
 

Special Council 
Agenda 

 
 

The agenda for the Special Meeting of Council to be held in the Council Chambers of the 
Municipal Hall, 8645 Stave Lake Street, Mission, British Columbia on Wednesday, December 14, 
2016 commencing at 2:00 p.m. 

1. CALL TO ORDER   

2. ADOPTION OF AGENDA   

3. NEW BUSINESS   

 (a)  Draft Official Community Plan Discussion   Page 2 

  i. Presentation   

  ii. Discussion   

4. ADJOURNMENT 
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Development Services 
Staff Report to Council 

STAFF REPORT TO COUNCIL Page 1 of 2  

File Category: 13-6480-30 

DATE:   December 14, 2016 

TO:   Mayor and Council 

FROM: Gina MacKay, Manager of Long Range Planning 

SUBJECT:  Draft Official Community Plan (OCP) Presentation  
ATTACHMENTS: APPENDIX A – Responses to items discussed at November 14th, 2016 Draft  
    OCP presentation to Council 

APPENDIX B – Draft Official Community Plan 
APPENDIX C – Draft Official Community Plan Land Use Designation Map 
 

This report and Draft OCP are provided for information purposes only.  No recommendation is 
associated with this report.  

PURPOSE: 
The purpose of this report is to introduce the Draft Official Community Plan (OCP) in anticipation of a 
presentation of the OCP to Council on December 14th, 2016.  In addition to the draft OCP attached to 
this report Council will be receiving a partial draft OCP showing the proposed final formatting at the 
meeting.   
BACKGROUND  
Planning staff and the planning consultant from Urban Systems met with Council on November 14th, 
2016 to present the first draft policy section of the new OCP.  Council had a number of questions 
related to various sections of the draft OCP.  These questions have been answered in point form in 
APPENDIX A. 
 
Following the November meeting, the consultant and District staff made amendments to the draft policy 
section of the OCP.  These amendments can be reviewed in APPENDIX B – Draft Official Community 
Plan.  The green highlighted areas indicate where changes have been made to the Draft as a result of 
Council’s comments.   
 
Some minor amendments were also made to the draft OCP Land Use Designation map (APPENDIX C).  
Mapping changes will be further discussed at the December 14, 2016 meeting. 
 
At the November 14th meeting some Council members enquired about the final formatting of the OCP. 
Specific questions focused on the appropriate use of pictures and other graphics.  It was pointed out 
that the final formatting of an OCP is when the document is finalized.  An example of a formatted 
section of the OCP will be provided to Council at the meeting.  
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DISCUSSION AND ANALYSIS: 
Mission last completed a full review of its OCP in 2008. The new OCP review provides the District with 
an opportunity to address specific needs and challenges that have remained or have arisen since the 
2008 version was completed. 
 
The review also provides an opportunity to improve the user-friendliness of the document, to make it 
more clear, consistent, and accessible. In particular, this includes revising land use categories to a more 
concise list, with clear definitions, goals, objectives, and policies for each land use. 
 
With the OCP review, Mission has chosen to actively plan for the long term. Built on community input, 
this Official Community Plan will help to ensure a vibrant and sustainable Mission. 

COUNCIL GOALS/OBJECTIVES:  
The OCP review process fulfills Council’s objective to complete a full OCP review 

FINANCIAL IMPLICATIONS: 
No financial implications are associated with this report. 

COMMUNICATION: 
Following this presentation to Council and provided Council is in support, representatives from the 
consulting firm at Urban Systems and District staff will be begin preparations for a public presentation 
and additional neigbhbourhood meetings in January of 2017. 

SUMMARY AND CONCLUSION:  
The OCP review is now in phase three of the project.  The next phase includes a public presentation of 
the draft OCP and an on-line survey to be launched in January 2017.   

 

 

Gina MacKay, Manager of Long Range Planning 
& Special Projects 

 

Reviewed by: 
Mike Younie, Deputy Chief Administrative Officer 

Comment from Chief Administrative Officer: 
Reviewed.  
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Appendix A  

Response to Comments on Draft OCP of November 14, 2016 

The following information has been provided in response to comments or questions from Council at the 
November 14th Draft OCP Review.   

1. What designations from the previous OCP have been dropped?  

• The table below shows the comparison of the previous and new map designations 
 

New Number of 
Designations NEW OCP TYPE 

Old Number of 
Designations 

1 Agriculture   
  Agricultural Land Reserve 1 
2 Mid Rise Multi-unit Residential   
  Apartment (Cedar Valley) 2 
  Seniors Congregate 3 
  Silverdale - Apartment Residential 4 
3 Commercial   
  Commercial 5 
4 Future Employment Lands   
  Commercial - Future Employment Area 6 
5 Mission City Downtown   
  Core Commercial - central portion 7 
6 Mixed-Use Commercial/Residential   
  Core Commercial - east and west 8 
  Waterfront (including Commuter Rail area) 9 
7 Environmentally Sensitive Area   
  Environmentally Sensitive Area 10 
  Silverdale - Conservation Areas 11 
  Silverdale - Wildlife Reserve 12 
8 Historic Site Comprehensive Development Area   
  Historic Site Comprehensive Development Area 13 
9 Industrial   
  Industrial (in Urban Growth Boundary) 14 

10 Resource Industrial   
  Industrial (outside Urban Growth Boundary) 15 

11 Institutional   
  Institutional 16 
  Institutional - Schools 17 

12 Neighbourhood Centre   
  Mixed-Use Commercial/Residential (Cedar Valley) 18 
  Silverdale - Village Centre 19 

13 Municipal Forest   
  Municipal Forest 20 

14 Parks and Open Space   
  Parks Recreation and Natural Open Space 21 
  Recreational Commercial 22 

15 Rural Residential   
  Rural Residential 23 
  Silverdale - Open Space - Country Residential 24 
  White areas on the map 25 

16 Attached Multi-unit Residential   
  Silverdale - Ground Oriented Residential 26 
  Townhouse (Cedar Valley) 29 
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17 Suburban Residential   
  Suburban Residential 27 
  Suburban Residential - Single Family 28 

18 Urban Residential   
  Urban (Siverdale) 30 
  Urban Compact - Multiple Family 31 
  Urban Residential 32 

19 Urban Compact   
  Urban Compact 33 
  Urban Residential - Compact Cluster 34 

 
 

2. It is difficult to distinguish the various designations on the Draft OCP map. 
• This has been revised by changing up the colours – specifically the yellows. 

 
3. Council requested that the comments from the online OCP survey be forwarded for their review.   

• This request has been fulfilled. 
 
4. Hatzic Ridge development is not showing on the OCP map. 

• The Hatzic Ridge development (34854 Ferndale Avenue) was approved through the 
implementation of a Comprehensive Development Zone (CD 14 Zone).  The intent of the zone 
was to provide a cluster residential development within a Rural Residential area. 

• It is noted that the CD Zone was implemented in order to maintain the integrity of the Rural 
Residential designation of the area so as to not suggest or imply a higher density for the area. 

 
5. The Abbotsford OCP has allowed more growth outside of their urban area; why is this? 

• The new Abbotsford OCP states that “land use and growth management are amongst the most 
powerful policy tools at the disposal of local governments to direct growth and shape 
development”.   

• The Abbotsford OCP further states that “all future growth will be contained with the existing 
Urban Development Boundary, with 75% of future residential growth taking place in centers and 
existing neighbourhoods”.  

 
6. What are the downsides to strata development and urban sprawl?   Allowing for Strata 

developments with on-site servicing can have long lasting negative impacts on a community, for 
example: 
• Does not contribute to DCC’s for existing or anticipated municipal infrastructure; 
• Puts additional strain on roads and maintenance costs outside a regularly serviced area; 
• Lessens pressure to redevelop areas that are aging or are in need of repair; 
• Spreads emergency services across larger area. 
 

7. The question was raised as to the number of vehicles going over the Mission bridge (and the two 
railway overpasses). 
• This information has been requested from MoTI. 

 
8. Why isn’t Silvermere Island designated for development? 

• Silvermere Island was not included in the original Silverdale neighbourhood planning process.  It 
is anticipated that this area would be included in future neighbourhood planning for this area.  
Given the First Nations land in the area it is anticipated that planning for this area would need to 
include First Nations input early in the process.  
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9. What will happen with LAN. 48 (Silverdale Neighbourhood Plan Terms of Reference)?  

• This Policy will remain in effect until such time as an amendment is approved by Council.  It is 
recommended that LAN.48 remain in effect until a new neighbourhood plan is prepared or until 
a proposed development comes forward and Council considers the need to amend or rescind 
LAN.48. 

 
10. Council requested that a future Potential Urban Growth Area in the Ferndale neighbourhood be 

indicated by way of an oval on the land use designation map and that Policy 9.1.12 (now Section 
8.1.12) be amended to ensure that it applies to the proposed Potential Urban Growth Area in the 
Ferndale. 
 
• The draft OCP has been revised with more language about the potential road/transportation, 

environmental and visual impacts anticipated from development outside the urban growth 
boundary. 

• However, staff and the OCP consultants are concerned about the request to specifically identify 
this area on the land use designation map for the following reasons: 
- This may raise expectations among developers, leading them to conduct costly studies for 

developments that may be premature; 
- Development outside of the urban growth boundary which is inconsistent with the OCP can 

often have the effect of slowing development that is consistent with the OCP and can result 
in the overall outcome of the OCP being less effective; 

- Development in this location does not meet the main three strategies of this OCP – 
Sustainable, Responsible (fiscally), and “good” planning;  

- Other  communities in Metro Vancouver, the Fraser Valley (especially Abbotsford), and 
elsewhere in BC are being progressive in relation to these three strategies by focusing on 
densification of developed areas.  

• A map identifying the Ferndale area as a possible future development area will be presented at 
the public open house(s) and neighbourhood meetings in order to gather comments on the 
general concept of developing Ferndale to an urban density.  This map will be provided at the 
December 14th meeting for comments from Council. 

• It has been suggested that there may be positives for developing this area (such as providing 
new housing stock) further analysis is required, however to determine if the benefits could 
outweigh the potential financial impacts. 

 
11. What is the population that could potentially be supported by the designations as currently shown 

on the draft OCP. 
•  75,000 build out includes all of the District of Mission under the new OCP designations; this 

includes retention of Ferndale as rural residential  (1.73 acre minimum) and North Hatzic as 
suburban residential (.88 acre minimum).  

 
12. Policy 9.1.1 soften language from "Require at least 10% of the total number of any new residential 

development units or subdivision lots to be affordable as defined by the District of Mission.” 
• “require” has been changed to “encourage”. 
 

13. The OCP should provide a definition of affordable housing and housing affordability. 
• The draft document already had a definition of affordable housing on page 44. A definition of 

housing affordability has been added. 
 

14. Sto:lo First Nations Treaty Negotiations impact on the OCP. 
• The OCP does not address Treaty Negotiations.  
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15. Concern about the statistics showing various results.  

• This Section is now at the back of the document so it is clear that it is background information. 
 

16. Consider reducing the background / context section of the draft OCP . 
• It has been moved to the back of the document. 

 
17. Persons per residential unit are not consistent in Figure 2.5. 

• This is now clarified and reflects expected differences in residential forms (for example, single 
occupancy in condominiums vs. family occupancy in Cedar Valley). 

 
18. Suggestion to include properties north of Highway #7 at Silvercreek Flats in the future employment 

lands. 
• The proposed area to be designated as future employment lands is significant in size.  This issue 

can be revisited should specific applications or proposals be received at the District. 
 

19. The BC Hydro substation is not currently identified on the OCP map, does this need a special 
designation? 
• There is no specific standard practice on designations for BC Hydro substations.  This item will 

be further researched and may affect the designation.   
 

20. Policy 6.2.11 revise text to be more open about where mental health and other social services 
should be located. 
• Policy has been revised to recommend social services in “appropriate locations”(no specific area 

has been defined to date) services that should be downtown such as a primary gathering spaces 
are now in the downtown neighbourhood plan section. 

 
21. It was recommended that the team refer to the Chilliwack OCP as a clear and easy-to-read 

document. 
• The team reviewed that OCP - it is very general and most of the detail is within the 

neighbourhood plans. 
 

22. The plan is not as visionary, positive or promotional of Mission as it should be. 
• The final graphics will make the OCP reflect the character and positive features of Mission 

(example provided). 
 

23. The document needs to be more user friendly. 
• See note above re: graphics, which will help with this.  

 
24. Where do we direct questions with respect to the land use study? 

• The consultant will address specific questions or have the sub-consultant provide answers as 
requested. 

 
25. Include policies for aging in place and a requirement for 'safer homes'.   

• Policy 6.1.14 has been expanded to say more about this. The team is not sure it is appropriate to 
require SAFERhome certification as this is a private enterprise, whereas the intent should be to 
build per these standards.   However, staff will look at the subject and report to Council. 

• The District of Mission Sustainable Housing Committee had their first meeting in December.  It is 
anticipated that policy direction will come forward from the Committee in the new year. 
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26. Need to reach out to School Board.   

• The formal referral process for the School Board will begin once Council has confirmed their 
general endorsement of the Draft OCP.   

 
27. Include information on the Heritage Context Plan.  

• A reference to the Heritage Context Plan has been added. 
• The Heritage section of the OCP may be further amended following public consultation. 
 

28. Questions about the production of medical marijuana. 
• The District has specific interim policy on this. 
• This item will be reviewed when the federal government releases its new rules in 2017.  Staff 

will report to Council and recommend changes to the OCP as appropriate.  
 

29. Policy 9.3.3 change from Translink to BCTransit . 
• This item has been addressed in the updated version of the OCP document. 
 

30. Need policy on providing access to water - for recreation etc.   
• Added as policy 6.3.5. 
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APPENDIX B 

DRAFT OCP 

 

District of Mission 

Official Community Plan  
 

This is a draft version of the plan for review of content only. The final version will look completely 
different with graphics integrated.  

- Yellow highlights are future work for consultants 
- GREEN HIGHLIGHTS ARE CHANGES FROM NOVEMBER 14, 2016 DRAFT 

- Grey highlights will be call-out boxes 
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CONTEXT 

1.0 INTRODUCTION  

1.1 What is the Official Community Plan?  
An Official Community Plan (OCP) represents a community’s vision for the future and provides a 
framework to guide growth and decisions about the use and management of land and water 
resources in the municipality. The OCP describes how and where residential, commercial, industrial, 
agricultural and other types of development will occur. It guides the provision of necessary road, 
water, sewer and other infrastructure. It also provides policies concerning environmental, economic 
and community health and well-being.  

Based on the District of Mission’s (District or Mission) strategic framework, the OCP must be founded 
on sustainability. The OCP will be a key policy document outlining how the community can become 
increasingly sustainable over time.  

An OCP is a bylaw of local government. In British Columbia, the requirements of an OCP are defined by 
the Local Government Act, which requires the following content in an OCP: 

• approximate location, type and density of residential development to meet anticipated housing 
needs for at least five years 

• approximate location, amount and type of commercial, industrial, institutional, agricultural, 
recreation and public utility land uses 

• location of sand and gravel deposits 

• restrictions on land subject to hazardous conditions or environmentally sensitive to development 

• approximate location and phasing of major road, sewer and water systems 

• proposed public facilities, including schools, parks and waste treatment and disposal sites  

• policies for affordable, rental and special needs housing 

• targets, policies and actions for the reduction of greenhouse gas emissions and policies and actions 
of the local government to achieve those targets 

• a regional context statement where there is a Regional Growth Strategy 

An OCP may also include the following:  
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• social policies  

• environmental policies  

• Development Permit Area (DPA) designations and associated guidelines  

Where the municipality does not have jurisdiction, the OCP may only state broad objectives related to 
the topic. This typically includes matters within provincial or federal jurisdictions, and it may also 
include areas regulated by organizations such as the school district, universities, or BC Transit.  

After the adoption of an OCP, all bylaws enacted and works undertaken by the local government must 
be consistent with the OCP, unless it is amended. Whereas the OCP indicates the existing and desired 
future land uses and services, the Zoning Bylaw regulates existing and permitted land uses. The Zoning 
Bylaw also establishes regulations such as setbacks, building heights, and parking requirements 
associated with permitted land uses. 

This OCP draws extensively from 2011 household survey (census) data and community engagement 
conducted in 2015 and 2016. Communities are not static, and change is always occurring. An OCP that 
reflects the community therefore must be a “living document” that is amended from time to time. 
This can be initiated by Council or as the result of an approved OCP amendment application. Review of 
an OCP is recommended every five to ten years to ensure that it appropriately reflects community 
trends, needs and desires. While ten years is the primary planning time frame for the OCP, many of 
the goals, objectives and policies have broader implications for a much longer term. For example, 
climate mitigation and adaptation strategies address changes anticipated over an undefined time 
frame.  

Why Does Mission Need an OCP? 

Mission’s OCP will help the community in the following ways: 

• it will proactively define and guide the community towards a sustainable, healthy and resilient 
future  

• it will guide decisions by Council when considering applications for development 

• it will guide the decisions of private landowners, developers, and other authorities 

• it will provide a foundation for the municipality’s financial planning, especially for 
infrastructure 

An OCP provides multiple benefits. Preparing an OCP involves a process through which a community 
can identify and address emerging issues and challenges that affect community well-being. These 
issues typically involve topics such as the impacts of development on community character; the 
changing needs of residents; housing affordability; economic health; public health and safety; heritage 
conservation; condition of habitat and biodiversity; rising energy costs; community greenhouse gas 
emission reductions; and climate change adaptation.  

An OCP that introduces a clear planning and decision-making framework to guide development and 
redevelopment provides certainty for residents, business owners, developers and other stakeholders 
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regarding the future use and management of land and water resources and municipal services within 
the community. An OCP also increases the efficiency of local government through defining future 
objectives, policies and actions.  

The OCP Review 

Mission last completed a full review of its OCP in 2008. The new OCP review provides the District with 
an opportunity to address specific needs and challenges that have remained or have arisen since the 
2008 version was completed. This includes the following: 

• Connecting the OCP to the District’s other plans and policies, including the District’s Financial 
Plan 

• Incorporating the actions identified in the 2012 District of Mission Community Energy and 
Emissions Plan (CEEP) for working towards meeting the GHG reduction targets set in the 2008 
OCP 

• Establishing criteria for evaluating new neighbourhood development applications 

• Identifying opportunities for increased housing density and diversity in select areas, to be 
further identified through the development of Neighbourhood Plans 

• Protecting urban forests and natural topography 

• Defining future growth and development patterns in undeveloped areas and addressing the 
short- and long-term impacts on infrastructure and servicing costs 

• Determining if there is sufficient commercial and industrial land to support local employment 
and the District’s tax base 

• Improving pedestrian and cycling linkages and safety 

• Promoting land use patterns that are supportive of public transit 

• Confirming the District’s urban growth boundary  

• Setting a clear direction for the District’s waterfront area 

• Including recommendations related to the development of future trails, parks and 
greenspaces 

The review also provides an opportunity to improve the user-friendliness of the document, to make it 
more clear, consistent, and accessible. In particular, this includes revising land use categories to a 
more concise list, with clear definitions, goals, objectives, and policies for each land use.  

With the OCP review, Mission has chosen to actively plan for the long term. Built on community input, 
this Official Community Plan will help to ensure a vibrant and sustainable Mission.  
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1.2 Community Involvement 
 
During the OCP process, District staff and the consultant reached out to the community in numerous 
ways to encourage participation in the process. The following is a summary of the community 
engagement activities:  

Prepare a graphic of this 

Add more attendance/participation #s? 

“Go to” Meetings 

Mission staff attended meetings of community organizations that were already occurring to 
raise awareness about the OCP process. These “go-to” meetings included groups such as 
Rotary Club, Mission Seniors Centre Association, Heritage Commission, and the Downtown 
Business Association.  

Inaugural Workshops 

Workshops with the Senior Management Team, Technical Advisory Team and Mayor and 
Council were held early in the process. The purpose of these three workshops was to identify 
the perspectives and expectations of these groups related to the OCP process, successes of the 
existing OCP, challenges or new situations that need to be addressed, and vision for the future. 
The Technical Team also participated in an exercise on branding of the OCP.  

Communications Materials 

A broad range of communication materials was prepared for the project launch, and these 
materials were updated throughout the project. The materials include traditional media (e.g., 
press, ads), posters, postcards, an OCP website, emails, and social media channels.  

Community Survey 

A comprehensive survey was conducted early in the process to better understand the needs 
and aspirations of the community. The survey was available online and in hard copy. The 
survey was completed by 480 respondents.  

Stakeholder Visioning Workshops 

Four stakeholder visioning workshops were held early in the process. The participants were 
invited based on themes, and the public was also able to attend. The purpose of the 
workshops was, in part, to identify stakeholder perspectives on land use and development in 
Mission. The groups identified strengths (aspects we want to keep, celebrate and enhance), 
challenges (issues, areas requiring attention or improvement), and potential vision statements, 
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objectives and planning policies for the OCP. Live polling was used to establish priorities. The 
following were the workshop themes: 

• Business, Industry and Development 

• Arts, Culture and Heritage 

• Parks, Recreation and Environment 

• Social Health, Community Services and Seniors 

Community Open House with Visioning/Urban Design Workshops 

During the initial stage of engagement, a large open house event was held. It included break-
out workshops on urban design and OCP visioning, presentation panels, comment wall panels, 
and a speaker’s corner.  

Neighbourhood Open Houses 

The OCP travelled to residents, with open houses in six neighbourhoods, Cedar Valley, Hatzic, 
Silverdale, Central Mission, Stave Falls, and Steelhead. These open houses included workshops 
that involved discussions with residents regarding the challenges and their aspirations for 
their respective neighbourhoods. 

Draft OCP Review 

The draft OCP will be presented to the community at one large open houses plus open houses 
in ? neighbourhoods. The draft OCP will also be available on-line with a comment form.   

First Nations 

Efforts were made throughout the process to reach out to First Nations. Letters were sent at 
the beginning of the process. These were followed up with emails and a meeting in June with 
The Leq'á:mel Sumas Matsqui Society (consisting of members from the Leq'á:mel First Nation, 
Sumas First Nation and the Matsqui First Nation) and a separate meeting the Kwantlen First 
Nation. 

1.3 Community Input 
Multiple methods were used to obtain input to the OCP. As the community survey was completed by 
the largest number of people (480 respondents), the highlights of the responses to the survey are 
described here. The input from other engagement methods generally echoed the survey results: 
photos of people and what they like 

• Most respondents (84%) owned their residence, and most lived in single family detached 
housing (82%).  
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• A large proportion of respondents (66%) planned to be living in Mission in ten years; only 6% 
said they planned to move elsewhere.  

• If they are still living in Mission in ten years, 85% would prefer to live in single family detached 
housing. About 10% of respondents over 65 indicated that they would prefer to live in an 
apartment or condominium in the future. 

• When asked what their main reason for moving from Mission would be, of those who did give 
a reason for leaving, most said for employment (30%). 

• The portion of respondents working in Mission was 40%. About 60% said they would prefer to 
work in Mission.  

• The main strengths indicated were natural areas, trails and the small town feel of Mission. 
Other items for which strengths outweighed challenges included great place for families; arts, 
culture and heritage; housing affordability; and agricultural land. 

• The key challenges selected were downtown Mission, employment opportunities and the 
waterfront. Other items for which challenges outweighed strengths included transit; industrial 
land; safety and security; image, identity and pride; shopping/commercial areas; diversity of 
housing; community services such as food bank and emergency shelters; community services 
such as spaces for youth, families, and seniors; and walkability. 

• The phrases that most reflected respondents’ vision for the future of mission were “safety” 
(89%), “diverse recreation opportunities” (88%), and “healthy lifestyle” (88%).  

• The top priorities for the OCP selected in order of importance by the most respondents were 
“managing new development to increase environmental protection and parks/recreation 
amenities; increasing employment opportunities, including home-based and high-tech 
businesses; and improving transportation opportunities such as walking, cycling and transit. 
Encouraging more compact development was selected by the fewest respondents as a 
priority. Providing a walkable vibrant downtown was the most popular first choice, selected 
by 24% of respondents, but overall it was selected as a priority by the second lowest number 
of respondents. 

• The most preferred option for how development should be accommodated was to develop 
multi-family housing along the waterfront; the second choice was multi-family housing 
downtown. 

• A large majority chose increased densities downtown and in other core destinations to help in 
supporting more/better transit, trails and bike routes (68%) over retaining current density and 
service levels.  

