
 

Committee of the Whole 
Agenda 

 
 

The agenda for the Freestanding Committee of the Whole (Development Services Committee- 
Downtown Incentive Program) meeting to be held in the Conference Room of the Municipal Hall, 
8645 Stave Lake Street, Mission, British Columbia on Monday, September 23, 2013, commencing at 
1:00 p.m. 

1. CALL TO ORDER   

2. ADOPTION OF AGENDA   

3. DEVELOPMENT SERVICES   

(a) District of Mission Downtown Development Incentive Program  Page 2 

4. ADJOURNMENT   
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File Category: ADM.BYL.PRO 
File Folder: Downtown Revitalization Tax Exemption Bylaw 2013 

DATE:   September 23, 2013 

TO:   Mayor and Council 

FROM: Stacey Crawford, Economic Development Officer 

 Sharon Fletcher, Director of Long-Range Planning and Special Projects 

SUBJECT:  District of Mission Downtown Development Incentive Program 
ATTACHMENT(S): Appendix A: Map of Downtown Planning Area   

Appendix B: Draft Downtown Development Incentives Marketing Brochure  
Appendix C: Sample Development Sites Demonstrating Impact of Incentives 
Appendix D: Draft Façade Improvement Program and Funding Request 
 

RECOMMENDATION(S):  Council consider and resolve: 

1. That the Mission Downtown Development Incentive Program, as outlined in the report dated 
September 23, 2013 by the Economic Development Officer and the Director of Long-Range 
Planning and Special Projects, be implemented in a new bylaw and associated policy; 

2. That the new bylaw, policy amendments and funding sources be forwarded to Council for 
approval; and 

3. That staff prepare a communications strategy and associated budget for Council’s approval 
to market the Mission Downtown Development Incentive Program. 

EXECUTIVE SUMMARY: 
On July 2, 2013, Council considered and resolved, “That staff schedule a workshop meeting with 
Council to discuss and finalize the District of Mission Downtown Development Incentive Program”.  

This report provides an overview of the individual incentives that need to be included within a new 
bylaw or amendments to existing bylaws and policies to support this initiative. The report also 
provides: 

• supporting rationale for creation or amendment of each bylaw and policy; and 

• an overview of the financial impact to the District. 

The District of Mission Downtown Development Incentive Program (Incentive Program) includes 
taxation and fee related considerations, as well as bylaw, policy and service-related commitments. 
The program is designed to encourage accelerated private investment in stand-alone or mixed 
commercial and residential new development and major redevelopment projects within 
the MissionCity Downtown Action Plan area. The Incentive Program will also have ties to façade and 
signage improvements to existing buildings. 
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PURPOSE: 
The purpose of the report is to provide Council with an overview of the proposed incentives including 
policies, bylaws and service related changes required to support this initiative, as well as their 
financial impact to the municipality.  Council is also being asked to consider and resolve to implement 
the incentive package in its entirety through a new bylaw. 

BACKGROUND: 
The design of the Incentive Program and its related activities are shaped by local needs, priorities and 
circumstances.  

The purpose of this program is similar to other municipal incentive programs and can be distilled into 
the following objectives: 

• Focus public attention on local priorities and municipal initiatives; 

• Target areas in transition or in need of repair, rehabilitation and redevelopment; 

• Facilitate and encourage community change in a coordinated manner; and 

• Stimulate private sector investment through municipal incentive based programs. 

The incentives presented in this report are proposed to accelerate and support Council’s priority focus 
on the Downtown core. An incentive program communicates to developers that the District of Mission 
has a vision for the future and that it strongly supports development that adds to the strength and 
character of our exceptional community. The Incentive Program will become the subject of a 
marketing and communication program that can be promoted through a variety of means to draw 
attention and raise the profile of Mission’s Downtown investment and development opportunities.  The 
goals of the Incentive Program can be summarized as follows: 
 

• Provide and accelerate the development of new housing units downtown  

• Promote financial triggers for renovation projects 

• Encourage façade improvements  

• Encourage commercial mixed use development  

• Encourage infill construction  

• Increase the value of the overall tax base in the downtown over time 

• Improve the economic and social vibrancy of the Downtown core 

 

The incentives include taxation and fee related considerations, policy and bylaw amendments, and 
service related commitments. Pending Council approval, the Incentive Program is scheduled to 
launch in October of 2013 and, being time-durated, will conclude on December 31, 2016. The 
program is designed to encourage accelerated private investment in new commercial and residential 
development and re-development projects within the MissionCity Downtown Action Plan area. The 
Incentive Program will also have ties to façade and signage improvements of existing buildings. A 
map identifying the area wherein the Incentive Program applies is attached as Appendix A. In order 
to qualify for these time-durated incentives, each project must meet applicable program criteria and 
land use regulations.  
 
  

3



STAFF REPORT TO COUNCIL Page 3 of 18  
 

A preliminary DRAFT version of the marketing brochure and incentives were provided to Council on 
July 2, 2013 and are attached for reference as Appendix B. Pending adoption of the Incentive 
Program, the materials will be finalized by a professional graphic design firm into digital format and 
printed marketing materials. Similarly, each incentive will have a “Fact Sheet” that provides an 
overview of the specific incentive, along with how they are applied to the Incentive Program. These 
will also be professionally prepared and will be provided to a developer at the inquiry stage of the 
application process. 

DISCUSSION AND ANALYSIS:  
The Incentive Program is designed to be comprehensive yet flexible, while providing a strategic 
framework for dealing with lands and buildings which can address many physical, social and 
economic priorities. The Incentive Program enables the District to coordinate public initiatives and 
capital expenditures with private land and building improvements in a comprehensive and 
complementary manner. The Incentive Program also allows the District to provide financial incentives 
to private land owners and business owners for improvements to lands, buildings, façades, signage 
and other works as allowed for in section 226 of the Community Charter. 

 

Transition of Bylaw, Policy and Procedural Amendments 

The subsequent adoption and approval of this Incentive Program by Council will provide the 
legislative basis and comprehensive policy framework designed to help achieve the goals of 
the MissionCity Downtown Action Plan. Successful implementation of the Incentive Program will require 
a commitment by the District of Mission to implement, fund, administer and monitor the Incentive 
Program. While the report provides supporting rationale for creation or amendment of each bylaw and 
policy, as well as the financial impact to the District, a legal review of the proposed amendments will 
be pursued prior to implementing legislative changes at the local level.  

As such, should Council support the recommendations in this report, the applicable bylaw and policy 
amendments will be drafted, will receive a legal review and will come to Council for final approval.   

 

Summary of Incentives 

Table 1 below (Summary of Incentives) provides a summary of the proposed incentives, service 
commitments with applicable criteria, investment thresholds, timeframes and proposed financial 
benefits. 

The Table defines three different construction scenarios for which various incentives apply. The three 
construction scenarios are: 

1. New Construction & Major Redevelopment: This is characterized by large projects with a 
building permit value greater than $500,000. Typical construction activities anticipated in this 
scenario are new buildings or major redevelopment or interior and exterior renovation projects.  

2. Renovations: This is characterized as construction projects of a lesser magnitude with an 
anticipated building permit value of $15,000 to $499,999 in value. Typical construction 
activities anticipated in this scenario are upgrades to the interior and exterior of existing 
buildings. 

3. Façade Improvements: This is characterized as exterior street-facing façade improvement 
projects. If a building permit value is greater than $15,000 in value, the Tax Exemption option 
can also be applied for. Typical activities would include improvements to exterior building 
frontage, awnings, door and window upgrades, etc., and does not include interior renovations.

4



 

STAFF REPORT TO COUNCIL Page 4 of 18  
 

Table 1: Summary of Incentives 

Criteria New Construction & Major 
Redevelopment Renovations Façade 

Improvements 
Cross-

Reference 

Duration of Incentive 
Building permit must be issued by Dec. 

30, 2016. Construction must be 
completed by Dec. 31, 2018 

Building permit must be issued 
by Dec. 30, 2016. Construction 
must be completed by Dec. 31, 

2018 

Renovations to 
Building Façades 

to the extent 
funds are 
available 

Pg: 2 

Eligibility Threshold & 
Range ≥$500,000 ≥$15,000 to $499,999 ≥$1,000 Pg: 3, 5, 6, 

7 
Location MissionCity Downtown Action Plan area App. A 
Financial Incentives  

Property Tax Exemption1 

10 Years. 
100% of assessed value of land and 

improvements above pre-development 
values, for 5 years, increasing 20% per 

year for next 4 years. 

10 years. 
100% of assessed value of land 
and improvements above pre-

development values, for 5 years, 
increasing 20% per year for next 

4 years. 

N/A Pg: 5, 6, 7 

Property Tax Exemption 
Early Benefit Option2 
 
(3-year up-front cash 
benefit with 2-year tax 
exemption) 

5 Year Blended Program. 
Blended benefit amount equal to value 
of municipal taxes payable on property 

in the year of application, multiplied by a 
term of 3 years, with property taxes for 
following two years at pre-improvement 

values on land and improvements. 

N/A N/A Pg: 6, 7 

Building Demolition 
Program 

5 Year Blended Program. 
Blended benefit amount equal to value 

of municipal taxes payable on the 
property in year of application, 

multiplied by term of 3 years, with 
property taxes for following two years at 
pre-improvement values on land only. 

N/A N/A Pg: 7 

Municipal Fee 
Reductions 

100% reduction on Incentive Application 
Fee.  

50% reduction on other fees, municipal 
Permit, Inspection & Hook-up Fees. 

100% reduction on Incentive 
Application Fee.  

50% reduction on other fees, 
municipal Permit, Inspection & 

Hook-up Fees. 

100% reduction 
on Incentive 

Application Fee.  
50% reduction on 

other fees, 
municipal Permit, 

Inspection & 
Hook-up Fees. 

