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              1 

 

The District of Mission is undertaking an integrated planning process for the downtown that will 

result in a practical, innovative and clear vision and regulatory framework for the downtown. 

The Mission City Downtown Planning process will establish in detail the physical, economic, 

technical and policy contexts for the plan, as well as identify key issues, opportunities and 

constraints, as the basis for the development of a vision and set of guiding principles for the 

downtown. Together, these will form the basis for the development of a comprehensive 

downtown revitalization plan that will include policies for integrated land use, transportation 

and urban design, housing, community and culture, and design guidelines for both the public 

and private realm.  

Generally, the objective of the Mission City Downtown Planning process is to facilitate 

revitalization of the Downtown area by creating an environment for private/other investment 

through planned and practical improvements to the social, economic and environmental 

dimensions of the Downtown core. This will consist of short term “quick wins” to stimulate 

immediate investment and longer term strategies to move the Downtown towards the 

Community’s vision.  

The Mission City Downtown Planning process is organized into 3 phases. Phase 1 includes 

review and assessment of key background and technical information along with identification of 

preliminary issues, opportunities, goals and big ideas. Phase 2 involves the co-creation and 

refinement of a shared vision, principles and concept plan for the downtown through a series of 

public and stakeholder workshops. The illustrated concept plan incorporating the vision and 

principles developed in phase 2 will form the basis for development of a detailed plan including 

policies, guidelines, and actions for implementation in phase 3. A flow chart of the process can 

be found in Figure 1. 
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Figure 1. Mission City Downtown Planning Process flow chart 

 

 

 

The primary study area for the Downtown Plan (Figure 2) generally follows the current 

boundaries of the downtown business core as defined in the District’s Official Community Plan. 

The Downtown site area generally consists of lands fronting both side of First Avenue, Second 

Avenue to the north, North Railway Avenue to the south, Murray Street to the east and the 

southernmost portions of Grand and Birch Streets to the west. 
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Figure 2. Study area  

 

 

Downtown Mission has a small town, historic character that draws clientele from both within 

the community and, for certain specialty stores, beyond Mission’s boundaries. Approximately 

120 businesses are located within the Downtown. The Downtown’s main street, First Avenue, is 

characterized by one and two storey older buildings of varying ages and styles and has a mix of 

retail stores, restaurants, offices, financial services and specialty stores. Railway Avenue’s 

primary function is to move traffic, but it has service retail, small specialty retail and second 

storey office space in older buildings, some in need of upgrading.  

Further to the above uses, there are several institutional uses in the Downtown such as the 

Public Library, Community Archives and Museum, as well as a number of social service 

providers. The Downtown is Mission’s financial centre, with chartered banks located along First 

Avenue. The Post Office and banks have a strong presence and provide a significant draw to the 

Downtown.  

The Downtown, especially First Avenue, is a very pedestrian-oriented area with a high potential 

for improvement given the scale of its buildings, its compact form, its hillside setting and its 

situation between older residential areas to the north, west and east, and areas with a high 
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potential for redevelopment to the south. At the present time, the Downtown’s physical 

environment is generally in need of upgrading. A recent review of the Downtown indicated 

there is no dominant retail theme/focus, anchor tenants, or agglomeration of quality businesses 

to attract shoppers on a regular basis.  

There has been a relatively high vacancy rate in the Downtown over the last several years. This 

can be attributed to a combination of factors, one of the most significant being the competition 

from larger format commercial centres outside the core. Despite the Downtown’s high vacancy 

rates in recent years, there have been a number of acquisitions of vacant properties in the 

Downtown within the last year and a number of new specialty stores opening up, creating a 

general atmosphere of optimism amongst those involved in improving the Downtown.  

Mission’s Downtown area, like many small towns in the Lower Mainland, is facing difficult 

challenges. Investment in the area has been limited for many years and the perception of safety 

is poor. Homelessness, substance abuse, and loitering are some of the social issues facing the 

Downtown area. There are also challenges related to streets, infrastructure, connections, 

transportation and parking as well as to retail, commercial and employment marketing.  

There are a number of groups in Mission committed to improving the Downtown, including the 

Downtown Business Association, the Chamber of Commerce, Downtown Economic Select 

Committee, the District of Mission Economic Development Office, and the Friendship Centre 

and other social development and service organizations operating in the downtown.  

 

 

 There were 36,426 people living in 
12,800 dwellings in the District of 
Mission 2011, up from a 2006 
population of 34,505. 

 At an average annual growth rate of 
1.2%, the District of Mission grew 
more slowly over this period than 
the Fraser Valley Regional District 
(1.6 %) and Greater Vancouver 
Regional District (1.9%) 
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Persons with disability 
January 2005 – 505 
January 2010 – 784  
(36% increase) 
Source: Ministry of Housing and  
Social Development 

 

 The average household size in 2011 was 
2.8 with an average of 1.2 children per 
census family. 

 71% of households were single 
detached, 18% duplex or rowhouse and 
10% apartments. 

 The median income for individuals over 
15 years of age living in Mission was 
$24,679. 

 In 2011, 14.6 % of residents were 
characterized as Low Income by 
Statistics Canada. 

 Median monthly payments for rent were 
$700.00 in 2006 (2011 data not yet available) 

 Median monthly payments for owner occupied dwellings were $1,254.00 in 2006 (2011 
data not yet available). 

 

ISSUES AND GAPS 

The housing workshop participants consulted for this strategy were representative of diverse 

service agencies in Mission. Workshop participants brought diverse knowledge and personal 

experience with housing challenges in Mission. In 2009, a comprehensive Affordable Housing  

study was completed in Mission through the Mennonite Central Committee entitled “Gaining 

Momentum, Affordable Housing in the Fraser Valley” 2009. Through extensive interviews and 

community research, this report identified 10 housing gaps in Mission. Due to this research 

being recent and complete, District staff decided to utilize these findings as a base point for 

understanding current housing gaps. Many housing gaps were discussed at the affordable 

housing workshops; these gaps are not prioritized. Additional in depth community focus groups 

are required to prioritize the following gaps. 

SECOND STAGE SUPPORTIVE HOUSING 

Second stage supportive housing is needed for persons with 

persistent multiple barriers. The 2009 Gaining Momentum 
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Income assistance rates in 
Mission 
January 2005 – 1207 
January 2010 – 1774 
Source: Ministry of Housing and  
Social Development 

study estimated that 20 units for women and 40 units for men could be immediately and 

permanently filled.  

 Between July 2009 and March 2010, the first stage shelter, Haven in the Hollow turned  
away 24 families 

 All information in the Permanent Supportive Housing gap is applicable to Second Stage 
Supportive Housing. 

 Transitional housing would allow for life skill building and entry into more independent 
living situations. 

 Grand Street Lodge will assist in housing this population. 

RENTAL UNITS WITH SUBSIDY 

Additional rental units with a BC Housing subsidy and social/health supports from Fraser Health 

Authority is needed. 

 Rent geared to income level  

PORTABLE RENTAL SUBSIDY 

Portable rental subsidy moves with the family in need, not the house  

 As of December 31, 2009 there were 20 registered families in 
Mission on the BC Housing waitlist. 

 BC Housing has subsidies available for households earning below 
household income limits (HIL). These HIL’s vary depending on area. For example, in 
Abbotsford, the HIL’s are as follows: Bachelor $21,500, 1 bedroom $26,500, 2 bedroom 
$32,500, 3 bedroom $41,000 and 4 bedroom $45,400. 

 The waitlist for Native Housing in Mission is currently 874 people and growing with 
approximately 60% being families, 30% singles and 10% being youth/ transient. 

 These individuals are currently being housed in inadequate housing for their needs, income 
level or family size. 

 An increase in 2-4 bedroom units for single parent families is needed.  

 Although emergency shelters are usually intended for a maximum stay of 30 days, 
individuals are forced to remain longer due to a lack of available second stage and 
permanent housing. 

AFFORDABLE MARKET RENTAL 

Individuals moving out of transitional housing face a barrier of unaffordable market rental 

housing. 
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 At least 940 households in Mission spend more than 30% of household income on mortgage 
costs (source – Stats Canada 2006 Census) 

 Out of 465 lone parent families paying a mortgage, 295 or 63% spend more than 30% of 
household income on housing. (source – Stats Canada 2006 Census) 

 It is assumed that these numbers have increased considerably since the 2006 Census. 

WOMEN/WOMEN WITH CHILDREN EMERGENCY AND TRANSITIONAL HOUSING 

 Women’s needs cannot be met effectively in a co-ed environment. 

 Domestic violence has an impact on homelessness. If affordable housing options are not 
available, women are often forced to choose between being homeless, often with children, 
and remaining in an abusive relationship.  

 These women may not have an income, thus economic abuse is a reality for many women 
who have limited or no access to financial resources. 

DETOX TREATMENT AND RECOVERY – THERAPEUTIC TREATMENT CENTRE 

A Regional need was identified at housing workshops for a detox treatment centre. It was noted 

that detox models are varied and there are many alternatives to the traditional detox model 

such as therapeutic healing centres or supportive housing with a recovery focus.  

 The need for a detox would not have to be based in Mission, but rather based regionally in 
the eastern Fraser Valley 

 It was noted that there is a need in Mission for both an adult only and a separate youth only 
treatment and recovery centre. 

 Individuals in need of detox and treatment often have to leave their families, communities 
and support systems to travel long distances outside their communities for help. 

 The closest treatment and recovery centre is currently Creekside in Surrey. This withdrawal 
management centre is for ages 14 and up, and has 24 adult beds and 6 youth beds 

YOUTH SHELTER 

 There was mixed opinion at the Housing workshops on the urgency and need for a youth 
shelter/ youth housing. 

 Youth face many barriers when seeking temporary or emergency shelter including limited 
financial resources, addiction and mental health challenges. 

 Cyrus Centre in Abbotsford is an emergency shelter serving both Abbotsford and Mission 
youth.  Cyrus Centre has 4 beds for youth ages 12 – 18. These beds are constantly full. It is a 
reality that youth are among the hidden homeless and it is challenging to document their 
need due to: youth couch surfing, staying with friends and living a transient lifestyle. 

 A youth agreement is a legal agreement between a youth and the Ministry of Children and 
Family Development (MIFF). The purpose of the agreement is to help youth gain 
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Persons with persistent 
multiple barriers Status 
January 2005 – 153 
January 2010 – 168 
Source: Ministry of Housing and  
Social Development 

independence, return to school, and/or gain work experience, life skills and protect the 
rights of youth. To qualify for a youth agreement, youth need to be between the ages of 16 
and 18 who cannot return home due to safety issues.  