• The largest group of respondents indicated that they thought new public buildings, 
infrastructure and institutional buildings should be funded by attracting more commercial 
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uses to Mission (81%). Expanding commercial and industrial land areas were supported by 
48% and 46% of respondents, respectively. The least popular method for financing new public 
buildings was by increasing taxes (20%).  
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2.0 VISION AND GUIDING PRINCIPLES  

2.1 Community Vision  
Add flowchart showing Vision, Guiding Principles, Objectives and Policies and colour code each 
throughout the document 

Our Mission Our Vision 

Add beautiful inspiring photos 

A sustainable, safe community that supports healthy lifestyles and engaged citizens 

A friendly, connected and peaceful place to live 

We protect and nurture our green spaces -- forests, mountains, rivers and lakes 

We respect First Nations territory and have strong connections to our heritage 

Businesses are flourishing in our vibrant downtown and commercial nodes 

The waterfront is a hub of activities, residences, industry and commerce 

With increasing employment, more people can work here where they live 

Families are attracted to Mission for the affordable housing, small town community feel and friendly 
neighbourhoods 

We walk and bike to work and play 

Multiple recreation activities and community services help everyone feel welcome and included 

Our arts and culture scene is thriving  

Our Mission 

2.2 Guiding Principles 
A Sustainable Mission 

Photos here too – for each section 

Mission is committed to meeting our present needs without compromising the ability of future 
generations to meet their own needs. We will achieve sustainability through involving the community 
in realizing the vision and an ongoing dialogue that addresses economic, social, environmental and 
cultural well-being. Our sustainability strategies will focus on health for all members of the 
community.  
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Environmental Stewardship 

Our residents place high values on the natural environment. Mission will achieve environmental 
sustainability through protecting and enhancing ecosystems, providing opportunities for residents to 
enjoy and learn about their natural heritage, and working towards being a carbon-neutral community. 
This will involve the following: 
 
• Increasing the extent of protected environmentally sensitive areas  

• Appropriate management of natural areas including protection and enhancement of lakes, 
creeks, forests and the Fraser River 

• Guiding new development to achieve efficient use of land, energy, water and other resources, 
and to reduce greenhouse gas emissions 

• Protecting the connectivity of natural areas, including wildlife habitats and corridors 

• Encouraging individuals and the community to take responsibility for the appropriate handling 
and disposal of wastes, working towards zero waste  

• Providing public access to forests, lakes and rivers where appropriate  

• Encouraging “green” technologies that use fewer non-renewable resources  

• Encouraging all residents, businesses and institutions to become more environmentally 
sustainable 

• Protecting and enhancing the urban forest 

• Managing the interface of developed and forested lands 

• Considering green infrastructure as being just as important as built infrastructure 

Economic Vitality 

Mission residents require economic sustainability so they can raise families and live here for the long 
term. The District will enable the growth of a healthy, diversified, and sustainable economy through 
the following:  
 
• Developing policies to support existing businesses and attract and maintain new businesses to 

support more employment 
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• Supporting the development of a hub for innovation, creativity, and progressive thinking that 
includes environmentally friendly, high-tech industries 

• Achieving fiscal sustainability at the District through efficient and cost effective municipal 
services 

• Supporting the development of more tourism opportunities, including eco- and agri-tourism 

• Supporting the revitalization of downtown and the waterfront 

• Providing infrastructure that will help to attract businesses, including utilities, public and private 
transportation networks, and trails  

• Supporting local agriculture, organic food production and small- and large-scale farming in the 
community for food security and community health 

Social Strength 

The District’s residents need services that will enable them to be socially content. Mission will help 
support the infrastructure and social networks that help to make residents safe, healthy and socially 
connected through the following:  
 
• Supporting the provision of health care, social services, education and daily living requirements 

• Supporting a wide range of recreation, social and cultural opportunities that are accessible to all 

• Encouraging a wide range of transportation options 

• Encouraging opportunities for people to connect with each other  

• Supporting the development of a wide variety of residential options that include housing for all 
ages, household types, and financial capacities  

• Providing a range of housing and activities that are appealing to young families 

• Supporting policies that enable people to “age in place”  

• Supporting the large number of societies and volunteer organizations that are engaged in 
helping to keep residents healthy, active and engaged in arts, culture, and recreation activities 

Compact and Complete Community 

Environmental, economic and social principles will be best achieved if Mission is a compact, complete 
community that meets the everyday needs of residents in an efficient manner. This will be 
accomplished through the following: 
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• Establishing downtown as the centre of commerce with higher residential densities, multiple 
services, walkable distances, safe bicycle options, and good transit  

• Establishing the waterfront and other residential nodes as communities within the community 
offering mixed land uses, walkable streets, parks, trails and good transit  

• Planning for infrastructure to be efficient, with land use planning decisions based on pollution 
reduction, decreased automobile use, and environmental sustainability  

• Placing priorities on infill, redevelopment, densification strategies and mixed use 

• Focusing on enhancing the quality of life through clustering of services, good access to 
transportation, local food, and experiences of nature  

Distinct Character 

Many residents choose to live in Mission because of its small town, friendly atmosphere. The District 
will aim to protect and enhance the character that is attracting residents to the community through 
the following:  
 
• Continuing to blend urban and rural settings, without sacrificing one for the other 

• Embracing change while retaining Mission’s unique historic, social and cultural character  

• Identifying and respecting the character of the District’s distinct neighbourhoods, including older 
and developing neighbourhoods 

• Discouraging infill that is out of character with neighbourhood character 

• Encouraging view corridors to Mission’s natural features, including the Abbey, the river and 
surrounding mountains  

• Promoting Mission as a unique community that differentiates itself based on the community’s 
historic downtown, access to nature, arts and culture, affordability and recreation opportunities 

Working Together 

The District of Mission recognizes that engaged citizens and collaboration with others are essential to 
establishing a sustainable community, and will accomplish those relationships through the following: 
 
• Partnering with First Nations, developers, School District 75, the Province, BC Hydro, and others 

as appropriate to meet the needs of the community 

• Engagement with the community on an ongoing basis  

• Acknowledging and recognizing the importance of considering the values of the community in all 
decisions 
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• Collaborating with the Fraser Valley Regional District and surrounding municipalities with regard 
to regional concerns such as infrastructure, transportation, land use, the environment, 
employment, waste management, and social services 
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THE PLAN  

3.0 BROAD POLICIES 
Photos will continue throughout – not identified specifically beyond this point 

3.1 Regional Context Statement  
In 2005, The Fraser Valley Regional District adopted a Regional Growth Strategy, entitled Choices for 
Our Future, providing a regional growth management framework for a liveable region. Some minor 
amendments have been made to the Regional Growth Strategy since that time, but the essence of the 
document is the same.  

The vision for the Regional Growth Strategy is as follows:   

“The Fraser Valley Regional District will be a network of vibrant, distinct, and sustainable 
communities that accept responsibly managed growth while being committed to protecting 
the land resource and the natural environment to ensure that a high quality of life is accessible 
to all”. 

To address growth challenges in the Fraser Valley Regional District and Mission, the Regional Growth 
Strategy includes a set of growth management goals, as follows: 

• Increase transportation choice and efficiency 

• Support and enhance the agricultural sector 

• Manage urban land responsibility 

• Develop a network of sustainable communities 

• Protect the natural environment and promote environmental stewardship 

• Protect and manage rural and recreational lands 

• Achieve sustainable economic growth 

• Manage water, energy resources and waste responsibly 

According to section 866 of the Local Government Act, an OCP must include a regional context 
statement that identifies how the OCP applies in a regional context and relates to the Regional 
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Growth Strategy.  Figure ? describes the linkages between the Regional Growth Strategy and the 
guiding principles of the OCP. 
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Increase 
transportation choice 
and efficiency 

√ √ √ √ √  √ 

Support and enhance 
the agricultural sector 

√ √ √ √ √ √ √ 

Manage urban land 
responsibility 

√ √ √ √ √ √ √ 

Develop a network of 
sustainable 
communities 

√ √ √ √ √ √ √ 

Protect the natural 
environment and 
promote 
environmental 
stewardship 

√ √  √ √ √ √ 

Protect and manage 
rural and recreational 
lands 

√ √ √ √  √ √ 

Achieve sustainable 
economic growth 

√ √ √ √ √  √ 

Manage water, energy 
resources and waste 

√ √ √ √ √  √ 
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responsibly 

3.2 Sustainable Land Use Policy 
The community vision and guiding principles for this OCP set the stage for a sustainable approach to 
land use. The intention is that the OCP vision and principles become the foundation of all decisions 
related to land use, and that other District policy documents then updated as appropriate to reflect 
the vision identified in the OCP.  

OBJECTIVES 

1. Encourage mixed land uses in appropriate locations.  

2. Establish well designed, compact and walkable neighbourhoods. 

3. Provide a variety of transportation choices with emphasis on low-carbon options.  

4. Encourage diverse, affordable housing options. 

5. Support growth in existing communities. 

6. Protect open spaces and environmentally sensitive areas. 

7. Integrate green space and nature within communities and developments.  

8. Protect and enhance the presence of agriculture within the community. 

9. Encourage and implement high value, cost-effective infrastructure and green buildings. 

10. Foster unique neighbourhood identities. 

11. Make fair, cost effective and consistent decisions related to development that are financially 
responsible over the long term.  

12. Balance economic development with social and environmental considerations.  

13. Nurture an engaged and collaborative community. 

POLICIES 

3.2.1 Encourage small commercial areas and places of employment within or close to residential 
areas.  

3.2.2 Support higher densities in the downtown, waterfront, and within established 
neighbourhoods to support walkability and to make the expansion of transit economically 
feasible.  
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3.2.3 Establish design guidelines that promote an attractive pedestrian environment, inclusion of 
nature, and characters consistent with the vision and principles of this OCP.  

3.2.4 Enhance the pedestrian environment through maintenance and improvement of sidewalk 
infrastructure, and increasing the connectivity of sidewalks, trails and bicycle infrastructure 
throughout Mission and to points beyond.  

3.2.5 Encourage a variety of housing including townhouses, triplexes, duplexes, condominiums, 
apartments, laneway houses, garden suites, co-operative housing, co-housing, fee simple 
rowhouses, secondary dwelling units and basement suites, single story houses, and small 
houses.   

3.2.6 Encourage infill within existing neighbourhoods.  

3.2.7 Encourage redevelopment of brownfield sites.  

3.2.8 Work on improving the transit system, and encourage more dense, transit-oriented 
development near transit stops.  

Transit-oriented development is a mixed-use residential and commercial area designed to 
maximize access to public transport, and often incorporates features to 
encourage transit ridership while dissuading the ownership of automobiles. 

- include photo 

3.2.9 Identify the land to be protected for environmental purposes, and require parkland 
dedications that are in addition to this land as part of new developments. 

3.2.10 Establish policies that integrate sufficient space to retain and support trees and other 
vegetation within communities.  

3.2.11 Promote food security initiatives and a sustainable local food system.  

3.2.12 Promote and implement green infrastructure and innovative development standards.  

3.2.13 Encourage the use of LEED principles (without necessarily requiring LEED certification), energy 
efficiency and “green” concepts within all building construction.  

3.2.14 Consider incentives for developments that provide a low environmental impact and are LEED-
ND certified or equivalent. 

3.2.15 Work with Abbotsford to create a cost incentive for residents to conserve water. 

3.2.16 Establish tools for considering social, environmental and economic criteria in all development 
projects.  

3.2.17 Take measures to protect urban trees from the impact of development, and to plan for a 
healthy tree canopy in the future.  
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4.0 ENVIRONMENT  

4.1 Ecology 
Introduction 

The District of Mission is endowed with a wealth of natural features and resources. In addition to 
supporting diverse habitats for fish and wildlife, the District’s ecosystems are appreciated by residents 
and visitors and provide multiple ecosystem services. The Fraser River supports a significant 
commercial and sports fishery, Mission’s municipal forest provides significant employment 
opportunities and recreation activities. The Stave River system supports swimming, fishing and 
boating opportunities. Forests, creeks, lakes, and wetlands, as well as the urban forest, provide 
habitat links and opportunities for people to enjoy nature experiences throughout the District. A 
healthy environment also contributes to clean air, water and soil.  

Environmentally Sensitive and Significant Areas 

Riparian or streamside ecosystems support a a particularly high number of plants, fish, amphibians 
and small mammals compared to landscapes not associated with water. The riparian areas create 
specific microclimates and habitats preferred by many species. It is believed that approximately 80% 
of all wildlife depends on riparian areas for all or part of their lifecycle. Traditionally, riparian areas 
have received more attention in terms of legal setbacks than terrestrial ecosystems, even though the 
latter can sometimes be just as important. Mission’s setback bylaws for the Cedar Valley Development 
Area are based on the Streamside Protection Regulations (that preceded the Riparian Areas 
Regulation), with prescribed setbacks from streams that must be surveyed. Setbacks in all other areas 
are based on the Riparian Areas Regulation.  

Mission has other significant habitats that occur in locations such as steep slopes and rocky bluffs. 
Species at risk that may occur within the District are protected by federal legislation. There are also 
red and blue-listed habitats and species.  

Environmental Charter 

Properly functioning ecosystems are a prerequisite for a healthy community and enable economic and 
recreation opportunities. Humans, plants, fish and wildlife all require clean air, land and water. In 
recognition of this, the District prepared an Environmental Charter in 2008. The District’s vision for its 
natural environment is: 

“A clean, healthy and naturally diverse environment that is respected and cared for by all members of 
the community” 

The purpose of the Environmental Charter is to emphasize the importance of a healthy environment 
to Mission’s residents and businesses, both now and in the future, and to identify actions that can be 
taken to enhance and maintain a healthy environment. The Charter has been created to demonstrate 
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the District’s corporate expectations for itself, its residents and for people doing business in Mission 
regarding the environmental component of sustainability. These expectations will manifest 
themselves in a range of ways from suggested restorative and sustainable practices, incentives and 
enforceable bylaws. The implementation of the Environmental Charter is being funded through the 
Carbon Tax Rebate program. 

12 Guiding Principles of the Environmental Charter 

•   Accessibility 

•   Accountability and Inclusiveness 

•   Adaptability 

•   Cautious 

•   Coordinated and Cooperative 

•   Innovative and Green 

•   Integrated and Mutually Dependent 

•   Leadership 

•   Open and Informed Decision Making 

•   Recognition of Excellence and Civic Pride 

•   Restorative 

•   Sustainable 

The recommended actions are categorized into four broad environmental management components. 
These are listed below with references to the OCP section in which they are addressed: 

Topic OCP Section 

Environmental Stewardship 4B Environment 

Waste Management -  Solid Waste, Liquid Waste 4.20 Waste Management 

Climate Change, Greenhouse Gas Emissions & 
Energy Efficiency 

4.4 Climate Change 

Natural Environment – water, land, air quality, 
biodiversity 

4B Environment 

 

Environmental Management Successes 

Some of the District’s previous successes in environmental management include the following: 
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• municipal property acquisition of the Silverdale Creek wetland in partnership with Ducks 
Unlimited Canada, and long-term plans to acquire a greenbelt along Silverdale Creek from the 
Fraser River to Dewdney Trunk Road  

• the watercourse mapping inventory 

• completion of the Stave Lake Master Plan 

• the Stave Valley Salmonid Enhancement Society that plays a leading role in restoring biodiversity 
within the Silverdale Creek wetland and works with School District 75 to support high school 
students working on numerous environmental projects 

• the Mission of Streams program, a partnership of the District, local businesses and Fisheries and 
Oceans Canada, which placed information signs along fish-bearing watercourses and worked to 
increase awareness of stream stewardship within the community  

• many not-for-profit groups such as Adopt-A-Block, Mission Communities in Bloom Society, Gorilla 
Gardeners, and Citizens Against Urban Sprawl Society (CAUSS) that have strong environmental 
components to their programs   

• management of the Municipal Forest, which makes up approximately 40% of Mission’s land base, 
is operated under a comprehensive environmental management system that maintains high levels 
of protection for forest values including watersheds and wildlife habitat, and uses environmental 
practices such as avoiding herbicides and using slash to create habitat for small mammals and 
birds 

• in waste management, the District was one of the first municipalities in Canada to have curbside 
collection for recycling and compostable waste (food and yard waste) starting in 1993 for both; 
the District is continuing to provide leadership with new diversion programs introduced in 2016 

Environmental Challenges 

There continue to be some challenges in terms of environmental protection and management 
including the following: 

• The natural watercourses in and around Mission are at risk from pollution – both point source and 
nonpoint source. Point-source pollution is derived from pipes carrying pollutants while nonpoint 
pollution sources include lands that have received waste (manure) or chemical (herbicide) 
applications, or have been disturbed, resulting in erosion of stream bank slopes and sediment-
laden storm runoff impacting creeks. Stream bank erosion impacts are expected to increase with 
climate change and urbanization. Excessive demand for water, particularly during the dry summer 
months, can reduce streamflows to the point that aquatic habitat is threatened or water 
temperatures reach critical levels. 

• Past commercial and industrial development was often carried out with unintended consequences 
to the quality of land. Poor past disposal practices have left some parcels of contaminated land 
(brownfields) that may require expensive remediation prior to allowing new development. This is 
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particularly true for historic industrial areas, such as Mission’s waterfront, where there is now 
interest in redeveloping.  

• There has been deterioration of the quality of environmental corridors as a result of activities such 
as encroachment, dumping and illegal clearing. 

• Continued growth will continue to put pressure on groundwater, pose challenges in management 
of stormwater, and result in habitat loss, reduction of the urban forest, and deteriorating air 
quality. 

 

OBJECTIVES 

1. Protect and restore native ecosystems, including riparian and terrestrial habitats, for fish, wildlife, 
and species at risk, on public land and encourage similar initiatives on private land.  

2. Integrate environmental considerations into planning and design processes. 

3. Encourage and support public awareness and education opportunities regarding the natural 
environment.  

4. Protect and enhance the urban forest.  

5. Encourage and promote environmental stewardship on private property and public land. 

6. Advocate for the management of air quality to minimize pollution.  

7. Encourage and support environmental monitoring.  

8. Aim for the enhanced health and safety of the residents and visitors, and minimize the risk of 
damage to property and life resulting from hazardous natural conditions. 

POLICIES 

4.1.1 Collaborate with other government, First Nations, and non-profit organizations on the 
identification, protection, stewardship and monitoring of environmental resources; 
management of air, land and water quality; and public awareness and education programs. 

4.1.2 Promote best management practices related to environmental sustainability in new 
development. 

4.1.3 Implement the recommended actions in the Environmental Charter related to environmental 
stewardship, including being an environmental leader, staff training, support of third-party 
initiatives, partnerships, the natural environment such as the use of water-wise plants, 
proposals for development of contaminated sites and development of brownfields, an 
Environmental Committee, environmental awards, provision of information, meetings and 
events, strata development programs, purchasing practices, and certification.  
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4.1.4 Consider developing a sediment and erosion control bylaw for new development. 

4.1.5 Implement the recommended actions in the Environmental Charter related to biodiversity, 
including a management plan for the Silverdale Creek Wetland, assessments of species at risk, 
monitoring of environmental covenants, invasive species management and planting on 
municipal land, updating stream maps, Integrated Pest Management Policy (including the 
banning of cosmetic pesticides), environmental restoration projects, biodiversity in the 
Municipal Forest, an Environmentally Sensitive Area (ESA) management strategy, an invasive 
plant species management program, a backyard biodiversity program, “no mow” areas, park 
classification and associated management strategies, and land acquisitions. 

4.1.6 Establish an Urban Forest Management Strategy that includes measurement of the urban tree 
canopy, recommendations for protecting existing trees and planting new trees on 
development sites, and recommendations to monitor the tree canopy over time.  

The tree canopy is the layer of tree leaves, branches and stems that cover the ground when 
viewed from above. Add photo 

4.1.7 Establish tree canopy targets for new developments.  

4.1.8 Establish a tree protection policy that places a high value on retaining and protecting existing 
trees, with requirements for viable tree replacements when trees must be removed.  

4.1.9 Protect and enhance wildlife and connectivity opportunities through natural corridors through 
urban areas to surrounding natural areas while striving to reduce conflicts.  

4.1.10 Increase the environmental values of parks and natural areas by obtaining larger and 
contiguous open space areas instead of multiple smaller ones at the time of development. 

4.1.11 Strive towards achieving Bear Smart Designation/Status through support of the Bear Aware 
program, and increase efforts to implement Bear Aware recommendations and reduce 
bear/human conflicts. 

4.1.12 Encourage and promote the use of cloth or other reusable shopping bags or 100% 
biodegradable shopping bags in the District of Mission, with the goal of eliminating plastic bag 
use.  

4.1.13 Implement practices that improve and/or save topsoil such as the following:  

• Stripping and stockpiling topsoil safely before disturbing the subsoil (digging trenches, 
etc.)  

• Reusing topsoil onsite, potentially with amendments that are properly composted so as 
not to attract bears  

• Implement erosion and sediment control best management practices  

• Require erosion management and sediment control plans for all land alteration activities 
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4.1.14 Protect valuable existing natural areas through appropriate regulations and guidelines on both 

private and public lands. 

4.1.15 Restrict development within Environmental Sensitive Areas with guidelines and bylaws to 
protect the environment. 

4.1.16 Plan Environmentally Sensitive Area corridors to have trails adjacent to them, with additional 
width if needed to accommodate the trail.  

4.1.17 Minimize impacts to the aquatic environment by adhering to the provincial Stream 
Stewardship series. 

4.1.18  Consider recommendations made in BC’s Air Action Plan in land use planning decisions.  

4.1.19 Place priorities on remediation of the waterfront.  

4.1.20 Increase the identity and importance of creeks by naming all of the creeks in Mission.  

4.1.21 Encourage water conservation. 

4.1.22 Maintain the historic ESA designations identified in the Cedar Valley Comprehensive 
Development Plan and shown on OCP Map ? as ESA for their community values including 
green space and potential trail corridors. 

4.1.23 Explore opportunities to daylight Lane Creek, potentially as redevelopment occurs. 

 

4.2 Climate Change  
Global climate change is resulting primarily from the emission of carbon dioxide from the burning of 
fossil fuels. Climate change also results from the emission of other greenhouse gases, methane 
release from landfills, deforestation, and animal agriculture. Some of the more widely publicized 
impacts are extreme weather events, regional climate changes, sea-level change, retreating glaciers 
and water shortages. 

In November 2015, Canada and the majority of other countries agreed to limit global warming to 2 
degrees C at the United Nations Framework Convention on Climate Change in Paris, and to pursue 
efforts to keep it to below 1.5 degrees C. Approximately half of GHG emissions in BC are from cities 
and their residents. Local government action in reducing GHG emissions is therefore critical in 
ensuring BC and Canada can meet their emission reduction targets. 

The District adopted the following community-wide GHG emissions reduction targets in its OCP in 
2008: 

• 20% below 2007 levels by December 31, 2020 
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• 80% below 2007 levels by December 31, 2050 

A Community Energy and Emissions Plan (CEEP) was completed by the District in 2012 to provide a 
plan of actions to help achieve the targets in the OCP. The CEEP recognized that even with aggressive 
action, the District would not meet its 2020 target and that the involvement and collaboration with 
higher levels of government was necessary for meet the aggressive long-term targets. Many of the 
actions identified in the CEEP are included in the policies below. 

 
OBJECTIVES 

1. Take measures to help limit global warming per the United Nations Framework Convention on 
Climate Change in Paris. 

2. Strive to achieve the GHG emissions reduction targets adopted in the 2008 OCP - 20% below 2007 
levels by December 31, 2020 and by 80% below 2007 levels by December 31, 2050. 

POLICIES  

Most of the policies in this section are from the Environmental Charter. The policies in the 
Environmental Charter that are located elsewhere in the OCP are cross-referenced and new policies 
are numbered.  

General Policies 

4.2.1 Review and Update the Environmental Charter and the Community Energy and Emissions Plan 
– Make Mission the Greenest City in the Fraser Valley. 

4.2.2 Conduct the GHG reduction actions outlined below.  

Land Use and Transportation  

Recommendations in the Environmental Charter that are Elsewhere in the OCP Policy Number 

Maintain an urban growth boundary (UGB)  

Limit the subdivision of land outside the UGB  

Continue to promote local agriculture  

Improve transit service and amenities  

Enhance the pedestrian environment  

Enhance the cycling environment  
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Create buffer zones around parks and ALR, increase stream setbacks  

 

4.2.3 Explore the establishment of an Alternative Transportation Fund. 

4.2.4 Explore the development of a target for average trip length. 

4.2.5 Explore the adoption of a Complete Streets Policy. 

4.2.6 Explore establishing an idling reduction policy and idle free zones. 

4.2.7 Provide plug-ins for electric vehicles. 

4.2.8 Develop a Transportation Demand Management (TDM) program. 

Housing 

4.2.9 Promote existing programs and incentives for home energy retrofits in partnership with other 
agencies when appropriate. 

4.2.10 Provide training to Building Inspections staff on energy efficiency and energy management. 

4.2.11 Investigate providing financial incentives for home energy audits and retrofits. 

4.2.12 Investigate the potential for a building energy labelling program. 

4.2.13 Create a sustainable development checklist for staff and Council to evaluate applications 
against broader sustainability objectives. 

4.2.14 Consider fast track rezoning and development permit processing for energy efficient and 
sustainable development practices. 

4.2.15 Explore opportunities to establish a Development Incentive Program to encourage sustainable 
developments through the use of financial incentives. 

4.2.16 Explore opportunities to offer “Energy Efficiency” Workshops in partnership with the FVRD 
and local builder/developer associations. 

Alternative and District Energy 

4.2.17 Explore the development of an Alternative Energy Bylaw, accompanied by training for Building 
Inspections staff in site-scale alternative energy systems. 