Pg: 8 

Community Amenity 
Contribution Relief Period 

Community Amenity Contributions 
waived 

Community Amenity 
Contributions waived N/A Pg: 9 

Façade Improvement 
Grant (MDBA/NFCF) N/A N/A 

50% of value of 
improvements to 
max. of $2,000 

Pg: 3, 13, 
14 

Building Height Flexibility Up to 4.5 Floor Space Ratio (FSR) 
allowed 

Up to 4.5 Floor Space Ratio 
(FSR) allowed N/A Pg: 10, 11, 

12 

Vary Parking 
Requirements 

Minimum 1 parking space per unit. 
Additional spaces at developer’s 

discretion. 

Minimum 1 parking space per 
unit. Additional spaces at 

developer’s discretion. 
N/A Pg: 10, 11, 

12 

Waive off-set costs under 
the Parking Strategy for 
varying off-street parking 
spaces 

YES YES N/A Pg: 12 

Waive Servicing 
Infrastructure Modeling 
fees 

YES N/A N/A Pg: 15 

Priority Processing YES YES YES Pg: 15 
Free Land Title Searches 
& Filings YES YES N/A Pg: 15 

Brownfield Support – For 
Potential Grants YES YES N/A Pg: 15 

Waive Public Hearing for 
re-zoning applications to 
a new CCD2 zone 

YES YES N/A Pg: 15 

                                                           
1 In all cases, the tax exemption granted includes the pre-improvement  municipal tax portion only for a period of five years 
(base amount) thereafter with an annual increase of 20% of the difference of the base amount until 100% of the full tax 
assessment is achieved in year 10. Cannot exceed the value of the investment. 
2 Under the terms of the proposed program, the property owner would choose the Revitalization Tax Exemption Early Benefit 
Option or the Revitalization Tax Exemption, but would not be eligible for both.  
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Bylaw Implementation and Amendments: 
To implement the Incentive Program:  

• various legislative requirements must be addressed;  

• financial impacts must be understood;  

• service commitments must be made; and 

• the program must be monitored for effectiveness.  

As such, the following discussion, analysis and recommendations address these various 
requirements for each of the items listed in Table 1 above. 

 
1. District of Mission Revitalization Tax Exemption Bylaw 3828-2005 

Existing Bylaw  

The District of Mission Revitalization Tax Exemption Bylaw 3828-2005 (RTE) establishes a 
revitalization tax exemption program in accordance with the Community Charter as it existed at 
the time the Bylaw was enacted.  The RTE provides a municipal tax exemption for construction or 
alteration of a new improvement with a value in excess of $15,000. The RTE then maintains the 
municipal tax level at the pre-improvement tax rate, otherwise known as the base amount. The 
maximum term of the RTE is currently five years, with a five-year renewal period where in years 
six through nine the base amount increases on an annual basis by 20% until the base amount 
becomes equal to the full assessment of taxes payable in year 10 of the program. 

Changes were made in 2007 to section 226 of the Community Charter, granting local government 
greater discretion and flexibility in designing and applying tax exemption programs. Local 
governments now have the authority to design tax exemption programs that incent particular kinds 
of development, or exempt the entire municipal tax payable on land and improvements. 

 
Purpose for bylaw amendment 

The proposed Incentive Program includes terms for an amended RTE Bylaw that delineates 
between minor upgrades or façade improvements and major development or redevelopment. For 
minor improvements, the current RTE Bylaw is largely retained in the current format. For major 
development and redevelopment projects three major incentive options have been added that 
include a property tax exemption, an early benefit tax exemption, and a building demolition option.  
Together, these options offer significant financial incentives for building upgrades and new 
development projects. 

 
Proposed Incentives 

The new Revitalization Tax Exemption Bylaw will include the following: 

 
a) Revitalization Tax Exemption Bylaw: improvements $15,000 to $499,999  
 
Accommodating and providing incentives for improvements of a smaller scale is important to 
encourage, as it provides opportunity for property owners to make improvements and still 
receive a taxation exemption on those improvements. With a minimum threshold of $15,000, 
this encourages a more measured investment where full-scale redevelopment is not yet 
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warranted, while deferring an increase on the municipal portion of their property tax 
assessment.  
 
b) Revitalization Tax Exemption Bylaw: major construction ≥$500,000  

 
Includes a tax exemption to increases in assessed value for both land and improvements for 
the duration of the RTE agreement. For major projects where ownership is maintained by the 
property owner/developer, this is a significant incentive that defers an increase to both the 
land and improvements portion of the tax assessment. The maximum term of the RTE would 
be 10 years, where the RTE maintains the municipal tax level at the pre-improvement tax rate 
for the first five years, otherwise known as the base amount. In years six through nine the 
base amount increases on an annual basis by 20% until the base amount becomes equal to 
the full assessment of taxes payable in year 10 of the program. 

 
Or; 

 
c) Early Benefit Option: for major improvements ≥$500,000 
 
To address developer input heard throughout the Downtown Planning Process that a taxation 
exemption only benefits developers who retain full or majority ownership in their development 
projects, an incentive is proposed to encourage residential or commercial development where 
the owner/developer plans to sell or stratify the property.  This would be a particularly 
significant incentive to encourage investment in Downtown that would address concerns 
associated with the economics of project feasibility at this early stage of downtown 
revitalization.  This type of incentive is rare in other municipalities in British Columbia. 

The RTE Early Benefit Program is anticipated to require a funding source of $500,000, which 
would come from the Accumulated Surplus Reserve Account.  

The RTE Early Benefit program would see the District of Mission provide a blended incentive 
that provides funding to a qualifying property owner for an amount equal to the value of the 
municipal taxes payable on the improved property based on the value of the Building Permit. 
Three times the tax amount (the first three years that the tax incentive applies to) would be 
paid at the time of issuance of the occupancy permit. Taxes will be paid by the developer in 
the following two years in the amount of pre-improvement levels for land and improvements. 
Taxation levels would normalize to 100% in all subsequent years.   

Under the terms of the proposed program, the property owner would choose the RTE Early 
Benefit Program or the Revitalization Tax Exemption, but would not be eligible for both. The 
early benefit would be payable by the District to the property owner on completion of the 
project and issuance of an occupancy permit. Project agreements, approved by Council, 
between the District and the property owner would authorize the transfer of funds to the 
property owner. 

The District would agree to redirect future taxes collected to the Accumulated Surplus Reserve 
Fund until the early benefit amount is repaid. Appendix C: Sample Development Sites 
Demonstrating Impact of Incentives, provides estimated financial impacts to the District that 
would be incurred for three different development scenarios for investments of $50,000; 
$1,000,000 and $9,400,000. 
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d) Building Demolition Program 

While demolition of buildings is not anticipated on a large scale, some buildings can no longer 
meet Building Code requirements without significant new investment. While demolition may be 
warranted, it is particularly expensive option that presents financial limitations to the 
developer.  

 

As a result of demolition, the improvement component of the assessed value is no longer on 
the property. This incentive allows the owner to apply for either the Tax Exemption or the Early 
Benefit Option using the land assessment only as the base amount and, therefore, treating the 
property as vacant land. 

 
RTE Bylaw Amendment 

Staff recommend that a Bylaw be brought back to Council for consideration that includes the 
following provisions:  

 
 Revitalization Tax 

Exemption for 
Renovations & 
Façade 
Improvements 

Revitalization Tax 
Exemption for New 
Construction or Major Re-
development 

RTE Early Benefit Program  
 

Eligibility Threshold >$15,000  $15,000 - $499,999 ≥$500,000 
Improvements  Building façade or 

building upgrades  
New construction, major 
renovations or 
redevelopment 

New construction, major 
renovations or redevelopment 

Demolition N/A Calculation based on pre-
development land 
assessment values only 

Calculation based on pre-
development land assessment 
values only 

Exemption  100% of increase in 
assessed value of 
land and 
improvements  

100% of increases in 
assessed value of land and 
improvements 

Amount equal to total value of 
the municipal tax exemption 
over 3 years RTE agreement 
term and the following 2 years 
taxes are paid to the District at 
pre-developments levels 

Location  MissionCity Downtown Action Plan area, as shown on Appendix A, attached to this 
report.   

 
For Renovations, Façade Improvements and Major Development (excluding the RTE Early Benefit 
Program), the exemption granted includes municipal taxes only for a 5 year period (base amount) with 
an annual increase of 20% of the difference of the base amount until 100% of the full tax assessment 
is achieved in year 10. The RTE benefit cannot exceed the value of the investment. 

To be eligible for an RTE, the property owner would complete a Revitalization Tax Exemption 
Agreement by October 31 of the year construction is substantially complete. The completed 
agreement would be provided for Council consideration and, if approved, a Revitalization Tax 
Exemption Certificate would be issued. Administration would provide support and guidance to the 
property owner through the application process.  

Projects that include demolition of the entire building would be treated as vacant land with the base 
amount reflecting land value only. 
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2. Municipal Fee Reductions  

Existing Policy 

The District of Mission has a variety of fees associated with the development of property within the 
municipality. The relevant fees identified for amendment under the Incentive Program for 
the MissionCity Downtown Action Plan include: 

• Application Fee under the bylaw 

• Demolition Permit Fee 

• Rezoning Application Fee 

• Development Permit Fee 

• Building Permit Fee 

• Connection Fees: Water, Sewer, Storm and related inspections 

 

Purpose of Policy Amendment 

To promote development and stimulate the downtown economy and to create a positive 
environment for private investment through measures that improve the viability of development 
projects in the initial stages of Downtown revitalization.  
 

Proposed Incentive 

The new bylaw will eliminate the $105 application fee and other District fees will be reduced by 
50%. 