 In 2005 there was one (1) youth agreement on file for Mission. In 2009 there were 14 youth 
agreements of varying lengths from a few months to a full year. As of March 16, 2010, there 
are six (6) youth agreements; the other eight (8) have had their agreements terminated or 
transferred to Abbotsford. 

SUPPORTIVE SERVICES 

 Individuals that are unable to work full time would be able to participate in part time work 
with supervision and support services. 

HOUSING TARGETING SPECIAL POPULATIONS 

 This housing gap is additional to the Gaining Momentum 2009 Report and includes 
exoffenders and those recently released from prison utilizing recovery houses as a means of 
affordable housing and/or to deal with addiction and recovery challenges. 

 1300+ individuals are supervised by parole in the Fraser Valley with half having applied for 
income assistance. These are Federal statistics and do not reflect the even greater 
Provincial load. 

 Unfortunately, Corrections Services Canada does not maintain follow up statistics once an 
individual leaves their supervision making it challenging to track housing needs for this 
population. Therefore, offenders are often being released to homelessness. 

SENIORS HOUSING 

 A second area additional to the Gaining Momentum 2009 
Report is that of Seniors Housing.  

 This population group did not surface in the affordable 
housing workshops as being in critical need; however, due to 
the aging population in Mission as well as in the province, it is 
important to note this population. 

 A population specific study is necessary to determine the exact 
need.  

 It was identified that housing for ages 55+ is in greater need than housing for ages 65+. 

 The financial burden of medical expenses can leave many individuals with little or nothing 
for rental accommodation. 

PERMANENT SUPPORTIVE HOUSING 

Permanent supportive housing for individuals with multiple barriers including brain injury and 

concurrent disorders: 
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Concurrent disorders 
generally describe a 
situation in which a person 
experiences either a 
substance use disorder 
and/or a gambling 
disorder. 

Most homeless people 
don’t live on the street. 
More than 80% of 
Canada’s homeless are 
improperly housed or on 
the verge of eviction. 
Many are sleeping in 
temporary beds – with 
friends or relatives, in 
church basements, welfare 
motels, abandoned 
buildings and vehicles, and 
other sites away from the 
public eye. 

 In the 2009 Gaining, Momentum Affordable Housing in the 
Fraser Valley study, it was identified that 40-60 units are 
needed for this population in Mission. Estimates through 
the 2009/2010 Affordable Housing workshops were higher 
than this number. 

 Mission Community Services data reveals an overall 
decrease in the number of people seeking shelter at “Haven 
in the Hollow” with an increase in the number of people 
seeking shelter with complex challenges. 

 Individuals with complex challenges staying in Mission’s 
shelters may be at harm to themselves or others. These 
individuals cannot be admitted to Mission shelters. 

 These psychiatric issues need continual monitoring and 
evaluating in permanent and stable housing. Lack of 
appropriate housing can lead to an increased public safety 
issue resulting in an increase in response from the RCMP. 

 Although the numbers are expected to fluctuate annually, 
there were three main reasons given for the slight decrease 
in the numbers of applicants to the cold weather shelter: 

o  the introduction of the first stage shelter 
“Haven in the Hollow” 

o the introduction of two outreach workers 
specifically tasked with housing the homeless  

o the mild winter experienced in the Fraser Valley in 2009 

 The homelessness count conducted in Mission in 2008, counted 100 individuals in a 24 hour 
period with 2 of these individuals being youth (this does not account for the “hidden 
homeless”). 

 A population that also fits in with this category are those with multiple barriers that are 
receiving care in-home from a family member. When family care as a resource is no longer 
available due to the death of the primary caregiver or inability to care for complex 
challenges, housing for a person with multiple barriers is needed. This population is part of 
the hidden homeless. 

 An additional relevant population is youth aging out of care (youth within the foster care 
system turning 19). Adequate supports are not in place for this population thus increasing 
the risk for homelessness. 

 Permanent housing would allow for life skill building and entry into more independent living 
situations. 

IMPLICATIONS FOR DOWNTOWN PLANNING 

Downtown Mission and the current downtown planning process represent opportunities for 

addressing some of the issues and gaps identified in the 2009 housing study. In particular, for 
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encouraging more compact forms of housing close to a range of amenities in a more walkable 

and transit oriented environment. This will help address the need for introducing housing types 

that offer greater market affordability, housing appropriate for seniors and youth, and for young 

families and first time home buyers.  This further includes rental housing and other forms of 

housing tenure identified in the 2009 report. This could also include supportive housing and 

non-market housing to support current residents and users groups in the downtown.  

 

The urban design assessment was conducted to gain a better understanding of the physical 

character and conditions of the downtown. This assessment looks at connectivity, land use, 

topography, building scale, orientation and condition, and the public realm. The urban design 

assessment will inform the identification of issues, opportunities and big ideas and will 

ultimately lead to the creation of an urban design framework for the downtown area. 

 

OVERVIEW 

An urban inventory and analysis was conducted to explore the existing urban context in the 

downtown area, and identify opportunities and implications for achieving identified goals and 

objectives for the downtown. The analysis looked at: 

 Connectivity;  

 Land Use: Housing and Community Amenities;  

 Topography/Aspect; and  

 Existing Buildings and Properties: scale, orientation and condition.  

It found that Downtown Mission is well connected to adjacent residential neighbourhoods to 

the east, west and north but movement is restricted to the south by the rail line. 

Pedestrian/bicycle movement is also restricted somewhat to the north due to the steep 

topography of the site. The downtown area benefits from a southern aspect and fine-grained, 

pedestrian-scaled urban form that is oriented to the street. This is conducive to a walkable, 

pedestrian-oriented downtown and represents a significant opportunity for the area. Figure 8 

illustrates preliminary opportunities and constraints in the downtown area. 

There are a number of vacant properties and under-utilized buildings that provide opportunities 

for redevelopment in and adjacent to the downtown. These are explored in more detail in 

Figure 7. 
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CONNECTIVITY 

The pattern of streets and lanes follow a traditional grid pattern that increases connectivity 

within and through the downtown area and is important to the creation of a highly walkable 

downtown as shown in Figure 3. Downtown Mission is well connected to the east, west and 

north with this interconnected, grid pattern of streets but to the south, connectivity is impeded 

by the rail line. The rail line represents a significant barrier to movement with only two potential 

connection points: a pedestrian pathway at the West Coast Express station and a vehicle 

overpass at Murray Street. It also represents a significant opportunity for the regional 

movement of people and goods. 

The park system and riparian area to the north of the Downtown also represents a potential 

barrier to movement. Pedestrian pathways through this area help to mitigate the impacts on 

connectivity but an enhanced trail network together with wayfinding could strengthen these 

connections. 

Figure 3. Street network and connectivity in the Downtown 
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LAND USE, HOUSING & COMMUNITY AMENITIES 

Downtown land uses currently include a mix of 

commercial, housing, community, and cultural uses as 

shown in Figure 4. Retail uses are focused on 1st Avenue 

and to a lesser extent along Railway, with housing and 

other uses surrounding. A more detailed inventory and 

analysis of commercial and retail uses and opportunities is 

presented in Section 6.0. 

Figure 4. Zoning overview/summary 

 

While there currently isn’t a lot of housing in the downtown itself the area is well connected to 

the residential neighbourhoods to the north, east and west. These neighbourhoods are currently 

primarily single family in nature and have a traditional grid configuration and associated lane 

network and parcel depth.  This, together with the depth of parcels, creates the opportunity for 

compatible housing infill and intensification in the area surrounding the downtown over time. 

Residential densification both in and surrounding the downtown could help to support retail 

services and other potential civic, community and institutional activities in the Downtown area. 

Figure 5.  Housing by type in and around downtown 
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Downtown Mission is currently home to a number of important community places including the 

Library, Museum, Archives and Post Office. There is the opportunity to build on these existing 

strengths by locating additional civic uses downtown. Currently Mission’s City Hall is located 

outside of the downtown area. In the long term, moving City Hall downtown could help to 

create a strong civic heart that would further strengthen the downtown area. There is also 

potential for other civic or institutional uses such as a community centre or university campus. 

These complementary uses provide opportunities for shared space that could reduce 

investment costs while increasing the capacity of the facilities. 
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TOPOGRAPHY/ASPECT 

The downtown area has south facing topography overlooking the valley below. Taking 

advantage of good views and southern aspect will be important for both private and public 

realm development, particularly for residential units and public spaces. The slope also 

represents an opportunity for staked uses and parking under buildings. 

The steep topography will likely have an impact on pedestrian and bicycle mobility as it is much 

harder for these modes to navigate the steep terrain, particularly going up-hill. 

Figure 6. Southern aspect and views from the downtown area 
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PEDESTRIAN-SCALE 

Narrow streets and historic, pedestrian-scale buildings, including the post office, create a unique 

identity and sense of place along First Avenue and are a defining characteristic of the downtown 

as a whole. It is important to maintain this pedestrian-scale (character and orientation) in any 

future public and private redevelopment throughout the downtown as the foundation for the 

downtown’s future character and identity.  

Figure 7. Pedestrian-scale buildings along First Avenue 

 

 

Preliminary opportunity sites for redevelopment were identified in the downtown area. 

Opportunity sites are generally expected to have higher redevelopment potential due to their 

current uses and/or property characteristics. Many of the opportunity sites identified in this 

section are vacant, under-utilized or located in strategic locations within the downtown in areas 

that offer opportunities for parcel assembly, access, views and street presence. Figure 9 and 

Figure 10 show a preliminary assessment of these opportunity sites along with short 

descriptions/annotations. The map in Figure 8 shows information from the BC Assessment 

office. This map illustrates current land values compared to the improvement (buildings, 
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infrastructure) value for individual parcels. This helps to give a better understanding of sites 

that may be appropriate for redevelopment. Generally, sites are potentially more ‘ripe’ for 

redevelopment when the value of the land is significantly higher than the value of 

improvements to the land. You can see the overlap between the properties highlighted in these 

two figures. 