4.2.18 Promote building scale alternative energy systems for residential and commercial 
applications. 

4.2.19 Investigate providing incentives to increase implementation of building scale alternative 
energy systems. 
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4.2.20 Study the feasibility of district energy systems for specific neighbourhoods. 

4.2.21 Collaborate with First Nations and surrounding government organizations and communities in 
order to capitalize on federal programs to support alternative and renewable energy sources, 
such as solar, wind, and geothermal projects. 

Local Economy 

4.2.22 Work with partners to increase local jobs by encouraging and supporting local employment 
service providers, home businesses, and industry, and through the provision of municipal 
business retention, expansion and attraction programs. 

4.2.23 Brand and promote Mission as a “green business friendly” community, with programs such as 
identifying and profiling local successful green businesses. 

4.2.24 Encourage and support programs that promote local shopping.  

4.2.25 Offer Revitalizations Tax Exemptions for energy efficiency improvements. 

4.2.26 Consider the use of the rezoning application process to trigger more stringent standards for 
energy performance and sustainability in large commercial/industrial developments. 

4.2.27 Promote information on existing programs that support energy efficiency improvements in 
commercial buildings. 

4.2.28 Explore development of a “Green Fleet Challenge” to encourage local businesses to reduce 
commercial fleet vehicle emissions, using the District’s green fleet as an example. 

Solid Waste 

Policies Elsewhere in OCP Policy Number 

Continue progressive waste reduction activities in support of the FVRD Solid 
Waste Management Plan. 

 

Periodically review the solid waste management program and consider 
incentives to promote waste reduction 

 

 

4.2.29 Consider working with developers to promote opportunities for eco-industrial networking. 

4.2.30 Consider promoting construction waste management plans into the Sustainable Development 
Checklist. 

4.2.31 Reduce methane gas generation from the landfill by continuing to maximize diversion of food 
and yard waste, and by assessing the expediting of the implementation of landfill gas capture 
and electricity conversion. 
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Climate Adaptation Actions 

4.2.32 Work proactively with the FVRD, to better understand the local effects of climate change and 
develop a plan for realistic adaptation measures, taking into consideration the increasing 
environmental, infrastructure, social, economic and human safety risks. 

4.2.33 Develop cooling centres for residents during heatwaves. 

 

4.3 Agriculture and Food Security 
 
The Fraser Valley includes some of Canada’s most productive agricultural soils. Mission, however, has 
significantly less agricultural land than neighbouring Abbotsford or Chilliwack due mainly to the 
topography. For example, about 7% of Mission is in the Agricultural Land Reserve (ALR), compared to 
a significant majority of the land in Abbotsford (Figure ?). 
 
Mission has just over 200 parcels of land in the Agricultural Land Reserve, totalling approximately 
1,064 ha. Agriculture lands in Mission are distributed in a number of pockets, with the three largest 
land holdings on the flats on the western edge of the urban area (approximately 290 ha), on Matsqui 
Island in a First Nations Reserve (323 ha), and north of the Silverdale area partly in a First Nations 
Reserve (270 ha). Of the ALR land in Mission, a majority of the parcels are not farmed and have little 
or no improvements.  
 
Less than 3% of the local labour force is employed in agriculture industry. There are only one or two 
large working farms in the community, with the rest being smaller farming operations, hobby farms or 
nurseries producing fruits, berries, vegetables or forage crops for beef operations both within and 
outside of the community.  
 
Retaining and protecting agriculture in Mission is important to the community 
as it relates to food security. Many residents are interested in having access to a 
safe, locally grown food supply. Agricultural lands can also support wildlife 
habitat and biodiversity, and contribute to community character. 

One principle of this OCP is to retain and enhance agriculture in the community 
for food security. There are challenges determining the appropriate form of 
future agriculture, because of the equally important principles of expanding 
businesses and employment opportunities. The larger parcels of agricultural 
land west of the downtown are the most suitable land for employment, and 
farming on these parcels has been minimal in recent years.  

 Agriculture is protected by several significant pieces of provincial legislation 
including the Agricultural Land Commission Act and the Farm Practices 
Protection (Right to Farm) Act.  The former sets the legislative framework for 
the establishment and administration of the Agricultural Land Reserve.  The 
District of Mission has been working cooperatively with the Agricultural Land 

Background on the 
Agricultural Land Reserve  

The Agricultural Land Reserve 
was established in 1973 to 
control, manage and preserve 
lands with agricultural 
capability. Since 1973, 
approximately 5% of B.C.'s 
total land area has been 
placed in the Agricultural Land 
Reserve.  

The Agricultural Land Reserve 
can be thought of as a 
provincial land use zone in 
which agriculture is recognized 
as the priority use.  Farming is 
encouraged and non-
agricultural uses are 
regulated.  The Agricultural 
Land Commission must 
approve subdivision and non-
farm use authority prior to 
municipal review.  
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Commission for a number of years to maintain the farming integrity of the Agricultural Land Reserve 
lands in Mission. 

The role of agriculture is changing in communities. Rather than being simply an “industry” conducted 
separately from residential areas, agriculture is becoming integrated within urban and suburban 
communities through many forms of urban agriculture. Citizens are increasingly interested in 
producing their own food for reasons that include climate change, food security, home-grown organic 
food, social connections, and traditional ways.  

Since the last Official Community Plan was prepared, Mission has obtained one new community 
garden beside Mission Central Elementary and a social enterprise community garden called Emma’s 
Acres. The food costing in BC per a 2015 report calculates a reliable food security indicator in the 
average monthly cost for a family of four to provide basic food without toiletries and additional 
household necessities. The cost calculated for the Fraser East region in 2015 was $958/month, 
compared to $974 for BC. Related increases in vendors and patrons at Mission Farmer’s Markets as 
well as increases in community kitchens and community dinners point to a growing public demand for 
local food initiatives. Additionally, the need for short-term relief has increased as demonstrated by 
growing numbers accessing the food bank and daily meal drop-in programs. Food security is a 
continuum from short-term relief providing daily meals to community capacity-building to future 
planning and food policy. 

Community gardens are extremely popular, especially in higher density areas where residents do not 
have private gardens. Urban agriculture also extends beyond community gardens and can include 
demonstration gardens, teaching areas, and the use of public space for edible landscapes and 
communal food production. This can include fruiting shrubs and trees, edible perennials and annuals, 
and vegetable plots, all of which can support pollinating, foraging, and harvesting. Beehives and 
hunting for waterfowl and game are also gaining interest among local residents.  

In locations with large rural acreages, agri-tourism and agri-recreation are seen as potential 
opportunities.  Lower Mainland communities including Pitt Meadows and Surrey, as well as the 
District of Kent and some Vancouver Island communities have recently begun to develop their agri-
tourism sectors.   

OBJECTIVES 

1. Protect and enhance opportunities for agriculture within the District of Mission.  

2. Balance the importance of agriculture with other goals and needs in the District. 

3. Improve food security by encouraging and supporting more local opportunities for agriculture.  
 

4. Encourage and promote opportunities to expand non-factory agriculture and public awareness of 
its role and importance.  
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POLICIES 

4.3.1 Work with the Agricultural Land Commission to address agriculture-related issues and any 
potential changes to the Agricultural Land Reserve. 

4.3.2 Although not precluding changes, support the Agricultural Land Commission’s mandate to 
maintain the farming integrity of lands designated as Agriculture Land Reserve land by 
exploring alternatives before supporting changes to the ALR. 

4.3.3 Encourage the provision of a full range of agricultural and complementary uses in the ALR and 
encourage value-added activities that can improve agricultural viability. 

4.3.4 Preserve contiguous areas of agricultural land and avoid severance or disturbance by 
recreation, parks, trails, transportation, utility corridors and urban development. 

4.3.5 Upon application to subdivide ALR lands, encourage minimum lot sizes to be large enough to 
provide a broad range of agricultural uses consistent and contiguous with the larger lots in the 
area (to avoid fragmentation of agricultural land) and to be based on principles of viable 
farmland.   

4.3.6 Encourage greenhouses on agricultural land with soils that are not suitable for traditional 
land-based agriculture.  

4.3.7 Encourage subdivisions to be designed to accommodate and promote agricultural uses for 
which the immediate area is best suited, e.g., community gardens or communal food 
production.  

4.3.8 Recognize and protect the needs and activities of agriculture operations when considering 
adjacent and nearby land uses, including water runoff, vegetation clearing, and proximity to 
other land uses.  

4.3.9 Support the use of disclosure statements (via a restrictive covenant) on titles of new 
developments adjacent to agricultural areas, informing landowners of the possibility of noise, 
dust and odours arising from normal farm practices. 

4.3.10 Design proper buffers between agricultural uses and urban development to minimize 
reciprocal impacts, with consideration for landscape buffer specifications provided through 
the Ministry of Agriculture.  

4.3.11 Support public education, awareness, dialogue and input on agricultural issues in Mission and 
work with community groups such as the Mission Food Access Network, the Agricultural Land 
Commission, the Ministry of Agriculture, and the Fraser Valley Regional District to develop 
strategies and action plans for the ongoing improvement of Mission’s agriculture sector.  

41



D I S T R I C T  O F  M I S S I O N  OFFICIAL COMMUNITY PLAN – DRAFT DECEMBER 8, 2016 3 0  
                

 

4.3.12 Encourage eco-friendly farming practices through the coordination of farming and 
environmental protection efforts (e.g., habitat protection, water use 
management, drainage management, permaculture). 

4.3.13 Encourage participation in the Environmental Farm Planning Program. 

4.3.14 Pursue better use of vacant and underutilized Agricultural Land Reserve 
lands by promoting the integration of farming with other 
environmental, heritage and economic community goals, e.g., agri-
tourism, agriculture heritage preservation, local processing of 
agricultural products.  

4.3.15 Encourage partnerships among the agricultural community, senior 
governments and private enterprise to promote the agricultural sector. 

4.3.16 Explore partnership opportunities with the University College of the 
Fraser Valley to expand programs and research related to agriculture, 
inclusive of technology research and development. 

 

  

Agri-tourism is “travel that 
combines agricultural or rural 
settings and products within a 
tourism experience”.  

Agri-tourism provides visitors 
with a range of agriculturally-
based experiences such as 
fruit and vegetable stand 
shopping (direct farm 
marketing), winery, orchard, 
garden and alpaca tours, farm-
based harvest festivals, 
farmer's markets and cattle 
drives.  

For more information visit the BC 
AgriTourism Association website 
at:  http://www.agritourismbc.org/ 
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5.0 HOUSING AND LIFESTYLE 

5.1 Housing 
The primary residential areas in Mission are identified as Urban and they occur within an identified 
Urban Growth Boundary (Map ?). In these areas, infrastructure and services are available or planned, 
based on projected demand. The urban areas of Mission have the potential to be compact, walkable 
communities with diverse transportation options, meeting the economic, social and environmental 
aspects of sustainability. There are opportunities here for a mix of residential densities integrated with 
commercial and employment lands, supporting a healthy, diverse, complete community. The 
challenges in the urban area include the following: 
 
• achieving higher densities while retaining the small town character valued by Mission residents 

• establishing a market that attracts buyers of higher density housing 

 
Mission also has a variety of rural, rural residential and suburban communities, including Hatzic/North 
Hatzic, Israel Bench, Silverdale, Ferndale, Keystone, Silverhill, Stave Falls and Steelhead (Map ?).  Each 
of these communities is unique and presents different opportunities and challenges. Mission’s rural 
areas have experienced slow but steady growth over the previous decade and for most areas, this 
pace of growth is expected to be maintained over the next several years.  Some of the key topics to be 
addressed in rural areas include the following:  
 
• confirming appropriate minimum lot sizes for residential development 

• addressing pressures related to requests for more dense or urbanized forms of development 

• secondary dwellings on rural properties 

• water supply and water quality 

• requirements for private sewage disposal systems 

• interface fire hazards  

• guidelines for building housing on steep sites 

• the need for Local Area Plans for rural areas to address challenges on a local basis, involving 
residents in a community engagement process 

• buffers between residential land and agriculture/Municipal Forest lands 

 
Residential Supply 
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Single-detached units continue to be the dominant housing form in Mission for 68.9% of Mission’s 
households (2011), stemming from the relative isolation and charm of the community as well as its 
affordability relative to other places in the Lower Mainland. It appears that people often choose to 
move to Mission to buy detached homes that would be unaffordable in other communities. As a 
result, Mission has a much higher share of its housing stock in the form of single-detached units 
compared to provincial and Lower Mainland averages (Figure 4.1).   

Figure 4.1: Comparison of Housing Types - District OF Mission and Province of BC 

Source: Statistics Canada, 2011  

The second most common housing type in Mission is the detached duplex, which accounts for 14.4% 
of all private dwellings. According to reports, the majority of this product is comprised of single 
detached homes serving as primary residences with integrated secondary suites that have separate 
private entries. Mission has a significantly higher share in this category as well when compared to the 
Province overall.  

Other housing types are under-represented in Mission compared to the Province overall. Multi-family 
apartment development has been progressing slowly over the years, with fewer than 100 units built in 
the 1980s. Between 2006 and 2011, only about 30 apartment units were built, bringing the total to 
1229 and the type’s share to just over 10% of the overall housing market, or about one-third of the 
provincial average. Also by the 2011 Census there were only 499 townhouses in Mission representing 
only 3.9% of the total housing stock, or roughly half the provincial rate.  

Analysts have noted that much of the demand for multi-family units comes from local residents 
looking to downsize and that even with this local demand, new multi-family units often take 
considerably longer to sell than detached houses. Analysts also believe that as the Greater Vancouver 
region grows, a spill-over effect will be observed in the Fraser Valley, increasing demand for all 
housing types.   

The housing stock in the District of Mission is slightly newer than the provincial average, with only 
12% built before 1961 versus the Province's 19% (Figure 4.2). Over 18% of Mission's housing stock was 
built between 2001 and 2011 as compared to the provincial average of 13.5%. Interestingly, the 

HOUSING BY TYPE - 2011 CENSUS DM OF MISSION BRITISH COLUMBIA
Houses 9,556 74.7% 1,025,312 58.1%

Single-detached house 8,819 69.0% 842,120 47.7%
Semi-detached house 238 1.9% 52,826 3.0%
Row house 499 3.9% 130,366 7.4%

Apartment, building low and high rise 1,298 10.2% 505,122 28.6%
Less than five 1,229 9.6% 361,181 20.5%
Five or more floors 69 0.5% 143,941 8.2%

Detached duplex 1,844 14.4% 184,356 10.4%
Other single-attached house 26 0.2% 2,886 0.2%
Movable dwelling 63 0.5% 46,961 2.7%
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housing within the District is in slightly greater need of repair than the houses Province-wide (Figure 
4.2).  

Figure 4.2: Housing Construction Periods - District of Mission vs. Province of BC 
Source: Canada Mortgage and Housing Corporation (CMHC) 

In terms of tenure of housing, approximately 80% of the housing units in Mission were owner-
occupied, compared to 70% for the provincial average. 

Recent Activity 

From 2010 through 2014, the District of Mission saw 481 additional housing units completed, with 
nearly 90% being single detached houses (Figure 4.3). In the first three-quarters of 2015, Mission had 
70 housing starts and 87 housing completions. By far the majority were single detached units. 

Figure 4.3: New Residential Unit Completions - District of Mission - 2010-2014 
Source: CMHC add 2015 stats from Mission 

For the Fraser Valley Real Estate Board, the MLS® Home Price Index benchmark price of a detached 
house in September 2015 was $639,500, an increase of 12.2% compared to September 2014 when it 
was $569,800. The MLS® HPI benchmark price of Fraser Valley townhouses increased 3.1%, from 
$299,600 in September 2014 to $308,900 September 2015. The benchmark price of apartments was 
$197,500, an increase of 2.0% compared to $193,600 in September 2014.  

Single-Detached Semi-Detached Rowhome Apartment All
2014 97 0 0 42 139
2013 64 0 0 0 64
2012 78 4 0 0 82
2011 84 2 0 0 86
2010 110 0 0 0 110

Period of Construction # % # % # % # % # % # %

Number of occupied private dwellings 12,785 100.0 10,260 100.0 2,530 100.0 1,764,630 100.0 1,234,710 100.0 524,995 100.0

 Dwellings built before 1960 1,560 12.2 1,220 11.9 345 13.6 282,675 16.0 182,755 14.8 99,760 19.0

 Dwellings built from 1961 to 1980 4,275 33.4 3,335 32.5 935 37.0 551,655 31.3 351,225 28.4 199,590 38.0

 Dwellings built from 1981 to 2000 4,635 36.3 3,840 37.4 800 31.6 638,230 36.2 481,085 39.0 154,285 29.4

 Dwellings built from 2001 to 2005 1,420 11.1 1,160 11.3 260 10.3 133,230 7.6 101,495 8.2 31,220 5.9

 Dwellings built from 2006 to 2011 895 7.0 705 6.9 185 7.3 158,845 9.0 118,155 9.6 40,140 7.6

Physical Condition # % # % # % # % # % # %

Number of occupied private dwellings 12,785 100.0 10,260 100.0 2,530 100.0 1,764,630 100.0 1,234,710 100.0 524,995 100.0

 Dwellings in need of regular maint. only 8,590 67.2 6,885 67.1 1,710 67.6 1,233,245 69.9 875,160 70.9 356,480 67.9

 Dwellings in need of minor repairs 3,405 26.6 2,770 27.0 635 25.1 403,625 22.9 279,360 22.6 122,535 23.3

 Dwellings in need of major repairs 790 6.2 600 5.8 185 7.3 127,760 7.2 80,190 6.5 45,985 8.8

OWNERS RENTERSALL OWNERS RENTERS ALL

RENTERS ALL OWNERS RENTERS

DISTRICT OF MISSION PROVINCE OF BRITISH COLUMBIA

DISTRICT OF MISSION PROVINCE OF BRITISH COLUMBIA

ALL OWNERS
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For Mission, the benchmark price for a MLS detached house was $404,800, up 10.4% from the 
previous year. Attached housing prices were much lower, with townhouses at $228,700, and 
apartments at $168,400 (Figure 4.4).  

Figure 4.4: MISSION MLS Sales Summary 
Source: Source: Fraser Valley Real Estate Board, MLS Summary, Sept 2015. 

Over the past two decades, the District of Mission has been developing and considering some large 
development projects. Cedar Valley has become a dynamic neighourhood with some phases still to be 
developed, and downtown and the Mission waterfront have been the subject of planning studies. 
These projects promise to provide hundreds, if not thousands, of residential units of varying types as 
well as neighbourhood-level commercial and retail services.  

Other projects such as a development corporation's project in the Silverdale Urban Residential Area 
and another proposed development project on Parr Avenue have had varying levels of interest. 
Analysts suggest that the duration of such developments were not compatible with these developers' 
priorities, as they were long-term projects, potentially spanning over 30 years.  

Residential Demand 

The demand for housing is directly tied to population growth. Mission is expected to grow modestly 
but appreciably over the next 20 years or so. One trend is the widespread phenomenon of shrinking 
household sizes, as the average individual household is expected to include fewer persons. Another 
prevailing trend is an increasing share of multi-family developments such as apartments and duplexes, 
especially in already developed areas. Figure 4.5 summarizes the projected demand for housing by 
type over the 2011 to 2031 period.  
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Figure 4.5: Housing Projections - District of Mission - 2011-2041 
Sources: Statistics Canada; Site Economics 

By 2041, the District of Mission is expected to require nearly double the number of housing units as it 
had in 2011. This is due to the projected population increasing by 69% over that period, with steady 
decreases in the average number of persons per household. Apartments and other multi-family units 
are expected to increase their share of the total households over this period. As of the 2011 census, 
apartments comprised 25% of the District’s households; by 2041 apartments are expected to rise to 
31% of households.  

The trend toward denser forms of housing is widespread in the Lower Mainland and in many 
developed areas across North America. Key factors driving smaller house sizes for newly built houses 
across the US and Canada include decreasing household sizes, tightened lending rules following the 
Great Recession, and the price of land increasing at a rate faster than salary growth. A recent survey 
produced by the Canadian Home Builders Association identified that average new home size to be 
1,900 sq.ft., down from 2,300 sq.ft. in the mid 2000s. 

Increasing the share of denser housing forms requires the construction of more multi-unit 
developments than in previous years. It can be challenging to convince developers to develop multi-
unit housing in Mission because single-family houses remain a popular choice among Fraser Valley 
residents. However, as noted previously, multi-unit developments are gaining traction in Mission. The 
projection above shows that by 2031 about 40% of new housing units will be multi-unit types, 
equaling the rate of single-detached development by 2041. This trend is also expected in Abbotsford 
and across the Fraser Valley. Building more multi-unit housing in Mission will increase housing choices 
for a diverse range of residents in an increasingly urban region.  

As land values rise in Metro Vancouver, and the effects of this spread up the valley, a noted trend has 
been the demand for townhouses, as these provide a more affordable option, while offering many of 

HOUSING PROJECTION 2011 2016 2021 2026 2031 2036 2041
POPULATION PROJECTION 36,426 37,743 41,551 45,563 50,574 55,766 61,970
AVERAGE HOUSEHOLD SIZE 2.73 2.62 2.56 2.53 2.51 2.48 2.46
NUMBER OF HOUSEHOLDS 13,343 14,406    16,263    18,009    20,189    22,486    25,242    

NUMBER OF HOUSES (1) 9,967   10,779    12,114    13,285    14,637    15,944    17,380    
NUMBER OF APARTMENTS (2) 3,376   3,627      4,149      4,725      5,553      6,543      7,864      

MARKET SHARE - HOUSES 74.7% 74.8% 74.5% 73.8% 72.5% 70.9% 68.9%
MARKET SHARE - APARTMENTS 25.3% 25.2% 25.5% 26.2% 27.5% 29.1% 31.2%

HOME CONSTRUCTION PROJECTION 2012-2016 2017-2021 2022-2026 2027-2031 2032-2036 2037-2041
NEW UNITS TO BE BUILT 1,063   1,903   1,747   2,180   2,297   2,757   

HOUSES 812      1,352   1,171   1,352   1,307   1,436   
APARTMENTS 251      551      576      828      990      1,321   

AVERAGE ANNUAL UNITS BUILT 213      381      349      436      459      551      
HOUSES 162      270      234      270      261      287      
APARTMENTS 50        110      115      166      198      264      

(1) Includes Single-Detached, Semi-Detached and Rowhouse Units
(2) Includes Apartments and other Attached Units, Detached Duplexes and Mobile Dwellings
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the benefits of single detached housing. Some experts have called townhouses “the new family 
dwelling”.  

The District requested that the economic land analysis provide a perspective on the need to expand 
the urban growth boundary. Given the information described above, there is no reason to expand the 
urban growth boundary for the long term as the residential land supply within it is ample.  

Community Perspectives on Housing 

The community survey for the OCP requested input on housing, and 50% of respondents indicated 
that diversity of housing is a challenge to be addressed, whereas 26% felt it to be a strength in 
Mission. About 73% of respondents indicated that diversity of housing should be a vision for the 
community. The option “encourage diverse and affordable housing options” was selected as the 
fourth among eight potential priorities for the OCP.  

Focus group sessions and the open house comments on housing focused on the following themes: 

• Interest in more affordable and inclusive housing options, e.g., near transit, mixed income, aging 
in place 

• Complete communities that are livable, walkable, and accessible to all 

• A need for more housing options including duplexes, townhouses, row houses, low- and mid-rise 
condominiums and apartments, and larger multi-unit complexes 

• Developments that include mixed land uses and housing with a range of values 

• Places for seniors to live and “age in place” 

• Supported housing for homeless and low income residents (e.g., mental health and addiction 
supports, detox facility, family units) 

• A balance of lot sizes including backyards for families and small lots that are lower in cost and 
more compact 

• Requiring more parks and amenity areas in developments to support a better lifestyle, especially 
because denser communities have less space available for outdoor play outside houses, and 
physical play is essential for the health of children 

• Regulate secondary suites to provide incentives for retrofits  

Meeting diverse housing needs in any community is a complex issue. Most urban communities in BC 
and elsewhere are faced with similar challenges. As property values continue to rise, it becomes ever 
more difficult to meet the housing needs of everyone who would like to live in a community. Being 
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demanding in terms of good design and construction can help to offset concerns about “cheap” 
housing, but design standards must be balanced with the overall cost of the end product. 

Affordable and Inclusive Housing  

The availability of affordable housing is an important factor in a community’s quality of life.  Lack of 
affordable, rental, seniors and special needs housing can have a serious effect on the development of 
a balanced community and it can increase the demands placed on a community’s social services, 
facilities and programs. 

Transportation pressures, lack of access to amenities, and feelings of isolation have become common 
challenges today. A lack of affordable housing can also result in homelessness. If people can only 
afford to live in communities far from their work or school, it can put stress on other aspects of 
individual and community lives.  

Economic factors such as housing prices, interest rates and wage levels affect housing affordability. In 
Mission, as elsewhere in the Lower Mainland, housing prices have increased significantly in the last 20 
years, while incomes have generally not kept pace with prices. This has resulted in an affordability 
problem.  