The following is a demonstration of the financial impact the fee reduction will have on both District 
revenues and developer expenditures: 

For a three story development project with a floor plate of approximately 5,000 square feet and 
improvements totaling 15,500 square feet, Table 2 summarizes the impact on application fees 
currently required by the District of Mission: 

 
Table 2: District of Mission Development Fee Revenue 

 Description of Fee Amount Paid under current 
Bylaws 

Total Fees Paid Under this 
Incentive 

Demolition Permit Fee $230 $115 
Rezoning Application Fee $5,330 $2,665 
Development Permit Fee $3,700 $1,850 
Building Permit Fee $6,196 $3,098 
Connections: Water, Sewer, Storm 
and related inspections 

$7,280 $3,640 

Total Fees $22,736 $11,368 
 

With this example the revenues to the District of Mission would be reduced by $11,368, or the 
amount the developer saves. This impact does not include the property tax relief incentives, 
phasing of Development Cost Charge payments, or the impact of changes to parking 
requirements and other policy changes intended to improve the feasibility of downtown 
investment. 
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To be eligible, the development proposal must meet the following: 

• Submit a complete Building Permit prior to December 31, 2016 

• Apply to a property within the MissionCity Downtown Action Plan area 

• Complete construction by December, 2018 

• Meet the intent of the Employment Lands Strategy and the MissionCity Downtown Action Plan for 
creating jobs and increasing the Floor Space Ratio in the downtown 

• Improve the exterior façade of the building 

 
3. Contributions for Community Amenities (CAC) Policy LAN. 40  

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

Under this current Policy, applicants who are applying for rezoning that has a residential 
component are requested to address this unique financial burden by making a contribution to the 
District’s Community Amenity Reserve Fund for new/upgraded public facilities or amenities. 
Where an applicant does not address this issue to Council's satisfaction, the rezoning may be 
considered pre-mature and be denied. The Community Amenity Reserve Fund contributions 
effective March 31, 2011, are as follows: 
 
• One Unit Residential (Single Family) Use,  $2,815.00 for each new residential lot  
• Multi Family Residential    $2,815.00 for each new residential unit 
 
Purpose of Policy Amendment 
To recognize Council’s priority objective of revitalizing the downtown and encouraging 
development, as well as recognition of the economic considerations associated with cost and risks 
of development projects in the Downtown being less economically feasible than elsewhere in the 
community.  

Proposed Incentive 

No Community Amenity Contribution required for units where a completed Building Permit is 
submitted before December 31, 2016 for a property within the MissionCity Downtown Action Plan 
area.  

It is important to note that all projects requiring rezoning of property to benefit from the increased 
Floor Space Ratio, Height and Parking incentives will trigger the CAC requirements. Therefore, 
waiving the CAC for projects applied for prior to December 31, 2016 will remove this requirement. 

As noted, under the current policies, $2,815 is required for each new unit. Therefore, if a proposed 
development has 20 units, $56,300 in Community Amenity Contributions would be paid prior to 
final approval of a new zone. Under the time-durated incentive, no CAC’s would be required.  
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 Community Amenity Contribution Policy LAN. 40  

 
Eligibility • Submission of a Building Permit prior to December 31, 2016 

• Complete construction by December 31, 2018 
• Include residential units 
• Meet the intent of the Employment Lands Strategy for creating jobs and 1.0 
or more FSR in the downtown 

Improvements  Any development or re-development with a residential component   
Exemption  100% of Community Amenity Contributions  

Location  MissionCity Downtown Action Plan area, as shown on Appendix A, attached to 
this report.   

 

Based on the pro forma example found in Table 4, the following summary provides an example of 
the potential financial impact to the District of Mission should the CAC’s be waived: 

The current zoning allows 110 units per acre, or 20 units on a 10,000 square foot lot (sample lot 
size). With a proposed Floor Space Ratio (FSR) of 4.5 on a 10,000sf lot, 61 units are possible x 
$2815/unit CAC cost, or $171,715.  

Based on the attached pro forma, the economic feasibility of projects in the MissionCity Downtown 
Action Plan area are currently challenged by inadequate return in investment and the time-
durated removal of CAC’s as an incentive provides a significant cost reduction to development, 
making downtown development more feasible. 

 
4. Density and Off-Street Parking Regulations (Height restrictions and parking) 

Existing Policy 

In the Zoning Bylaw under: 
• Section 901 D (Density), the current density allowance for the Core Commercial 

Downtown One Zone (CCD1) is 272 units per hectare (110 units per acre).  
• Section 901 G (Floor Space), the current Floor Space Ratio (FSR) is 1.5.  
• Section 901 H (Building Height), the current height is 15 metres (49.2 feet).  
• Section 109 D (3) part (l) (Off Street Parking Regulations for Residential), the current 

parking requirement is 1.7 parking spaces per unit. 
 

Purpose of Policy Amendment 

• To promote development and stimulate the downtown economy 
• To reduce the residential parking to one space, with the developer to determine the 

number of spaces above 1 space per unit that are required to market the product and;  
• To enable a five-storey wood frame building in the downtown as determined through the 

Downtown Planning Process. 
 

Proposed Incentive 

Relax Parking and Building Height for Residential Development. 

While changes to the density, FSR, building height and the parking do not on their own make a 
project viable, the development pro forma is very sensitive to changes in parking requirements 
and increases in floor area, moving the project closer to being economically feasible. For these 
reasons, flexibility on parking requirements and a relaxation on building height restrictions were 
encouraged through developer input heard throughout the Downtown Planning Process. 
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A rezoning application that would achieve the maximum development potential proposed in 
the MissionCity Downtown Action Plan would include the following amendments: 

Amendments Current requirements in the 
Core Commercial Downtown 

Zone (CCD1) 

Proposed new CCD2 zone 

Density 272 units per Hectare (110 units 
per Acre) 

 654 units per Hectare (265 
units per Acre) 

Floor Space Ratio (FSR) 1.5 FSR (approximately 3 storeys) 4.5 FSR (approximately 5 
storeys) 

Building Height 15 metres (49.2 feet) 18.3 metres 60 feet) 

Parking Requirements per 
residential unit 

1.7 parking spaces per unit 1.0 parking space per unit 

 

Reducing parking requirements and increasing building height affects the number of units that 
could be built downtown over time. While residential units are essential for a successful 
downtown, increased units will have an effect on the capacity of underground services. The 
Engineering Department is currently working on a project that will determine capacity and pipe 
conditions as part of the Assets Management Program. However, all of the information needed for 
downtown development may not be available for some time. The District of Mission needs to 
complete the capacity and infrastructure inventory studies that are part of the Asset Management 
Program in order to determine service upgrading requirements if every property downtown were to 
redevelop to a maximum of 5 storeys, or a possible 6,257 units (Table 3).  

In the interim, development can occur in the downtown using the existing capacity since the 
number of units possible under current Official Community Plan policies is 2,305 units and the 
number of units estimated if all of the selected sites with possible short term development 
potential is 1,222 units (Table 3). 
 
Table 3: Infrastructure Capacity 

Number of Units Under 
Current 
Policies 

Under proposed zone 
amendments 

On all selected properties 
with possible short term 
development potential  

developable area in Acres 25.5 25.5 6.5 
density (# of units per Acre) 110 265 265 
Estimated number of existing 
units using pipe capacity 

500 500 500 

Potential # of new units 
under proposed density and 
developable area 

2,305 6,257 1,222 

 

Table 4 provides a better understanding of the positive financial impact the height and parking 
amendments can make on a development pro forma. 

The Coriolis Report that discussed the viability of development stated that a small swing in the 
market would make development viable downtown. In order for the developer to expect the 
current standard return on investment of 15%, the average sales price per square foot would need 
to increase to $295 per square foot. This value is probably well above Mission’s current market 
reality. Table 4 shows a couple of market swing scenarios and the resulting developer’s profit. If 
the developer owns the land and values the land at zero with the average sales price per square 
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foot 5% higher than the estimated current value, 7.7% profit is possible, assuming the market 
would absorb the units at that price per square foot.  

 

Table 4: Impact of Incentives on a Sample Pro forma for a Wood Frame Multi-family Project 
on a 10,000sf  Lot 
Project characteristics Current bylaw 

requirements 
3-storeys 5-storeys 

*Floor Space Ratio (FSR) 1.5 3.3  4.5 

units per acre 110 units 195 units 265 units 

*number of parking spaces 
per unit 

1.7  1.0 1.0 

*building height 15  metres (49.2 feet) 16.5 metres (54 feet) 18.3 metres (60 feet) 

estimated land cost  $598,326 $604,783 $601,772 

number of units 20 45 61 

estimated revenue from 
sale of units  

$3,113,232 $6,849,110 $9,339,695 

construction costs $3,727,427 $6,965,286 $9,445,773 

developer’s profit -37% ($1,212,522) -10% (-$720,959) -7.2% (-$707,851) 

Market Swing Scenarios 
for a $9.4 million Project 

  Developer’s Profit  

**Market Improvement 
of  5% plus the $437,368 
saving from incentives 
(shown in Appendix C) 

If land is valued at zero 

  1.92%  ($198,198) 

 

 

7.733% ($798,264) 

***Market Improvement of 
10% plus the $437,368 
saving from 
incentives(shown in 
Appendix C) 

   

6.15%  ($665,085) 

*proposed amendments that create the incentive 

**5% improvement in the market increases the average sales price per square foot from $240 to $252 

***10% improvement in the market increases the average sales price per square foot from $240 to $264 

 

5. Waive off-set costs for Varying On-site Parking Spaces 
The relaxation of parking requirements will result in parking needs off site, which can be planned 
for by implementing a Parking Strategy, which includes building a reserve to construct a parking 
structure in the future. Prior to the development and adoption of a Parking Strategy, for the next 3 
years the off-set costs for varying on-site parking in the amount of $15,000 per space would be 
waived as part of this incentive. As an example, this would provide an additional savings for a 20 
unit project under the incentive of one parking space per residential unit of $210,000, if the 
$15,000 for each of the 14 spaces not required (assumes going from 1.7 spaces per unit to 1 
space per unit). 
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6. Façade Improvement Grant Program 
Purpose of Incentive 

The Downtown Mission Façade Grant Improvement Program provides grants to property and 
business owners to renovate, restore or redesign retail and commercial street-facing building 
facades located in the MissionCity Downtown Action Plan area. The purpose of the incentive is to 
encourage building owners or merchants to invest in upgrades that create a more interesting and 
appealing environment – attracting customers, clients, visitors and businesses to the Downtown 
core.  