Figure 8. Conceptual assessment of redevelopment opportunity 
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Figure 9. Opportunities and constraints map 
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Figure 10. Redevelopment opportunity sites map 
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Figure 11. Public realm analysis 
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Transportation surveys were undertaken to understand the existing vehicle circulation within 

the downtown area and provide the foundation to develop options for changing circulation 

patterns, both for general vehicle movements and truck movements. Parking data was also 

collected to understand existing activity levels and assist with formulating future strategies as 

the community grows. 

A key component of the transportation review work was to differentiate between general 

vehicle and truck movements and in particular with regard to logging, cement and gravel trucks 

travelling through the downtown where rerouting options are to be considered. 

The following summarizes background information for the study area, transportation survey 

methodologies, traffic control and laning, vehicle movement volumes, truck flows and routing, 

parking demand, and walking, cycling and transit facilities. 

 

The study area for the transportation surveys covered the core area of downtown (between 

Grand Street and Murray Street) along with the periphery intersections at Lougheed Highway / 

Highway 11 to the west, and Lougheed Highway / North Railway Avenue to the east. This 

balance provides a fine-grained detail of the downtown flows along with a broader perspective 

of patterns within the community. 

The study area is highlighted in Figure 12. 
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Figure 12.  Study Area 

 

 

Transportation surveys were conducted on Thursday October 25th, 2012 to develop an 

understanding of existing conditions as a baseline for moving forward with design options. 

Weather conditions on the survey day were clear skies with temperatures around 10˚C and dry 

road conditions. 

Vehicle turning movement counts were observed from 7:00am to 9:00am, and 3:00pm to 

6:00pm, while the mid-day surveys were between 10:00am and 2:00pm. All survey locations are 

summarized in Figure 13 and graphically presented at Figure 14. 

Transportation surveys included: 

 AM and PM vehicle turning movement counts for general vehicles and trucks; 

 Mid-day screenline surveys for general vehicles and trucks; 

 Mid-day parking demand surveys in the downtown; 

 Mid-day spot speed surveys on 1st Avenue and North Railway Avenue; and, 
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 Mid-day truck route tracing throughout study network 

 

In addition to these surveys, observations were made throughout the downtown to document 

parking restrictions, intersection controls and laning configurations, walking and cycling facilities 

as well as the location of transit facilities. 

Figure 13. Survey Locations 

Survey Type 
Time 

Period 
Location 

1. Vehicle turning 
movements 

AM & PM 

1. Hwy 11 / Lougheed Hwy 
2. Grand St / 1

st
 Ave 

3. Grand St / North Railway Ave 
4. Horne St / 1

st
 Ave 

5. Horne St / North Railway Ave 
6. Murray St / 1

st
 Ave 

7. Lougheed Hwy / North Railway Ave 

2. Screenline vehicle 
movements 

Mid-Day  1. Lougheed Hwy west of downtown 
2. Lougheed Hwy east of downtown 

3. Parking demand surveys Mid-Day 1. 1
st
 Ave and North Railway Ave between Horne and 

Grand St 
2. Grand St, James St, Welton St, and Horne St between 

lane north of 1
st
 Ave and North Railway Ave 

4. Spot speed surveys Mid-Day 1. 1
st
 Ave west of Welton St 

2. North Railway Ave east of James St 

5. Truck route tracing Mid-Day Truck routes throughout downtown Mission 

and surrounding area 
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Figure 14. Survey Locations 
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The street network within the study area is covered in the following paragraphs focusing on 

traffic controls and street laning configurations along Lougheed Highway and North Railway 

Avenue. 

Lougheed Highway west of downtown is generally 4 lanes with two travel lanes in each 

direction, no street parking and left-turn lanes at intersections. The posted speed is 50km/h and 

a central median is located along much of this section of road. 

Entering the downtown, Lougheed Highway forms a one-way circulatory couplet with eastbound 

movements on North Railway Avenue and westbound movements on 1st Avenue. The Province 

has recently approved a speed limit reduction from 50 km/h to 40 km/h on Railway and 1st 

Avenue in the downtown. 

North Railway Avenue forms two eastbound travel lanes along with intermittent sections of 

parking on both sides until the intersection at Horne Street, where a two-way directional flow 

operates. At the eastern end of the community, North Railway Avenue again forms as one-way 

operation eastbound before it merges with Lougheed Highway in the direction of Harrison Hot 

Springs. North Railway Avenue has a posted speed limit of 50km/h outside of the downtown. 

1st Avenue west of Horne Street has two westbound travel lanes along with on-street parking, 

on both sides. East of Horne Street, 1st Avenue generally operates with two travel lanes and 

two-way vehicle flow along with left-turn lanes at key intersections. 

Lougheed Highway east of Mission is two travel lanes plus left-turn lanes and paved shoulders, 

and has a posted speed limit of 70km/h, functioning as a rural highway connecting with 

communities to the east including Agassiz and Harrison Hot Springs. 

Traffic control and laning configuration for the intersections within the downtown and adjacent 

intersections are highlighted at Figure 15. 
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Figure 15. Traffic Control and Laning Configuration 

 

 

Vehicle movement data was collected for both general vehicles and trucks during the AM and 

PM peak periods at the study intersections, as well as during the mid-day period at screenline 

locations. 

As well, the Ministry of Transportation and Infrastructure maintains permanent vehicle count 

stations along highways throughout the province for planning purposes which is available 

through their website. 

All this information will confirm the vehicle flow peak operational time periods in the study area 

along with understanding seasonality and background growth for vehicle movements. 

EXISTING VEHICLE MOVEMENTS 

Existing vehicle movements were summarized for the AM and PM peak hours. Figures 16 and 17 

highlight the vehicle turning movements (for all vehicles including logging, cement, and gravel 
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trucks) at the study intersections for the AM and PM peak hours, while Figures 18 and 19 

illustrate the two-way link flows (for all vehicles and highlighting logging, cement and gravel 

trucks) throughout the study network during the AM and PM peak hours. 

Figure 16. AM Peak Hour Vehicle Turning Movements 

 

*Not all intersections where surveyed for this analysis therefore some turning movements may 

not be captured. 
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Figure 17. PM Peak Hour Vehicle Turning Movements 
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Figure 18. Two-Way Vehicle Flows (AM) 
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Figure 19. Two-Way Vehicle Flows (PM) 

 

Two-way vehicle flows at key points on the Lougheed Highway corridor were selected to 

determine the critical peak time period on the study network. Figure 20 illustrates the two-way 

vehicle flows for all vehicles. 

Figure 20. Two-Way Vehicle Flows on Lougheed Highway 
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Evidently, vehicle flows are almost 50% higher during the PM peak hour than the AM peak hour, 

and this is reflective of the combined influences of work trips, commercial and leisure trips at 

that time of the day. It therefore represents the critical period for any assessment in reviewing 

vehicle circulation patterns. 

On Lougheed Highway the busiest section in the study area is west of Highway 11 at 

approximately 2,750 vehicles, while the section between Highway 11 and Grand Street is lower 

at approximately 1,800 vehicles. Through the downtown core, the volume falls to approximately 

1350 movements, including the approximately 600 movements on North Railway Avenue (as 

shown in Figure 17), and overall this is 50% of that observed west of Highway 11. 

East of Murray Street the volume increases to approximately 1,800 vehicle movements before 

lowering again to 1,270 once east of the intersection with North Railway Avenue and on to 

Agassiz. 

Typically, arterial roads can handle around 800 vehicles per lane in urban areas with a 

reasonable level of service. This measure indicates in theory that flows through the downtown 

could be managed on a two lane roadway subject to intersection and parking lane designs and 

indeed the two travel lane section east of the downtown core already accommodates a higher 

volume. 

Circulatory options for the downtown will be considered through the design charrette process 

along with taking into consideration the possibility of re-routing truck traffic. 

MOTI VEHICLE MOVEMENT DATA 

As a further check to understand the existing vehicle movement patterns for downtown Mission 

and the surrounding area, data from the MOTI website has been summarized from two 

permanent count stations nearby: (1) Lougheed Hwy approximately 5km west of Hwy 11, and 

(2) south of Mission bridge on Highway 11. The average daily vehicle volumes during the peak 

months for the past 5-years at each of these stations are highlighted at Figure 21. 
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Figure 21. Average Daily Vehicle Movements for Past 5-Years 

 

Background vehicle growth trends have been generally stable over the past 5-years and are 

indeed slightly lower in recent years. It indicates that while development continues to occur in 

the immediate area, no background growth in vehicle movements is being observed. 

A review of the vehicle movements for the month of October indicates it is a representative 

month overall although the August and April monthly periods have slightly higher daily volumes. 

The transportation surveys therefore represent typical conditions for the study network. 

 

A key component for the transportation surveys is to understand the level of truck activity in the 

downtown core area. Specifically, it has been expressed by the District of Mission that there is a 

high number of logging, cement, and gravel trucks travelling through the downtown both 

eastbound on North Railway Avenue and westbound on 1st Avenue, due to the proximity of 

nearby facilities. This truck traffic is believed to be having a negative impact on the economic 

viability of the downtown. Samples of these truck types are shown at Figure 22. 

Figure 22. Sample Truck Types 
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The transportation surveys separated these trucks from general vehicle movements (which 

included standard commercial trucks) to get a sense of their proportion of the total movements. 

Figures 23 and 24 highlight the truck movements for the AM and PM peak hours, respectively. 

Figure 23. AM Peak Hour Truck Turning Movements 
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Figure 24. PM Peak Hour Truck Movements 

 

Truck volumes in the AM peak hour are significantly higher than the PM peak-hour, which is in 

contrast to the general vehicle movement patterns.  

Through downtown the truck movements west of Horne Street on 1st Avenue were around 15 

movements and east of Grand Street on North Railway Avenue at around 20 trucks. The busiest 

road section was the 70 trucks (as shown in Figure 23) observed on Lougheed Highway east of 

the merge point with North Railway Avenue and the 57 trucks (as shown in Figure 23) on 

Lougheed Highway west of Highway 11 (both during the AM peak hour). 

A good proportion truck vehicle flows originate from south of the Fraser River via Highway 11 

and this is reflected on Murray Street carrying around 35 movements in the peak-hour period. 

With the size of trucks and character of the downtown, the community is seeking options to 

reroute them from the downtown commercial and residential activities and therefore will be a 

key consideration moving forward. 
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Another exercise carried out during the transportation surveys was to trace truck movements 

through downtown and the surrounding area during the mid-day period to get a sense of the 

truck movement patterns from a broader perspective. 