Recent data highlights the status of many local residents' capability to afford adequate housing. In 
2010, the median household income in Mission was reported as $65,411, an increase from $56,717 in 
2005. Within the 2010 median, there was a substantial difference between one-person households 
($29,631) and two-or-more person households ($79,671). When comparing median household income 
overall, Mission’s was higher than that of the Province ($60,333), Abbotsford ($62,350), and Chilliwack 
($56,513), and lower than that of Maple Ridge ($71,078).  

Regarding affordability, approximately 67% of households in the District spent less than 30% of total 
household income on shelter costs, a slightly lower ratio when compared with 72% in Abbotsford, 
70.4% in Chilliwack, and 69% in Maple Ridge (Figure ?). This ratio in Mission is similar to the Metro 
Vancouver area as whole (67%). This information confirms the need for more affordable housing in 
Mission.   

Insert graph per paragraph above 

However, since 2010, there have been significant changes in the Lower Mainland residential housing 
market. The benchmark price for single detached housing in Mission ($407,000 as of 2015) is viewed 
as relatively affordable when compared to neighbouring Abbotsford ($490,000) and across the Fraser 
Valley Real Estate Board ($659,700) geographic area.  

Secondary dwelling units (such as coach houses, garden cottages, duplexes and secondary suites) are 
important sources of rental housing in many communities. They can provide affordable rental housing 
in communities where there is a relatively low supply of conventional rental units. Secondary dwelling 
units also benefit the homeowner. The extra income can help to make housing more affordable for 
homeowners, allowing them to stay in their existing neighbourhood.  
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Those seeking affordable housing typically include young families who are often first-time home 
buyers, lone parent families, single person households, persons with special needs, and seniors.  
Although options may be available for more affluent seniors, low-income seniors often have limited 
choices. The policies on affordable and inclusive housing in this OCP are based on the following 
approaches and strategies: 

• Collaboration among local housing and social service organizations and networks 

• Funding strategies involving the provincial and federal governments 

• Research and the setting of housing targets 

• Support for infill and densification, such as secondary dwelling units on a property and regulated 
secondary suites 

• Use of incentives such as market rental housing agreements and density bonuses 

• Support for alternate housing structures, such as co-op housing, co-housing, mixed market/non-
market housing 

• Encouraging housing that provides for “aging-in-place” and support for those with special needs 

• Encouraging universal design of housing and neighbourhoods, and adaptable housing  

Mission defines affordable housing as housing for which the monthly mortgage costs no more than 30 
percent of gross household income.  

Housing affordability is the degree to which housing is attainable to anyone, at any income level.  

Inclusive housing is defined as housing that supports the specific needs of seniors and/ or those with 
developmental or physical disabilities. 

Adaptable Housing refers to residential dwelling units that are designed to allow easy conversions or 
modifications that will ensure that the units are physically accessible to everyone and that occupants 
can age-in-place as their ability levels change.  

Universal Design involves designing products and spaces so that they can be used by the widest range 
of people possible. Universal Design evolved from Accessible Design, a design process that addresses 
the needs of people with disabilities. Universal Design goes further by recognizing that there is a wide 
spectrum of human abilities. Everyone, even the most able-bodied person, passes through childhood, 
periods of temporary illness, injury and old age. By designing for this human diversity, we can create 
things that will be easier for all people to use. Universal Design makes things safer, easier and more 
convenient for everyone. 

Infill Residential 
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One of the most effective techniques for maximizing efficiencies and achieving a more sustainable 
community is through infill housing and development. This has the following advantages: 

• it can provide economic efficiencies by utilizing existing infrastructure and services, where these 
exist or can be made available with adequate supply 

• it can provide more affordable housing choices to young families, and single and low income 
households 

• it can provide for more interesting and varied urban neighbourhoods, with a broader range of 
housing forms and styles  

• if done sensitively, it can provide subtle and low-impact densification of neighbourhoods 

• it helps to combat urban sprawl and consequently helps to preserve the natural environment and 
increase fiscal responsibility by limiting the geographic area needing services 

A variety of infill housing types in a neighbourhood helps with viability over the long term as people 
can continue to live in the same area, even if their lifestyle, needs, age or income level changes. This 
leads to more sustainable neighbourhoods, in both social and economic terms.  

Infill housing can take many forms. In Mission, it refers to subdividing larger lots to match the 
surrounding lot pattern; secondary suites including granny flats; secondary dwelling units on a lot 
(e.g., coach houses, garden cottages); duplexes; and multi-unit developments consisting of triplex, 
fourplex, sixplex, low density townhouses, and smaller apartment buildings.  Infill development 
increases the density and housing options in an existing neighbourhood in a way that is compatible 
with the neighbourhood, using the existing streets and based on current lot patterns. 

OBJECTIVES 

1. Encourage and support diverse housing options that cater to different types of households and 
income levels. 

2. Encourage and support housing that can respond to the needs of residents as they change over 
time, including affordable and inclusive housing.  

3. Support new housing to meet the needs of the growing population, while addressing concerns 
such as tree protection, parking, traffic, noise, effects on other properties, and neighbourhood 
character.  

4. Encourage infill housing that increases density and integrates with the character of existing 
neighbourhoods.  

5. Improve the safety of housing by increasing the number of residential units that comply with 
building code requirements.  
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6. Reduce the number of unregulated residential units and increase the range of regulated housing 
options in established neighbourhoods.  

7. Encourage and support more housing that is located close to community services and public 
transit.  

POLICIES 

General Housing Policies 

5.1.1 Encourage adherence to the urban growth boundary (Map ?) by discouraging residential 
development at urban densities outside of it.  

5.1.2 Permit new residential lots only in locations with municipal water or where there is a proven 
water supply of sufficient quantity and adequate quality (Guidelines for Canadian Drinking 
Water Quality). 

5.1.3 Encourage all residential development and redevelopment projects to minimize disturbance 
of existing trees, topographic features and landscaped areas that contribute character and 
quality to the site or the streetscape. Where these areas are disturbed, encourage the 
installation of new features and landscaped areas that contribute to the site or streetscape. 

5.1.4 Consider the use of density bonus pursuant to Section 904 (2) (b) of the Local Government 
Act, in exchange for community amenities, consistent with the District’s Community Amenity 
Contribution policy.  

Affordable and Inclusive Housing  

5.1.5 Continue to collaborate with local housing organizations and networks to implement the 
affordable housing strategy for Mission. 

5.1.6 Encourage the development of rental housing, including identified units within multi-unit 
housing, as a means of providing affordable forms of housing, pursuant to section 877 (2) of 
the Local Government Act. Consider market rental housing agreements and the granting of 
density bonuses.  

5.1.7 Facilitate the development of affordable, rental and special needs housing through supporting 
multi-unit housing developments, small house/small lot housing, secondary suites, duplexes in 
appropriate locations, mixed market/non-market housing projects, coach houses, garden 
cottages, and other innovative housing forms.  

5.1.8 Support innovative approaches to creating affordable and inclusive housing including market 
rental housing agreements, co-housing, and other forms of shared ownership.  

5.1.9 Explore the opportunity of creating an affordable housing amenity reserve fund. 

5.1.10 Incorporate provisions for the development of affordable, rental and special needs housing 
within Neighbourhood Plans as they are prepared for existing and future residential areas.  
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5.1.11 Promote and encourage a wide variety of housing types, tenures and price ranges for seniors 
housing, with proximity to shopping, health services, transit and community facilities, 
including the following: 

- townhouse designs with master suites and laundry on the ground floor 

- housing that is sponsored by a community organization to meet special needs 

- assisted living facilities 

- co-housing 

- small lot single family developments 

5.1.12 Require universal design in at least 10% of the units in all multiple family developments for 
the benefit of seniors and persons with special needs. 

5.1.13 Require universal design in neighbourhoods, buildings, parks, services, amenities and 
transportation systems and facilities in the community. 

5.1.14 Encourage housing for seniors, those with special needs, and anyone wishing to “age in 
place”, exploring ways of requiring houses to be built to “SAFERhome” standards. 

SAFERhome Standards Certification is a process for certifying design and construction that is in 
accordance with universal design guidelines.  

5.1.15 Consider incentives for seniors’ housing developments where community housing objectives 
are being met.  

5.1.16 Develop a strategy for special needs housing, integrating smaller scale projects into the 
community, in conjunction with overall community needs, such as emergency shelters for 
homeless persons, emergency transition housing, transition housing, and group homes for 
persons with mental and physical disabilities or behavioural problems.   

5.1.17 Consider incentives to lower housing costs, such as permissive revitalization tax exemptions 
(under Section 226 of the Community Charter), where affordable or inclusive housing will be 
provided.  

5.1.18 Revise development application procedures to request a statement from the applicant 
outlining what provisions have been made regarding notice and relocation assistance to 
existing tenants where a proposed development would result in the loss of rental affordable 
or inclusive housing, and encourage some of the new units to accommodate these residents. 

5.1.19 Allow secondary suites in all single detached houses with lot sizes that are able to 
appropriately accommodate an additional on-site parking space. 

5.1.20 Allow detached suites such as garden cottages on all single detached lots with lot sizes that 
are able to appropriately accommodate an additional on-site parking space. 
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5.1.21 Allow up to a maximum of two additional housing units on a lot provided that sufficient 
services exist, that there is space for adequate parking, and that the privacy of neighbours is 
respected. 

5.1.22 Consider subdivision as a form of infill housing in the Urban Residential area only, where a 
larger lot is subdivided to match the size of surrounding lots, with new lot widths matching 
the average of the width of neighbouring lots as a guide.  

5.1.23 Develop a policy and regulatory framework to permit secondary suites as a way of providing 
affordable housing in the community, pursuant to section 877 (2) of the Local Government 
Act, subject to the requirements of the BC Building Code, recognizing that this will be a 
process requiring time and community engagement. Undertake the following tasks:  

- Work with the community to identify criteria for the regulation of secondary suites in 
Mission  

- Conduct an analysis to identify revenues, costs, and resources required to regulate 
secondary suites  

- Consider a pilot study of secondary suite regulation in a defined area  

- Amend the Zoning Bylaw to permit new homes to include secondary suites, where 
applicable, once secondary suites are regulated  

Infill Residential 

5.1.24 Evaluate proposals for infill residential development, based upon their degree of compatibility 
with the character of the immediate neighbourhood, considering the following: 

- The height, size, scale and massing of buildings 

- Harmonious integration of the building in terms of setbacks, window placement, privacy, 
design and materials 

- Retention of locally significant landscaping  

- Addition of new landscaped areas 

- The upgrading of existing dwellings 

- Transportation and parking 

5.1.25 All development will require a Development Permit to manage form and character and 
integration within neighbourhoods (Section ?). 

5.1.26 Encourage secondary dwelling units as a form of infill housing on lots in any residential 
designation that are large enough to accommodate the following associated elements:  
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- On-site parking 

- Private outside space 

- Separate entrance that is clearly secondary to the primary dwelling 

- Scale of the secondary dwelling must be ancillary to the primary use 

 

5.2 Health, Social Services, and Safety 
The District has a wide range of public, community-based and volunteer organizations that help to 
support the health, social, and safety needs of residents. The Fraser Health Authority and the 
RCMP/Fire/Rescue Service provide core health and safety services, respectively. There are also many 
community service agencies that are engaged and supportive.  

The 2015 My Health, My Community – Community Profile Indicators survey by Fraser Health assessed 
the health and wellness of Mission residents across a broad range of areas. Relative to other 
municipalities within the Fraser Health service area, Mission was close to the average in the majority 
of health status and healthy behaviours categories, except for the following: 

• Higher than average level of obesity 

• The highest level of anxiety/mood disorders compared to other GVRD and FVRD communities 

• Higher than average binge drinking 

• Higher than average smoking 

• Higher than average stress levels 

• 2nd to last community to not be within walking distance to local amenities 

The report also noted that: 

“As with other communities in the Fraser Valley, Mission generally performs worse than the Fraser 
Health Average for indicators related to the healthy built environment.” 

Health Care 

The major health care facility is the Mission Memorial Hospital, offering 24-hour emergency services 
and palliative care. The health care campus also includes the residential care facilities of Dogwood and 
Pioneer Pavilions and an assisted living complex. A hospice residence adjacent to the hospital serves 
people living in Mission and Abbotsford.  

Fraser Health also provides residential care, home support, home care nursing, public health, 
environmental health, mental health and addictions services to the District of Mission. These services 
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are offered at medical offices, group homes for those with emotional or physical disabilities, and 
congregate care facilities for seniors. The presence of a range of health services, recreation 
opportunities, and housing for seniors has resulted in a seniors’ population that is generally engaged 
and well respected. 

Social Services 

The community service providers in Mission are well connected, with a strong history and reputation 
of collaboration. They focus on project-based solutions and partnerships, working towards social 
health. There is a concentration of services downtown, including churches, F.E.T.C.H. the Hope Centre 
website, FRONYA, MY House Stone Soup Support Services for Women - second stage housing facility 
Medical Doctors Night Clinics the post office, railway, and food bank. A dedicated Social Development 
Manager at the District helps to coordinate services.  

There are also challenges in the provision of social and health services. Some of the services are 
disjointed, partly due to insufficient dedicated staff for various programs. There are ongoing 
homelessness and poverty challenges. According to the social services sector in Mission, mental 
health services are disjointed with long waitlists and not enough resources, the youth centre is 
inadequate, there is not enough support and services for seniors, the lack of a medical clinic 
downtown is a challenge for some members of the population, and there is a lack of fresh produce at 
the food bank.  

Service providers feel ongoing pressure for some services to be centralized in Abbotsford rather than 
Mission. In Mission itself, some organizations support location of the core services downtown to make 
access easier for those in need. Others feel that the services should be spread throughout the 
community to enable downtown to become more of a retail and business hub.  

Safety and Security 

Safety and security services in Mission are provided by the RCMP and the Mission Fire/Rescue Service.  
The Mission RCMP Municipal Detachment provides policing services to the community. The Mission 
Fire/Rescue Service offers prevention, public education, and emergency response services.   

Mission also has a Search and Rescue Team, which provides assistance to the RCMP and other policing 
agencies; the BC Ambulance Service; municipal fire departments; Provincial Coroner’s Services; 
municipal, provincial, and federal agencies; and neighbouring Search and Rescue Teams. This 
assistance is directed towards the search and rescue of missing, injured, and trapped persons, the 
recovery of bodies, and aid during civil emergencies and natural disasters. 

The District has an Interface Fire Hazard Plan that was prepared to improve fire prevention and 
protection in the interface between rural and suburban areas and the forest. 

The following policies relate to providing for the health, safety and security of residents through 
infrastructure, partnerships, education and awareness efforts, and fire interface planning for rural 
areas.  
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OBJECTIVES 

1. Liaise with health care providers to support the provision of high quality and accessible health 
care services for Mission residents. 

2. Work towards sustainable community services through a multifaceted, coordinated approach and 
adequate resources for services to meet the community’s needs. 

3. Provide for the safety and security of Mission residents, striving for a “Safe City” through effective 
and coordinated services, including police, fire protection, fire rescue and emergency services. 

POLICIES 

Health Care  
 
5.2.1 Work with health care organizations in the District to help ensure health services are 

appropriate to meet the current needs and projected demand of a growing community.  

5.2.2 Encourage other levels of government to provide funding and support as needed. 

5.2.3 Provide assistance to local organizations involved in providing health education and 
information on health care issues in the community. 

 
Social Services 

5.2.4 Support community-centred health, social and safety services run by government and private 
organizations, and volunteers, including social services, child care, youth services, and seniors’ 
services.  

5.2.5 Use the social determinants of health as benchmarks to gauge success in achieving good 
health outcomes for community members. 

5.2.6 Support harm reduction services to reduce the stigmatization of homeless people and others 
with mental health and addiction challenges.  

5.2.7 Support the growth of neighbourhood associations that can help to connect and support 
residents of specific areas.  

5.2.8 Establish and support a multi-disciplinary approach to homelessness. 

5.2.9 Strive for cross-cultural, inclusive policies and events that welcome all ethnicities, genders, 
and ages. 

5.2.10 Consider establishing an “age friendly” designation for Mission, with associated objectives and 
policies.  
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5.2.11 Identify appropriate locations for social services to meet community needs, e.g., health clinics, 
pharmacies, intergenerational resource centre, seniors’ centre, youth skills exchange, and 
mental health services. 

5.2.12 Increase cross-government collaboration with the District as a facilitator, not necessarily a 
funder.  

 
Safety and Security 
 
5.2.13 Support the RCMP crime prevention services and initiatives and work with the RCMP to plan 

their service levels in accordance with the changing needs of the community. 

5.2.14 Support neighbourhood associations involved in crime prevention programs in partnership 
with the RCMP, e.g., Block Watch, Citizens on Patrol and the Auxiliary Constable Program. 

5.2.15 Consider Crime Prevention Through Environmental Design (CPTED) principles in reviewing 
development proposals and in the design and development of public parks, open spaces and 
facilities. 

5.2.16 Provide or require adequate lighting in public places to provide for safety and a sense of 
security. 

5.2.17 Encourage education and community awareness programs regarding crime prevention, fire 
prevention and emergency preparedness. 

 
5.2.18 Provide fire services through prevention, public education and emergency response programs. 

5.2.19 Implement the Interface Fire Hazard Plan and explore opportunities to demonstrate ‘fire 
smart’ design and management.  

5.2.20 Support Mission Search and Rescue in their work with the RCMP, municipal Fire Department 
and other agencies in the search and rescue of missing, trapped or injured persons. 

5.2.21 Work with public safety agencies to ensure emergency coordination plans are in place and up 
to date. 

 

5.3 Parks, Open Space and Trails 
Parks and Open Space 

Mission residents appreciate the parks, open space and trails in and around the District. In the OCP 
Community Survey, three out of the four top strengths of Mission were reported to be natural areas, 
trails and parks, in that order. Meeting and workshop participants frequently noted the proximity of 
nature, trails and open space as characteristics of the District that they value. These features, 
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combined with the amenities in parks, support a wide array of recreation opportunities that include 
walking, hiking, outdoor sports, play, sport fishing, and nature viewing.   

Make sure ETF is on the Trails Map 

The District of Mission prepared a Parks, Trails and Bicycle Master Plan in 2009. At that time, the 
District had 31 developed parks covering 75.6 hectares, seven areas of natural open space totaling 
323.4 hectares, and 14 school sites occupying 53.4 hectares. Developed parkland classifications 
included District Parks, Community Parks, Sports Parks, and Neighbourhood Parks. Undeveloped 
parkland or “Natural Open Space” classifications included recreational greenways and ecological 
greenbelts. The Municipal Forest is another important recreation resource in the District. A Parks and 
Recreation Advisory Committee provides input to the District on matters related to parks and 
recreation.  

There are also outdoor recreation values associated with lands within the jurisdiction of others. The 
school sites of School District 75 contribute to park experiences and recreation opportunities in the 
District. Lands operated by other governments include Rolley Lake Provincial Park and Neilson 
Regional Park, the latter of which is owned and operated by the Fraser Valley Regional District. BC 
Hydro also has protected areas with recreation use areas, including Hayward Lake Reservoir, Stave 
Lake Reservoir, and Stave River-Ruskin Picnic Site.   

The recommendations in the Parks, Trails and Bicycle Master Plan are based on the following: 

1. Provide parks for kids and families  

2. Improve parkland acquisition and development  

3. Optimize the recreational potential of Mission’s community forest 

4. Adopt “Riverfront to Mountain Top” approach to recreation 

5. Forge cultural links leading to community benefits 

There are 40 recommendations that fall within the following themes: 

• Park supply, infrastructure and amenities 

• Identity and vision 

• Creating connections for a healthy community 

• Managing growth and development 

• Environmental protection and management 

The following are some of the benefits of parks and trails: 
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• aesthetic values 

• health benefits 

• natural habitat 

• respite from the built environment 

• community gathering places (e.g., for festivals, picnics) 

• recreation amenities and opportunities 

• learning opportunities (e.g., environmental education) 

• drivers for tourism and local economic development   

Mission Interpretive Forest and Stave West Forest and Recreation Area 

The Forestry Department manages Mission Tree Farm License (TFL) #26, also known as the Mission 
Municipal Forest. The forest area is approximately 10,000 hectares of which about 12% is municipally 
owned and 88% is provincial crown land. Major forestry programs include harvesting, tree planting, 
cone and seed collection, plantation brushing, tree spacing, tree pruning, road construction, and 
forest fire prevention.  

The forest, particularly on the west bank of the Stave reservoir, is a popular destination for outdoor 
recreation and interpretation, as well as an important location for cultural use and harvesting by First 
Nations. Part of the mission statement includes the following: “The Mission Municipal Forest exists for 
the people of Mission, by creating a sustainable balance of various economic, social, scientific and 
environmental forest values as well as providing memorable forest experiences to Mission residents 
and its visitors”.  

In 2009, the Ministry of Forests, Lands and Natural Resources Operations granted Interpretive Forest 
status to the western portion of TFL 26. The status allows for outdoor recreation and tourism 
opportunities and infrastructure in over 5,000 hectares of land, while continuing forest management 
activities. The area is now known as the Stave West Forest & Recreation Area, Mekw̓ wa’t a’xwest 
ikw̓elo’, which is the local Halq’emeylem language name meaning “everyone shares here”. The District 
and the Kwantlen First Nation are working in cooperation and consultation with other local First 
Nations and the provincial government to develop and manage the area in accordance with the Stave 
West Master Plan. 

 The Plan is based on ten key guidelines:  

1. Maintain a Sustainable Working Forest  

2. Demonstrate First Nations Collaboration  
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3. Focus on Public Safety and Security  

4. Practice Cultural and Heritage Protection  

5. Develop Education, Training, and Research Programs  

6. Develop Outdoor Recreation and Tourism Infrastructure  

7. Build Economic Investment and Job Creation  

8. Provide Environmental Stewardship  

9. Ensure Effective Governance and Oversight  

10. Show Effective Communications and Engagement  

The Stave West Master Plan is being implemented through the Stave West Action Team. The following 
are some of the short-term action items: 

• Improving safety – the team is addressing land-use conflicts, illegal activity and vandalism. In 
partnership with the RCMP, nighttime access to Stave West will now be restricted, firearm 
discharge regulations will be enforced, and a summer gateway facility will be established.  

• Building strong aboriginal partnerships – the Kwantlen Nation and neighbouring Aboriginal 
communities are full members in site governance and policy activities. The Seyem’ Qwantlen 
Business Group manages the successful Sayres Lake campsite. The Kwantlen Nation, District 
and BCIT are collaborating on an ambitious student practicum project using Stave West as a 
base.  

• Improving access and recreation infrastructure – future projects include road upgrades from 
Zajac Ranch to Sayres Lake, working towards future campground development, and new trail 
networks.  

• Building the Stave West Outdoor Learning Alliance – programs will focus on forest and natural 
areas management, the environment, forest careers skills and training, traditional Aboriginal 
knowledge, and outdoor education and recreation. The goal is to attract many more students 
and adult learners to benefit from Stave West’s great outdoor learning laboratory.  

• Developing a partnership with Zajac – the highly acclaimed Zajac Ranch for Children is situated 
on private lands in the heart of the Stave West Forest and Recreation Area. In the summer, 
Zajac Ranch provides camps for children and young adults with chronic, life-threatening 
and/or debilitating conditions. In the off-season, Zajac depends on facility rental income to 
help support the children it serves, and the Stave West Outdoor Learning Alliance will use 
these facilities for students and adult learners. Zajac’s new Aboriginal cultural themed 
learning centre will be a perfect location for seminars and workshops in Stave West.  
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• Identifying commercial recreation opportunities –market-driven assessments to determine 
viable business opportunities will be undertaken. Small-scale businesses could include 
additional campsites (including “glamping” facilities), eco lodge accommodation, RV user 
amenities, aerial parks, concessions and rentals. 

Trails 

Mission has six named trails within the urban area, ranging in length from 200 metres to 3.26 
kilometres. The surfaces are mostly gravel, with some sections of paving and bark chips. The longest 
of these is the East Mission Heritage Greenway that extends from Fraser River Heritage Park east to 
Hatzic. There is also an extensive system of trails developed and maintained by the Fraser Valley 
Mountain Biking Association. Experience the Fraser supports use of the river as a water-oriented 
recreation corridor (see section 2.1). 

The Forestry Department maintains an additional 11 recreation trails within the Municipal Forest for 
hiking, horseback riding and mountain biking. Some of the trails are designated for hiking only. Where 
trails are specified as “multi-use”, all three activities are permitted. As overview trail map is available 
at the Chamber of Commerce and at the District Hall.  

 

OBJECTIVES 

1. Provide a comprehensive and diverse parks and open space system to support outdoor recreation 
opportunities and liveability in Mission. 

2. Protect and enhance the natural open spaces in and around Mission, recognizing the importance 
of these to Mission residents and visitors.  

3. Establish an interconnected trail system that links parks, schools, the waterfront, and other 
destinations within the community, connecting also with trails that extend beyond the urban area.  