A Façade Improvement Grant Program is a strategy used by many communities with a downtown 
core in decline. There are many examples:  Maple Ridge, Langley, Abbotsford, Duncan, 
Courtenay, Nanaimo, Prince George, and other communities throughout North America. These 
communities offer a matching grant to businesses investing in the exterior façade of their building. 

The incentive brings together organizations in the community that support Downtown. As such, 
this is a collaborative incentive with formalized commitment from the Mission Downtown Business 
Association (DBA) and North Fraser Community Futures (NFCF).   

The goals of this incentive, as defined by the partners, are:  

• To make Downtown Mission a more inviting and interesting place to eat, shop, walk and play 

• To promote the retail and commercial businesses in the downtown 

• To help building owners to attract and retain  tenants 

• To improve the quality of life residents, workers and visitors and their enjoyment of Downtown 
Mission  

• To build pride in Mission’s Downtown 

 
The grant money is not available for interior changes or other business needs. Both building 
owners and building tenants are eligible for the grant, so small improvements that might not be the 
owner’s responsibility, or that the owner is not interested in making, can still be achieved by a 
building tenant.  

The proposed Downtown Mission Façade Improvement Program was developed by NFCF and is 
formally supported by the DBA. The program guidelines are attached in their entirety as Appendix 
D.  

 
Proposed Incentive 

The incentive brings together organizations in the community that support Downtown. As such, 
this is a collaborative incentive with formalized commitment from the Mission Downtown Business 
Association and North Fraser Community Futures.   

The program can provide grants of up to 50% of the cost of eligible improvements, to a maximum 
of $2,000 per building. Corner buildings with two street facing facades could be eligible for up to 
$4,000 in grants. The minimum project value is $1,000.00. 

 

 

 

 

14



STAFF REPORT TO COUNCIL Page 14 of 18  
 

The incentive requires a total partnered budget of $20,000, and is delineated as: 

 
Organization Amount Status 

Mission Downtown Business 
Association $5,000 Committed 

District of Mission $15,000 Pending, with Accumulated Surplus Reserve identified as 
source of funds  

TOTAL $20,000  
 

Projects are required to reflect principles of good design. For this purpose, applicants should 
review and address the criteria outlined in the Downtown Mission Design Guidelines. Building 
façade and storefront features eligible to be renovated, restored or redesigned with grant dollars 
include: 

 
Painting exterior surfaces Awnings 

Windows & window openings  Doors & doorway openings 

Exterior lighting Landscaping elements 

Exterior architectural details  Exterior decorative details 

Moldings/trims/cornices Entranceways 

Design, architectural and/or engineering fees  

 
Grant Application, Approval & Reimbursement Process  

All project proposals are subject to a comprehensive review of the façade improvement and must 
meet design guideline standards. The proposed application process requires an initial inquiry and 
screening review that is managed by the DBA, with further application requirements and 
agreements coordinated in partnership with the District through the Development Permit process. 
NFCF is available to serve on the screening review committee and has also designed a preferred 
rate financing assistance package for applicants specific to this incentive. Payment of the grant to 
the applicant is made once their façade improvement is complete, so funds required for the 
program can be dispersed as required throughout the year. 

In comparing with other communities that have offered similar programs, the estimated 
applications for the Mission Downtown Facade Improvement Program is expected to be 3 to 5 
approved applications in the first year. A finite budget of $20,000 provides an initial level of 
support that would service up to 10 projects at their maximum value over the duration of the three-
year Incentive Program. 

The grant money would be available to applicants on a first come first served bases with all work 
to be complete within one year of the approval date of the application. Application intake would be 
on a continual base, with a committee meeting as needed to assess applications and award 
grants.  
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7. District of Mission Services 
To support development opportunities by operating within a culture of facilitation, collaboration 
and support, the following service improvements are proposed as a component of the Incentive 
Program: 

a) Priority Processing: A Downtown Development Services Review Team will manage 
development activities from inquiry to application through to project completion. All 
completed applications for Downtown projects will receive priority processing with clearly 
determined processes, timelines and methods of communication with building owners, 
developers and other stakeholders. The intention is to streamline the process for 
downtown projects and improve the overall service experience. 

b) Free Land Title Searches: To save the building owners and the development community 
time and expense where land title searches are required, the District will provide this 
service free of charge. 

c) Brownfield Support: The District will provide written support and provide applicable 
assistance towards applicants seeking brownfield grant monies through the various 
funding programs that exist provincially and federally for this purpose. 

d) Servicing Infrastructure Modeling: The current practice of charging developers the cost of 
modeling their impact on existing and future water and sanitary sewer infrastructure will be 
waived up to a maximum of $5,000 for each service. 

e) Waive Public Hearing requirement: Given the degree of public consultation involved with 
the MissionCity Downtown Action Plan the  Procedures Bylaw will be amended to waive the 
requirement to hold a Public Hearing for Downtown rezoning applications received prior to 
December 31, 2016 that comply with the MissionCity Downtown Action Plan. 

 

COUNCIL GOALS/OBJECTIVES:  
On June 21, 2012 Council agreed to focus its priorities on four strategic areas, one of which was:  

• Economic Development - Downtown revitalization; waterfront development; business friendly 
support  

 
The Downtown Incentive Program fulfills the Downtown revitalization component of this objective, 
in addition to Council’s specific supporting objectives:  

• To promote Downtown revitalization by reviewing and revising all applicable bylaws  

• To promote responsible development opportunities by operating within a culture of facilitation 
and support 

• To promote commercial and industrial development through changes to municipal fees and 
license fee structure and policies 

• To revitalize Downtown by Creating an “Environment for Private/Other Investment” and 
implement the following related actions: 

o Create a practical and implementable Downtown Revitalization Plan 
o Create and implement a marketing and communication strategy to execute the 

Downtown Revitalization Plan that includes an incentive package 

 

16



STAFF REPORT TO COUNCIL Page 16 of 18  
 

FINANCIAL IMPLICATIONS: 
 
See Appendix C: Sample Development Sites Demonstrating Impact of Incentives and Table 5 for 
cost implications. 

COMMUNICATION: 
With adoption of the Incentive Program, all relevant stakeholders involved in the Downtown Planning 
Process will be informed that the Incentive Program is in place.  

Additionally, a formal marketing campaign will be developed and launched for a November 2013 
release. This campaign will specifically target all building owners and merchants in the Downtown 
core, in addition to the development community throughout the Lower Mainland.   

Throughout the development of the Incentive Program, staff have engaged a number of local 
developers to discuss the proposed incentives to determine the sensitivity that the incentives will have 
on their pro formas, and to explore how effective the incentives are for triggering actual development 
on the ground. This feedback loop will be continuous and is important to monitoring the ongoing 
effectiveness of the program.  Monitoring effectiveness of these incentives will be rolled into the 
regular updates that Council will receive as part of the Downtown revitalization reports from staff. 

CONCLUSION AND STEPS FOR IMPLEMENTATION 
The Incentive Program provides a comprehensive framework for the introduction and implementation 
of various financial incentives designed to attract investment and development in 
the MissionCity Downtown Action Plan area. Along with a number of supporting bylaws and policies, as 
well as infrastructure and transportation improvements, it is anticipated that the Incentive Program will 
play a significant role in the re-development and revitalization of Mission’s Downtown core. Therefore, 
the Incentive Program will also help to achieve goals and objectives identified by Council, as well as 
the goals identified in the District of Mission Official Community Plan (OCP), along with the 
Employment Lands Strategy (ELS), the Social Development Commission and the Economic 
Development Strategy (EDS), which all share a common vision for a strong, balanced economy that 
supports a diversity of local jobs and businesses. As well, the recent Downtown planning exercise 
with Council and community stakeholders has resulted in the “10 Big Moves”, which aim to transform 
the Downtown core. 
 
Table 5 outlines the policies and bylaws requiring amendments as well as the implications for staff 
time and estimated costs.  
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Table 5: Steps, Timeframe and Costs to Implement the Incentive Program 

Steps Timeframe Costs to implement Cost implications 

1. Amend the Tax Exemption 
Bylaw  

2 months staff time need reserve estimated at 
$500,000 for the Early Benefit 
Option; there will be a delay in 
receiving new tax revenue 

2. Amend the Land Use 
Application Procedures 
and Fees Bylaw, the 
Building Bylaw and the 
Subdivision Control Bylaw 

2 months staff time lost revenue will be off-set by 
increased new tax revenue (if 
tax exemption option is not 
applied for) 

3. Amend the Community 
Amenities (CAC) Policy 
LAN 40 

1 month staff time if development occurred on the 
6.5 acres of land with short 
term development potential, 
CACs will be lost; however 
without the incentives little or 
no development is likely to 
occur in the short term. 

4. Amend the Zoning Bylaw 3 months staff time future increased tax revenue; 
more people living downtown 

5. Develop a factsheet for a 
Façade Improvement 
Grant Program in 
partnership with 
Community Futures 

draft is 
completed 

staff time would occur under the 
Development Permit process;  

$15,000 for the District of 
Mission’s contribution to the 
Grant 

6. Amend the Land Use 
Application Procedures 
and Fees Bylaw, and 
amend the budget and 
work schedule to ensure 
capacity upgrades will 
service private and public 
investment projects 
downtown. 