Survey staff selected individual trucks on different road sections within the study area and 

followed them to external exit points of the study area. This information is summarized 

graphically at Figure 25 along with truck movement volumes from previous figures. 

Figure 25. Truck Route Tracing 

 

 

Street parking is a key consideration for developing walkable mixed-use centres.  It provides 

access to commercial uses for drivers while it acts both as a natural traffic calming feature to 

slow vehicle speeds and buffer pedestrians from moving vehicles. 
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On-street parking demand in the core area of downtown Mission was observed during the mid-

day peak period (10am – 2pm) to get a sense of the downtown’s current parking demands. 

Figure 26 highlights the mid-day peak period parking demand downtown together with parking 

restrictions. 

Figure 26. Downtown Mid-Day Peak Hour Parking Demand 

 

The busiest demand sections are on Horne Street (between North Railway Avenue and the lane 

to the north of 1st Avenue), and 1st Avenue (between Welton Street and James Street) which 

were 92% occupied during the peak period of 11:00am to 11:30am. This was followed by 1st 

Avenue (between Horne Street and Welton Street) which was 90% occupied during the peak 

period. 

Other sections ranged between 40% occupancy on North Railway Avenue (between James 

Street and Welton Street) and 80% occupancy on Welton Street. 

The survey indicates street parking is relatively well used during the peak period in the 

downtown but there is spare capacity on many of the sections observed. Expanding the parking 
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areas with time restrictions could better manage parking and discourage longer-stay users such 

as employees and commuters (using the west coast express). 

 

WALKING & CYCLING 

Downtown Mission has a fine-grained street grid and is conducive to walking and cycling. 

Sidewalks are generally located on streets through the downtown core with crosswalks on all 

approaches at intersections and push-button controls for pedestrians at Grand Street and 

Murray Street signalized intersections. 

Sidewalks on the main commercial strip are adequate in width with alternating curb bulges at 

some mid-block locations which allow for street furniture and landscaping features along with 

areas for respite. 

Corner bulges at many intersections provide good sightlines for pedestrians to cross the street, 

storage areas for people waiting, and opportunities for landscaping. There is a mid-block 

pedestrian connection between North Railway Avenue and 1st Avenue, west of Welton Street 

that provides an additional link between these streets. 

A drawback due to the topography of downtown Mission is steep sections on the north-south 

streets (i.e. Horne, Welton, James, and Grand Streets), which can be difficult for both 

pedestrians and cyclists to utilize. 

The District of Mission has a network of bicycle routes which include both on-street and off-

street facilities as highlighted at Figure 27. On-street routes typically consist of wide shared-use 

lanes for cyclists and vehicles, indicated with painted “sharrow” markings. 

Downtown is connected to the bicycle route network from Grand Street, 2nd Avenue, Murray 

Street and Stave Lake Road. 
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Figure 27.  Bicycle Route Map 

 

TRANSIT 

Downtown Mission is serviced by a variety of transit routes as highlighted at Figure 28.  Bus 

stops for these routes in close proximity to the downtown core are located on North Railway 

Avenue (east of Welton Street), 1st Avenue (on the 33000 and 33100 blocks), and 2nd Avenue (on 

the 33000 and 33200 blocks). 

Service frequency varies from 15-minutes to 30-minutes during peak times for most routes, with 

some routes offering less frequent service (i.e. 1 hour frequency). Overall, this provides a 

reasonable level of transit coverage to the downtown while some services are coordinated with 

the West Coast Express. 
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The West Coast Express eastern terminus is at the Mission City Station located on the south side 

of North Railway Avenue east of Welton Street, providing direct heavy rail commuter service 

to/from downtown Vancouver during peak periods. The pick-up and drop off area on North 

Railway Avenue is currently poorly defined and challenged with the existing one-way operation 

(street width, vehicles turning or changing lanes, etc.). 

Figure 28. Transit Facilities 
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This section provides: 

 

 A review of population trends and projections, because residential and commercial 

development potential are both directly correlated to population growth.  

 A review of residential and commercial development trends and prospects in Mission, to 

help understand the total amount of development potential that could be attracted to 

Downtown Mission over the next decade. 

 Analysis of the financial viability of higher density development in Downtown Mission, to 

help understand if new development is financially viable or, if not, what kinds of market or 

policy changes could be considered to improve viability.  

 Based on the market and financial analysis, preliminary conclusions about the kinds of policy 

changes that could be explored to positively influence Downtown’s growth prospects.  

 

                                                            
1
  Coriolis Consulting Corp. Standard Disclaimer:  This section may contain estimates and forecasts of future growth 

and urban development prospects, estimates of the financial performance of possible future urban development 
projects, opinions regarding the likelihood of approval of development projects, and recommendations regarding 
development strategy or municipal policy. All such estimates, forecasts, opinions, and recommendations are based 
in part on forecasts and assumptions regarding population change, economic growth, policy, market conditions, 
development costs and other variables. The assumptions, estimates, forecasts, opinions, and recommendations are 
based on interpreting past trends, gauging current conditions, and making judgments about the future. As with all 
judgments concerning future trends and events, however, there is uncertainty and risk that conditions change or 
unanticipated circumstances occur such that actual events turn out differently than as anticipated in this document, 
which is intended to be used as a reasonable indicator of potential outcomes rather than as a precise prediction of 
future events.  Nothing contained in this report, express or implied, shall confer rights or remedies upon, or create 
any contractual relationship with, or cause of action in favor of, any third party relying upon this document.  In no 
event shall Coriolis Consulting Corp. be liable to the District of Mission or any third party for any indirect, incidental, 
special, or consequential damages whatsoever, including lost revenues or profits. 
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Residential and commercial development potential are both directly correlated to population 

growth, so understanding how much additional population growth is likely to occur in Mission is 

a key input to understanding growth potential in the District as a whole and the amount of 

development that could realistically be attracted to Downtown.  

POPULATION TRENDS  

Figure 29 shows population estimates for Mission, nearby communities (Maple Ridge and 

Abbotsford), and the Fraser Valley Regional District for the ten year period from 2001 to 2011.2  

The data shows that: 

 

 Mission’s population grew from about 32,400 in 2001 to about 37,400 in 2011, which is 

equivalent to growth of about 500 people/year or an average annual growth rate of about 

1.4%.  This is similar to the pace of growth in the Fraser Valley Regional District (FVRD) as a 

whole. 

 Mission captured 13% of FVRD total population growth over the past decade.  Mission’s 

share of FVRD growth was higher from 2001 to 2006 (19%) than from 2006 to 2011 (8%).  

 
Figure 29. Population Estimates by Municipality/Regional District, 2001 to 2011  

2001 2006 2011 2001-06 2006-11 2001-11 2001-06 2006-11 2001-11 2001-06 2006-11 2001-11

Mission 32,441 35,741 37,372 2.0% 0.9% 1.4% 660 326 493 19% 8% 13%

Maple Ridge 66,540 71,453 77,402 1.4% 1.6% 1.5% 983 1,190 1,086 28% 29% 29%

Abbotsford 122,825 129,345 139,343 1.0% 1.5% 1.3% 1,304 2,000 1,652 37% 49% 44%

Fraser Valley 

Regional District
249,049 266,727 286,981 1.4% 1.5% 1.4% 3,536 4,051 3,793 100% 100% 100%

Mission's Share of 

FVRD Population 
13% 13% 13% n/a n/a n/a n/a n/a n/a n/a n/a n/a

Average Growth Rate Average Annual Increment Share of FVRD GrowthTotal Population

 
Source: BC Stats population estimates (note that these figures include census undercounts). 

 

As of 2011, about 660 people live in Downtown Mission and approximately 4,500 people live 

within a 1km radius of Downtown.3   

 

                                                            
2
  BC Stats produces annual population estimates for municipalities, local health areas, and regional districts in BC.  

These figures are municipal and regional district numbers.  
3
  Based on GIS/Environics data.  
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Population estimates by age group are available at local health area level, not a municipal level.  

The Mission Local Health Area (LHA) includes the District of Mission plus some surrounding rural 

areas.  As of 2011, the Mission LHA had a total population of approximately 42,500, compared 

to the District’s population of 37,400, indicating that the District accounts for the majority (88%) 

of the LHA’s population.  Figure 30 shows population estimates by age group for the Mission 

LHA.  As illustrated, almost all of Mission’s population growth over the past decade has been in 

the 20-34, 45-54 and 55-64 age groups.  

 
Figure 30. Population Estimates for Mission Local Health Area, 2001 to 2011 

2001 2006 2011 2001-06 2006-11 2001-11 2001-06 2006-11 2001-11 2001-06 2006-11 2001-11

0-19 age group 11,143 11,081 10,548 -0.1% -1.0% -0.5% -12 -107 -60 -2% -26% -11%

20-34 age group 6,481 7,610 8,520 3.3% 2.3% 2.8% 226 182 204 32% 45% 37%

35-44 age group 7,087 6,862 6,262 -0.6% -1.8% -1.2% -45 -120 -83 -6% -30% -15%

45-54 age group 5,341 6,394 7,094 3.7% 2.1% 2.9% 211 140 175 30% 34% 32%

55-64 age group 3,135 4,161 5,165 5.8% 4.4% 5.1% 205 201 203 30% 49% 37%

65+ age group 3,824 4,378 4,928 2.7% 2.4% 2.6% 111 110 110 16% 27% 20%

Total 37,011 40,486 42,517 1.8% 1.0% 1.4% 695 406 551 100% 100% 100%

Share of Mission Growth

Mission LHA:

Average Annual IncrementTotal Population Average Growth Rate

 
Source: BC Stats population estimates (note that these figures include census undercounts). 

 

POPULATION FORECASTS 

Figure 31 shows BC Stats’ projected population growth by age group for the Mission LHA over 

the next ten years.  The pace of population growth in the Mission LHA is expected to increase, 

averaging about 1.7% per year over 2011 to 2021.  Almost 60% of projected population growth 

is expected to be in the 55+ age groups.  

  

Figure 32 shows a population forecast produced by Coriolis for the District of Mission, using the 

projected average annual growth rate of 1.7% for the LHA and applying this pace of growth to 

the District’s 2011 population (because Mission accounts for almost all of the LHA’s population).  

At this average annual growth rate, the District’s population would increase by about 700 

people per year on average from 2011 to 2021 (compared to 500 people per year over from 

2001 to 2011).  

