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INTRODUCTION     
 

Background and Issues 

While Mission has a considerable amount of land available for residential 
development, there is an assumption that there will be a shortage of land 
suitable for industrial and commercial uses in the future. The impact of a 
shortage is significant, since it can affect the diversity of the tax base and 
the ability to provide enough opportunity for Mission’s work force to find 
employment within the community.  

Five major issues have been identified by Council and the business 
community: 
1. apparent shortage of zoned, flat, serviced, affordable, accessible 

industrial land that is above the flood construction level; 
2. attracting businesses to the north side of the Fraser 

River where there is a smaller market demand; 
3. significant leakage of retail and commercial dollars 

out of Mission due to limited product choice available 
locally;  

4. difficult access to businesses and markets in the 
Lower Mainland affecting the ability to compete; and 

5. need to ensure that there will be a sufficiently trained 
and educated work force to attract employee-based 
employers. 

 

The main purpose of this study is to determine whether Mission will have 
sufficient land available to meet future employment demands under a 
general assumption that there should be local employment opportunities to 
enable the working population who live in Mission to work in Mission. This 
document is organized as an action plan for implementing Employment 
Land Strategies with the background information and analysis attached as 
appendices. 

 
Given the importance for Mission to have an adequate supply of 
employment lands to meet the future demand for affordable, serviced, 
strategically located employment lands, the outcome from the analysis of 
the available data will: 

·  determine, to the extent possible given the data that is available, if 
existing employment lands are being used to their full potential;  

·  establish employment demand targets; 
·  identify scenarios where there are sufficient local jobs to meet future 

employment demand; 
·  identify other lands that could be used for employment uses and 

existing lands that could be used differently to meet the current and 
future demand;  

·  recommend an implementation approach; and  
·  develop a monitoring framework to measure implementation success.  

 

Silvercreek Industrial Park 
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The timeframe for this study reflects the estimated period of time required 
to double Mission’s population (Appendix 1 ). Based on expected growth 
projections, it is estimated that there will be 73,014 people living in Mission 
by approximately 2053. Assuming that the labour force to population ratio 
will reduce slightly as the average age of the population increases, 
Mission’s labour force will be approximately 31,978 people. 

The approach included preparing a database that compiled commercial, 
industrial and agricultural assessment information from BC Assessment 
and the District of Mission’s mapping system related to land area, square 
footage of improvements, assessed value of improvements, zoning, 
designation, servicing and environmental encumbrances (see Appendix 2  
for methodology, definitions and assumptions). The information was used 
in conjunction with Stats Canada Census 2006 data to determine the 
following: 

·  existing land base for employment activities, 
·  existing demand for employment (labour force), 
·  future demand based on population trends and employment scenarios, 
·  gaps between the number of local jobs and the labour force (based on 

a proposed target), and 
·  gaps between the existing and future demand for employment and the 

land base available to accommodate employee-based businesses. 
The analysis of the data is related to the Guiding Principles and was used 
to develop strategies that will influence policy development and land use 
decisions, which fit the Guiding Principles and achieve identified targets. 
The data and analysis that led to the employment scenarios are included 
as Appendices 3 and 4 . Additional background information is also 
attached as reference documents. 

Employment lands have been divided into the following categories: 
·  Core Commercial characterized by dense development and a compact 

built form, 
·  Secondary Core Commercial that could be the future expansion area 

for the core commercial but could also have commercial uses in a less 
dense form in the near future utilizing existing residential buildings, 

·  Highway Commercial characterized by significant vehicle parking 
requirements on-site, 

·  Highway Commercial/Business Industrial that could have a mixed 
proportion of commercial and industrial uses (and possibly residential). 

·  Business Industrial characterized by high square footage of 
improvements, 

·  Resource Industrial characterized by low square footage of 
improvements and significant outside storage requirements,  

·  Agricultural Industrial characterized by large, fertile land area 
requirements, and  

·  Waterfront, which has been separated out of the data given the 
potential for land uses to be significantly different from current land use 
with a strong focus on a mix of uses that are compatible in a compact 
built form and include core commercial (retail and service), business 
industrial, institutional, civic and residential. 
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Guiding Principles 

Guiding Principles, listed below, reflect the community’s desire to provide 
local jobs for Mission residents, reducing the commuting numbers and 
diversify the tax base, answering the question: ‘what is important to 
Mission?’ 