As part of implementation, 
a Promotional Package is 
proposed that will include 
the Incentive Program 

2 months 

 

 

 

 

 

2 months 

staff time 

 

 

 

 

 

staff time and 
estimated costs for 
graphic design and 
materials,  and 
promotional 
activities  for a total of 
$30,000 

½ the value of fees 

 

 

 

 

 

travel, promotion, materials  
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SIGN-OFFS:  
 

 

Stacey Crawford, Economic Development Officer 

Sharon Fletcher, Director of Long-Range 
Planning and Strategic Projects 

 
 
Reviewed by: 
Mike Younie, Director of Development Services 

 
Comment by Chief Administrative Officer 
Reviewed 

G:\COMDEV\SHARON\COW Reports\FINAL Downtown Incentive Program August 2013 V6.docx 
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Mission 
Downtown Development Incentive Program

The time is right
Mission has a vision for the future 
that strongly supports development 
in the Downtown core that adds to 
the strength and character of our 
exceptional community.

Take advantage
The incentives are designed to assist 
with investment in commercial and 
residential development projects 
within the Downtown core. They 
include taxation and fee related 
considerations, flexibility on parking 
requirements and building height, 
as well as façade and signage 
improvements to both new and 
existing buildings.

Mission is ready
Mayor and Council are devoted to 
the success of downtown and have 
also introduced policy and service 
improvement commitments to 
accelerate and support Council’s 
priority focus on the Downtown core.

Where can I get more information?
For the application package and 
additional information on the incentive 
program please visit the District’s 
website at www.mission.ca, or call 
the Director of Long-Range Planning 
at 604-820-3730 or the Economic 
Development Officer at 604-820-3789.
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The overview
As a result of the Mission City Downtown 
Action Plan, the focus for Downtown is 
a broad range of public and private uses 
that make our historic core the civic, 
cultural, social and economic centre of 
the District. The purpose of the financial 
incentives is to assist in the revitalization 
and enhancement of the Downtown core by 
attracting increased private investment to 
help ensure the long term economic, social 
and cultural vitality of Downtown Mission.  

What is the development 
incentive program?
The District of Mission has developed a suite of 
financial incentives to stimulate investment 
in the Downtown core. Property owners and 
merchants located in Downtown can take 
advantage of a number of financial incentives 
where investment in new development, 
redevelopment and/or conversion of 
their properties for mixed commercial 
and residential use, or eligible retail and 
commercial storefront improvements occur.  
The development incentive program is in place 
for a period of approximately three years and will  
accept applications until December 31, 2016.

Frequently Asked Questions
Who can apply?
Property owners and tenants (as applicable, with the permission 
of the owner) of buildings within the Downtown Planning Area.

Who reviews applications?
An internal staff review team will review criteria based on the 
goals and objectives of the downtown plan. As applicable,  
applications must receive final approval.

Is there a cost to apply?
No. 

Are permits needed? 
Development, Building and Sign Permits are required where 
applicable.

What does development need to achieve to qualify? 
Successful projects will strive to make a positive contribution 
to the Downtown area in terms of urban design and improving 
pedestrian movement. All applications must meet one or a 
number of the following criteria in order to benefit from one or 
a number of the incentives listed in the table:
•	 New development and re-development of properties that 

increases the Floor Area Ratio (FAR) equal to 1 FAR or 
greater than required by the Employment Land Strategy.

•	 Include residential units within the downtown core.
•	 Encourage improvements and updating of exterior facades, 

including signage and awnings or enhancement of the 
historic character of the exterior if historic value has been 
identified.

•	 Encourage investment in improvements that will attract 
businesses that have a positive and sustainable effect on 
the downtown.

•	 Increase the number of permanent jobs.
•	 Implement any and all planning documents such as the 

MissionCity Downtown Action Plan and the Employment 
Lands Strategy.

Available financial incentive programs

ü Reduced Application Fees

Application fees for rezoning, development permit, building permit and 
demolition application fees are reduced by 50%.

ü Tax Exemption Program

The 10 year tax exemption program freezes your taxes at the pre-development 
level for 5 years, and then normalizes your tax level by increasing it 
incrementally over the remaining 5 years until the current tax level in the final 
year is achieved. 

ü Reduced Community Amenity Contribution

Will decrease the amount of Community Amenity Contributions collected 
for those developments with a residential component that occur during the 
incentive period.

ü Development Cost Charges for Green Development Waived

For those projects identifying and implementing practical and measurable green 
building design, construction, operations and maintenance solutions for new 
construction or major renovations to a LEED Silver Standard.

ü Façade Improvement Grant & Financing Program

A maximum of $2,000 in the form of a grant from the District of Mission towards 
building façade improvements over $15,000 in value. Additionally, preferred 
financing for projects approved by the Downtown Business Association and North 
Fraser Community Futures is available.

ü Relaxed Parking & Building Height Restrictions

New policy and bylaws provide flexibility on building height restrictions 
to maximize the Floor Area Ratio to the maximum possible for wood frame 
construction, in addition to relaxed parking requirements. Both serve to improve 
project feasibility.
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Downtown Development Incentive Program  
Application Process

STEP 1: Application Submission
•	 Applicants are required to have a pre-application consultation meeting with 

municipal staff in order to determine program eligibility.
•	 Applicants submit completed application including any required supporting 

documentation.

STEP 2: Application Review and Evaluation
•	 Staff review and evaluate application and supporting documentation against 

eligibility requirements.
•	 Staff will perform an initial site visit and inspection of the building/property.
•	 Staff will make a recommendation to Council regarding the application.

STEP 3: Approvals
•	 Council and/or community partners approve the application and direct staff to 

execute an agreement with the property owner.
•	 Property owner signs agreement.

STEP 4: Implementation of Incentives or Grant Payment
•	 Owner provides proof that the project is complete.
•	 Staff inspects the property and is satisfied with all reports and documentation.
•	 The owner has no property tax arrears and has paid property taxes for the year 

with no outstanding orders or municipal fees against the property.
•	 Payment will be issued as specified in the agreement. 

Contact
 
Sharon Fletcher 
Director of Long-Range Planning 
District of Mission
Address	 8645	Stave	Lake	St	•	Box	20
 Mission, BC V2V 4L9
Phone 604-820-3730
Email sfletcher@mission.ca

Stacey Crawford
Economic Development Officer
District of Mission
Address 34033 Lougheed Hwy. 
 Mission, BC  V2V 5X8
Phone 604-820-3789 
Toll Free 1-866-814-1222
Email scrawford@mission.ca

www.mission.ca
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Appendix C: Sample Development Sites Demonstrating Impact of Incentives 

Incentives $9.4M project on a 10,000 square foot lot requiring demolition $1.0M Renovation $50,000 Façade Improvement 

 Current With Incentives Incentives saving Current With Incentives Incentives savings Current  With Incentives Incentives savings 

tax exemption option 
 
 
or  
early tax benefit option 
 
 

$7,655 exempt years 4 and 5 ($65,588 x 2 
= $131,176) 
 
 
$9.4M X 7.1 mill rate = $66,740 - 
$1,152 tax on land = $65,588 
x 3 years = $196,763 

 
-$131,176 
 
 
 
 
-$196,763 cash 

$14,752 residential - 
$418,100+$500,000 x 
7.1/1000= $6,518 
business - $478,200 +500,000 
x 22.84/1000 = $22,342 for a  
Total  of $28,860 
 

$14,108 is exempt 
for 5 years (total 
$70,540) 
$57,720 is exempt 
over the next 5 years 
with $86,580 paid 
over years 6 to 10 

$1,420 $98,100 + $50,000 in façade 
improvements  X 22.84 mill rate 
=  $3,383 

$1,963 is exempt per 
year for 5 years (total 
$9,813)  
$6,766 is exempt 
over the next 5 years 
with $10,149 paid 
over years 6 to 10 

reduced fees: 
Incentive Application fee 
demo 
rezoning 
development permit 
building permit 
service connections 
 

 
$105 
$230 
$5,330 
$3,700 
$71,000 
$7,280 

 
$0 (100% reduced) 
 
Total for fees reduced by 50% 
$43,770 

 
 
-$43,875 

 
$105 
$230 
 
$3,700 
$8,000 
 

 
$0 (100% reduced) 
Total for fees reduced by 50% 
$5,965 

 
 
-$6,070 

 
$105 
 
$3,700 
$756.50 
 
 

 
$0 (100% reduced) 
 
Total for fees reduced by 50% 
$2,228.25 
 

 
 
-$2,333 

waived CAC 
 

20 units X 
$2815=$56,300 

61 units X $171,715 saved -$171,715 NA NA  NA NA  

Façade Grant 
 

NA NA   $20,000 - $2,000 = $18,000 
cost for façade improvements 

$-2,000  $4,000 - $2,000 = $2,000 cost 
for façade improvements 

-$2,000 

increased building height  
 

1.5 FSR 4.5 FSR  NA NA  NA NA  

varied parking 
 

1.7 spaces/unit or 34 
spaces for 20 units ( X 
$30,000 = 
$1,020,000) 

1 space/unit rather than 104 spaces 
for 61 units (X 
$30,000=$1,830,000) 

+$810,000 10 units requires 
17 spaces X 
$30,000 = 
$510,000 

none possible – 10 required 
with incentive (X $30,000 = 
$300,000) 

-$210,000 NA NA  

*waived off-set costs for not 
providing on-site parking 

provide 34 stalls on-
site at $30,000/stall 

provide 61 stalls x $30,000/stall =  
$1,830,000 but waive 43 stalls and 
the contribution towards an off-site 
facility at $15,000/stall or $645,000 

-$645,000 17 spaces required 
X $15,000 = 
$255,000 

10 required X $15,000 = 
$150,000 waived 

-$150,000 NA NA  

waived public hearing 
 

6 months reduce time from 6 to 3 months  NA NA  NA NA  

priority processing 
 

6 months 3  month from receipt of complete 
application 

 3 months one  month from receipt of 
complete application 

 3 months one  month from receipt of 
complete application 

 

free Title Search and Filing 
 

$15 $0 -$15 NA NA  NA NA  

service infrastructure 
modeling 
 

cost of an engineering 
report $100,000 each 
for sewer and water 

$5,000 each for sewer and water 
using DOM’s model 

-$190,000 NA NA  NA NA  

Total   $437,368 saved plus 
$131,176 in taxes 
over 5 years 

  $368,070 saved plus 
$128,260 in taxes 
over 10 years 

  $4,333 saved plus 
$16,579 in taxes over 
10 years 

• Assumes that a Parking Strategy will include a future Parking Structure that will be partially funded by a fee of $15,000 per space waived or reduced for new and redevelopment projects within the MissionCity Downtown Action Plan area. 
 