4. Maintain parks and trails, including the ecosystems and urban forest, in good condition.  

5. Increase opportunities for outdoor recreation and education in natural settings.  

6. Integrate trail planning with active transportation corridors identified in the Transportation 
Master Plan.  

POLICIES 

General Policies 

5.3.1 Update the Parks, Trails and Recreation Master Plan for the District through a community 
engagement process, and once it is complete, update this section as needed to be consistent 
with the Master Plan.  
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5.3.2 Collaborate with First Nations, School District 75, the provincial government, Fraser Valley 
Regional District, BC Hydro, community organizations and private recreation organizations to 
provide a wide range of outdoor recreation opportunities. 

Parkland Acquisition 

5.3.3 Acquire community and neighbourhood parks in newly developing areas based on best 
practices in parkland acquisition (refer to Parks, Trails and Bicycle Master Plan), with a 
community or neighbourhood park within a 5-minute walk of all residents. 

5.3.4 Establish neighbourhood parks within walking distance of all residents in areas currently 
lacking parks, including downtown south of 7th Avenue and West Heights.  

5.3.5 Acquire and work with developers to provide parks along the Fraser River to support 
Experience the Fraser and to provide Mission residents with access to the water.  

5.3.6 Continue to use standards for the provision of active parkland area per capita as guidelines 
rather than strict standards; use a “level of service” approach where the amount of 
acceptable parks, facilities and leisure opportunities is tailored to the unique needs of each 
neighbourhood. 

5.3.7 Require community and neighbourhood parks to have land suitable for sports and play, with 
this parkland provided in addition to environmentally sensitive areas, steep slopes and 
stormwater management features.  

5.3.8 Require community and neighbourhood parks to have road frontage on at least one side, 
good access from all sides, and connecting sidewalks or trails to the entire neighbourhood.  

5.3.9 Explore innovative methods to acquire parks in partnership with developers, School District 75 
and other organizations. 

5.3.10 Review the gift program for the receipt of donations to support parkland acquisition to 
determine if there are ways to make it more successful. 

5.3.11 Acquire natural areas in new developments as natural parkland, with guidelines including 
provisions for interconnectivity of these lands, provision of trail corridors, protection of 
parkland from private encroachments, protection of trees and vegetation within these lands, 
and habitat stewardship and enhancement.   

Park Development 

5.3.12 Prepare Park Master Plans for parks that need direction on their future amenities and layout, 
as identified in the Parks, Trails and Recreation Master Plan. 

5.3.13 Encourage more creativity and diversity in park development, including nature play, more 
opportunities for unstructured play, social gathering spaces, and activities for all age groups.  

5.3.14 Upgrade aging infrastructure in parks.  
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5.3.15 Use Crime Prevention Through Environmental Design (CPTED) principles in designing open 
spaces and pedestrian links between parks, schools and other community facilities.  

5.3.16 Use and require the use of universal design standards in the development and upgrading of 
parks to accommodate persons of all abilities.   

5.3.17 Provide new or upgraded amenities in parks based on the recommendations of the Parks, 
Trails and Recreation Master Plan, considering sports fields, ball diamonds, washrooms, and 
more.  

5.3.18 Consider the needs of new and emerging sports and recreational activities. 

5.3.19 Consider more community gardens on parkland in higher density areas.  

5.3.20 Establish an Urban Forest Management Strategy that includes recommendations related to 
the protection, planting and management of trees along streets and in parks.  

5.3.21 Explore innovative methods to develop parks in partnership with developers, School District 
75 and other organizations. 

5.3.22 Encourage the preservation of public vistas and view corridors throughout Mission. 

5.3.23 Establish additional dog off-leash areas in response to resident requests.  

5.3.24 Upgrade wayfinding, directional and interpretive signage. 

Trails 

5.3.25 Establish trail standards and expand the trail system as opportunities arise through capital 
budgets, developer contributions or grants for active transportation.  

5.3.26 Continue the acquisition of land to allow the eventual development of a multi-use trail system 
along the Fraser River and north-south along the Silvercreek corridor. 

5.3.27 Work with the Fraser Valley Mountain Biking group to develop and enhance trails and to 
connect urban and Municipal Forest trails where possible.  

Stave West 

5.3.28 Implement the Stave West Master Plan through the Stave West Action Team.  

Maintenance and Management 

5.3.29 Manage the natural environment in parks and on public land to improve its health, including 
tree care, removal of invasive species, and associated activities.  

5.3.30 Involve local residents and community groups in stewardship activities, considering Adopt-a-
Trail and Adopt-a-Park programs.  
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5.4 Recreation and Leisure Services 
In an effort to strategically plan and coordinate parks, recreation, and culture in Mission, the District 
adopted the Parks, Recreation and Culture Master Plan in 1999. The Master Plan includes a decision-
making framework for the planning and delivery of leisure opportunities over a seven-year planning 
period (1999 to 2005). Since that time, the parks, trails and culture components of the master plan 
have been updated, as noted in other sections, but the aspects dealing with indoor recreation 
facilities, programs and services have not been.   

The Mission Leisure Centre is the hub of indoor recreation activities in Mission, and it is highly 
appreciated by residents. This facility includes a 25 metre pool, leisure pool with slide, two full-size ice 
arenas, a four-sheet curling rink, a gymnasium, fitness studio, weight room, squash and racquetball 
courts, multipurpose rooms, youth lounge, a physiotherapy clinic and concession. The District offers a 
wide variety of programs in arts, culture, and sports to all age groups.  

As the population in Mission grows and becomes distributed over a larger area, the District may need 
to consider locating recreation opportunities in satellite locations in addition to the Mission Leisure 
Centre. Partnerships are one way to accomplish this.  

OBJECTIVES 

1. Increase recreation and leisure services as needed to serve the growing population. 

2. Provide recreation and leisure opportunities close to all residents.   

POLICIES 

5.4.1 Prepare a Parks and Recreation Master Plan that addresses indoor recreation facility and 
program needs over the next ten years, involving the community in the process.  

5.4.2 Work with School District 75 to identify opportunities for increasing community use of 
schools, and when new schools are constructed, collaborate on the design of spaces that will 
support community uses.  

5.4.3 Collaborate with community organizations and the private sector to provide a wide range of 
indoor recreation and leisure opportunities. 

5.4.4 Expand the integration of health and recreation through community-centred initiatives and 
partnerships, such as childcare and social services, youth services, and opportunities for 
seniors. 

5.4.5 Update the current Joint Use Agreement with School District 75 to optimize community access 
to school gyms, program spaces, school sites, and sports fields owned and managed by School 
District 75. 
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5.5 Culture 
“Almost everyone in a community is engaged in culture in some way from the professionals 
and artists to students, teachers, volunteers, audiences and decision makers. Community can 
be a geographic area, as a group of people with common goals or lifestyle, or as individuals 
with a common ethnic heritage. 

Culture is expressed differently in every community; it is visible through our institutions, 
libraries, archives, galleries, schools, community centers and heritage buildings. Culture and 
values are also reflected in natural elements such as parks and trails, landscapes, and views 
and how these are maintained. 

  Culture, Change and Community: Cultural Resources Commission 2008 to 2011  

Show graphic, maybe from their report of arts, heritage, and multiculturalism 

Mission has a vibrant culture and engaged citizens who working on enhancing culture within the 
community. The Cultural Resources Commission (CRC) assists community decision makers to look 
forward and to gain a long-term perspective on the role of culture, which they define as including the 
arts, heritage, and multiculturalism. The CRC recommends direction and standards by which the 
community can face challenges and measure success and achievements in managing our cultural 
assets. 

The appointment of a Cultural Resources Commission has led to development of policies and activities 
that are based on the capacities, skills and assets of local people and neighborhoods. The Commission 
has framed recommendations based on what is most likely to be “do-able” in the local context, and 
local governments and planners have supported the CRC in accomplishing many objectives.  

After completing a Cultural Resources Management Plan in 2008, the Cultural Resources Commission 
has continued work in the community. A Public Art Policy was adopted in 2010, and the Commission 
advocates for and organizes many community initiatives and events. The integration of the OCP with 
related plans and policies will be important to the continued evolution of a strong and vital arts and 
cultural community in Mission.  

The Commission is working on recommendations to enhance Mission and District as an artist-friendly 
community known for its volunteer involvement and partnerships, and where citizens take pride and 
celebrate our culture, heritage and our diversity. The recommendations fall within the following 
strategic directions: 

• A business plan for culture 

• Partnerships and collaboration 

• Cultural development staff 
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• Facilities and cultural spaces 

• Use of technology and up-to-date marketing 

- (paragraphs above adapted from Culture, Change and Community: Cultural Resources 
Commission 2008 to 2011)  

The District is a notable player in the cultural life of the community through the Parks, Recreation and 
Culture Department, its programs, and various facilities such as the Heritage Park Centre and the 
Leisure Centre. The District also provides financial support to community cultural organizations and 
the Fraser Valley Regional Library.  A wide variety of organizations participate in the cultural life of the 
community, including School District 75, the Chamber of Commerce and the Tourist Information 
Centre, Mission Arts Council, religious organizations, the not-for-profit sector, fee-for-service 
providers, and the private sector.   

Mission is home to an impressive number of festivals and special events.  These cultural activities take 
place in the community’s parks and public spaces as well as in adapted and purpose-built spaces, 
including the Heritage Park Centre, Mission Arts Centre, the Library, Museum and Archives, Friendship 
Centre, Aboriginal Family Place, and the Mission Leisure Centre. The Clarke Foundation Theatre, a 
facility within the Heritage Park Centre, contributes significantly to enriching the quality of life in 
Mission. This 702-seat performing arts theatre is the cultural hub of Mission, offering a high quality 
venue for productions by local and visiting artists.  

Heritage 

A community’s identity is intrinsically tied to its history. Knowledge about the history of a place, and 
the relationships among a community’s past, present, and future, can enhance people’s attachment 
to their community and contribute to sense of place. Some of Mission’s key heritage themes include 
Aboriginal culture, early pioneers, railroad history, and the powerhouse at Stave Falls. The Mission 
Museum is dedicated to upholding the goals of the Mission District Historical Society - "Recording our 
History, Educating the Community, Preserving our Heritage." Operated by the Society, the Mission 
Museum exists for the purpose of preserving the history of Mission by way of the collection, 
preservation, documentation, research and interpretation of three-dimensional objects related to our 
community's history, making it available to all people through exhibits, events and public 
programming. 

Heritage has typically been defined in terms of older buildings and their association with important 
people and events. However, heritage is increasingly being viewed in a more comprehensive way.  As 
such, the range of heritage resources can be seen to encompass a wide range of buildings and places 
such as schools, churches and temples, agricultural and industrial buildings, homes and stores, 
landscapes, transportation routes, burial spots, and archaeological sites.  This broader view is 
captured within the following Heritage Strategic Plan Vision for heritage conservation in the District of 
Mission: 
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“Mission protects, enhances and restores heritage resources, recognizing the vital role of past 
knowledge and the need to promote heritage conservation through education. Lifestyle 
opportunities are created when development respects the aesthetic elements and community 
values that are integral to the ‘small town charm’ qualities that have attracted people to settle 
here. Mission recognizes our collective interest in heritage by balancing infrastructure and 
regulation with wise use of the land and resources.” 

The Mission Community Heritage Commission completed a Heritage Context Study in 2016. The 
purpose of the Context Study was to identify, map, and detail key themes related to heritage planning 
within the District. Its inventory of key heritage sites will serve as a foundation for the inclusion of 
heritage sites in Mission on the District’s Community Heritage Register.     

The District has taken steps to preserve and enhance its heritage through the Downtown Façade 
Design Guidelines, Downtown revitalization efforts, refurbishment of the Mission Museum, 
construction of the Mission Community Archives, naming municipal streets to recognize Mission 
pioneers, and renaming the commuter rail station “MissionCity”.  Two important heritage sites are the 
Fraser River Heritage Park and the Westminster Abbey, a landmark building and surrounding 
landscape.   

Other features that celebrate the heritage include the heritage registry, the intact downtown core, 
wartime/victory housing, community forest, and public murals. The natural heritage is also of great 
importance to residents, including Stave Falls, Xa:ytem Hatzic Rock and the Fraser River.  

OBJECTIVES 

1. Encourage the provision and enhancement of a diverse range of arts and cultural facilities, 
services and activities for the enrichment of life in Mission. 

2. Increase the branding and promotion of Mission’s culture.  

3. Support cultural education initiatives. 

4. Protect, restore, and promote Mission’s rich heritage and considerable historic assets and 
facilities. 

5. Protect and connect natural heritage. 

POLICIES 

5.5.1 Update the Cultural Resources Management Plan. 

5.5.2 Support the provision of more venues, such as a downtown arts centre, cultural hub, 
art/studio spaces, live/work spaces. 

5.5.3 Focus particularly on downtown as a centre for culture, considering a Town Square, UFV 
downtown campus, public wharf on the downtown waterfront.  
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5.5.4 Encourage and support cultural initiatives and events, and the acquisition of designated, 
sustained funding for culture. 

5.5.5 Expand opportunities at existing spaces and buildings, such as reopening Xa:ytem and 
enhancing infrastructure at Fraser River Heritage Park for events. 

5.5.6 Establish policies and guidelines, potentially including incentives, for protecting heritage 
districts, heritage trees and other heritage resources. 

5.5.7 Recognize the substantial economic contribution of cultural activities to the financial health of 
the community.   

5.5.8 Work with the Sto:lo and other local First Nations on special initiatives that reflect and 
celebrate Sto:lo culture.  

5.5.9 Work with School District 75, community groups, UFV, and other interested parties to develop 
more arts and cultural programs. 

5.5.10 Collaborate with others to promote cultural tourism opportunities in Mission through 
consistent branding, messaging, and information distributed through a broad array of 
communications.  

5.5.11 Increase liaison with community groups, potentially through an umbrella organization or 
annual gatherings. 

5.5.12 Highlight Mission’s multicultural character and promote understanding and acceptance 
among all cultures. 

5.5.13 Promote activities provided by the range of cultural organizations in the community and 
continue to celebrate intercultural events and initiatives.  

5.5.14 Foster neighbourhood cultural identities through encouraging and supporting neighbourhood 
projects and events. 

5.5.15 Support groups in exploring funding sources for heritage conservation-related activities. 

5.5.16 Consider developing a ‘1% for Culture Program’ to obtain more support from developers for 
culture in Mission. 

 

5.6 Education  
In Mission’s School District 75, there are 12 elementary schools, two middle schools, and one 
secondary school, with a number of special programs offering French immersion, and home and 
virtual education options. Riverside College offers grade 12 credits and post-secondary education for 
those seeking a career in the trades through apprenticeship, practical job training, or upgrading. 
School District 75 also has an Aboriginal Education Department (Sewal Si’wes) to support the 
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education of Aboriginal children in an environment that respects and enhances their culture and 
heritage. 

The School District recently experienced a number of years of declining enrollments. This changed in 
September 2015, when there was a substantial increase in enrollment. School District 75 has closed 
Stave Falls Elementary School and has been considering other school closures and sales; a community 
process on this topic is under way.   

Mission provides close access to a number of post-secondary education facilities. Most central is the 
Mission Campus of the University of the Fraser Valley. This campus is the result of a partnership 
among the District of Mission, School District 75, and the University. Other regional post-secondary 
campuses are located in Abbotsford, Chilliwack, Hope, and Agassiz. Mission is also within commuting 
distance to the BC Institute of Technology, Simon Fraser University, and the University of British 
Columbia. Several private post-secondary facilities in Mission provide job search services or skills 
training to the unemployed and/or underemployed.   

As a result of community partnerships between public institutions and volunteers, a variety of basic 
literacy initiatives continue to improve the lives of Mission children and adults through both 
classroom and individual tutoring. 

Future elementary and secondary school sites are designated in the OCP. The School District wants to 
work more closely with the District to plan for anticipated growth and future school development. 

OBJECTIVES 

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

POLICIES 

5.6.1 Continue to work with School District 75 in planning and developing school sites and facilities 
to meet current needs and projected demand. 

5.6.2 Coordinate the planning and integration of school sites with municipal neighbourhood parks 
and shared facilities.  

5.6.3 Explore innovative options (e.g., private and municipal partnerships) with School District 75 to 
provide for school and recreation facilities. 

5.6.4 Work with the University College of the Fraser Valley to assist them in meeting their existing 
and future needs, exploring opportunities for a downtown campus. 

5.6.5 Develop working partnerships among government, business, social agencies, non-profit 
groups, collages and other post-secondary institutions to address the lifelong learning needs 
of Mission residents. 
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5.6.6 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  Waterfront areas and near rapid transit. 

5.6.7 Encourage projects that provide opportunities for high school and college students to learn 
about multiple sectors. 

  

6.0 TRANSPORTATION 
 

6.1 An Integrated Transportation Network  
Transportation plays a significant role in the development and livability of communities. The 
availability of mobility choices, the integration of the networks and systems, the quality of 
infrastructure, and the connection to surrounding land uses are important aspects in supporting safe, 
livable, and vibrant streets and communities.  

A new Transportation Master Plan (TMP) was adopted by Council in June 2016. The purpose of the 
TMP is to support and be integrated with the District of Mission’s Official Community Plan, and to 
improve transportation within the District and the region for all modes of travel, including 
pedestrians, cyclists, public transit users, goods movement, and drivers. The TMP references the ‘Six 
D’s of Land Use and Transportation Planning’, which in essence provide a framework for supporting 
sustainable travel modes, developing complete streets, integrating with land uses, and placemaking 
(Figure ?).   

insert the diagram from the ‘plan’ illustrating transportation priorities 

 

A central theme in the TMP is to develop mobility hubs within the District – areas that are destinations 
designed to attract residents and visitors to spend time within them.  They provide vibrancy through 
the design of buildings, streetscapes, and open spaces, with main roads developed as ‘Great Streets’ 
that are attractive and comfortable places to spend time in and to travel along. To be successful in 
implementing both plans, the TMP and OCP must be closely linked. 

OBJECTIVE  

1. Provide a safe, balanced and integrated transportation system in Mission, giving consideration to 
all modes of transportation including pedestrian, bicycle, public transit, goods movement, private 
vehicle and other travel modes. 
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POLICIES 

6.1.1 Encourage the development of hubs, linking mixed land uses higher residential densities, and 
transportation, at Downtown (MissionCity), the Waterfront, Cedar Valley, and Silverdale.   

6.1.2 Coordinate land use planning and transportation, where the role, function and design of each 
roadway is closely related to the development objectives of adjacent land uses.   

6.1.3 Require new major land use development to comply with the Transportation Master Plan. If 
land uses or densities change from what was presented in the Transportation Master Plan, 
updated recommendations and considerations for those areas should be required. 

6.1.4 Support reduced use of the automobile and encourage the use of public transit and non-
automotive modes of transportation such as cycling and walking. 

6.1.5 Continue to cooperate with the FVRD to provide a unified regional perspective to the Province 
with regard to transportation improvements in Mission. 

 

6.2 Road Network 
The District of Mission has a well-established road network with a structured hierarchy of roads 
including municipal corridors, collectors, and local streets. The overall network includes approximately 
300 km of roads for residents, businesses and visitors to use for access to homes, services and 
properties. Since ongoing growth and development will continue to add pressures to the road 
network, support for alternative modes of transportation will assist in managing those pressures.  

OBJECTIVE  

1. Provide an efficient, safe and attractive road network to meet the existing and future needs of the 
community. 

POLICIES 

6.2.1 Use a system of local and collector streets to direct through traffic to major roads and to 
minimize traffic flow into residential neighbourhoods.    

6.2.2 Encourage infill residential development within urban and developed areas as a means to 
maximize utilization of existing road networks.  

6.2.3 Require proponents of major new commercial and multi-unit residential developments to 
provide a Traffic Impact Assessment, on a case-by-case basis, based on the location and 
existing circumstances.   

6.2.4 Consider residential development proposals that would place an undue traffic burden on 
existing roads as premature until an adequate road plan for upgrading of off-site congestion 
areas is accomplished.  
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6.2.5 Work cooperatively with all levels of government to ensure that Mission’s road system 
supports the regional transportation system and that road connections to adjacent 
communities are developed in concert with needs in those jurisdictions.  

6.2.6 Consider distinctive road design, boulevard treatment and beautification features in the road 
network at special locations in the community, such as entrances to neighbourhoods, park 
areas, tourist sites, and gateway locations, as part of the update of the Transportation Master 
Plan; explore the option of introducing roundabouts at appropriate locations in the 
community.  

6.2.7 Implement traffic calming measures to reduce speed and volume  or to control shortcutting 
traffic in residential areas using Mission’s Neighbourhood Traffic Calming Policy and the 
Development Bylaw.  

6.2.8 Ensure that existing and future road networks consider the incorporation of safe, accessible, 
convenient and comfortable connections for pedestrians, cyclists and transit when designing 
and planning roads.  

6.2.9 Monitor truck traffic and take measures if required to keep trucks on designated routes.   

6.2.10 Prevent driveway access to arterial roads for traffic safety and traffic flow improvement 
purposes. 

 

6.3 Pedestrian Network 
Walking is a fundamental form of transportation and part of every trip.  Developing a walkable and 
accessible network not only encourages walking as an alternative to the vehicle for short trips, but 
also works towards creating lively, active spaces. A well-connected pedestrian network should link 
areas where people live, work, learn and play. Encouraging walking works towards reducing GHG 
emissions, improves public health, and helps establish more livable and vibrant communities.   

Walking is currently supported through a variety of infrastructure in Mission including sidewalks, paths 
and trails. While there are some good connections within the urban core and surrounding areas, there 
are also some recognized gaps in the sidewalk and trail networks. Revitalization and redevelopment in 
the Downtown, Waterfront, and Commuter Rail areas will provide opportunities to improve the 
pedestrian environment.   

OBJECTIVE  

Encourage walking within the community and provide for a safe, convenient and pleasant 
environment for pedestrians with a well-connected network.   

POLICIES  
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6.3.1 Integrate land use and transportation planning to encourage walking over driving where 
possible, especially where there are mixed land uses.  

6.3.2 Plan capital budgets and developer contributions to include construction of new sidewalks, 
paths and trails as priorities.  

6.3.3 Encourage the development of pedestrian routes to link all major open spaces, activity areas, 
schools and public institutions.  

6.3.4 Encourage the development of attractive public realm spaces in mobility hub areas that 
provide links to surrounding land uses. 

6.3.5 Use Crime Prevention Through Environmental Design (CPTED) principles in designing open 
spaces and pedestrian links between parks, schools and other community facilities.  

6.3.6 Use and require the use of universal design standards in the development of the pedestrian 
network to accommodate persons of all abilities.   

6.3.7 Incorporate provisions for pedestrian connections and improvements in the preparation of 
Neighbourhood Plans and other comprehensive land use planning activities. 

 

6.4 Cycling Network 
There are some biking trails and routes in Mission that support cycling. However, there is no fully 
connected bicycle system that allows people to comfortably travel to and from destinations by bike.  
An integrated, connected bicycle network would allow travel within Mission and beyond to 
neighbouring communities, providing a practical means of transportation and also serving as a 
recreation amenity.    

OBJECTIVE  

Support cycling as an important travel mode and work towards a comprehensive, District-wide system 
of trails, routes and facilities for cyclists.   

POLICIES  

6.4.1 Upgrade and expand the cycling network throughout the community based on design criteria 
in the Transportation Master Plan. 

6.4.2 Continue to provide for a designated system of on-street and off-street bicycle routes 
integrated with recreation-oriented trails and paths.     

6.4.3 Construct or require construction of shared walking and bicycle facilities in areas needing 
these connections where site conditions permit.  
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6.4.4 Encourage bicycle support and end-of-trip facilities such as bicycle storage, bicycle racks and 
other facilities at bus exchanges, transit facilities and major commercial, institutional and 
multi-unit residential developments.  

6.4.5 Consider flexible parking requirements in support of additional bicycle parking within 
developments. 

6.4.6 Coordinate the funding and implementation of bicycle facility improvements with road 
construction or reconstruction work in conjunction with the Cycling Plan identified in the 
Transportation Master Plan. 

6.4.7 Incorporate provisions for bicycle route connections in the preparation of Neighbourhood 
Plans and other comprehensive land use planning activities. 

6.5 Transit 
Transit is vital to the development of sustainable, healthy and vibrant communities. It supports those 
who work, live and play in the District, and is particularly important for those who do not use other 
transportation options. Transit will be required to play a stronger role as Mission grows. 

Transit service in Mission is provided through BC Transit and service is linked to neighbouring 
Abbotsford. Mission’s transit system also includes the West Coast Express commuter rail service 
provided by TransLink. The West Coast Express uses the existing CP Rail line between Mission and 
downtown Vancouver to transport commuters to and from Vancouver during peak travel periods. 
Fraser Valley Bus and Charter also provides service to Vancouver. These transportation options 
provide alternatives to those travelling or commuting Vancouver, thereby decreasing stress on road 
networks and providing an environmental benefit.  

The Transit Future Plan, published by BC Transit in 2013, outlines steps to improve transit service, 
frequency and comfort over the next 25 years. It envisions a ridership target of 15 million annual 
passengers in 2036, representing a six-fold increase from ridership recorded in 2011. The plan targets 
an 8 percent transit mode share in this time period. The plan recommends a Frequent Transit Network 
in Mission’s downtown and waterfront areas to support new growth and higher density land uses. 

