM VISION FOR THE CrrY AND DowNTowN 

Issue: There is not a currently official public plan for the downtown area. 
Recommendation: We support the reinstatement of the Downtown Revitalization Task 
force. The DBA are ready and willing to be involved and consulted as the city continues 
to make plans for the Development of Downtown. 

ZoNING 

Issue: There is a laGk. of new or renovated developments In the downtown area. 
Recommendation: We support and encourage, where appropriate, zoning to allow 
buildings that accommodate higher densities and the relaxab"on of height restn'ctions 
incorporating appropriate facade guidelines within the downtown area. We are dedicated 
to developments that preserve the historic look and feel of the downtown. 

BYLAWS 

Issue: There is a lack of businesses locating in the downtown. 
Recommendation: We support pursuing specific business types for the downtown area, 
but do not recOmmend bylaws that exclude specific types of businesses based on 
product, cliental or services. We encourage developments that cater to businesses that 
would be preferred in the downtown area. 

TRAFFIC SPEED REDUCTION ON 1sr AVE. 

Issue: The current traffic speed and frequency of freight transport on the downtown 
streets is seen as a deterrent to creating a pedestrian friendly environment. 
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APPENDIX D 

Mission Downtown Business Association 

February 15,2012 

Mayor & Council 
District of Mission 
6645 Stave Lake Street 
Mission, BC 
V2V4L9 

Dear Mayor & Council, 

Mitsion Downtown Business Association 
P.O. Box 3461 M/88/on BC V2V 4J3 

Tel; 604.814.2022 
EmaH: lnfo@downtownmica 

Websf"le: www.mlssiondowntown.ca 

The Downtown Business Association met on February 1, 2012 to finalize the 
recommendations to council. 

These suggestions are based on the list of priorities that came from the October 
2010 meeting. 

Finally we recognize the important role the DBA has in encouraging locals to 
visit, shop and eat in the downtown area. We are dedicated to promoting the 
downtown through our website, newsletters, and events. 

s· rely, 

J~!IJ-
/[;ndon Balisky f) 

President 
Mission Downtown Business Association 
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Recommendation: We recommend reducing the speed limit to 30km/hr in downtown 
area. A reduction in speed will make It safer for our customers to park and cross the 
street. We also recommend that the trucks- bypass the downtown by using the Murray 
Street overpass and that pedestr1an controlled cross walks be installed at the 1st Avenue 
Welton Street and 111 Avenue and James Street this would slow down the traffic through 
the downtown. 

WEST COAST ExPRESS 

Issue: The West Coast Express currently only serve commuters working in Vancouver. 
Recommendation: We support initiatives that focus on encouraging West Coast 
Express trains that run east during the day. We feel that continuing to push for trains 
running east throughout the day would be significant boost to the downtown area, tourist 
attraction and the attractiveness of living in Mission. We support efforts of the City to 
work with other communities in furthering this goal. We also encourage the city to seek 
permission from West Coast express to allow Free Parking in their lot after 10am. 

It is the task of the Downtown Business Association to improve commerce and economic 
development in the downtown area of Mission. Through these recommendations the 
District can help the businesses of downtoWn. 
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