 
 

G:\COMDEV\SHARON\COW Reports\FINAL Appendix C – Sample Development Sites Demonstrating Impact of Incentives (2).docx 

24



 
 
 
 
 
 
 

 
Mission Downtown Business Association 
 
7311 James Street, Suite A  
Mission, BC V2V 3V5 
Tel: 604.826.7311 
Email: info@downtownmission.ca 
Website: www.downtownmission.ca  
 

 

Façade Improvement  

Program Guide 2013  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
For building Facades located within the Mission  
Downtown Business Association Area  
Mission, BC   
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Program Purpose & Goal  
The Downtown Mission Façade Improvement Program provides grants to property and business 
owners to renovate, restore or redesign retail and commercial building facades and storefronts located 
in Downtown Mission. The goal of the program is to encourage owners of buildings to invest in 
upgrades that create a more interesting and appealing environment – attracting customers, clients, 
visitors and businesses to the Mission downtown.  
 
The DBA hopes that this initiative will:  

 Make Downtown Mission a more inviting and interesting place to eat, shop, walk and play 

 Promote the retail and commercial businesses in the downtown 

 Help building owners to attract and retain  tenants 

 Improve the quality of life residents, workers and visitors to enjoy Downtown Mission  

 Build pride in the Mission Downtown 

Eligible Properties  

Existing buildings located within the Downtown Mission Business Association Area Business 
Improvement Area boundaries. This area is from the east boundary of Murray Street west to Alder and 
from Second Avenue south to Railway Avenue. 

Eligible Applicants  

To be eligible to apply:  

 You must be either the property owner or business owner. If the applicant is the business 
owner, the property owner must approve of the application in writing and confirm that all 
improvements are to be paid for by the applicant 

 All District of Mission property taxes pertaining to the property are fully paid and current 

Grant Amounts  

The program can provide grants of up to 50% of the cost of eligible improvements, to a maximum of 
$2,000 per building. Corner buildings with two street facing facades could be eligible for up to $4,000 
in grants. The minimum project value is $1,000.00.  

Budget  

The annual budget is approved by the Mission DBA and the District of Mission.  

Eligible Façade Improvements  

Projects are required to reflect principles of good design. For this purpose, applicants should review 
and address the criteria outlined in the Downtown Mission Design Guidelines. Building façade and 
storefront features eligible to be renovated, restored or redesigned with grant dollars include: 

 Painting exterior surfaces 

 Awnings 

 Windows & window openings Doors & doorway openings 

 Exterior lighting 

 Landscaping elements 

 Exterior architectural details Exterior decorative details 
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 Moldings/trims/cornices 

 Entranceways 

 Design, architectural, engineering fees  

Grant Application, Approval & Reimbursement Process  

All project proposals are subject to a comprehensive review of the façade and storefront, must meet 
high quality standards, and must reflect the spirit and intent of the Façade Improvement Program 
Guidelines. 
 
Generally, the application, approval, and reimbursement process is as follows:  

1. Contact the Mission DBA to determine if your building is in the DBA catchment and secure a 
Façade Improvement Program Guide & Application. 

2. Discuss your proposed projects with the Mission DBA. 
3. Complete a Façade Improvement Application, which will include a detailed description of the 

project and work to be completed including all relevant attachments included with the 
application, including; 

a. Drawings 
b. Total cost of the project 
c. Anticipated completion date (must be by December 31, 2013) 
d. Any conditions 

4. Apply to the District for a Development Permit (DP) and include a completed Façade 
Improvement Application (FIA). 

5. The Project Review Committee reviews the FIA. FIA approval is subject to approval of the DP by 
the District of Mission. 

6. A pre-construction site inspection may be conducted by the Project Review Committee prior 
to, or after approval of the FIA. Before pictures should be provided by the applicant, but may 
be taken by the Project Review Committee. 

7. The Applicant will be advised in writing as to whether the application has been approved, 
refused or approved with conditions. All applications will be reviewed on a timely basis. 

8. A Performance Agreement is entered into between the successful applicant, the DBA and the 
District of Mission which will include a detailed description of the project, total cost of the 
project, list of eligible project expenses, start and completion dates of the project (completion 
must occur by December 31, 2013), amount of the grant awarded, and any conditions. 

9. Project construction starts. 
10. The applicant must provide the following to the Mission DBA for reimbursement: 

a. Copies of all bills pertaining to the project and proof of payment 
b. A certificate of completion signed by the applicant or the contractor indicating that all 

work described in application/approval has been completed & paid in full 
c. Proof that the improvements have passed final inspection (where required) and meet 

all building standards and codes (where required) 
11. Project is inspected by the Project Review Committee to ensure completion of the terms of 

approval under item 7. 
12. Applicant is issued a cheque according to the terms of approval under item 7.  
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 Please note that all applications will be received on a first come first served basis. 

 Only one approved projects per land title is allowed in a project year. 

 Applications will be considered as long as funds remain available. All projects must be 
completed by December 31, 2013. 

 Submitting an application does not guarantee a grant or a specific grant amount. 

 Developments, Building & Sign Permits are required where applicable. Please refer to the 
District of Mission for more information.  

Eligibility Requirements  

 Buildings must be located within the Downtown Mission Business Association (DBA) Business 
Improvement Area. 

 The applicant must be the property owner or the business owner with the property owner’s 
written consent. 

 Grants are only paid upon completion of the pre-approved façade improvement project. 

 The maximum grant amount is 50% of the cost of eligible improvements to a maximum of 
$2,000 per building façade. Corner buildings with two street-facing façades could be eligible 
for up to $4,000 in grants. The minimum value of the proposed project must be $1000.00. 

 Only projects that meet the list of eligible improvements or are otherwise deemed eligible 
upon review by the Project Review Committee may be eligible to receive a grant.  

Grant Approval  

All project proposals are subject to a comprehensive review of the building storefront and façade, must 
meet high quality standards, and must reflect the spirit and intent of the Façade Improvement 
Program Guide. 
 
Submission of an application is not a guarantee of funding approval or a specific grant amount.  
 
IMPORTANT The Applicant must obtain all necessary development, building and sign permits and is 
encouraged to consider the additional time required to obtain such permits. Applicants are expected 
to follow the Design Guidelines for Downtown Mission. Please refer to the District of Mission website 
for further information regarding permits and Design Guidelines at www.mission.ca. 
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Funding for a Mission Downtown 
Storefront Improvement 

Grant Program 

The downtown planning process initiated by the District of Mission through the Charrette has created 
energy around the potential for the downtown, but the challenge now is to show results. This proposal 
for a grant program is an opportunity to build on this energy and make positive change by encouraging 
business owners to improve the public face of their business.  

It is not just the big projects that will change downtown Mission. To make the change will need many 
individual businesses to make small incremental improvements. Creating the conditions for businesses 
to act will likely require some incentive; a program to encourage them to make changes now. 

A Facade Improvement Grant Program is a strategy used by many towns with a downtown in decline. 
There are many examples:  Maple Ridge, Langley, Abbotsford, Duncan, Courtenay, Nanaimo, Prince 
George, and other communities throughout North America. The communities offer a matching grant to 
businesses investing in the facade of their building. 

This program is not about giving away money, it is about providing incentives to make positive change. 
When a downtown is in decline there is little incentive to be first to invest in your building. Right now 
there is much attention on improving the downtown. There is a sense of momentum and opportunity, 
but how to get the early adaptors to start? A Facade Improvement Grant Program is an inexpensive 
approach to encourage small investments in downtown improvements. 

Partners in the Project 
The intention of this program is to bringing together a number of organizations in the community that 
support the downtown. This is a team project, and needs the commitment from proposed project 
partners to make the project work.  

Downtown Business Association is the lead, without their commitment other money cannot be 
leveraged. This project is about the downtown, and this group is championing the program. This group 
has already approved $5,000 to finance program grants.  

Mission District is investing in downtown planning and is looking for those quick wins to start the 
change and keep the momentum alive. This is a low cost quick win. The request for funding from the 
District of Mission is $15,000. 

North Fraser Community Futures supports the program, and will offer a special loan option for 
downtown businesses interested in making improvements. The loan is intended to support grant 
applicants who want to make more significant changes to their store front. Applicants could also use the 
loan funds to make changes to the inside of the store that would not be eligible for funding through the 
grant program. 
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Private Business and Building Owners may need a bit of an incentive, but leveraging private money for 
the benefit of the community is what makes the program work.  

Focusing on Store Fronts 
The facade of a building is part of the public space, and the look of the buildings defines the character of 
the downtown shopping district. Providing a grant to create change to this public part of a building is a 
good investment in improving the downtown. Grant money will not be available for interior changes or 
other business needs. If it is not on the exterior and if the change does not provide value for the 
downtown as a whole it will not be approved.  