1. Provide ‘living-wage*’ employment opportunities for Mission’s 
labour force to work in Mission;  

2. Diversify the tax base** in Mission; and  
3. Use our finite flat riverfront lands in the most beneficial land use that 

moves Mission towards becoming a resilience city in the future. 
 
NOTE: 
*  Living-wage is defined as an income that would have sufficient disposable dollars to 
participate and strengthen the local economy, and is estimated at $45,000 per year in 2010 
dollars. 
** Distribution of property taxes collected in 2009 was 76% residential and 20% business; 

and 92% of assessment base is residential and 7% business. 

 
SUMMARY OF CONCLUSIONS BASED ON EMPLOYMENT SCENARIO S  

 
The assumptions, findings and analysis section determined the following 
estimates and targets: 

·  Current estimated jobs located in Mission is 9,150, 
·  Mission’s labour force in 2006 from Stats Canada is 18,345 (a 

shortage of 9,195 local jobs), 
·  Labour force estimate is based on 1.5 jobs per household in 2006 (or 

18,277 employees) (see Appendix 4 Table 5 ), 
·  Labour force target is based on the projected population for Mission 

and 1.32 jobs per household at double the current population or 
31,978 employees (see Appendix 4 Table 5 ), and 

·  Amount of land that is available or under-utilized for development for 
a commercial or business industrial employment use is estimated at 
142 acres of available vacant zoned land and 442 acres of available 
designated land that is not zoned for an employment use (note 
resource industrial and agricultural lands are not considered in 
potential employment calculations) (Map 1).  

 
It is apparent that if Mission continues to develop 
employment lands with low Floor Space Ratios, the 
target of 1.32 local job opportunities per household will 
be very difficult to achieve on existing designated lands 
(Table 7). If Mission wants to provide an opportunity 
for the existing and future labour force to work in 
Mission, the lands currently used for employment need 
to be used more intensely by increasing the Floor 
Space Ratio and lands designated in the Official 
Community Plan for employment use need to 
redevelop with Floor Space Ratios identified as the 
most realistic in Scenario 3 in Table 7.  
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While the number of jobs required to meet the target labour force appear to 
be aggressive, there is sufficient land area. However, the reality of 
achieving 534 jobs per year is not likely in the short terms since 
construction of new square footage of industrial and commercial space will 
increase slowly for the next several years (Rollo, 2010). It is expected that 
as the wave of Business Industrial development shifts east and gains 
momentum more rapid development will occur in the last 2/3 of the 43 
years that it is estimated for Mission’s population to double.   
 
Appendix 5 and Table 7 include the scenarios for employment growth and 
conclusions that were used to develop the strategies and recommended 
actions. The most realistic scenario (Scenario 3) is a combination of all of 
the other three Scenarios. Under Scenario 3, the downtown and waterfront 
core incorporating moderate Floor Space Ratios (FSRs) needs to develop 
under FSRs of 1, while the downtown secondary core, highway commercial 
and existing business industrial lands, attain lower FSRs that are slightly 
higher than currently being achieved. New business industrial lands need 
to achieve higher FSRs slightly above what is currently being considered.  
 
Under this approach, there could be 22,959 new jobs plus the estimated 
number of existing jobs (9,150 jobs) including 1,245 home-based business 
jobs or a total of 36,343 jobs (131 jobs over the target). Scenario 3 
recognizes the ability of the market to absorb commercial square feet of 
floor space in the core and waterfront, with highway commercial and 
business industrial lands achieving FSRs that are currently being achieved 
today. While the proposed FSRs are currently being achieved in many 
cases, in order to ensure the trend continues, incentives and policies 
requiring that minimum FSRs be achieved, should be considered.   