OBJECTIVE  

Support a public transit system that provides a frequent, convenient and comfortable alternative to 
travel by personal vehicle, integrated with transit-supportive land use planning and development.   

POLICIES  

6.5.1 Encourage and support the development of convenient, accessible and reliable transit service 
for the residents of Mission and work with BC Transit and other agencies to promote 
increased transit ridership.  
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6.5.2 Work with the Abbotsford/Mission Joint Transit Committee to monitor the demand for 
additional transit service, and to plan for improvements and changes to transit service in 
Mission as required.  

6.5.3 Promote the use of the West Coast Express as an alternative to the private automobile for 
travel between Mission and Vancouver, and encourage the upgrading of the West Coast 
Express commuter rail service to provide a greater frequency of trips, weekend service and 
two-way travel.  

6.5.4 Explore opportunities for locating a second West Coast Express station on the western end of 
Mission in conjunction with the potential development of the Silverdale area.  

6.5.5 Lobby the Province and TransLink for a more equitable cost-sharing model for West Coast 
Express.  

6.5.6 Provide for the ongoing review of Mission’s bus services to ensure the local transit system 
supports and is integrated with the West Coast Express commuter rail service.  

6.5.7 Promote regular and reliable bus system links to neighbouring communities such as 
Abbotsford and Maple Ridge as well as connection to the Evergreen extension to the 
Millennium Line in Coquitlam.  

6.5.8 Encourage higher density residential development to support transit within walking distance 
of bus routes and within the Commuter Rail area.  

6.5.9 Encourage major commercial, industrial and institutional developments to incorporate site 
design that facilitates efficient public transit operation.  

6.5.10 Implement improvements to the community’s bus stop areas in terms of comfort, amenities, 
design and user information and design and/or improve streets along transit routes so they 
are transit-friendly.  

6.5.11 Involve BC Transit in the planning process for new urban areas so the future needs of public 
transit are accounted for in the design. 

 

7.0 INFRASTRUCTURE 
 

7.1 Water Supply  
The District of Mission operates two water systems under permit from the Ministry of Health, 
including the District of Mission Water System and the Ruskin Townsite Water System. Water in the 
former system is treated using primary and secondary (chlorination and chloramination) treatment 
processes. The latter system’s water supply is from Hayward Lake and is distributed to homes in the 
Ruskin Townsite and the Ruskin Trailer Court.   
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Mission’s water comes from Cannell Lake through the Norrish Creek water supply system. It has been 
recognized that a third water source will be required to accommodate future growth in the 
community.   

In total, 30,000 Mission residents (approximately 85% of the population) have serviced water. Water 
services are primarily limited to the urban and suburban areas. Water is distributed to serviced areas 
by way of about 181 km of water mains.   

Mission is planning to undertake updated modelling of its water system during 2017 and 2018. The 
modelling will take into account the land use aspects of this OCP. The water system model will be a 
basis for capital planning and capital investment strategies that will support the vision of this OCP. 
Until that work is complete, it is possible that development in some areas, especially those outside the 
currently serviced areas, may be constrained by water supply. 

The 2010 Water Master Plan Update determined that Mission consumed an average of approximately 
335 litres per person per day. The plan found that existing water supplies were adequate to supply 
drinking water to approximately 2016 and that the inclusion of a new Stave Lake system would 
provide an adequate supply to 2031. Nevertheless, high demand and extended dry conditions in 
recent summers have resulted in water shortages. Consistent with the OCP, the 2006 Drought 
Management & Water Conservation Study recommends immediate implementation of a water 
conservation program consisting of bylaws, audits, rebates, leakage reduction, metering and pricing 
measures. 

In 2012, in response to the Water Master Plan Update, Mission completed a Strategic Long Term 
Water Supply and Demand Management Study. The study further reviewed and made 
recommendations regarding next steps in the development of new water sources and the potential 
for demand management through metering programs. The water conservation recommendations of 
that study are being implemented by Mission; the recommendations for universal water metering 
have not been implemented yet. 

Most rural areas in Mission are not serviced, with the exception of residents fronting the trunk water 
main along Dewdney Trunk Road and Ainsworth Street to the Cannell Lake source. Rural areas that do 
not have access to a municipal water supply are serviced with private wells. The District regulates the 
installation of new wells at the time of subdivision approval. The regulations require that new wells be 
drilled and tested, with treatment provided if necessary to ensure a reliable supply of potable water.  

In 2005, the District of Mission and the City of Abbotsford assumed ownership and direct 
responsibility for the management and operation of the water supply system, which had previously 
been operated by the Fraser Valley Regional District.  Mission jointly owns the water supply system 
with the City of Abbotsford, the latter of which is the operator of the water system. Under the 
agreement, the apportionment of costs is based on the bulk metered water usage attributable to each 
municipality. The District and the City are responsible for financing their respective shares of the 
capital expenditures of the system. 
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There are some challenges with regard to the quality of well water in parts of the Ferndale area. The 
southern portions of the area lack a reliable water supply due to arsenic in the groundwater and 
issues related to drainage (high water table and poor drainage in certain locales). 

Water supply will be critical to achieving long-term development objectives and ensuring health and 
safety. Map ?, Municipal Services and Infrastructure, identifies ??? 

OBJECTIVE  
 
1. Provide a reliable, safe, and sustainable water supply and delivery system to residents. 

POLICIES 
 
7.1.1 Support initiatives to maintain water quality through protection of the watershed, multiple 

barrier treatment, monitoring, and testing of water systems. 

7.1.2 Supply all urban, suburban, commercial and industrial areas with a municipal water supply as 
part of development, with development contributing to the costs associated with the services 
as determined through the development review process. 

7.1.3 Provide sufficient water to support fire protection in areas where improvements to or new 
water systems are being constructed. 

7.1.4 Lots subdivided in areas without municipal water must provide proof of a proven water supply 
of sufficient quantity and quality to meet the Guidelines for Canadian Drinking Water Quality. 

7.1.5 Plan new municipal water supply services in a manner that avoids or minimizes impacts to fish 
habitat during construction and operations. 

7.1.6 Encourage water conservation through a variety of means, including public education, 
seasonal water restrictions, and encouraging innovative solutions.  

7.1.7 Explore the potential for water metering as a means to encouraging water conservation and 
to delay the required multimillion dollar infrastructure upgrade cost.  

7.1.8 Develop a program to work with businesses to assess water conservation practices at the 
business. 

 

7.2 Sanitary Sewers  
The District of Mission operates a collection and trunk main sewer system that serves the urban areas 
of Mission. Most of the properties without municipal sewer service use ground disposal systems (i.e., 
septic field); however, a small number of properties use holding tank systems.  

The sanitary sewer system services 25,000 residents (approximately 71% of the population) via 152 
km of sewer mains.  The majority of the sewer system is based on gravity service. Eight municipally-
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owned sewage pump stations are located in areas where gravity service is not practical. All sewer 
mains flow to a point just downstream from the Mission Bridge at the Fraser River where a sanitary 
sewer trunk main siphon has been laid below the Fraser River. This sewer trunk main carries sewage 
to the Joint Abbotsford-Mission Environmental Control System (J.A.M.E.S.) Sewage Treatment Plant. 
The plant provides secondary treatment through biofiltration, secondary clarification, disinfection and 
neutralization prior to discharging to the Fraser River.  

Solids are removed from the liquid stream and pumped into a pasteurization chamber for bulk 
treatment prior to entering the digesters. The finished bio-solids are treated to a Class “A” standard 
under the BC Organic Matter Recycling Regulation. Meeting the Class “A” requirement allows the bio-
solids to be mixed with other materials such as sand mulch, which can be used without restrictions 
wherever topsoil or amended soil is needed. The J.A.M.E.S. plant has recently begun marketing the 
product under the trademark name of Val-E-Gro. 

In 2005, the District of Mission and the City of Abbotsford assumed ownership and direct 
responsibility for the management and operation of the joint Sewage Treatment System. The City of 
Abbotsford is the designated operator of the treatment plant. Under the agreement, costs are 
apportioned based on the sewer flows attributable to each municipality. The District and the City are 
responsible for financing their respective share of the capital expenditures of the sewage system. 

Mission is planning to undertake updated modelling of its sanitary system during 2017 and 2018. The 
modelling will take into account the land use aspects of this OCP. The system model will be the basis 
for capital planning and capital investment strategies that will support the vision of this OCP. Until 
that work is complete it is possible that development in some areas, especially those outside the 
currently serviced areas, may be constrained by sanitary conveyance capacity. 

Based on existing planning several significant projects are required to ensure sufficient capacity exists 
for future development. These include a twinning of the Fraser River crossing and an upgrade to 
forcemains to convey Hatzic flows to the Harbour pump station. 

OBJECTIVE  
 
1. Provide and maintain an efficient sewage system that serves all urban areas within the District. 

POLICIES 
 
7.2.1 Require the planning for new urban development areas to include a review of the municipal 

sanitary sewer service as part of a comprehensive planning process. 

7.2.2 Conduct preventative maintenance to keep the sewer system in good condition and working 
order. 

7.2.3 Improve the existing sewer system through investment in capital improvement projects 
needed to support growth. 
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7.2.4 Plan new municipal sewage system elements in a manner that avoids or minimizes impacts to 
fish habitat during construction and operations, avoiding alignments within fish habitat areas 
including watercourse crossings and riparian areas. 

7.2.5 Collaborate with the FVRD on an ongoing basis to retain opportunities for partnerships on 
infrastructure and servicing. 

7.2.6 Where possible, assess the feasibility of cross-jurisdictional agreements to provide sanitary 
sewer service for Mission’s outlying areas. 

 

7.3 Rainwater Management 
Mission operates a rainwater collection and conveyance system composed of about 148 km of storm 
sewer mains, 140 km of roadside ditches, and an extensive network of creeks, streams, and rivers. The 
entire system is gravity-based with the exception of three locations where dyke pump stations, 
operated and maintained by the District, pump water during high water levels caused by the Fraser 
River freshet.   

Stormwater has the potential to carry significant pollutants (heavy metals, hydrocarbons and fecal 
matter), both from developed areas and from areas under development, and the increase of 
impervious surfaces results in peak flows that can damage streams and habitat due to water quantity, 
velocity and quality. The GVRD has spearheaded a great deal of work regarding rainwater 
management and much of this work is applicable to development within the District of Mission. 

The storm sewer system, including pipes, culverts, ditches, and creeks, serves approximately 65% of 
Mission’s developed urban area, with the remaining area serviced by an open ditch system. Integrated 
rainwater management standards and guidelines are in place. Integrated rainwater management 
guides the community to implement goals that address land use, drainage and environmental 
considerations.  

Climate change will affect the capacity of existing drainage systems in the future, and the Province has 
prepared numerous resources to guide municipalities on consideration of climate change in planning 
and development. Integrated rainwater management planning needs to address climate change from 
the watershed level to the site scale. 

Mission is planning to undertake an updated study of its drainage systems during 2017 and 2018. The 
analysis will be a basis for capital planning and investment strategies that will support the vision of 
this OCP. Until that work is finalized, drainage planning needs to be completed for specific 
development applications in collaboration with Mission staff. 

Map ??  identifies  

OBJECTIVE  
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Address rainwater management within development processes to minimize impacts to the aquatic 
environment and fish habitat. 

POLICIES 
 
7.3.1 Require that an integrated rainwater management plan be prepared prior to the development 

of new subdivisions and developments. 

7.3.2 Require all development to deal with rainwater management on site as per the District’s “best 
management practice” requirements. 

7.3.3 Plan new rainwater management and conveyance systems in a manner that avoids or 
minimizes impacts to fish habitat during construction and operations, avoiding alignments 
within fish habitat areas and considering appropriate treatment and discharge of runoff. 

7.3.4 For major new developments (e.g., neighbourhood plan areas), require the preparation of 
integrated rainwater management plans for watersheds. Such plans should address drainage 
and flood management plus anticipated impacts on the aquatic environment, including 
reductions in base flows, adverse impacts on water quality, and containing the increased 
frequency and magnitude of peak flows. Require implementation of mitigation measures to 
address impacts on the aquatic environment due to rainwater runoff. 

7.3.5 Undertake modelling of existing drainage systems to confirm capacities of the existing system, 
and the likely impacts of climate change. 

7.3.6 Integrate rainwater management practices within other District bylaws and practices.  

7.3.7 Consider rainwater management ponds and wetlands in parks where they add value to the 
character of the parkland and do not reduce the space available for recreation activities.  

7.3.8 Avoid rainwater impacts to hazardous terrain such as gullies. 

7.3.9 Assess existing watercourses for problem areas and opportunities for stabilization.  

 

7.4 Waste Management  
The philosophy behind Mission’s waste management programs has been one of "user-pay".  This 
philosophy requires that each unit that receives service should pay the full cost of that service. The 
costs for the waste management programs are assessed as line items on property tax statements and 
are divided into categories based on the program and service level.  

All single detached and duplex units within Mission’s urban area receive weekly "three stream" 
collection of garbage, recyclables, and compostables through a private contractor. Refuse collection 
service is not provided by the municipality to commercial, or industrial buildings; however, recycling 
and compost pick-up services are provided to multi-unit residential developments. Residents living in 
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rural areas can drop off recyclables and compost for free at the District’s landfill but a fee is charged 
for garbage. 

Through a private contractor, Mission operates a landfill site, Mission Landfill, which is open to the 
public and receives all residential garbage and compostables. The existing landfill site has a projected 
lifespan of 30 to 40 years. Recyclables collected through residential programs are taken to the Valley 
Road recycling facility in Abbotsford.  

As Mission continues to grow, there will be increased pressures on the landfill site. It will become 
increasingly important to reduce waste as a first priority, and to divert waste, as a second priority, to 
recycling and composting facilities. Increasing participation through ongoing public information 
programs about waste reduction, recycling, and reuse will be needed. Construction and demolition 
wastes, and particularly land clearing debris, will be major challenges.  Per the Solid Waste 
Management Plan, addressing these will require stakeholder meetings to resolve disposal streams and 
to explore recycling options.  

Mission also needs to consider hazardous materials management. Hazardous materials are solid or 
liquid materials potentially involving or exposing people to risk. Hazardous materials are addressed by 
provincial and local governments. The Ministry of Environment is the lead provincial agency that 
responds to major hazardous materials incidents. The Ministry’s response is guided by the BC 
Hazardous Material Response Plan. Local government emergency services (fire, police, and 
ambulance) are responsible for operational support, provided expertise and resources are available 
and the response functions are within their mandate. If needed or requested, the Province will 
provide technical assistance to industry or local government in accordance with the BC Hazardous 
Material Response Plan.   

Outside of the realm of major hazardous materials incidents, local governments must undertake 
hazardous materials management activities to protect health and safety. Best Management Practices 
that address business activities, such as auto and truck washing, steam cleaning, automotive repair, 
and service stations, should be communicated to the public to help reduce environmental impacts 
associated with sewer, land, air and watercourse contamination. Communications materials should 
also be developed to inform residents about Best Management Practices regarding hazardous 
materials storage, disposal, and spills.   

OBJECTIVE  
 
Serve the community’s needs for solid waste collection and disposal and materials recycling, and 
address municipal responsibilities related to the reduction, storage, and management of hazardous 
materials.  

POLICIES 
 
7.4.1 Continue to provide waste disposal and recycling services in accordance with the District’s 

Solid Waste Management bylaw. 
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7.4.2 Continue to offer solid waste management at the Mission landfill until such time as the FVRD 
may offer another option. 

7.4.3 Continue to participate in regional and provincial programs in efforts to achieve targets for 
waste reduction, reuse, recycling and recovery. 

7.4.4 Work with provincial and regional agencies in developing and maintaining municipal 
strategies, policies, regulations and enforcement procedures related to the reduction, storage 
and management of hazardous materials. 

7.4.5 Work with provincial and regional agencies to help raise public awareness of the 
environmental and health impacts associated with discharging toxic substances into air, land, 
and water.   

7.4.6 Develop District communications materials to inform residents and businesses about 
municipal regulations and recommended Best Management Practices regarding hazardous 
materials storage, disposal and spills. 

 

7.5 Safety and Security Services 
Safety and security services in Mission are provided by the RCMP and the Mission Fire/Rescue Service.  
The Mission RCMP Municipal Detachment provides policing services to the community. The Mission 
Fire/Rescue Service offers prevention, public education, and emergency response services.  

Mission also has a Search and Rescue Team. This team provides assistance to the RCMP and other 
policing agencies; the BC Ambulance Service; municipal fire departments; Provincial Coroner’s 
Services; municipal, provincial, and federal agencies; and neighbouring Search and Rescue Teams.  
This assistance is directed toward the search and rescue of missing, injured, and trapped persons, the 
recovery of bodies, and aid during civil emergencies and natural disasters. 

OBJECTIVE 
 
1. Provide for the safety and security of Mission residents through effective and responsive police, 

fire protection, fire rescue and emergency services. 

POLICIES 
 
7.5.1 Support the RCMP crime prevention services and initiatives and work with the RCMP to plan 

their service levels in accordance with the changing needs of the community. 

7.5.2 Support neighbourhood associations in their involvement in crime prevention programs in 
partnership with the RCMP, e.g., Block Watch, Citizens on Patrol and the Auxiliary Constable 
Program. 
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7.5.3 Use Crime Prevention Through Environmental Design (CPTED) principles in reviewing 
development proposals and in the design and development of public parks, open spaces and 
facilities. 

7.5.4 Provide adequate street lighting in public places to provide for public safety and a sense of 
security. 

7.5.5 Encourage and support education and community awareness programs regarding crime 
prevention, fire prevention and emergency preparedness. 

7.5.6 Provide fire services including prevention, public education and emergency response 
programs. 

7.5.7 Implement the Interface Fire Hazard Plan prepared to improve fire prevention and protection 
in the interface areas between rural and suburban areas and the forest, and explore 
opportunities when a municipal structure is being considered in areas adjacent to forested 
lands, to build a ‘fire smart’ structure as a ‘show home’. 

7.5.8 Support Mission Search and Rescue in their work with the RCMP, municipal Fire Department 
and other agencies in the search and rescue of missing, trapped or injured persons. 

7.5.9 Work with public safety agencies to ensure emergency coordination plans are in place and up 
to date. 

7.6 Railway 
The Canadian Pacific (CP) Railway runs through Mission south of and roughly parallel with the 
Lougheed Highway. This poses some challenges in terms of railway crossings. Noise associated with 
the railway was raised as a concern in various community meetings.  

OBJECTIVE 
 

1. Respect the importance of and need for railway operations through Mission, while working to 
reduce impacts on accessibility, landscape character, and the lifestyle of residents. 

POLICIES 
7.6.1 Encourage CP Rail to enhance railway corridors with vegetative buffers and appropriate 

landscaping through existing neighbourhoods and future urban areas such as the waterfront.  

7.6.2 Work with CP rail to address the use of railway horns in and near residential areas. 
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LAND USE AND URBAN FORM 

8.0 URBAN STRUCTURE AND LAND USE  

8.1 Urban Structure, Growth and Land Use 
 
Mission’s 2008 OCP establishes a clear approach to urban structure and growth. It is based on a strong 
urban core composed of a denser downtown and new urban neighbourhoods in the waterfront and 
commuter rail areas. Other areas of growth include Cedar Valley, Hatzic and Silverdale. After the 2008 
OCP was prepared, District staff established an urban growth boundary to clarify the distinction 
between urban and rural areas.  

This OCP continues the overall urban structure that has been established with an even greater focus 
on densifying core areas and neighbourhood centres, and supporting infill in existing neighbourhoods.  
The OCP contains an urban growth boundary (Map ?) and urban development is discouraged outside 
of that boundary.  

The OCP includes land use designations, shown on Map ?, to provide long-term planning direction for 
permitted uses in the District. Figure 5.1 summarizes the OCP designations and associated 
characteristics and densities. Additional policies for each designation are provided within this section.  

Mid-rise buildings are defined as being up to 6 storeys high. High-rise buildings are greater than 6 
storeys.    

Floor space ratio (FSR) is the ratio of a building’s total floor area (Gross Floor Area) to the size of the 
piece of land upon which it is built. 

 
OCP Designation Characteristics Land Uses Density 
Mixed Use Centres 
MissionCity 
Downtown 

Multi-storey low and mid rise 
buildings 
Ground-oriented commercial uses 
with entries and glazing oriented to 
the sidewalk 
Residential and office spaces on upper 
floors 
Wide attractive sidewalks on 1st 
Avenue with attractive pedestrian 

Mixed use 
(residential and 
commercial) 
 
Multi unit 
Residential 
 
Commercial 

1.0 to  
4.5 FSR  
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spaces 
Service and parking access from the 
rear of buildings 
Refer to DPA guidelines 

Mixed Use 
Commercial / 
Residential 

Multi-storey low and mid rise 
buildings 
Ground-oriented commercial and 
residential uses on key pedestrian 
corridors  
Includes Waterfront, Commuter Rail 
and East and West of Downtown 
Refer to DPA guidelines 

Mixed use 
(residential, 
industrial and 
commercial) 
 
Multi unit 
Residential 
 
Commercial 
 
Industrial 

1.0 to 2.0 
FSR 
 
 

Neighbourhood 
Centre 

Single or multi storey buildings  
Heights are initially limited to 4 
storeys (taller and varied building 
heights may be possible through a 
neighbourhood plan) 
Includes Cedar Valley, Silverdale 
Neighbourhood One Core, and 
Silverdale Gateway 
Refer to DPA guidelines 

Mixed use 
(residential and 
commercial) 
 
Commercial 

0.5 to 1.5 
FSR 
4,000 m2 
commercial 
retail unit 
maximum 

Residential Neighourhoods 
Mid Rise Multi-unit 
Residential 

Multi storey buildings near 
commercial nodes and key 
destinations 
Heights are initially limited to 6 
storeys (taller and varied building 
heights, and ground floor commercial, 
may be possible through a 
neighbourhood plan) 
Refer to DPA guidelines 

Multi unit 
Residential 
 
Accessory 
commercial 
(associated 
with a 
residential 
care facility) 
 
Home 
occupation, 
live/work 

1.0 to 2.0 
FSR 

Attached Multi-unit 
Residential 

Multi storey buildings near 
commercial nodes and key 
destinations. Includes ground-
oriented and stacked duplex, row or 
townhouses 
Heights are limited 
to 3 storeys (taller and varied building 
heights, and ground floor commercial, 
may be possible through a 

Multi unit 
Residential 
 
Accessory 
commercial 
(associated 
with a 
residential 
care facility) 

0.5 to 1.5 
FSR 
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neighbourhood plan) 
Refer to DPA guidelines 

 
Home                            
occupation, 
live/work 

Urban Compact Small lot residential and infill 
residential 
Heights are limited to 3 storeys (when 
the third storey is entirely within the 
roofline) 
Refer to DPA guidelines 
  

Residential 
with accessory 
units 
 
Home 
occupation, 
live/work 

0.5 to 0.75 
FSR 
 
And/or 
 
)?? 

Urban Residential Traditional single detached residential 
with provision for accessory units  
Infill residential 

Residential 
with accessory 
units 
 
Home 
occupation, 
live/work 

0.5 to 0.75 
FSR? 
 
An?? 

Suburban Residential Larger lot residential units on fringe of 
urban area serviced by municipal 
water 

Single detached 
residential 
 
Home 
occupation, 
live/work 
 
Small scale 
agriculture 

Minimum  
0.36 ha 
(0.88 acre) 

Rural Residential Larger lot residential units on fringe of 
urban area not serviced by municipal 
water or sewer  

Single detached 
residential 
 
Home 
occupation, 
live/work 
 
Small scale 
agriculture 

Minimum 
1.73 acre 
(0.7 ha) lots 
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Rural  Country acreages not serviced by 
municipal water or sewer 

Single detached 
residential  
 
Secondary 
dwelling 
 
Agriculture  

Minimum 4 
acre (1.6 
ha) lots 

 
Not sure that we need 
this designation now? 