Budget 
There is a wide range in the value of grants provided by cities using this type of program − Duncan is 
$1,000 Edmonton is $30,000. One objective is to make sure it is enough money that it provides the 
desired incentive for a business to make improvements. The other objective is to allow as many 
businesses as possible to benefit from the program. Smaller communities are offering in the range of 
$1,000 to $5,000. If a grant amount of $2,000 was offered, with a $20,000 budget, it would allow 10 
businesses to take advantage of this opportunity. Imagine the impact if 10 downtown businesses 
improved the look of their storefront. 

The budget for the program needs to come from the DBA and the District of Mission. The potential to 
encourage businesses to make small but important improvements to downtown storefronts will depend 
on the ability and willingness of these two funders to support this program. 

 

 

 

Program Structure 
With a budget of $20,000 and $2,000 maximum per project, 10 applications at the full grant amount 
could be funded. The number of applications, however, is expected to be below the maximum funding 
level. In talking with other communities that have offered similar programs the estimated applications 
for the Mission Downtown Facade Improvement Program is expected to be 3 to 5 approved applications 
in the first year. A budget of $20,000 provides a comfort level if applications exceed expectations, but if 
the applications are in the 3-5 range as expected this level of funding commitment would allow the 
program to run for two years. Other communities that have run similar programs have made them 
multiyear programs, with applications increasing in the second and subsequent years. 

Payment of the grant to the applicant is made once their storefront improvement is complete, so funds 
required for the program can be dispersed as required through the year, although each funding partner 
needs to make a commitment that the total funds are available as required. 

Organization Amount Status 
Downtown Business Association $5,000 Committed 
District of Mission $15,000 Pending 

TOTAL $20,000  
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The money would be available to applicants on a first come first served bases with all work to be 
complete by December 31, 2013. Application intake would be on a continual base, with a committee 
meeting as needed to assess applications and award grants. If funds are available for year 2, applications 
would be accepted starting sometime in the spring of 2014. 

In the Mission downtown businesses may need encouragement to participate even with a financial 
incentive. Creating momentum for the program may require getting one or two businesses to make the 
first move, either targeting businesses in high need of improvement, or targeting businesses with a 
strong community commitment. The role of the DBA will be to provide this encouragement and be the 
public promoter of this program to their member. 

The program will provide direct funding for small projects that add significant value to the downtown, 
but at a low price. Both building owners and building tenants are eligible for the grant, so small 
improvements that might not be the owner’s responsibility, or that the owner is not interested in 
making can still be completed by a building tenant. A program providing a grant has the potential to 
make improvement happen that otherwise would not occur. 

Approval Committee  
To administer and allocate the fund a committee would be formed, and the committee would review 
applications and approve or reject the application on its merits. If approved the business owner or 
building owner would complete the improvements as approved, and once complete they would submit 
receipts for the work. The Approval Committee would review the completed work and reimburse the 
applicant if the objectives are met. No money is spent until the project is complete and all requirements 
are fulfilled. 

Community Futures Loan Initiative and Program Support 
The Community Futures Board has approved in principle a special loan option for downtown businesses. 
The loan will have a short application form and competitive interest rate, so it is easy for downtown 
businesses to access money to make building improvements. The loan amount can be up to $20,000 at 
6% interest. Because this is a loan, we would allow the business owner to spend the money on exterior 
improvements, interior improvements, or even store fixtures and displays. Community Futures is also 
able to take a lead role in helping to manage the Facade Grant Program, and provide support for the 
application approval process. 

Encouraging Good Design 
The Charrette process will create design guidelines for the downtown, and this program will require 
applicants follow these guidelines. Applicants will also need to have building permits and meet other 
district requirements to be eligible.  