 
However, under the Scenario 3, which is the most achievable scenario, in 
order to meet the target number of industrial jobs based on the estimated 
number of jobs required in the Business Industrial sector (Appendix 4  – 
Estimated Local Employment Demand by Employment Sectors or 11,195 

Residential above Commercial at Garrison Crossing 
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jobs) there needs to be additional business industrial land developed. 
These lands need to develop under the higher FSRs than other business 
industrial land because of their accessibility and scarcity, in order to meet 
the estimated shortfall of 3,802 business industrial jobs. There are currently 
three logical properties that could meet the criteria for business industrial 
use; one is east of the Silvercreek Industrial Park (a portion of 31,870 
Duncan Avenue), the second is southeast of the Nelson/Lougheed 
intersection (31,380 Lougheed Hwy), and the third is east of the race 
track/west of the Mission bridge (no address), all of which should be 
considered if the development application is for business industrial use and 
will result in ‘build-ready’ properties at 0.6 FSR or greater (Map 2). The 
addition of these three properties would add potentially 4,905 jobs resulting 
in an estimated 12,298 jobs exceeding the estimated number of business 
industrial jobs required at double Mission’s population by over 1000 jobs 
that could make Mission an employment destination.  

 
The current highway commercial use has very low Floor Space Ratios at 
0.09 FSR characteristic of automobile-focused development. New 
commercial lands at the west gateway to Mission must develop at high 
FSRs if considered for a mix of employment and residential uses (Map 3). 
 
While Table 7 shows business industrial FSRs at 0.04, this low FSR 
reflects the vacant land, especially evident in the Silvercreek Industrial 
Park. Existing Development Permits for the Silvercreek Industrial Park 
have an average FSR of 0.43, above the proposed FSR of 0.35 under 
Scenario 3 (Table 7).  

 
Retail leakage to surrounding communities as consumers look for 
products not available in Mission remains an issue and will slow 
commercial/retail development in Mission. Once the leakage is 
reduced the Mission market will strengthen.  
 
There is also little that distinguishes Mission from shopping or 
employment experiences elsewhere. There is, however, huge 
potential to capitalize on Mission’s unique compact downtown scale 
and waterfront development potential. Mission also has highly 
visible, accessible, mostly vacant flat business industrial areas. Both 

should create a strong draw that will attract people to live, shop and work 
in Mission, and businesses to locate in Mission. The new square footage 
of improvements will diversify the tax base and employ the labour force.  

 
VIP Soap with 1.55 FSR 
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STRATEGIES, OBJECTIVES AND TARGETS based on Guiding  Principles 
 
Strategies for achieving the guiding principles trigger actions based on objectives and targets. The 
strategies, objectives, targets and actions are organized under each of the principles. The following 
questions, which are key components of an action plan, are answered by the guiding principles, 
objectives, strategies and targets: 

·  Guiding Principles answer ‘why the action is important?’ 
·  Objectives answer: 

- what are the action(s),  
- who is the lead for the action (assumed to be Council providing direction to proceed),  
- when will the action occur and over what timeframe will the action be in affect (in this 

case it is the doubling of Mission’s population), and  
- where action will occur or have an affect (i.e. commercially designated properties, etc); 

·  Strategies answer ‘how?’ 
·  Targets answer ‘how much?’ 

 

Guiding Principle 1 : Provide ‘living-wage’ employment opportunities for Mission’s labour 
force to work in Mission;  

 
Strategy 1a – Intensify Land Use: 
Work with developers and business owners to ensure the highest intensive 
use of the land by increasing the square footage of improvements, under an 
assumption that an increase in square footage will increase the number of 
employees. 
 

Objectives 
1. Amend industrial and commercial zones in 2010 to include minimum lot coverage 

requirements, reduce parking requirements and introduce maximum surface parking 
spaces per floor area, and include conditions of use that would allow mixed use options that 
increase the diversity and resilience of land uses on-site.  

 
2. Amend the business license form for 2011 to include information regarding the number of 

employees, the number of employees who reside in Mission, the amount of square feet of 
improvements and the category of use (i.e. retail, service, etc). 

 
Targets  
There are a number of employment target options (see Appendix 3 Table 5 ). The most 
realistic target that will achieve Guiding Principle 1 is one point three two jobs per household 
(estimated at 31,978 jobs in 2053). This target reflects assumption that the senior cohort will be 
larger, lowering the portion of labour force to population in the future down from 1.5 jobs per 
household.  
 