Housing type to be determined in the 
area surrounding Silverdale 
Neighbourhood One 

Single detached 
residential 
 
Home 
occupation, 
live/work 
 
Small scale 
agriculture 

Tbd 

Employment Lands 
Future Employment 
Lands 

Large scale employment opportunities 
 
Preference for Agriculture-related 
businesses  (see Section x) 
 

  

Commercial Small to large format retail centres, 
with up to 4 storey buildings 
 
 

Commercial 
 
Tourist 
accommodation, 
automotive, 
entertainment, 
light industrial, 
office, service, 
indoor recreation 
and upper level 
residential uses 

Up to 2.0 
FSR 

Industrial Industrial buildings and structures, 
generally 1 to 2 storeys, with large lots 
to accommodate circulation, parking 
and storage 

Industrial 
 
Accessory 
Commercial 
 
accessory 
dwelling unit 

Variable 

Resource Industrial Gravel pits Heavy industry 
 
Resource 
extraction  

n/a 

Agriculture Farming with rural residential 
 

Agriculture 
Residential with 
accessory units 

Variable 
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Supporting Lands 
Institutional Institutional buildings and sites Civic, education, 

religious, health 
care, and 
assembly uses 
 
One accessory 
dwelling unit 

Variable 

Parks and Open Space Parks and open space supporting 
indoor and outdoor recreation 
amenities, trails and natural parkland 
See section 6.3 
 

Recreation 
 
Protected areas 
 
One accessory 
dwelling unit 

N/A 

Municipal Forest Forested land managed for resource 
and recreation purposes 

Recreation 
 
Protected areas 
 
Forestry 

N/A 

Environmentally 
Sensitive Area 

Preserved natural areas including  
steep slopes, sensitive habitat, 
riparian corridors 
See section 4.3 and Development 
Permit Areas G, H, and I 
 

Low-impact 
recreation 
 
Research and 
education 

N/A 

Historic Site 
Comprehensive 
Development Area 

   

                                            
Figure 5.1: Land Use Designations 
 
POLICIES 
 
The following policies apply to multiple land use designations: 
 
8.1.1 Adopt the land use designations and associated characteristics, land uses and densities in 

Figure 5.1 as OCP policies.  

8.1.2 Increases in height and density may be considered where they further the goals and 
objectives of this plan, and/or based on the provision of community amenities. 

8.1.3 Allow parks, public utilities, community services, paths/trails, open space, and urban 
agriculture in all land use designations. 

8.1.4 Convey to development proponents that the District has the authority to manage subdivision 
design to occur with the public interest in mind, as defined in the Development and Zoning 
Bylaws.  
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8.1.5 Consider variations to built form and density, without requiring an OCP amendment, in 
circumstances including, but not limited to, the following:  

• to achieve heritage conservation objectives  

• where significant community amenity contributions are being provided  

8.1.6 Encourage the provision of child care facilities in Mixed Use Centres and Residential 
Neighbourhoods.  

8.1.7 Allow limited small-scale commercial development to serve local neighborhood residents on 
appropriately designated properties within the Urban Growth Boundary, e.g. daycare, corner 
store, coffee shop, doctors’ offices and health care clinics.  

8.1.8 Encourage community gardens in residential developments within the Urban Growth 
Boundary, on common property in stratas, municipally-owned fee simple property, or on 
easements or rights-of-way that are not required for other purposes.  

8.1.9 Encourage and support home-based businesses within all residential areas provided that 
these are identified, that sufficient services and parking exist, and that there will not be 
impacts to neighbours caused by noise, odour, traffic, parking, change in neighbourhood 
character, or any other conditions.  

8.1.10 Encourage at least 10% of the total number of any new residential development units or 
subdivision lots to be affordable as defined by the District of Mission.  

8.1.11 Encourage cluster housing development within Urban Residential, Suburban Residential and 
Rural Residential designations areas where clustering preserves mature vegetation, 
environmentally sensitive areas and open space areas. 

8.1.12 Development proposals that are outside the Urban Growth Boundary and/or otherwise not in 
conformance with this OCP (including the Potential Urban Growth Area on Map ?) may be 
considered by Council when the following criteria have been addressed at no cost to the 
District: 

• Preparation of a neighbourhood or local area plan at the discretion of the Director of 
Development Services 

• Demonstration that the proposed development will be fiscally responsible for the District 

• All on- and off-site servicing costs to be borne by the developer (inclusive of any 
upgrading to municipal services needed to accommodate the development). 

• Improvements to the road system between the development and major arterials, and 
upgrading of roads and intersections to handle the projected traffic  at the expense of the 
developer. 
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• A market feasibility study has been prepared to the satisfaction of the Director of 
Development Services 

• There is a demonstrated need in the community for the proposed development 

• Development meets environmental policies of this plan 

• A 3D visualization of the development is prepared and presented to the public, with direct 
notification of all surrounding property owners, all at the developer’s cost, for informed 
community input 

8.1.13 Do not consider access to adjacent servicing as sufficient grounds to support a development 
proposal.  

 

Mixed Use Centres 
 
These include MissionCity Downtown and areas east and west of downtown, the Waterfront, 
Commuter Rail area, and Neighbourhood Centres (Cedar Valley and the core of Silverdale 
Neighbourhood One). They are comprised of a mix of land uses and higher residential densities, and 
include the concentrations of commercial retail and offices in the District. 
 
POLICIES 
 
8.1.14 Encourage ground floor commercial uses with residential above the main floor, in all mixed 

use centres.  

8.1.15 All development proposals in mixed use centres are subject to a development permit process 
review of design, massing, public view corridors, public and semi-public spaces, transportation 
planning, active transportation, and other considerations (section ??) 

 
MissionCity Downtown 
 
The MissionCity Downtown Action Plan was completed in 2013 and sets out the following vision for 
the revitalization of the District’s Downtown: 

“Downtown Mission will be animated, safe and attractive with a unique sense of identity, 
heritage, and character. The Downtown will provide a range of mixed-use, residential, 
commercial, civic, educational, and community spaces to support a thriving local economy. A 
compact and attractive urban form will support walking and transit use while vehicle access 
and flows will be efficient and safe…” 

 
To achieve this vision, the Action Plan identifies Five Fundamentals: 

• A multi-modal transportation system 
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• A mix of high density land uses and activity nodes 
• A high quality public realm, parks and open spaces 
• Addressing social needs and community issues 
• Creating economic conditions for successful development 

 
The OCP will address many of these goals through its land use, social, economic, and parks and 
recreation policies. 
 
The MissionCity Downtown Design Guidelines build on the work completed in the Downtown Action 
Plan, translating the Action Plan into specific design strategies and approaches aimed at improving 
building form and character and the public realm in Mission’s Downtown.  
 
POLICIES 
 
8.1.16 Use the MissionCity Downtown Action Plan as a guide to development downtown. 

8.1.17 Follow the MissionCity Downtown Design Guidelines (section ? of this OCP) for development 
downtown within the area defined in OCP Map ?.  

8.1.18 Establish a transit-oriented, high-density neighbourhood in MissionCity Downtown that 
capitalizes on the location of the West Coast Express Station. 

8.1.19 Encourage and support a mix of high-density residential, institutional, and commercial uses.  

8.1.20 Establish open space along the street, including a central downtown gathering space, 
achieving as much of this as possible through negotiations with developers.  

East and West of Downtown 

The areas east and west of downtown are changing and have a mix of land uses. These areas have the 
opportunity to support downtown with vibrant higher-density neighbourhoods that form a transition 
from downtown to the surrounding residential neighbourhoods. 
 
POLICIES 
 
8.1.21 Encourage high-density, affordable residential development, integrated with neighbourhood 

commercial uses west and east of MissionCity downtown.  

8.1.22 Encourage the development of pedestrian-friendly infrastructure as new development takes 
place, reflecting some design features found downtown. 

Waterfront 
 
The 2006 Mission Landing Concept Plan was the first plan that explored opportunities for a mixed-use 
neighbourhood along the District’s Fraser River waterfront. This was followed by the Waterfront 
Redevelopment Planning Study, a Phase I market analysis, completed in 2010, that assesses the 
viability of the redevelopment of the waterfront. This area has significant opportunities for 

92



D I S T R I C T  O F  M I S S I O N  OFFICIAL COMMUNITY PLAN – DRAFT DECEMBER 8, 2016 8 1  
                

 

redevelopment as a community and for recreation as part of Experience the Fraser. It could be similar 
to successful waterfront communities in other parts of the Lower Mainland, such as Steveston, New 
Westminster, False Creek, and North Vancouver. It also has major challenges related to flood levels, 
industrial uses, contaminated soils, and transportation connectivity to downtown.  
 
POLICIES 
 
8.1.23 Use the Mission Landing Concept Plan as a preliminary guide to development on the 

waterfront, and conduct more detailed studies to further refine plans within the context of 
the opportunities and challenges. 

8.1.24 Establish a waterfront theme for future development in this area. 

8.1.25 Raise dykes or fill the entire area as needed and establish a pedestrian-oriented precinct along 
the waterfront with a continuous walkway, viewpoints, commercial uses, public art, 
interpretive features, and other dynamic urban elements.  

8.1.26 Revitalize the waterfront, restore and enhance riparian areas, and provide public access to the 
river as part of Experience the Fraser.  

 
Commuter Rail Area 
 
The commuter rail area is currently a mix of light industrial and commercial uses. Due to its proximity 
to the West Coast Express station, downtown and the waterfront, this location has the potential to 
support high-density residential uses that are integrated with commercial and warehousing/wholesale 
land uses. It is an excellent location for affordable housing, especially for frequent transit users. This is 
a neighbourhood that will likely experience a gradual transition to a more residential setting.  
 
POLICIES 
 
8.1.27 Encourage high-density, affordable residential development, integrated with service 

commercial uses.  

8.1.28 Encourage the development of pedestrian-friendly infrastructure as new development takes 
place.  

   
Neighbourhood Centre 
 
Cedar Valley is Mission’s newest neighbourhood. Approximately 70% of the land base in Area 1 has 
been developed; this neighbourhood has the opportunity to expand and to support more density. The 
previous OCP envisioned the core commercial part of the neighbourhood as commercial only. This 
OCP proposes a mixed use model to bring more life and efficiency of land use into the  
Neighbourhood.  
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Additional future neighbourhood centres are envisioned at Silverdale Gateway and the core area of 
Silverdale Neighbourhood One. Progressive mixed use planning approaches are proposed, integrating 
environmental features and multi-modal transportation.  
 
POLICIES 
 
8.1.29 Limit the size of Neighbourhood Centres to one hectare to protect the viability and ongoing 

revitalization of MissionCity Downtown, the Junction and the Waterfront as the main 
commercial districts in the community.   

8.1.30 Encourage mixed use commercial/residential and low-rise multi-unit residential development 
within neighbourhood commercial centres.  

8.1.31 Encourage neighbourhood centres at major road crossings at least 1 km apart from each 
other. 

Residential Neighbourhoods 
 
These are predominantly residential neighbourhoods, with a mix of mid rise and attached multi-family 
buildings, single detached dwellings on a range of lot sizes, and accessory units such as secondary 
suites and detached secondary dwelling units. 
 
Mid Rise Multi-Residential 
 
There is very little mid rise multi-residential development on the OCP land use map, because in most 
of Mission, commercial uses are proposed to be integrated with mid rise multi-residential 
development, and these areas are therefore designated as mixed use commercial / residential. Mid 
rise multi-residential developments may become more appropriate in Mission’s urban compact and 
attached multi-unit residential areas on suitable sites as the community as a whole becomes more 
dense. Mid rise multi-residential developments may also occur on sites designated as mixed use 
commercial / residential where there is little pedestrian traffic and low opportunity for commercial 
uses at street level.  
 
POLICIES 
 
8.1.32 Consider mid rise multi-residential development on sites designated as mixed use commercial 

/ residential where there is little pedestrian traffic and low opportunity for commercial uses at 
street level.  

8.1.33 Consider mid rise multi-residential development on sites designated as urban compact and 
attached multi-unit residential areas where the site is large enough, properties are on major 
roads, and buildings will not interfere with views from surrounding neighbourhoods.  

Attached Multi-Residential 
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There are significant areas designated as attached multi-residential in Cedar Valley and Silverdale 
Neighbourhood One. This use could also be located in urban compact areas on suitable sites as the 
community as a whole becomes more dense. 
 
POLICIES 
 
8.1.34 Provide the majority of the attached multi-residential development near neighbourhood 

centres, schools and parks in developing neighbourhoods.  

Urban Compact 
 
Urban compact development proposals are subject to a development permit process review of design, 
massing, public view corridors, public and semi-public spaces, transportation planning, active 
transportation, and other considerations. 
 
Consider attached multi-residential development on sites designated as urban compact where the site 
is large enough and buildings will not interfere with views from surrounding neighbourhoods.  

 

Employment Lands 
 
Future Employment Lands 
 
Suitable industrial land and agricultural land are both in limited supply in Mission. The District’s 
approach to this area is that industrial uses may be appropriate if they also contribute to the 
agriculture industry and food security in Mission.  
 
There are two locations for future employment lands; one on the west side of Mission and the other 
in Cedar Valley. The western area is suitable for industrial uses as it is flat, well serviced by 
transportation corridors, close to the Fraser River, and adjacent to existing industrial uses. The 
challenge is that the properties are within the Agricultural Land Reserve.  
 
The Cedar Valley employment lands are intended to provide a buffer between Cedar Valley and the 
Ferndale Correctional Institute and to create employment opportunities for residents of Cedar Valley. 
The Cedar Valley Comprehensive Development Plan envisions this area as having one and two storey 
multi-tenant buildings featuring flex space that could accommodate a wide range of enterprises on 
the ground floor, with residential uses including live-work studios on the upper floor where 
appropriate.  
 
POLICIES 
 
8.1.35 Consider industrial and commercial uses on all future employment lands subject to the 

following considerations:  
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• the development of high paying and labour intensive industries  

• environmentally friendly industries  

• contributions to the agriculture sector and food security  

• the inclusion of food production within industrial sites, potentially on the site and/or on 
rooftops where appropriate 

Commercial 
 
Most of the commercial development is located along the Lougheed Highway in the form of highway 
oriented businesses and shopping centres. Other commercial sites include gas stations and small 
commercial businesses within neighbourhoods. There are no new commercial areas proposed, as all 
of the new commercial use is envisioned as part of mixed use commercial / residential developments. 
Some of the commercial uses along Lougheed Highway may wish to incorporate residential 
development over time, as this is a common trend for older shopping centres.  
 
POLICIES 
 
8.1.36 Consider the incorporation of residential development into the commercial uses along 

Lougheed Highway as this area is upgraded in the future.  

Industrial 
 
Most of Mission’s industrial development is located along the Fraser River and/or the Lougheed 
Highway. These include light and heavy industrial uses. Silver Creek Industrial Park on the west side of 
Mission has been expanding in recent years. Mission’s economic development staff have been 
working on strategies for attracting more clean, high technology industry into to the community.  
 
POLICIES 
 
8.1.37 Require proposed industrial sites to have adequate services and water supply to support 

regular operations and firefighting needs.  

8.1.38 Encourage public access to and along the Fraser River shoreline to the degree possible, 
consistent with the vision of Experience the Fraser.  

8.1.39 Encourage restoration and enhancement of the Fraser River shoreline habitat where possible.  

8.1.40 Prepare a policy on minimum number of jobs per square metre of developed industrial floor 
space. 

8.1.41 Support an accessory residential unit for an industrial lot or strata lot, provided that industrial 
is the primary site use, with the criteria for accessory residential units to be defined in the 
Zoning Bylaw.  
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Resource Industrial 
 
The resource industrial lands in Mission consist of gravel pits in the north portion of the District. 
Several gravel pits are active, including three owned by Mission (Shaw Pit, Red Mountain and the 
municipal landfill). Sand and gravel are non-renewable resources that are expected to stay in high 
demand for the foreseeable future. At the same time, aggregate extraction can pose a significant 
threat to the environment if not managed properly. There have been significant advancements in 
sediment control, truck emissions and control of nuisance factors in recent years. The District is 
participating in a pilot project that seeks to raise the standards for the aggregate industry while 
providing more certainty for extraction and processing in some areas. 
 
POLICIES 
 
8.1.42 Require heavy industrial use areas, such as gravel pits, to be appropriately reclaimed and 

“greened up” by the operator after works are complete, and require the operators to consider 
the long-term uses of these sites.  

Agriculture 
 
Mission has several pockets of agricultural land on the periphery of the urban area. In 2015, 
technology and agri-food entrepreneurs in the Fraser Valley received provincial funding for a new 
agriculture- and technology-focused program, delivered by the Sumas Regional Consortium for High 
Tech (SRCTec). The new BC Agri-food Venture Acceleration Program based in Mission is providing 
entrepreneurs and startups in the Fraser Valley with training, coaching and the network to help them 
accelerate growth. This new program expands on BC Innovation Council's BC Venture Acceleration 
Program, which now delivers a successful technology accelerator program in 13 communities around 
the province. 
 
POLICIES 
 
8.1.43 Encourage sufficient buffers, including roads and rights-of-way, between agricultural lands 

and adjacent, non-agricultural properties, and the use of ‘best practices’ guides from the ALC, 
e.g. Ministry of Agriculture and Land's Guide to Edge Planning and Ministry of Agriculture and 
Land's Guide to Using and Developing Trails in Farm and Ranching Areas. 

  

Supporting Lands 
These lands include institutional uses, parks and open space, and environmentally sensitive areas. 
 
Institutional 
 
Institutional uses in Mission, including schools, churches, health care facilities, community services 
(such as shelters, youth homes and other forms of social housing), libraries and provincial and federal 
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offices are distributed across the urban area to serve the needs of the population. There are some 
particularly large institutional sites in the District, including the prominent landmark Westminster 
Abbey and several correctional institutions.  
 
POLICIES 
 
8.1.44 Support institutional uses, including schools, churches, health care facilities, libraries and 

provincial and federal offices within the Urban Growth Boundary. These uses are 
encouraged to locate within convenient access of major transportation routes to ensure 
ease of accessibility and to minimize negative impacts on residential developments. Official 
Community Plan Amendment applications are not required to locate Institutional uses within t
heUrban Growth Boundary.  Public input regarding locations may be received through the Pub
licHearing process associated with rezoning applications for new institutional uses.  

8.1.45 Encourage major institutional uses that serve the entire community, such as health care faciliti
es, government buildings, and cultural facilities, to locate within MissionCity downtown.  

 

Temporary Commercial and Industrial Use Permits  
 
Council may choose to issue temporary commercial or industrial use permits as per the Local 
Government Act in order to:  

a. Allow a commercial use in an industrial designation or an industrial use in a commercial 
designation, on a temporary basis  

b. Allow seasonal uses in commercial areas  
c. Allow temporary non-agricultural uses on agricultural land as a means of augmenting or 

supplementing farm income with appropriate provincial approvals 
 
POLICIES 
 
8.1.46 Establish a framework that identifies when and where consideration of temporary commercial 

or industrial use permits may be appropriate.  

8.1.47 In consideration of the issuance of a temporary use permit, Council shall be satisfied that the 
temporary use does not adversely affect adjacent or surrounding properties in terms of 
pollution, odour, noise, light, traffic, views, parking or loading.  

8.1.48 Temporary Use Permits may be issued for a period of up to three years and may be extended 
upon application. Upon expiry, the temporary use of land, buildings and structures shall cease 
to exist. 

8.1.49 Consider Temporary Use Permits to support predevelopment activities in the waterfront, e.g., 
floodplain management, seismic work.  
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8.2 Neighbourhood Planning Framework 
Like many communities, Mission is comprised of distinct areas and neighbourhoods, each with its own 
unique character and needs. Within Mission, these can generally be defined as the following (Figure 
?): 

• MissionCity Downtown  

• Cedar Valley 

• Central Mission 

• Waterfront (including Commuter Rail Area) 

• Ferndale 

• Hatzic 

• North Hatzic / Ferndale 

• Silverdale (including Silverdale Gateway) 

• Stave Falls 

• Steelhead  

• Other areas – Keystone, Silverhill, Israel Bench 

Neighbourhood plans will be required for areas anticipating growth in density or experiencing 
development pressures, including relatively low density areas on the periphery of the City, as well as 
core areas expecting intensification. There will be variations in the neighbourhood planning process 
depending on the current and anticipated status of the neighbourhood. In every case, the plan should 
follow the Neighbourhood Planning Guidelines outlined below. 

Collaborative Planning Process 

Prepare a Communications and Engagement Strategy that outlines the level of engagement and tools 
to be used with District departments, neighbouring jurisdictions, landowners, the general public, and 
other stakeholder groups identified in the strategy. For all neighbourhood plans, communication and 
engagement opportunities with the general public are required.  

Technical Due Diligence and Full Cost Accounting 

Conduct technical and costing studies that identify the costs of infrastructure and servicing and 
sources of funding for these, including capital works and maintenance, repair and replacement over 
time.   

Neighbourhood Plan Structure 
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Include the following elements in the Neighbourhood Plan, with the level of detail for each topic 
related to the location and the size of the development anticipated. Other aspects may be included 
within a plan based on specific conditions. 

OCP Alignment 
Demonstrate how the neighbourhood plan conforms to this OCP, including the vision, goals, 
objectives, policies, and the urban structure and growth strategy.  

Vision 
Include statements providing a vision and strategic direction for the neighbourhood. 

Land Use 
Identify existing conditions, such as housing inventory, population, demographics, and other 
land uses. Provide plans and policies regarding proposed land uses and densities. 

Parks, Trails and Recreation 
Identify existing and proposed parks and trails, including indoor and outdoor community and 
recreation amenities. For commercial and higher density residential areas, describe existing 
and proposed plazas and squares and other public realm opportunities. 

Environment 
Identify existing environmentally sensitive and significant areas, including streams, ponds, 
wetlands, riparian areas, steep slopes, old growth forest areas, critical habitat, species at risk 
habitat areas, and wildlife corridors. Identify the extent to which these lands will be protected 
and managed, including but not limited to buffer zones, land tenure, and access. 

Transportation 
Identify multi-modal transportation infrastructure integrated with existing networks, and 
provide a forecast of the modal split. This includes the existing and proposed street network 
and classifications, on-road and off-road bike lanes, sidewalks and paths/trails; and transit 
routes and stops. Identify street cross-sections, including unique street designs for specific 
circumstances where a typical street standard is not appropriate for achieving the OCP vision. 

Infrastructure 
Based on the proposed land uses and densities, identify servicing for water, sanitary, 
stormwater, and other private utilities, such as gas, electricity, and fibre optics. Provide a 
strategy that outlines the phasing and implementation of servicing. 

Design Guidelines 
Provide any specific design guidelines for the neighbourhood that may supplement the 
Development Permit Guidelines. 

Schools 
Identify the impacts of the neighbourhood plan in relation to school catchments, including any 
school site acquisition or expansion required, in conjunction with School District 75. 
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Implementation 
Provide an integrated plan showing the tools proposed to implement the neighbourhood 
plan, such as density bonus, community amenity contributions, development cost charges, 
and latecomer agreements, and the phasing or triggers to achieving them. 

8.3 Neighbourhood Overview and Policies 
This section provides an overview of Mission’s neighbourhoods, the concerns of residents, and 
identification of the areas needing Neighbourhood Plans and policies specific to these 
neighbourhoods.  

MissionCity Downtown  

The MissionCity Downtown Action Plan of 2013 captures the vision of the community and 
recommendations for the downtown area (Section 5.2.?). It can serve as the framework for a 
Neighbourhood Plan for this area; additional work is required on infrastructure and other topics.  

8.3.1 Locate destination spaces and services downtown where possible, in order to add vitality and 
to attract people, e.g., town square gathering place, District Hall services. 

 
Cedar Valley 

Cedar Valley has been a popular new development that caters mostly to families, offering good access 
to nature, the Westcoast Express and the Mission Leisure Centre. The concerns of residents that are 
addressed in OCP policies include the following: 

• Traffic and transportation – bottlenecks on arterial roads, needs for additional sidewalks and 
trails/bike paths, truck traffic, emergency transportation routes 

 
POLICIES 

8.3.2 Conduct a review of the existing Cedar Valley Comprehensive Neighbourhood Plan (CVCNP) to 
address the following opportunities and any others that arise during the CVCNP review: 

• More density to accommodate seniors housing and more affordable housing options 
• More commercial space in mixed use commercial / residential nodes 

 
 

Central Mission 

Central Mission has been evolving from an older single detached residential neighbourhood to one 
with more density. Residents appreciate the sense of neighbourhood, heritage, walkability of short 
blocks, and good access to downtown, Centennial Park and the Mission Leisure Centre. 

The concerns of residents that are addressed in OCP policies include the following: 
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• Traffic and transportation – more safety for pedestrians and cyclists 
• More neighbourhood commercial uses in the north part of Central Mission 
• Need for creek restoration and enhancement, especially Gaudin Creek 
• More live/work opportunities 
• The need for a neighbourhood park close to the downtown area 
• Useable front porches to encourage neighbourhood friendliness and visiting 
• Respect for the heritage character 

 
POLICIES 

 
8.3.3 In the Parks and Recreation Master Plan, consider the need for more park space in the Central 

Mission area.  

 
Waterfront and Commuter Rail Area 

The Mission Landing Concept Plan captures the vision of the community and recommendations for 
the waterfront and commuter rail areas (Section 5.2.?). It can serve as a Neighbourhood Plan for this 
area until such time as a waterfront redevelopment plan has been completed. 
 
North Hatzic / Ferndale 

The area referred to as North Hatzic and neighbouring Ferndale are rural residential areas planned to 
remain as such. These areas are outside the urban growth boundary; however, they are experiencing 
development pressures.   
 
Hatzic  

Hatzic is an older residential community, and North Hatzic has recently been developed with suburban 
residential areas. Residents have a strong sense of community and community pride and love the 
large lots, views, and proximity to nature and Heritage Park. A Neighbourhood Plan is not needed for 
this area because it is fully planned for build-out within the urban growth boundary.  
 