Figure 31. Population Forecasts for Mission LHA, 2011 to 2021 

2011 2016 2021 2011-16 2016-21 2011-21 2011-16 2016-21 2011-21 2011-16 2016-21 2011-21

0-19 age group 10,548 10,679 11,545 0.2% 1.6% 0.9% 26 173 100 4% 21% 13%

20-34 age group 8,520 9,475 9,743 2.1% 0.6% 1.4% 191 54 122 26% 6% 15%

35-44 age group 6,262 6,516 7,417 0.8% 2.6% 1.7% 51 180 116 7% 21% 15%

45-54 age group 7,094 7,211 6,965 0.3% -0.7% -0.2% 23 -49 -13 3% -6% -2%

55-64 age group 5,165 6,200 7,184 3.7% 3.0% 3.4% 207 197 202 28% 23% 26%

65+ age group 4,928 6,120 7,569 4.4% 4.3% 4.4% 238 290 264 32% 34% 33%

Mission LHA Total 42,517 46,201 50,423 1.7% 1.8% 1.7% 737 844 791 100% 100% 100%

Mission LHA:

Total Population Average Growth Rate Average Annual Increment Share of Mission Growth

 
Source: BC Stats population forecasts for Mission LHA.   
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Figure 32. Population Forecasts for the District of Mission, 2011 to 2021 

2011 2016 2021 2011-16 2016-21 2011-21

District of Mission Population, 

if growth averages 1.7%/year 37,372 40,658 44,234 657 715 686

Total Population Average Annual Increment

 
Note: Calculated by applying a 1.7% average annual growth rate to Mission’s 2011 population of 37,372 over the forecast period.    

 

 

RECENT RESIDENTIAL DEVELOPMENT TRENDS 

 

Based on building permit data from the District (see Figure 33), an average of 141 new 

residential units per year were approved via building permit from 2007 to November 2012 (i.e. 

over the past 5+ years).  Almost all (77%) of these were single family houses.   

 

The multi-family units approved in Mission since 2007 include: 

 

 4 apartment units in a mixed use project in Downtown. This project is currently under 

construction at 33038 and 33043 1st Avenue.  It includes 1,534 sq.ft. of upper floor office 

space and 4,925 sq.ft. of at-grade commercial space fronting on 1st Avenue.  

 180 seniors’ apartment units in two projects (both outside of Downtown).  

 10 duplex units in three projects (all outside of Downtown).   

 
Figure 33. Residential Building Permit Data from the District of Mission, 2007 to Nov 2012 

Total
Share of 

Total

Annual 

Average

Single family dwellings 195 117 95 98 82 53 640 77% 108

Multi-family units* 138 2 0 2 6 46 194 23% 33

Total 333 119 95 100 88 99 834 100% 141

2011
Jan-Nov 

2012

2007 to Nov 2012
2007 2008 2009 2010

 
Source: District of Mission. 

Note *:  The multi-family units include: 2007 - a 138 unit seniors apartment project; 2008 - one duplex (2 units); 2010 - one duplex (2 

units); 2011 - three duplexes (2 units each); 2012 - 4 residential units in a mixed use project in Downtown plus 42 seniors apartment 

units.  

CURRENT PROJECTS 
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Residential Projects Currently Marketing 

There is one multi-family residential project currently marketing in Mission.  This project is 

called The Mews and is a 70 unit, 3 storey apartment project located approximately 2 kilometres 

east of Downtown.  The project was completed in 2007 and is about 65% sold (i.e. about 45 of 

the 70 units are still available for sale). Remaining units range in size from 995 to 1,132 square 

feet and have asking sales prices in the range of $230 to $250 per square foot (about $230,000+ 

per unit on average). 

 

In comparison, asking sales prices for new wood-frame apartment units range from about $260 

to $320 per square foot in Maple Ridge, $240 to $260 per square foot in Abbotsford, and $230 

to $240 per square foot in Chilliwack.  Apartment unit prices in Mission are similar to those in 

Chilliwack, but lower than in Maple Ridge and Abbotsford.  There is very limited high-rise 

apartment project activity in the Fraser Valley communities (i.e. there is only one new high-rise 

apartment project in Abbotsford currently marketing and none in Maple Ridge).   

Multi-Family Projects in the Approvals Process 

There are five projects with a multi-family residential component in the approval process in 

Mission (see Figure 34). These projects have the potential for a total of 73 new townhouse units 

and 313 new apartment units.  In addition (also listed in Figure 34), there will be potential for 

new multi-family units in the Silverdale Neighbourhood One area (which is a phased, long term, 

comprehensive planning area for which detailed work is still underway).   

None of these projects are in Downtown, but one is just outside the Downtown area: the 

Mapleview project. This project is being planned in three phases (one apartment building per 

phase), with a total of 163 units and 9,063 sq.ft. of commercial space.    

 
Figure 34. Multi-Family Projects in the Approvals Process (Nov 2012) 

Type of Project Location Address Proposal Status 

Mixed use Just Outside 
of 

Downtown 

“Mapleview” at 7260 & 7290 
Maple Street, 32848 & 32852 
1

st
 Avenue, and 32851, 32853, 

& 32859 View Avenue 

163 units in three 
apartment buildings and 

9,063 sq.ft. of commercial 
space 

3
rd

 Reading granted July 
2011 

Comprehensive 
Development 

Outside 
Downtown 

31802 Hillcrest Avenue, 31831, 
31941, & 31971 Lougheed 

Hwy, 31896 Raven Ave & 7233 
Wren Street 

Up to 150 residential units 
and 310,000 sq.ft. of 

commercial space 

3
rd

 Reading granted April 
2012 

Comprehensive 
Development 

Outside 
Downtown 

8711 Cedar Street 38 townhouse units, 3 
single family lots with 
coach houses, and 18 

compact single family lots 

3
rd

 Reading granted May 
2012 

Multi-family 
residential 

Outside 
Downtown 

32921 14
th

 Avenue 23 unit townhouse project 2
nd

 & 3
rd

 Readings granted 
Oct 2011 
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Comprehensive 
Development 

Outside 
Downtown 

34059, 34081, 34097 Dewdney 
Trunk Road; 34051, 34085, 

34069, 34085, 34072, 24088, 
34112, York Avenue; 8738 

Stave Lake St 

12 townhouse units, 14 
duplex units, and 68 single 

family lots 

3
rd

 Reading granted 
September 2010 

Mixed use Outside 
Downtown 

Portion of Silverdale 
Neighbourhood One area 

Country-estate lots, single 
family lots, townhouse, 

apartments, commercial, 
and institutional uses 

Approved March 2009; off-
site service planning 

underway  

Source: District of Mission, “Major Development Project Update – current to May 31, 2012.” Supplemented with building permit 
data provided by the District to Nov 2012.  

Development Enquiries about Multi-Family Projects  

In addition to the projects in the approvals process, the District has received some development 

enquiries (but no formal applications) for multi-family or mixed use projects.  

PROSPECTS FOR RESIDENTIAL GROWTH IN MISSION 

Based on past trends, total housing growth in Mission could be on the order of about 150 units 

per year.  Based on projected population growth, total housing growth in Mission could be as 

high as 220 units per year.  

 

If total housing growth in Mission is in the range of 150 to 220 units per year and if 20% of new 

housing continues to be multi-family, this works out to 30 to 45 new multi-family units per year 

on average.   

 

EXISTING PATTERN OF COMMERCIAL DEVELOPMENT  

As illustrated in Figure 35, the main commercial areas in Mission are:  

 Downtown, which is the historic commercial area of Mission.  Downtown Mission can be 

characterized as having a compact built form with mostly 1 to 3 storey buildings of varying 

ages and styles.  Most buildings have retail at grade and residential, office, or storage on 

upper floors.  The commercial activity is mainly composed of a mix of restaurants, financial 

and personal services, convenience and thrift stores, and other locally-serving businesses. 

Most commercial activity is centered on 1st Avenue, which is a pedestrian-oriented street. 

There are also several notable institutional uses (e.g. library, museum) in Downtown.  

Downtown has a mix of vacant and improved properties, with several pockets of vacant 

commercial space (mainly concentrated on 1st Avenue).  Asking net lease rates for vacant at 
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grade space in Downtown range from $6 to $17 per square foot on 1st Avenue and $4 to $13 

per square foot on Railway Avenue.  There is also a vacant upper floor office space available 

for lease on James Street (asking $20 per square foot).   

 Lougheed Highway Commercial Area.  This area stretches along the Lougheed Highway 

corridor and includes a combination of car-oriented strip shopping centers and stand-alone 

commercial buildings. It is now the primary commercial area of Mission. The commercial 

activity in this area includes large format retailers, restaurants, personal services, 

automobile-related services, and a large array of locally-serving businesses. Asking net lease 

rates for vacant space in this area are in the range of $20 to $33 per square foot for new 

retail space near large format retailers.  Asking net lease rates in older strip malls or stand-

alone commercial buildings are lower, in the range of $14 to $16 per square foot.   

 The Junction Shopping Centre.  The Junction is a power centre, multiple anchor retail 

development. It houses several large-format retailers, fashion and accessories stores, 

restaurants, financial services, and some locally-serving businesses.  

 Waterfront area. The Waterfront area stretches from the southern edge of Downtown to 

the river. The area is designated in the Official Community Plan as “an area with major 

potential for commercial, mixed-development” (OCP, p.62), but it is still primarily an 

industrial/storage location.  There are a few stand-alone retail buildings and a mall in the 

northern part of this area, with uses such restaurants, pubs, personal services, and a thrift 

store.  

There are also other smaller scale, neighborhood commercial nodes throughout Mission.  
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Figure 35. Pattern of Existing Commercial Development in Mission 

 
Source:  Produced by Coriolis Consulting Corp. using Streetpro for British Columbia.  

  

COMMERCIAL DEVELOPMENT TRENDS AND PROSPECTS 

Retail and Service Floorspace Inventory in Mission  

Colliers International completed a commercial and industrial floorspace inventory for Mission, 

as part of a Waterfront Analysis and Feasibility Study in 2010.  Based on the data in the Colliers 

report, there was a total of about 813,200 square feet of retail and service floorspace in Mission 

as of 2007.4  

 

Since 2007, a total of about 173,000 square feet of retail and service floorspace have been 

approved by the District.  Adding this to the 2007 inventory suggests that Mission has a total of 

retail and service floorspace inventory of about 986,200 sq.ft. as of November 2012, or about 26 

square feet per capita based on Mission’s 2011 population of 37,372 people.   