Communities use Facade Improvement Grant programs because they are effective, they encourage 
private business to spend money in a way that creates both a private and public good. Investing $20,000 
to support this program is a good investment in the future of Downtown Mission. 
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	01. FINAL Downtown Incentive Program August 2013 V7
	EXECUTIVE SUMMARY:
	On July 2, 2013, Council considered and resolved, “That staff schedule a workshop meeting with Council to discuss and finalize the District of Mission Downtown Development Incentive Program”.
	This report provides an overview of the individual incentives that need to be included within a new bylaw or amendments to existing bylaws and policies to support this initiative. The report also provides:
	 supporting rationale for creation or amendment of each bylaw and policy; and
	 an overview of the financial impact to the District.
	The District of Mission Downtown Development Incentive Program (Incentive Program) includes taxation and fee related considerations, as well as bylaw, policy and service-related commitments. The program is designed to encourage accelerated private inv...
	PURPOSE:
	The purpose of the report is to provide Council with an overview of the proposed incentives including policies, bylaws and service related changes required to support this initiative, as well as their financial impact to the municipality.  Council is ...
	BACKGROUND:
	The design of the Incentive Program and its related activities are shaped by local needs, priorities and circumstances.
	The purpose of this program is similar to other municipal incentive programs and can be distilled into the following objectives:
	 Focus public attention on local priorities and municipal initiatives;
	 Target areas in transition or in need of repair, rehabilitation and redevelopment;
	 Facilitate and encourage community change in a coordinated manner; and
	 Stimulate private sector investment through municipal incentive based programs.
	 Provide and accelerate the development of new housing units downtown
	 Promote financial triggers for renovation projects
	 Encourage façade improvements
	 Encourage commercial mixed use development
	 Encourage infill construction
	 Increase the value of the overall tax base in the downtown over time
	 Improve the economic and social vibrancy of the Downtown core
	A preliminary DRAFT version of the marketing brochure and incentives were provided to Council on July 2, 2013 and are attached for reference as Appendix B. Pending adoption of the Incentive Program, the materials will be finalized by a professional gr...
	DISCUSSION AND ANALYSIS:
	The Incentive Program is designed to be comprehensive yet flexible, while providing a strategic framework for dealing with lands and buildings which can address many physical, social and economic priorities. The Incentive Program enables the District ...
	UTransition of Bylaw, Policy and Procedural Amendments
	The subsequent adoption and approval of this Incentive Program by Council will provide the legislative basis and comprehensive policy framework designed to help achieve the goals of the 2TMissionCity 0T2TDowntown Action Plan0T. Successful implementati...
	As such, should Council support the recommendations in this report, the applicable bylaw and policy amendments will be drafted, will receive a legal review and will come to Council for final approval.
	USummary of Incentives
	Table 1 below (Summary of Incentives) provides a summary of the proposed incentives, service commitments with applicable criteria, investment thresholds, timeframes and proposed financial benefits.
	The Table defines three different construction scenarios for which various incentives apply. The three construction scenarios are:
	1. New Construction & Major Redevelopment: This is characterized by large projects with a building permit value greater than $500,000. Typical construction activities anticipated in this scenario are new buildings or major redevelopment or interior an...
	2. Renovations: This is characterized as construction projects of a lesser magnitude with an anticipated building permit value of $15,000 to $499,999 in value. Typical construction activities anticipated in this scenario are upgrades to the interior a...
	3. Façade Improvements: This is characterized as exterior street-facing façade improvement projects. If a building permit value is greater than $15,000 in value, the Tax Exemption option can also be applied for. Typical activities would include improv...
	Bylaw Implementation and Amendments:
	To implement the Incentive Program:
	 various legislative requirements must be addressed;
	 financial impacts must be understood;
	 service commitments must be made; and
	 the program must be monitored for effectiveness.
	As such, the following discussion, analysis and recommendations address these various requirements for each of the items listed in Table 1 above.
	1. District of Mission Revitalization Tax Exemption Bylaw 3828-2005
	UExisting Bylaw
	The District of Mission Revitalization Tax Exemption Bylaw 3828-2005 (RTE) establishes a revitalization tax exemption program in accordance with the Community Charter as it existed at the time the Bylaw was enacted.  The RTE provides a municipal tax e...
	Changes were made in 2007 to section 226 of the Community Charter, granting local government greater discretion and flexibility in designing and applying tax exemption programs. Local governments now have the authority to design tax exemption programs...
	UPurpose for bylaw amendment
	The proposed Incentive Program includes terms for an amended RTE Bylaw that delineates between minor upgrades or façade improvements and major development or redevelopment. For minor improvements, the current RTE Bylaw is largely retained in the curre...
	UProposed Incentives
	The new Revitalization Tax Exemption Bylaw will include the following:
	To address developer input heard throughout the Downtown Planning Process that a taxation exemption only benefits developers who retain full or majority ownership in their development projects, an incentive is proposed to encourage residential or comm...
	The RTE Early Benefit Program is anticipated to require a funding source of $500,000, which would come from the Accumulated Surplus Reserve Account.
	The RTE Early Benefit program would see the District of Mission provide a blended incentive that provides funding to a qualifying property owner for an amount equal to the value of the municipal taxes payable on the improved property based on the valu...
	Under the terms of the proposed program, the property owner would choose the RTE Early Benefit Program or the Revitalization Tax Exemption, but would not be eligible for both. The early benefit would be payable by the District to the property owner on...
	The District would agree to redirect future taxes collected to the Accumulated Surplus Reserve Fund until the early benefit amount is repaid. Appendix C: Sample Development Sites Demonstrating Impact of Incentives, provides estimated financial impacts...
	d) Building Demolition Program
	While demolition of buildings is not anticipated on a large scale, some buildings can no longer meet Building Code requirements without significant new investment. While demolition may be warranted, it is particularly expensive option that presents fi...
	As a result of demolition, the improvement component of the assessed value is no longer on the property. This incentive allows the owner to apply for either the Tax Exemption or the Early Benefit Option using the land assessment only as the base amoun...
	URTE Bylaw Amendment
	Staff recommend that a Bylaw be brought back to Council for consideration that includes the following provisions:
	For Renovations, Façade Improvements and Major Development (excluding the RTE Early Benefit Program), the exemption granted includes municipal taxes only for a 5 year period (base amount) with an annual increase of 20% of the difference of the base am...
	To be eligible for an RTE, the property owner would complete a Revitalization Tax Exemption Agreement by October 31 of the year construction is substantially complete. The completed agreement would be provided for Council consideration and, if approve...
	2. Municipal Fee Reductions
	UExisting Policy
	The District of Mission has a variety of fees associated with the development of property within the municipality. The relevant fees identified for amendment under the Incentive Program for the 2TMissionCity 0T2TDowntown Action Plan include0T:
	 Application Fee under the bylaw
	 Demolition Permit Fee
	 Rezoning Application Fee
	 Development Permit Fee
	 Building Permit Fee
	 Connection Fees: Water, Sewer, Storm and related inspections
	UPurpose of Policy Amendment
	UProposed Incentive
	The new bylaw will eliminate the $105 application fee and other District fees will be reduced by 50%.
	The following is a demonstration of the financial impact the fee reduction will have on both District revenues and developer expenditures:
	With this example the revenues to the District of Mission would be reduced by $11,368, or the amount the developer saves. This impact does not include the property tax relief incentives, phasing of Development Cost Charge payments, or the impact of ch...
	To be eligible, the development proposal must meet the following:
	 Submit a complete Building Permit prior to December 31, 2016
	 Apply to a property within the 2TMissionCity 0T2TDowntown Action Plan area
	 Complete construction by December, 2018
	 Meet the intent of the Employment Lands Strategy and the 2TMissionCity 0T2TDowntown Action Plan0T for creating jobs and increasing the Floor Space Ratio in the downtown
	 Improve the exterior façade of the building
	3. Contributions for Community Amenities (CAC) Policy LAN. 40
	UExisting Policy
	It is recognized that residential development imposes a unique financial burden on the community by creating a need or demand for new/upgraded public facilities or amenities.
	Under this current Policy, applicants who are applying for rezoning that has a residential component are requested to address this unique financial burden by making a contribution to the District’s Community Amenity Reserve Fund for new/upgraded publi...
	 One Unit Residential (Single Family) Use,  $2,815.00 for each new residential lot
	 Multi Family Residential    $2,815.00 for each new residential unit
	UPurpose of Policy Amendment
	To recognize Council’s priority objective of revitalizing the downtown and encouraging development, as well as recognition of the economic considerations associated with cost and risks of development projects in the Downtown being less economically fe...
	UProposed Incentive
	No Community Amenity Contribution required for units where a completed Building Permit is submitted before December 31, 2016 for a property within the 2TMissionCity 0T2TDowntown Action Plan0T area.
	It is important to note that all projects requiring rezoning of property to benefit from the increased Floor Space Ratio, Height and Parking incentives will trigger the CAC requirements. Therefore, waiving the CAC for projects applied for prior to Dec...
	As noted, under the current policies, $2,815 is required for each new unit. Therefore, if a proposed development has 20 units, $56,300 in Community Amenity Contributions would be paid prior to final approval of a new zone. Under the time-durated incen...
	Based on the pro forma example found in Table 4, the following summary provides an example of the potential financial impact to the District of Mission should the CAC’s be waived:
	The current zoning allows 110 units per acre, or 20 units on a 10,000 square foot lot (sample lot size). With a proposed Floor Space Ratio (FSR) of 4.5 on a 10,000sf lot, 61 units are possible x $2815/unit CAC cost, or $171,715.
	Based on the attached pro forma, the economic feasibility of projects in the 2TMissionCity 0T2TDowntown Action Plan area 0Tare currently challenged by inadequate return in investment and the time-durated removal of CAC’s as an incentive provides a sig...
	4. Density and Off-Street Parking Regulations (Height restrictions and parking)
	UExisting Policy
	UPurpose of Policy Amendment
	UProposed Incentive
	Relax Parking and Building Height for Residential Development.
	While changes to the density, FSR, building height and the parking do not on their own make a project viable, the development pro forma is very sensitive to changes in parking requirements and increases in floor area, moving the project closer to bein...
	A rezoning application that would achieve the maximum development potential proposed in the 2TMissionCity 02T2TT2TDowntown Action Plan0T would include the following amendments:
	Reducing parking requirements and increasing building height affects the number of units that could be built downtown over time. While residential units are essential for a successful downtown, increased units will have an effect on the capacity of un...
	In the interim, development can occur in the downtown using the existing capacity since the number of units possible under current Official Community Plan policies is 2,305 units and the number of units estimated if all of the selected sites with poss...
	Table 4 provides a better understanding of the positive financial impact the height and parking amendments can make on a development pro forma.
	The Coriolis Report that discussed the viability of development stated that a small swing in the market would make development viable downtown. In order for the developer to expect the current standard return on investment of 15%, the average sales pr...
	*proposed amendments that create the incentive
	**5% improvement in the market increases the average sales price per square foot from $240 to $252
	***10% improvement in the market increases the average sales price per square foot from $240 to $264
	5. Waive off-set costs for Varying On-site Parking Spaces
	The relaxation of parking requirements will result in parking needs off site, which can be planned for by implementing a Parking Strategy, which includes building a reserve to construct a parking structure in the future. Prior to the development and a...
	6. Façade Improvement Grant Program
	UPurpose of Incentive
	The Downtown Mission Façade Grant Improvement Program provides grants to property and business owners to renovate, restore or redesign retail and commercial street-facing building facades located in the 2TMissionCity 0T2TDowntown Action Plan area0T. T...
	A Façade Improvement Grant Program is a strategy used by many communities with a downtown core in decline. There are many examples:  Maple Ridge, Langley, Abbotsford, Duncan, Courtenay, Nanaimo, Prince George, and other communities throughout North Am...
	The incentive brings together organizations in the community that support Downtown. As such, this is a collaborative incentive with formalized commitment from the Mission Downtown Business Association (DBA) and North Fraser Community Futures (NFCF).
	The goals of this incentive, as defined by the partners, are:
	 To make Downtown Mission a more inviting and interesting place to eat, shop, walk and play
	 To promote the retail and commercial businesses in the downtown
	 To help building owners to attract and retain  tenants
	 To improve the quality of life residents, workers and visitors and their enjoyment of Downtown Mission
	 To build pride in Mission’s Downtown
	The grant money is not available for interior changes or other business needs. Both building owners and building tenants are eligible for the grant, so small improvements that might not be the owner’s responsibility, or that the owner is not intereste...
	The proposed Downtown Mission Façade Improvement Program was developed by NFCF and is formally supported by the DBA. The program guidelines are attached in their entirety as Appendix D.
	UProposed Incentive
	The incentive brings together organizations in the community that support Downtown. As such, this is a collaborative incentive with formalized commitment from the Mission Downtown Business Association and North Fraser Community Futures.
	The program can provide grants of up to 50% of the cost of eligible improvements, to a maximum of $2,000 per building. Corner buildings with two street facing facades could be eligible for up to $4,000 in grants. The minimum project value is $1,000.00.
	The incentive requires a total partnered budget of $20,000, and is delineated as:
	UGrant Application, Approval & Reimbursement Process
	All project proposals are subject to a comprehensive review of the façade improvement and must meet design guideline standards. The proposed application process requires an initial inquiry and screening review that is managed by the DBA, with further ...
	In comparing with other communities that have offered similar programs, the estimated applications for the Mission Downtown Facade Improvement Program is expected to be 3 to 5 approved applications in the first year. A finite budget of $20,000 provide...
	The grant money would be available to applicants on a first come first served bases with all work to be complete within one year of the approval date of the application. Application intake would be on a continual base, with a committee meeting as need...
	7. District of Mission Services
	To support development opportunities by operating within a culture of facilitation, collaboration and support, the following service improvements are proposed as a component of the Incentive Program:
	a) Priority Processing: A Downtown Development Services Review Team will manage development activities from inquiry to application through to project completion. All completed applications for Downtown projects will receive priority processing with cl...
	b) Free Land Title Searches: To save the building owners and the development community time and expense where land title searches are required, the District will provide this service free of charge.
	c) Brownfield Support: The District will provide written support and provide applicable assistance towards applicants seeking brownfield grant monies through the various funding programs that exist provincially and federally for this purpose.
	d) Servicing Infrastructure Modeling: The current practice of charging developers the cost of modeling their impact on existing and future water and sanitary sewer infrastructure will be waived up to a maximum of $5,000 for each service.
	e) Waive Public Hearing requirement: Given the degree of public consultation involved with the 2TMissionCity 0T2TDowntown Action Plan0T the  Procedures Bylaw will be amended to waive the requirement to hold a Public Hearing for Downtown rezoning appli...
	COUNCIL GOALS/OBJECTIVES:
	On June 21, 2012 Council agreed to focus its priorities on four strategic areas, one of which was:
	 Economic Development - Downtown revitalization; waterfront development; business friendly support
	The Downtown Incentive Program fulfills the Downtown revitalization component of this objective, in addition to Council’s specific supporting objectives:
	 To promote Downtown revitalization by reviewing and revising all applicable bylaws
	 To promote responsible development opportunities by operating within a culture of facilitation and support
	 To promote commercial and industrial development through changes to municipal fees and license fee structure and policies
	 To revitalize Downtown by Creating an “Environment for Private/Other Investment” and implement the following related actions:
	FINANCIAL IMPLICATIONS:
	COMMUNICATION:
	With adoption of the Incentive Program, all relevant stakeholders involved in the Downtown Planning Process will be informed that the Incentive Program is in place.
	Additionally, a formal marketing campaign will be developed and launched for a November 2013 release. This campaign will specifically target all building owners and merchants in the Downtown core, in addition to the development community throughout th...
	Throughout the development of the Incentive Program, staff have engaged a number of local developers to discuss the proposed incentives to determine the sensitivity that the incentives will have on their pro formas, and to explore how effective the in...
	CONCLUSION AND STEPS FOR IMPLEMENTATION
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