The concerns of residents that are addressed in OCP policies include the following: 

• Traffic and transportation – more safety for pedestrians and cyclists 
• Consider infill development to include more housing options 

 
POLICIES 

 
8.3.4 Work with BC Transit on a potential transit hub in Hatzic where buses can turn around. 

8.3.5 In the Parks and Recreation Master Plan, consider the need for more park space in the Hatzic 
area.  
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Silverdale 

In 2008, much of the Silverdale area was designated as Urban Residential under the OCP. To guide 
future neighbourhood planning in the area, Council adopted the Silverdale Urban Residential Terms of 
Reference (LAN 48). The subsequent Silverdale Neighbourhood One Plan was prepared based on the 
Terms of Reference and was directly incorporated into the OCP; the area was also rezoned based on 
the Neighbourhood One Plan.  

The Neighbourhood One Plan was based on a comprehensive inventory and analysis of the land, and it 
includes a vision and goals, land use plans, economy studies, transportation networks, and more. 
Surrounding the Neighbourhood One Plan area, a majority of the remaining land in Silverdale was 
designated “urban”. Despite these planning directions, no implementation has occurred to date. This 
OCP process has determined that the urban designation and LAN 48 should be revisited in light of 
recent information on servicing, land use trends and the overall vision and direction established in this 
OCP.  

Silverdale Gateway is located along the Lougheed Highway at the vehicular entry points to Silverdale. 
There are several gas stations in this area, which has been envisioned for additional commercial uses, 
potentially including a hotel.  

Current residents of Silverdale appreciate the community hall, neighbourhood school, small-town 
character, trails, and proximity to nature and water, including the Silvermere Island refuge. They also 
recognize the challenges of a small, relatively isolated community where it is necessary to travel for 
shopping, urban services are lacking, and there are no provisions for aging in place.  

POLICIES 
 
8.3.6 Require the developer to prepare an updated Neighbourhood Plan that refines previous plans 

and addresses the following opportunities: 

• A realistic plan that is likely to be implemented 
• Feasible plans for water and sewer services 
• More density to accommodate seniors housing and more affordable housing options 
• Neighbourhood commercial space in mixed use commercial / residential nodes at 

Silverdale Gateway and in the core of Silverdale Neighbourhood One 
• Trail networks, bike lanes and better public transit to Mission and Vancouver 
• Protection of at least a portion of Silvermere Island as a park 
• Protection of land for growing food (e.g., Silverhill used to grow raspberries and 

strawberries) 
• Parks for all ages of people 
• Respect heritage buildings and keep pioneer names 

 
Stave Falls 
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Stave Falls is a rural community closely linked geographically with  Maple Ridge. The highlight of the 
community is the Stave West Forest & Recreation Area, the development of which is guided by the 
Stave Lake Master Plan. Stave Falls has no urban services and closure of the neighbourhood school 
and community hall have detracted from the sense of community. Residents are also concerned about 
the traffic impacts of Stave West. 

POLICIES 
 
8.3.7 Consider the need for traffic management in the area.  

8.3.8 Review opportunities for the future of the school site in cooperation with other interested 
parties.  

8.3.9 Encourage the Province to review the management of Rolley Lake Park to determine if it can 
be open year-round.  

 
Rural Neighbourhoods, Keystone, Silverhill, Steelhead 

These neighbourhoods are rural with pockets of residences, and they are planned to remain as such 
within the 10-year time frame of the OCP.   
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9.0  DEVELOPMENT PERMIT AREAS 
 

See separate document 
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IMPLEMENTATION 

10.0  FINANCIAL STRATEGIES 
This section will be completed later. It is just a set of notes from various sources for now 

10.1 Mission’s Financial Context 
In 2015, Mission had a total operating budget of $62.4 million to support its wide range of 
departments and services, including the following: 

• Engineering and Public Works 
• Development Services 
• Administration / Governance 
• Libraries 
• Water Utility 
• Sewer Utility  
• Waste Management 
• Forestry Services 
• Protective Services 
• Parks and Recreation 
• Financial Reserves 
 

Generally an OCP does not commit a municipality to spending; however, as growth occurs there will 
be capital costs of infrastructure, parks and services, and the financial impacts to the District will 
depend on how these improvements and services are funded.    

10.2 Economic Development 
Need to decide about a section on this in the main document or here in implementation - The 
following are notes from consultation on the topic 

• Incentive for clean industrial business 
• Grow op policy 
• Promote small business 
• Encourage more awareness (brand creation), attract new business (Green Business, 

Entrepreneurs, Young People, Information Technology, Renewable Resources), job retention, 
better quality jobs, incentives 

• Support tourism – leverage proximity to outdoor recreation 
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• More entertainment, dining options, evening entertainment 
• Promote Mission as an outdoor recreation destination 
• Policies to attract and maintain new business 

10.3 Action Plan 
Once the OCP recommendations are complete, this section will have a set of tasks for implementation 
of the OCP.  The following are some potential actions: 

Bylaws 

The District has numerous bylaws that interrelate with the OCP. When a new OCP is completed,  a 
municipality must ensure that OCP recommendations are compatible with the existing regulations or 
that potential impacts to the regulations are well understood.  

Key regulations that relate to the OCP include the Zoning Bylaw completed in 2009, which regulates all 
land development within the District; the Floodplain Management Bylaw, which regulates 
development within floodplain areas; and the Subdivision Control Bylaw (1985), which regulates the 
subdivision of land and promotes the orderly and economic development of the Municipality. 

• Revised outdated bylaws that are incompatible with the new OCP, including Zoning Bylaw and 
Subdivision Control Bylaw 

• Establish a process for development applications that are outside the planned growth area and/or 
outside serviced areas 

• Enforcement of unsightly premises 
• Stricter enforcement of secondary suites and grow ops 
• Streamline messaging between departments – one clear vision 
• Better communication of plans, policies – youth involvement 
• More liaison with groups, potentially through umbrella organizations due to the number of 

groups- 
• OCP policies need to be fiscally responsible (cost /benefit analysis) 
• Create a “Made-in-Mission”, “green” building checklist for new construction, which can be 

distributed to potential builders and developers  
• Amend the Mission Subdivision Servicing Bylaw to include Innovative Development Standards 

(IDS) 
• Update the Parks and Trails Master Plan 
• Provide an integrated trails network to link neighbourhoods throughout the community to the 

Town Centre  
• Develop Community Wildfire Protection Plans 
• Develop a Mission specific Food Strategy 
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APPENDIX A: THE COMMUNITY  

A.1 Community Overview 
Mission has a unique history that dates back to the Stó:lō First Nations, who first inhabited the region. 
The municipality was incorporated in 1892 and is one of the oldest communities in the Province of 
British Columbia. Find a historic photo? 

Mission is located within the Fraser Valley Regional District (FVRD) in southwestern British Columbia 
(Figure 2.1). It is comprised of about 226 square kilometres of land area, consisting of a unique mix of 
urban, rural, and natural environments. The District of Mission is bounded to the north by FVRD 
Electoral Area F, to the south by the Fraser River and the City of Abbotsford, to the east by Electoral 
Area G of the FVRD, and to the west by the City of Maple Ridge. The community of Mission is located 
approximately 70 km east of Vancouver, and 15 km north of the Canada/U.S. border. Fraser River 
photo 

 

 

(map will be inserted in the final version) 

 

 

Figure 2.1: Map of FVRD Municipalities and Electoral Areas (Partial)  

 

Mission, with a 2016 population of approximately 38,000, is located within the Fraser Valley region, 
which has a total population of 277,000. The other larger communities in the Fraser Valley are 
Abbotsford with a population of 133,000 and Chilliwack with 77,000.  The total population of the 
Lower Mainland is 2.5 million. 

Mission is a relatively small urban area within the Lower Mainland in terms of population and 
workforce, and will always be heavily influenced by the broader region. Its size is an advantage to 
those who prefer to live in a friendly and manageable community.  The District has opportunities to 
offer a diverse range of land uses, businesses, and employment to support a growing population and a 
complete community surrounded by a rural setting. 

With its location on the north shore of the Fraser River, Mission has scenic views and outstanding 
opportunities for outdoor recreation. The character of Mission is that of a distinct small town in a 
rural setting with urban amenities. Arts, culture, sports, and nature-based recreation are all thriving. 
Photo of a great view 
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Due to its location away from Highway 1, the community is more secluded than other large Fraser 
Valley municipalities. This is an opportunity in terms of giving Mission a distinct identity and charm 
while maintaining relative affordability; it also means that Mission needs to make special efforts to 
attract industry and commerce. The community is at the terminus of the West Coast Express 
commuter rail service, which has significantly improved access to employment opportunities in 
downtown Vancouver. Through Experience the Fraser and other river-related opportunities, Mission 
has excellent potential for expanding industry, housing and recreation on the riverfront. By building 
on its strengths and tackling its challenges, Mission has a unique opportunity to move toward 
becoming a more complete community. Outdoor Recreation photo 

Experience the Fraser (ETF) is a unique vision to connect communities, parks, natural features, historic 
and cultural sites and experiences along the Lower Fraser River. Coordinated by Metro Vancouver, the 
Canyon to Coast Trail and Recreational Blueway are the backbones of the project, connecting Hope to 
the Salish Sea by means of over 550 kilometers of trail and via the river itself. 

A.2 Population 
Demographic data helps to provide an understanding of current trends, which supports the 
anticipation of future needs of Mission residents. The primary source of demographic data is the 
census, most recently completed in 2011. Due to the age of the data, certain trends identified may not 
align with anecdotal evidence (in 2016), as significant changes can occur in a five-year period. For 
example, District staff have noticed a strong influx of young families to Mission, which may not be 
captured by the available data. The 2016 census will help to identify the more recent trends. Young 
family photo 

Between 2006 and 2011, the District’s population grew from 34,505 to 36,426 residents, a 5.6% 
increase over the five-year period. In comparison, Maple Ridge grew by 10.3%, Abbotsford by 7.4%, 
and BC by 7% over the same period. As of 2011, the District’s population ranked 23rd province-wide 
and 123rd nationally. BC Stats currently estimates Mission’s population to be 38,711 residents (as of 
2015), which would represent an even greater increase of 6.3% since 2011. 

Mission’s population distribution in 2011 was concentrated among school-age children aged 5 to 19 
and mid-late career adults aged 35 to 59 (Figure 2.2). In contrast, the majority of the growth of the 
population between 2006 and 2011 occurred among late career and retired adults over the age of 50. 
Over this period, the median age in Mission increased from 37.5 to 39.3 years, which, despite the 
increase, remains 2.6 years lower than the provincial median of 41.9 years. Children photo 
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Figure 2.2: Mission Population by Age Group (2006 and 2011) 
Source: Statistics Canada 

As of 2011, 6.5% of Mission’s residents were Aboriginal in origin and 10.7% were visible minorities. 
About 13% of the population reported a non-official language (English or French) as their mother 
tongue. Of the non-official languages, Panjabi (Punjabi) (6.1%), German (1.7%), and Spanish (0.7%) 
were the most common. Cultural photo 

Mission’s population is projected to experience strong growth over the next 30 years (2011-2041) – 
growing from 36,426 to 61,699 residents (Figure 2.3). This represents an average annual growth rate 
of approximately 2% per year and 69% in total. This growth will be distributed disproportionately, 
with the population of school-aged children (ages 5 to 19) rising by 16%, and those aged 70 or older 
(i.e., retirees) increasing by an estimated 450%. This growing age cohort will have a significant impact 
on the types of services and amenities required in the District over the coming years. New 
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POPULATION FORECAST - DISTRICT OF MISSION - 2011-2041
AGE COHORT 2011 2016 2021 2026 2031 2036 2041
0 to 4 years 2,158     2,109        2,255        2,434        2,499        2,368        2,514        
5 to 9 years 2,364     2,294        2,326        2,491        2,733        2,716        2,591        
10 to 14  years 2,424     2,319        2,466        2,521        2,767        3,031        3,013        
15 to 19 years 2,684     2,319        2,190        2,328        2,422        2,799        3,098        
20 to 24 years 2,264     2,538        2,074        1,943        2,089        2,355        2,696        
25 to 29 years 2,024     2,163        2,900        2,482        2,347        2,551        2,978        
30 to 34 years 2,225     2,258        2,647        3,418        2,904        2,744        3,202        
35 to 39 years 2,410     2,374        2,783        3,206        4,254        3,468        3,328        
40 to 44 years 2,676     2,610        2,597        3,057        3,649        4,838        3,828        
45 to 49 years 3,190     2,744        2,731        2,716        3,348        4,103        5,627        
50 to 54 years 3,177     3,172        2,495        2,502        2,494        3,205        4,196        
55 to 59 years 2,446     2,989        3,209        2,538        2,550        2,540        3,537        
60 to 64 years 2,065     2,406        3,239        3,494        2,639        2,649        2,635        
65 to 69 years 1,405     1,915        2,415        3,262        3,572        2,718        2,710        
70 to 74 years 1,008     1,284        2,032        2,505        3,514        3,858        2,745        
75 to 79 years 778        874           1,353        2,083        2,680        3,790        4,228        
80 to 84 years 592        628           820           1,259        2,088        2,778        4,106        
85 to 89 years 333        464           539           701           1,180        1,951        2,688        
90 years and over 203        283           480           623           845           1,304        2,250        
TOTAL 36,426   37,792      41,691      45,736      50,696      55,755      61,699      

AVG. ANNUAL INCREASE 273           780           809           992           1,012        1,189        
AVG. ANNUAL GROWTH 0.74% 1.98% 1.87% 2.08% 1.92% 2.05%
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development photo 

 

Figure 2.3: Population Projection - District of Mission 2011-2041 
Sources: BC Stats; Statistics Canada; Site Economics 

The figures indicate an expectation that the District's population will grow by about 800 residents per 
year from 2016 to 2026, increasing to about 1,000 per year from 2026 to 2036, and increasing further 
to nearly 1,200 residents per year after 2036. This is an average long term growth rate of 
approximately 2% per year. Assuming an average of 2.5 people per household, this provides for 
demand of approximately 320-480 net new housing units per year for the District. This growing 
population of Mission will increasingly want local employment and retail opportunities.  

Mission is home to 6,985 families (2011), with a diverse mix of compositions (Figure 2.4). Mission has 
a slightly lower proportion of married-couple families than the province as a whole, and slightly more 
lone-parent families.  

Geographic name 
Married-couple families Common-law-couple families Lone-parent families 

number % number % Number % 

Mission 6,985 68.4 1,415 13.9 1,805 17.7 

British Columbia 887,990 71.7 160,360 13.0 189,805 15.3 

Abbotsford 28,875 77.8 2,925 7.9 5,325 14.3 

Figure 2.4: Family Composition (2011)  
Source: Statistics Canada 

Mission is home to 12,785 private households (2011), of which couple-family households are the most 
common (58.4%) in Mission, with 30.3% having children aged 24 and under living at home. One-
person households are the next most common demographic in Mission at 21.4%, followed by lone-
parent family households at 12.2% (regardless of age of children). Looking forward, it is anticipated 
that shrinking household sizes will contribute to the number of households rising by 89% to 25,200 
(exceeding the 69% overall population growth). 

Household sizes across North America have continued to decrease over time, an effect that has been 
accelerating since the 1970s. The 1981 census was the first to record that there were more one 
person households (20.3%) than five person households (14.6%). The 2011 census revealed that for 
the first time there were more one person households (27.6%) than couple households with children 
(26.5%).  
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There are many reasons for shrinking household sizes, with a number of dramatic societal shifts partly 
responsible; couples having fewer children, increased acceptance of divorce, a preference in younger 
people to live alone, and a movement towards urban living in smaller units in dense environments. 
Shrinking household sizes are apparent in both Metro Vancouver and Mission: Metro Vancouver’s 
household size in 2015 was 2.6 vs Mission’s 2.8. Metro Vancouver & Mission’s household sizes are 
forecast to decrease further to 2.45 and 2.65 respectively by 2025. It is reasonable to project that over 
the study period Mission’s household size will shrink to 2.5 persons per household. 

As the suburban communities in the Lower Mainland become more built-out, land and home prices 
will rise and neighbourhoods will densify. These trends are expected to spur increased demand in 
Fraser Valley communities, including the District of Mission, as families push eastward in search of 
greater value, especially for lower density single detached and ground oriented housing.  

Though growth has been somewhat slow in the years following the recessionary period caused by the 
financial crisis of 2007–09 (considered by many economists to have been the worst financial 
crisis since the Great Depression of the 1930s), communities like Mission are considered to be part of 
the next wave of development and are expected to experience renewed growth in the years to come 
and over the long term. Much of this growth is expected to occur as greenfield development in the 
Silverdale Lands area, additional development in Cedar Valley, as well as infill development in the 
established urban areas.  

As residents flow outwards from Vancouver seeking more affordable housing, there will likely be 
larger percentages of future residents seeking higher density, lower cost housing options. In order for 
Mission to develop in a sustainable manner and to offer affordable housing, densification in 
predefined areas will be important.  

Residential Land Supply 

The District of Mission will need to accommodate approximately 9,000 new residents, or about 3,600 
residential units within the 10-year time frame of this OCP, based on a 2% annual growth rate. 
Anticipated household sizes in each area are based on the following assumptions: 

• Cedar Valley and Hatzic – average size lots  2.5 residents/household 

• Infill and urban development (mostly multi-unit) 2.2 residents/household  

• Larger lots on average (Silverdale)    2.7 residents/household  

In this analysis, a “household” is defined as a discrete unit, i.e., a secondary suite is considered a 
separate household. The anticipated supply based on order-of-magnitude estimates provides 
sufficient capacity (Figure 2.5, figures are rounded for convenience). Add a photo of each area  

Location Projected 
Population 

Projected 
Residential Unit 

Comments 
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Capacity Supply 

Cedar Valley 3,000 1,200 

 

Based on 70% build-out to date 
and initial projections in the 
Cedar Valley Plan; assumed 
2.5/household 

Silverdale 
Neighbourhood One  

1,950 720 Based on 50% build-out by 
2026 based on projections in 
the Silverdale Neighbourhood 
One Plan; assumed 
2.7/household 

Waterfront and 
Commuter Rail Areas 

2,500 1,150 Based on 50% build-out by 
2026 based on projections in 
the Waterfront Redevelopment 
Planning Project; assumed 
2.2/household 

MissionCity 
Downtown and East 
and West of 
Downtown 

660 300 Assuming one multi-unit mid-
rise building per year at 30 
units each; assumed 
2.2/household 

Hatzic  625 250 Based on proposed 
developments; assumed 
2.5/household 

Infill 880 400 Assuming an average of 40 infill 
units per year; assumed 
2.2/household 

Total 9,615 4,020  

Figure 2.5: Residential Land Supply 
Source: Urban Systems and Mission  

The above supply is conservative, as this OCP promotes additional density in Cedar Valley, estimates 
above do not include Silverdale Gateway, and there may be more multi-unit residential buildings 
developed in Central Mission.  

Current and Future Employment  

As of the 2011 census, the District of Mission had approximately 18,750 residents employed in various 
occupations and industries. The industries most common to the workforce were Retail Trade (13.4%), 
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Construction (12.8%), Healthcare and Social Assistance (10.2%), Manufacturing (9%), and 
Transportation and Warehousing (6.7%). Together, these five industries accounted for just over 52% 
of the District's workforce. 1  

One-fourth of the workforce is engaged in occupations related to Trades, Transport and Equipment 
Operations, while another fifth are engaged in Sales and Service occupations (Figure 2.6). The 
remainder are in professional industries, such as Business, Finance, and Administration (13%); 
Education, Law, Social, Community, and Government Services; and Management (10%). In Mission, 
servicing the local population is the largest single driver of employment, accounting for over 40% of 
employment, closely followed by industrial-based employment. Employment photo 

 

Figure 2.6: Top 5 Occupations of Mission Residents (2011) 
Sources: WorkBC; Statistics Canada; Site Economics 

Based on employment forecasts, the overall size of the workforce is expected to increase by nearly 
50% in the thirty years between 2011 and 2041, growing from 18,750 to 27,900 over that period. On 
an industry basis, Healthcare, Construction, Administrative and Professional Services – already large 
employers in Mission – are expected to experience modest growth, increasing their overall share of 
the District’s jobs.  

Employment growth will have implications for future land use depending on the types of employment 
projected. Based on current forecasts, office, industrial, commercial, and institutional will be the 

                                                           

1 Sources: WorkBC; Statistics Canada; Site Economics 
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largest employers in 2041 (Figure 2.7). It is important that the District designate viable lands to 
accommodate these unique employment needs. As noted previously, careful consideration of the size 
and location (vs. the overall quantity) will be essential.  

  

Figure 2.7: District of Mission Employment Forecast by Land Use (2011 – 2041) 
Source: Site Economics 

A.3 Land Demand Study 
As a background analysis for the OCP, a Land Demand Study was prepared (Site Economics, December 
2015). Having a wide range of lands available, including a long term supply of employment lands, are 
important requirements to plan the future development of a community.  Specifically, employment 
and industrial lands are key to providing the foundation for the necessary business and employment 
opportunities within a community to service the local population and economy. Building complete 
communities helps to keep jobs as well as tax revenue within the community, provides employment 
opportunities closer to home, shorter commute trips, supports more efficient land use and 
transportation patterns, and other associated benefits. 

The following are the key findings of the study: commercial use photo 

• There are sufficient regional commercial (retail and service) lands to accommodate growth in 
the Lougheed Highway retail node (west of downtown), over the longer term. There is also long 
term demand for a small amount of new commercial space in the proposed waterfront village to 
the south of downtown on river;. 

• There are sufficient neighbourhood commercial lands in high traffic locations within emerging 
residential communities. New lands in suitable locations are available for rezoning as needed 
over the longer term. 

• There are sufficient downtown commercial core lands, assuming site assembly, to 
accommodate growth. Developers will eventually construct mixed use projects with apartments 
above street front retail at grade level. There is also very strong potential for pure residential 
buildings adjacent to the core and on larger sites which may not require assembly. 

• There are sufficient office lands to accommodate future growth. Demand is modest and there 
are ample lands ready for and suitable to this use, primarily on the highway, near major 
intersections and downtown. 

EMPLOYMENT FORECAST BY LAND USE TYPE - DISTRICT OF MISSION - 2011-2041
LAND USE TYPE 2011 2016 2021 2026 2031 2036 2041

Office 5,068        5,377        5,708        5,910        6,125        6,671        7,495        
Industrial 4,476        4,735        5,013        5,189        5,379        5,859        6,586        
Commercial 3,686        3,911        4,151        4,297        4,456        4,853        5,455        
Recreation 553           583           615           636           660           719           808           
Institutional 2,924        3,139        3,375        3,503        3,631        3,954        4,444        
Non-Specific 1,605        1,751        1,910        1,988        2,061        2,244        2,522        
Agricultural 437           437           437           448           464           507           571           

TOTAL 18,749      19,933      21,210      21,972      22,777      24,807      27,881      
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• There appears to be sufficient institutional land. Growth and demand are moderate and there 
are ample lands ready for and suitable to this use. 

• There are sufficient residential lands to accommodate growth. There are ample lands in most of 
the new, emerging and planned neighbourhoods. In addition there are many infill locations. 
Multifamily residential apartment projects are warranted both downtown and in the waterfront 
village. There is even ample land for single family detached homes to be added to the urban 
fringe. The District suspects that many single family homes have additional suites. If this is the 
case then even less land than projected is needed. 

• There are insufficient industrial lands. Unfortunately steep topography severely limits available 
lands for this use. The primary non retail form of employment is on industrial lands and without 
vacant lands the local economy cannot offer residents higher paying forms of local 
employment. It is worth noting that every 50 acres of industrial development has a total 
economic impact of just under $1 billion. It is important that Mission expand its industrial land 
base, economy, employment opportunities and industrial property tax base. 

Mission is subject to some of the highest rates of retail, service and employment outflow of any 
municipality in British Columbia. It is situated just far enough outside the Metro Vancouver and 
Abbottsford to serve as a population centre yet not be economically integrated within its employment 
infrastructure. Its role and function as a suburb of Abbotsford and other larger urban centres is not ideal 
or sustainable. Mission can change its economic profile primarily by adding local employment and the 
best way to do that is by expanding the industrial land base.  
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	2016-12-14 Draft Official Community Plan (OCP) Presentation - MLRP&SP Memo
	PURPOSE:
	The purpose of this report is to introduce the Draft Official Community Plan (OCP) in anticipation of a presentation of the OCP to Council on December 14PthP, 2016.  In addition to the draft OCP attached to this report Council will be receiving a part...
	COUNCIL GOALS/OBJECTIVES:
	The OCP review process fulfills Council’s objective to complete a full OCP review
	FINANCIAL IMPLICATIONS:
	No financial implications are associated with this report.
	COMMUNICATION:
	Following this presentation to Council and provided Council is in support, representatives from the consulting firm at Urban Systems and District staff will be begin preparations for a public presentation and additional neigbhbourhood meetings in Janu...
	SUMMARY AND CONCLUSION:
	The OCP review is now in phase three of the project.  The next phase includes a public presentation of the draft OCP and an on-line survey to be launched in January 2017.
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