 

                                                            
4
  This excludes industrial, institutional, and recreational floorspace.    
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As a benchmark, on a per capita basis there is an average of about 42 square feet of total retail 

and service space in Metro Vancouver outside the City of Vancouver (i.e. in suburban trade 

areas).5  This is made up of an average of 21 square feet per capita of locally-oriented 

retail/service space and an average of 21 square feet per capita of region-serving retail space.  

Comparing Mission’s retail and service floorspace per capita ratio to these averages suggests: 

 

 Mission is probably retaining almost all of its locally-serving retail and service floorspace 

potential.  

 Mission is importing a small amount of retail and service floorspace potential from 

surrounding rural areas and eastern Maple Ridge.  

 Mission is clearly exporting a large share of its regional-serving retail demand to larger 

nearby centres (e.g. Abbotsford). 

 

In addition, the District provided BC Assessment floorspace data that was compiled in 2009 as 

part of Mission’s Employment Lands study.  This data includes commercially designated and 

zoned properties (not just properties used for commercial purposes), but it can be used as a 

check on the Colliers floorspace inventory.  This database suggests that there is a total of about 

1,179,500 square feet of floorspace on commercially designated and zoned properties in 

Mission.   

Recent Commercial Development Trends 

As indicated above, about 173,000 square feet of retail and service floorspace have been 
approved by the District since 2007 (see Figure 36).  Only about 10% of this space is located in 
Downtown.   
 
Figure 36. Commercial Building Permit Data from the District of Mission, 2007 to Oct 2012 

 2007 2008 2009 2010 2011 YTD 2012 
(Oct) 

Total 2007-
Oct 2012 

Share of  
Total 

Downtown  

0 

 

0 

6,409 sq.ft. 

in mixed use 
project (2 
residential 

units above) 

 

0 

 

0 

10,024 sq.ft. 

(office above 
retail, with 4 
residential 

units above) 

16,433 sf 10% 

                                                            
5 
  This ratio of 42 square feet per capita was calculated by dividing the total inventory of ground floor retail and service 

space by the total population in Metro Vancouver for areas outside the City of Vancouver.  We exclude the City of 
Vancouver because it has more commercial floorspace per capita than other cities in Metro Vancouver because it 
captures much of the non-resident spending in the region.  If we add the City of Vancouver into the analysis, the ratio 
would be 45 square feet of retail and service space per capita in the region.  The ratios in the different trade areas in 
Metro Vancouver range from about 40 to 45 square feet per capita.  



 

 

              48                                         48 

Non-Downtown 5,830 sq.ft. 

addition to 
golf course 

building 

 

0 

 

0 

39,920 
sq.ft. 

Stave Lake 
St and 11

th
 

mall 

97,920 sq.ft. 

Smart 
Centre  

Wal-Mart 
building plus 

small 
developmen

t  

12,620 sf 

Cedar 
Connector 

and Hwy 11 
corner 

156,290 sf 90% 

TOTAL       172,723 100% 

Source: District of Mission. 

Commercial Projects in the Approvals Process 

There are several projects currently in the approvals process that include proposed commercial 

floorspace, but none of these are located in Downtown.  These projects include about 66,000 

square feet of locally-serving retail and service space and about 310,000 square feet of region-

serving space.  

Business Mix Analysis 

Figure 37 shows the inventory of commercial businesses by type in Downtown, the Lougheed 

Highway Commercial Area, and at The Junction Mall and Figure 38 shows the location of anchor 

retail tenants/large format retailers in Mission.  The data suggests that: 

 About a third of Downtown’s businesses are restaurants, financial institutions, or salons.   

 Downtown Mission does not have any retailers that would normally be considered retail 

anchors.  Its biggest draws are financial institutions, Canada Post, and perhaps a few 

specialty retailers.  
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Figure 37.  Existing Business Roster, October 2012 

Total
Share of 

Total
Total

Share of 

Total
Total

Share of 

Total

Retail:

Convenient stores / mini-marts 2 1% 1 1% 0 0%

    Automotive related (including gas stations) 5 3% 11 13% 1 3%

    Furniture and home furnishings 4 3% 1 1% 0 0%

    Electronics and appliance 3 2% 5 6% 2 5%

    Supermarkets 0 0% 2 2% 1 3%

    Other food stores (produce, bakery, specialty) 2 1% 3 4% 0 0%

    Liquor 2 1% 2 2% 1 3%

    Drug, medical, and personal care stores 2 1% 2 2% 2 5%

    Clothing, shoes, jewelry, accessories, optical 11 7% 3 4% 5 13%

    Building supplies and materials 0 0% 2 2% 0 0%

    Sporting goods 1 1% 0 0% 0 0%

    Music /  Books 2 1% 0 0% 1 3%

    Hobby & leisure + toys/games stores 1 1% 0 0% 1 3%

    Department and discount department stores 2 1% 1 1% 1 3%

    Other general merchandise 7 5% 2 2% 0 0%

    Other Retail  (flowers, Arts & Crafts) 6 4% 2 2% 1 3%

Retail Subtotal 50 34% 37 44% 16 41%

Service: 0 0

    Restaurant/café/bar/pub 19 13% 21 25% 12 31%

    Medical/dental/veterinary 8 5% 10 12% 1 3%

    Travel 0 0% 2 2% 1 3%

    Financial services/Realty 14 9% 4 5% 3 8%

    Banks/Credit Unions 3 2% 2 2% 2 5%

    Hair salon, barber, spa, tanning salons, nails salons 12 8% 5 6% 3 8%

    Cinemas 0 0% 0 0% 1 3%

    Recreation/fitness/dance/yoga/martial arts studio 6 4% 1 1% 0 0%

    cleaners, printers 4 3% 1 1% 0 0%

    Legal 4 3% 1 1% 0 0%

 Postal Office, shipping 2 1% 0 0% 0 0%

   MLA / MP Office 1 1% 0 0% 0 0%

Community org, centers, unions, other non-profit, etc. 9 6% 0 0% 0 0%

Other services 16 11% 0 0% 0 0%

Service Subtotal 98 66% 47 56% 23 59%

Total 148 100% 84 100% 39 100%

Downtown Core
Highway Commercial 

Area
The Junction Mall

 
Source: Based on fieldwork completed by Coriolis Consulting Corp. in October 2012.   
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Figure 38. Location of Anchor Tenants/Large Format Retailers in Mission, October 2012 

 
Source: Based on fieldwork completed by Coriolis Consulting Corp. in October 2012.   

Commercial Development Prospects 

If all of the 370,000 square feet of commercial space that is planned in projects currently in the 

approvals process are built in the next 10 years, Mission’s total commercial floorspace inventory 

would reach about 1.4 million square feet by 2021.  Mission’s population is expected to reach 

44,200 people by 2021, so Mission would have a retail and service floorspace ratio per capita in 

the order of about 30 to 31 sq.ft./capita.  This indicates that Mission could retain a larger share 

of retail sales that are currently being exported to Abbotsford.  This is positive from the 

perspective of growing the local employment base and commercial property tax base, but 

suggests there is limited opportunity for additional retail and service floorspace growth in 

Downtown. 
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There has been limited multi-family residential or mixed use development activity in Downtown 

Mission over the past five years or so, even though there are vacant sites in Downtown.  To help 

understand what factors are constraining development (e.g. zoning, insufficient demand, 

development costs, etc), Coriolis constructed a model to analyze the financial viability of 

development in Downtown Mission.  

 

The approach to the financial analysis was as follows: 

 
1. Coriolis reviewed vacant development sites in Downtown Mission and selected a vacant test 

site for the financial analysis. This site is located at 33022-33038 1st Avenue. It is currently 

vacant and has an assessed value of $311,000.  It is zoned CCD1 (“Core Commercial 

Downtown One Zone”), which requires commercial at grade and allows residential or 

commercial above at a maximum total density of 1.5 FSR and a maximum height of 49 feet 

(i.e. 4 storeys).  Coriolis has assumed that parking is not included in the calculation of total 

floorspace for FSR purposes, although this is not clear based on the way that the bylaw is 

written.  

2. Using the model, Coriolis looked at the financial viability of several redevelopment scenarios 

for this site: 

a. Single storey retail development with surface parking. This scenario is permitted by the 

existing zoning. 

b. Mixed use development with retail at grade and strata-titled residential apartment units 

above, with underground parking.  This scenario is permitted by the existing zoning.  

c. Mixed use development with retail at grade and strata-titled residential apartment units 

above, with a mix of surface and underground parking. This scenario assumes 1 

underground parking stall per residential unit and the remainder of the parking is 

surface stalls.  This scenario is permitted by the existing zoning.  

d. A strata-titled residential apartment project with underground parking. This scenario is 

not permitted by the existing zoning, but the aim was to see if eliminating the 

requirement for retail at grade would improve the financial viability of redevelopment 
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and because the zoning on some other sites in Downtown allows 100% multi-family 

residential use.  

e. A strata-titled residential apartment project with 1 underground parking stall per unit 

and the remainder of parking at surface.  Again, this scenario is not permitted by the 

existing zoning, but the aim was to see if eliminating the requirement for retail at grade 

would improve the financial viability of redevelopment and because the zoning on some 

other sites in Downtown allows 100% multi-family residential use. 

3. For each scenario, Coriolis estimated the supportable land value for each scenario to 

determine whether redevelopment is financially viable.  Coriolis assumed that the project 

would have to support a land value equal to or higher than the current assessed value in 

order for the project to be viable.  

 

The results of the financial analysis can be summarized as follows: 

 

 Single storey retail development is viable if a new building can achieve lease rates that are 

marginally higher than current asking lease rates in Downtown.  

 Mixed use development (i.e. retail at grade and residential above) at 1.5 FSR with all of the 

parking located underground is not viable under current achievable retail lease rates and 

residential unit sales prices. Coriolis estimates that lease rates and unit sales prices would 

need to increase by about 25% in order to make this type of project financially attractive.  

 Mixed use development (i.e. retail at grade and residential above) at 1.5 FSR with a mix of 

underground and surface parking is not viable under current achievable retail lease rates 

and residential unit sales prices. Coriolis estimates that lease rates and unit sales prices 

would need to increase by about 10% in order to make this type of project financially 

attractive. 

 Multi-family residential development at 1.5 FSR with all of the parking located underground 

is not viable under current achievable retail lease rates and unit sales prices. Coriolis 

estimates that lease rates and residential unit sales prices would need to increase by about 

25% in order to make this type of project financially attractive. 

 Multi-family residential development at 1.5 FSR with a mix of underground and surface 

parking is not viable under current achievable retail lease rates and residential unit sales 

prices. Coriolis estimates that lease rates and unit sales prices would need to increase by 

about 15% in order to make this type of project financially attractive. 
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The analysis suggests that mixed use or multi-family residential development in Downtown 

Mission is not currently financially attractive under current market conditions, based on existing 

zoning and parking regulations.  The scenarios that include all of the parking underground are 

the least attractive financially.  The scenarios with part of the parking accommodated at surface 

will be financially attractive if achievable project revenues increase by 10% to 15% so, over time, 

as residential prices and commercial lease rates increase in Mission, mixed use and multi-family 

development in Downtown will become financially attractive.   

 

If the District wants to encourage higher density development in Downtown in the short term, 

there are two broad types of strategies that can be considered:  

 
1. Strategies that could decrease project costs:  

 Reduced off-street parking requirements (particularly requirements that lead to a need 

for underground parking).  

 Reductions in Development Cost Charges (DCCs) (for Downtown only).  

 Reducing or eliminating any existing requirements for developers to pay for upgrading 

adjacent services, sidewalks, street trees, lighting, etc (i.e. transferring some of this cost 

to the District).  

2. Strategies that could increase project revenues: 

 Consider the use of a revitalization property tax exemption for new development in 

Downtown. This has the potential to increase revenue over the medium to long term if 

the savings translate into higher lease rates or higher unit sales prices.  

 Consider increasing permitted density.  Increases in permitted density that lead to a 

requirement for steel or concrete construction will not be financially attractive, due to 

the additional costs associated with this form of construction material.  However, the 

existing permitted density of 1.5 FSR is relatively low for mixed use or multi-family 

projects in the 4 to 6 storey range (which can be constructed with wood-frame and 

which could achieve densities of up to 2.5 FSR).  Adding extra density on its own will not 

make projects financially viable under current market conditions, unless the parking 

requirements are also revised.  

 

For illustrative purposes, Coriolis tested the mixed use development scenario with underground 

parking, under two different cases: 
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 Assuming density is increased from 1.5 FSR to 2.0 FSR (still wood-frame construction).  This 

does not improve project viability because the project costs are still high compared to project 

revenues. 

 Assuming DCCs set to zero, residential off-street parking is reduced to 1 underground stall 

per unit, and the District funds any requirements for upgrades to adjacent sidewalks and 

services. With this package of changes, development would be financially attractive. If extra 

density was also granted, the financial viability of the project would further improve.  

 

Once the planning team and District decide on which strategies are consistent with other 

planning objectives for Downtown, other sensitivity testing can be completed.  However, the 

initial tests suggest that there is not one single change that will make development financially 

attractive so a package of changes may need to be considered.  
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The development trends analysis suggests that:  

 
1. Total housing growth in Mission could be in the range 150 to 220 units per year.  If 20% of 

this growth continues to be multi-family, this would be 30 to 45 new multi-family units per 

year on average.  This multi-family development could be concentrated in Downtown to 

strengthen the retail sector. 

2. Based on the population outlook, there will only be limited demand for new retail and office 

development in Downtown (particularly considering the amount of commercial space 

proposed in other locations).  Many retailers that might be attracted to Mission may prefer 

a location in the Lougheed Highway Commercial Area.  

3. Single storey retail development is financially viable if a new building can achieve lease rates 

that are marginally higher than current asking lease rates in Downtown.  

4. Low rise mixed use (retail at grade and multi-family residential above) and multi-family 

residential development at 1.5 FSR are not financially viable under current market 

conditions and current zoning and parking regulations.  While there have been several 

enquiries about potential new development projects in Downtown, there is only one project 

currently under construction in Downtown (which includes additional density and reduced 

parking compared to the existing zoning) and there are no other projects in the approvals 

process in Downtown. 

5. Strategies that could improve the viability of development in Downtown include: reduced 

off-street parking requirements (particularly requirements that lead to a need for 

underground parking), reductions in DCCs (for Downtown only), and increasing permitted 

density.  
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The Downtown Plan area generally follows the current boundaries of the downtown business 

core as defined in the District of Mission’s Official Community Plan. The site area generally 

consists of lands fronting Second Avenue to the north, North Railway Avenue to the south, 

southernmost portions of Grand and Birch Streets to the west and Murray Street to the east.  

The lands within the Plan boundary are mostly developed for commercial use.  Figure 39 below 

shows the limits of the plan area.  

Figure 39. Downtown Plan Area 

 

To supplement the planning process, a high-level inventory and assessment of existing drainage, 

sanitary sewer, and water system infrastructure has been completed.  This assessment was 

completed by review of available record drawings, existing reports, and consulting with District 

staff.  The following sections summarize the results of assessment. 
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Within the Plan area the most significant drainage feature is Lane Creek.  Lane Creek originates 

north of the plan area and flows south near Horne Street, through Kinsmen East Park, and 

through the northern boundary of the Downtown Plan Area.  At this point, Lane creek is 

directed into a large diameter (1350mm) concrete culvert.  The Lane Creek culvert continues 

west along 2nd Avenue, south on Welton Street, crosses under the Canadian Pacific Railway 

(CPR) right-of-way and then eventually daylights on the south side of the right-of-way.  Figure 40 

is an overview of the existing drainage system.  At various locations along the Lane Creek culvert 

routing, additional drainage mains are connected to the culvert providing urban drainage for the 

majority of the plan area.  

In addition to the main Lane Creek culvert, there are two other significant tributaries to Lane 

Creek.  These tributaries provide drainage for the western edge and eastern edge of the plan 

area with separate culverts crossing the CPR right-of-way near Grand Street and near Horne 

Street.  Both these culverts discharge to Lane Creek south of the CPR right-of-way. 

The District of Mission has not completed an assessment of the existing drainage system or 

prepared an Integrated Stormwater Management Plan (ISMP) for the Lane Creek catchment 

area.  District staff indicated that there have been no reported drainage problems within the 

plan area.  Before implementation of the re-development plan, it is recommended that an ISMP 

be prepared for the Lane Creek drainage catchment area.  This plan should include an 

identification of any required system upgrades.  It is also recommended that a detailed 

inventory survey and condition assessment of the existing drainage system be prepared so 

upgrade or replacement plans with capital requirements can be developed. 
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Figure 40. Existing drainage system 
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The District of Mission has recently (November 2012) prepared a report titled “Sanitary Sewer 

Model for Hydraulic Condition Assessment”.  The scope of this report included hydraulic 

modeling under existing and future loading scenarios for the entire District system, inflow and 

infiltration (I&I) analysis and structural condition assessments, and development of a capital 

improvements program with budget costing.  The hydraulic assessment was based on 2045 

equivalent population projections using the land use plans from the official community plan.   

Existing sanitary sewers within the plan area flow south towards the CPR right-of-way at the 

bottom of the hill.  There are three existing sanitary sewer crossings of the CPR right-of-way.   

These crossings include a twin gravity crossing at the foot of Horne Street and single forcemain 

crossings east and west of this location. 

Figure 41 is an overview of the existing sanitary sewer system within the plan area.  From 

available record drawings it was determined that the majority of mains within the plan area are 

asbestos cement (AC) pipe and are generally greater than 50 years old.  

Several future capital improvements within the Downtown plan area were identified in the 

above referenced report.  These improvements include gravity sewer upgrades along Grand 

Street, the lane between 1st and 2nd Avenue, and 2nd Avenue.  Pressure sewer upgrades were 

identified along North Railway Avenue, Welton Street, Horne Street, and the lane between 1st 

and 2nd Avenue. These upgrades were based on the capacity requirements of these mains. 

Also identified in the above referenced report was the presence of high I&I rates in areas of the 

existing sanitary sewer system.  In general, the high I&I rates were found in the areas that had 

an existing sanitary sewer network composed of AC mains of a similar age as the AC main in the 

plan area.  Based on this comparison, it is expected that high I&I rates may be a concern in the 

study area.  As such, it is recommended that the District develop a program to assess the 

condition of the existing sanitary system within the plan area and develop a long term strategy 

to repair or replace the mains as required. 
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Figure 41.  Existing Sanitary Sewer 
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The District of Mission has recently created a hydraulic computer software model of the entire 

existing water distribution system.  The results of the calibration and analysis are described in a 

draft report dated July 2011.  The future modeling scenarios were developed and analyzed using 

2035 flow demand projections using the land use plans from the official community plan.  The 

report did not identify any specific water system upgrades within the plan area.    

The District of Mission water supply comes from two sources, Norrish Creek, east of the 

downtown area, and Cannell Lake, north of the downtown area.  Norrish Creek is the source for 

about 85% of the Mission water supply.  The District’s water system is separated into 6 

pressure zones and the downtown plan area is entirely within a single zone with a HGL of 98 

metres.  The main supply line, a 600mm diameter steel line, from Norrish Creek runs along the 

southern limit of the downtown plan area and provides water to the plan area.   

Figure 42 is an overview of the existing water distribution system within the plan area.  From 

available record drawings, the majority of the existing water mains with the plan area are either 

steel or ductile area, however, there were several significant segments of asbestos cement (AC) 

water mains.  For all the AC water mains, there were no as-builts available.  Further 

investigation into the history of the water system (i.e. age and breakage records) should be 

completed in order to develop a water main renewal plan for the area, particularly for the 

replacement of the AC mains. 
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Figure 42. Existing Water System 
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The Downtown Planning Process is now well underway with the completion of several public 

and stakeholder events and the commencement of background/technical assessment and 

analysis. Community and stakeholder events completed to date are: 

 Heritage Stakeholders Focus Group Meeting: Staff conducted a workshop with community 
members interested and experienced in heritage. 

 BIA Stakeholder meeting: Staff and consultants conducted a workshop with approximately 
25 members of the Downtown BIA. The workshop resulted in the identification of issues, 
opportunities along with input into the draft vision statement and goals; 

 Discovery Workshop Nov 15, 2012: This workshop was the public launch of the downtown 
planning process and was well attended by over 120 people. The workshop included: 

o Pre-workshop Council meeting to discuss project purpose, desired outcomes 
and preliminary issues opportunities and ideas;  

o Presentation of preliminary background information;  

o Feedback and input into the Draft Vision and Goals; 

o A presentation by the consultants on elements of a great downtown and lessons 
learned; 

o A workshop session and plenary report back: this component of the open house 
was attended by over 60 people who broke out into 5 teams and developed 
preliminary design ideas as starting points for the January 16 and 17 Charrette;  

o Participants were also given the opportunity to completed feedback forms at 
the workshop to identify issues, opportunities and big ideas; and 

o Participants were invited to apply to be part of the Charrette Team – a 
stakeholder group that will provide input into and feedback on design concept 
options at and preceding the Charrette. 

 Social Services and Cultural Tour: The consultants, relevant District staff and key social 
agency members conducted a tour of the downtown area to identify important social 
services and identify preliminary issues and opportunities relating to social services and 
culture. 

 Social Development Focus Group Workshops: A series of workshops and meetings with 
community partners, agencies and social/cultural groups in the downtown.  

Together these events resulted in the identification of issues and opportunities, big ideas, and a 

preliminary Draft Vision Statement and set of Goals. The Draft Vision Statement and Goals will 

continue to be refined at the upcoming Design Charrette and subsequent workshops. 
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Issues and opportunities raised by the community were generally centered on themes of safety, 

land use, transportation, governance, and the public realm.  

 Safety issues included a lack of eyes on the street, stagnant properties, homelessness, and 
the perception of crime and lack of security in the downtown. Many of these concerns were 
linked to a lack of social services such as support for marginalized people, police presence, 
and bylaw enforcement.   

 Land use issues related to a lack of community gathering places, diverse retail, education, 
quality and affordable housing, and mixed use spaces. Low densities, building vacancies, 
and empty lots were also identified as well as physical barriers such as the railway, steep 
topography, and the separation of neighbourhoods such as South 7th.  

 Transportation issues surrounded pedestrian safety, highway and truck traffic flowing 
through the downtown, limited transit service, parking issues, and vehicle circulation 
problems.  Pedestrian safety issues were strongly related to vehicle circulation/highway 
traffic, speed, and poorly marked crosswalks while other transportation issues involved a 
lack of parking, bylaw enforcement (West Coast Express parking), and loading issues.  

 Governance issues surrounded Council support, prioritization, credibility, regulation, and 
the need for immediate action and planning.  

 Issues surrounding the public realm included aesthetics and cleanliness, signage, inactive 
storefronts, and a general lack of amenities such as playgrounds, coffee shops, public 
washrooms, and gathering spaces. 

 Issues surrounding cultural diversity included the limited contact between Aboriginal 
people and immigrants in community planning processes and with others in the 
community. 

 

 Opportunities related to safety were more general and related to revitalizing the street 
front to encourage more people on the street during the day and at night, increasing police 
presence, providing jobs and other opportunities for positive engagement in the public 
realm and improving pedestrian safety through transportation initiatives.  

 Land use opportunities identified destinations such as the post office, library, banks, 
boutique shops, and major retailers as key elements. New land uses were also proposed 
such as an art gallery, permanent farmers’ market, University campus, and public gathering 
place while key sites and vacant lands were identified for redevelopment. 

 Transportation opportunities included greater connectivity of the downtown commercial 
area with the neighbourhood south of 7th, better parking management, more integrated 
bus and rail transit systems, highway traffic diversion, formal loading zones, and improved 
traffic flows. Numerous suggestions for pedestrian safety improvements were identified 
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such as improved crosswalks, better lightings, lower speed limits, traffic calming, and 
pedestrian walkways.  

 Opportunities to improve governance included moving city hall downtown and developing 
specific plans for revitalization across all sectors, including First Nations, immigrants and 
marginalized residents.   

 The public realm was identified as having great potential for improving the overall feel and 
perception of the downtown. Opportunities surrounding the public realm included more 
public art (with local themes such as First Nations, Soap Box, and sturgeon), widened 
sidewalks and street furniture, public gathering spaces, trail networks, neon lights, festivals 
and regular entertainment, signage, and an information kiosk.  

 Opportunities demonstrate the vitality of the region’s cultural diversity included the need 
to engage urban aboriginal and First Nations people and immigrants in the planning process 
and to showcase their history and culture in the urban design as well as in performances 
and celebrations in the public space. 

 Opportunities to improve the lives of marginalized residents should be addressed in 
consultation with these residents and the agencies that serve them. Efforts should be made 
by the municipality and its public, community and private sector partners to help ensure 
that marginalized residents have the housing, social and commercial services they require 
and to seek opportunities for them to secure employment and to contribute to the vitality, 
cultural expression and safety of the downtown. 

 

Big ideas raised surrounded business development, stewardship, inclusion, living space, and 

entertainment: 

 Business ideas included support for entrepreneurs and new businesses, diversity of 
businesses, investment, and the development of a distinct retail/boutique strategy for the 
downtown.  

 Ideas of stewardship and community pride included bylaw enforcement, aesthetic 
improvements, general cleanliness, and the establishment of a community identity or 
brand.  

 Comments suggested a downtown “brand” centered on one or a combination of  
architectural heritage  of buildings, agriculture, First Nations, and railway as a means of 
drawing more people to the area and creating a tourist economy as well as protect 
important aspects of the community’s past and present.  

 Values of inclusion, diversity, and access were identified with a stress on social services for 
marginalized people and affordable housing for seniors, people with disabilities, and 
students.  

 A desire for more housing and greater housing choice in the downtown and more diverse   
was also identified with an emphasis on mixed-use or live-work spaces.  
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 Entertainment was also an important factor with the desire for activities for families, young 
adults, and the development of nightlife in the downtown to attract more people to the 
area and create activity past usual business hours; 

 The introduction of civic uses, educational and other institutional uses, including a relocated 
City Hall, and a satellite campus for FVU, was a strong theme.  

 Focusing and directing new commercial uses to the existing active, pedestrian oriented 
commercial/retail strip along First Avenue was suggested. 

 Removing or restricting commercial traffic through the downtown along First Avenue, and 
consideration of returning 1st avenue to a 2-way high street. However, there was also 
support for retaining the one way couplet, with the emphasis being on restricting 
commercial traffic along the retail high street.  

 Need to identify “redevelopment opportunity sites” within the downtown, including 
unattractive, vacant, derelict or underutilized sites that are sitting idle and prioritize these 
for redevelopment. This includes actively engaging land owners of these sites to facilitate 
redevelopment in a manner compatible with the community’s vision for downtown.   

 A central commons or square or other major public open space integrated with adjacent 
publicly oriented active uses including shops, civic uses, educational uses etc., , was 
identified as a key catalyst for downtown renewal and vitalization.  Many participants 
identified Welton Street and in particular where it meets 2nd Ave.  

 Use precincts were identified such as a boutique retail precinct along 1st avenue, a civic 
and/or educational precinct at a number of different locations including an area centered 
around Welton Street and in particular where it meets 2nd Ave.  

 Other north-south roads including Welton, James and Horn, were identified as 
opportunities for enhanced pedestrian areas. 

 Closing James Street between 1st and Second avenues was suggested as an opportunity to 
incorporate a combined pedestrian plaza and underground structured parking.  

 Stronger and more direct pedestrian connections between the downtown to Mission City 
Station were suggested.  

 Mixed use terraced buildings taking advantage of the downtown’s southern aspect were 
identified; 

 A network of trails through the downtown connecting to trails, key activity areas and 
amenities in the context area. 

 Focusing retail and commercial uses along the existing strip and incorporating and 
encouraging residential uses in adjacent areas within and adjacent to the downtown to 
create more activity (“body heat”) in the downtown and overall, more reasons to come, 
stay, shop and play in the downtown.  

 Child’s play area and potential picnic area was also identified as an element to incorporate 
into the downtown.    
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Overall, the community has identified a desire for change in the downtown to revitalize the area 

and strengthen the community as a whole. These comments and values have been used to draft 

the vision and goals that follow.  

 

The draft vision statement and goals were developed through an iterative process of community 

engagement. A preliminary vision statement and goals were developed during the initial project 

meetings with staff and stakeholders and were further refined through the public open house 

and focus group workshops. The draft vision statement and goals will continue to be revised and 

refined throughout the Mission City Downtown Planning process. 

 

Downtown Mission will be animated, safe and attractive with a unique sense of identity, 

heritage, and character. The Downtown will provide a range of mixed-use, residential, 

commercial, civic, educational, and community spaces to support a thriving local economy. A 

compact and attractive urban form will support walking and transit use while vehicle access and 

flows will be efficient and safe. 1st Avenue will be a pedestrian oriented retail high street that 

attracts people from throughout the region.  A mix of boutique shopping, restaurants, cafes and 

other entertainment uses integrated within a high quality park, plaza and open space network 

will support an active and safe downtown, both day and night.  Continuous improvements to 

both public and private realms over the short, medium and long term will ensure the Downtown 

becomes and remains a sustainable and vibrant hub for the community starting tomorrow and 

well into the future.  

 

 The Heart of Mission: Emphasize the downtown as the social, cultural and commercial 
heart of the community by supporting and enhancing the concentration of retail, cultural 
and arts activities, incorporating institutional, education and civic uses, and by creating a 
central public gathering space at the heart of downtown.  

 Celebrate Heritage: Celebrate Downtown heritage through preservation, compatible 
development, public art, education and culture. 
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 An Inclusive and Welcoming Downtown: Support an inclusive, diverse and equitable 
downtown where all members of the community feel welcome and safe and are 
accommodated in a respectful way. 

 Sense of Safety: Create a sense of safety in Downtown Mission by increasing community 
activity, promoting eyes on the street, providing appropriate community support and social 
services, and enhancing pedestrian safety.  

 Sense of Place: Enhance the Downtown’s unique identity and sense of place through active 
and attractive streetscapes, a strong signage and public art program, and building and open 
space design that honour’s the City’s unique heritage.   

 A Pedestrian Oriented High Street: Revitalize 1st Avenue and divert commercial traffic from 
the downtown to emphasize 1st Avenue as a people place and the community’s retail high 
street.  

 Encourage People to Live Downtown: Create opportunities for downtown living to create a 
more vibrant downtown, to support transit use including the West Coast Express and to 
create more housing choices in the community as a whole.  

 Public Investments: Prioritize and implement short, medium and long term public 
investments to support and encourage ongoing private investment in the downtown.  
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