To achieve the proposed target by 2053, 43 years, and given that there are approximately 
9,150 jobs currently including home-based businesses, the number of local jobs will need to 
increase by 534 jobs per year at either 301 or 210 square feet of floor space per employee or 
as much as 74,629 commercial and 60,061 business industrial square feet of floor space 
improvements per year. 
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Strategy 1b – Business Expansion and Recruitment:   
Focus on sector specific business attraction that capitalizes on existing 
employers and resource strengths, and Mission’s competitive advantage, to 
create employment clusters that ensure employment opportunities for 
Mission’s labour force to work in Mission.  

Objectives 
1. Focus on district scale businesses and expand the number of businesses that will increase 

the disposable income average in Mission by actively undertaking a recruitment program in 
2011 with a package that includes ‘build-ready’ properties, and 

 
2. Support expansion of existing and new employee-based businesses by developing an 

Incentive Program by December 2010.  
 
Target 
Actively recruit businesses that serve a district scale market, which generally have high 
improvement square footage and low storage requirements, with: 
·  an average target wage of greater than $45,000 per year in 2010 dollars (as suggested by 

Economic Development Committee) to ensure sufficient disposable income to support local 
service and retail businesses, and afford, for example, ‘green’ products that contribute to 
the resilient lifestyle being promoted in Mission, and 

·  a business plan that achieves a minimum of one employee per 210 square feet of business 
industrial uses and one employee per 301 square feet per commercial uses. 

 
 
Strategy 1c- Expand the Educated Labour Force: 
Provide local or easily accessible opportunities for the labour force and 
perspective labour force to gain the education needed to participate in the 
sector specific employment focused in Mission, resulting in a readily available 
labour market.  
 

Objectives 
1. Provide land and actively recruit post secondary facilities such as UFV (academic and 

trades training) to expand the opportunity for a locally educated labour force and to develop 
an education employment sector within Mission as part of waterfront planning. 
 

2. Build partnerships that would result in short term specialty semester courses or course 
streams within existing programs, or independent small scale training centres to increase 
the diversity of trade skills within the labour force, as well as build an education employment 
sector, as part of a targeted recruitment and implementation plan.  
 

Target 
Under the assumption that as education levels increase, wages increase and businesses 
looking for an educated labour force will be attracted to Mission:  
·  increase the proportion of the labour force with post secondary training and the number of 

those employed in the education sector based on Stats Canada data, and  
·  match education fields to sector employers by increasing the student spaces in trade and 

academic programs to meet the education needs of the target sectors identified in a 
promotional package and recruitment plan. 
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Recommended actions required to meeting the targets  
 
1. Amend the Zoning, Development Permit Area Guidelines and the Development Bylaws by 

December 2010 to ensure new business industrial properties are ‘build-ready’. 
2. Create a Delegation of Authority Bylaw to delegate authority for processing Development 

Permit applications to staff.  
3. Amend the Business License form to include labour force data. 
4. Establish a Task Force to develop criteria and an Incentive Program by December 2010 to 

attract employee-based businesses with disposable income wages, estimated at $45,000 in 
2010 dollars as a ‘living-wage’ and intensive improved floor space requirements. 

5. Establish a Task Force with representation from the Economic Development Committee to 
work with the Economic Development Officer, Director of Planning and Environmental Manager 
to complete the following tasks by December 2010: 

·  identify sectors where Mission has a competitive advantage,  
·  develop a list of target businesses, that use land intensely, achieve targeted square feet per 

employee, achieve the target wage such as the education sector and capitalize on Mission’s 
strengths, 

·  determine existing and required attractors for targeted businesses,  
·  create a promotional package, and 
·  establish an implementation plan that includes key members of the community, in partnership 

with the Economic Development Officer, participating in a recruitment program. 
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Guiding Principle 2 : Diversify the tax base in Mission. 
 
Strategy 2a – Increase the value of the assessment through 

improvements: 
Work with developers and business owners to ensure the highest intensive 
use of the land by increasing the square footage of improvements, under the 
assumption that an increase in square footage will increase the assessed 
value of the property. 
 

Objectives  
1. Amend industrial and commercial zones in 2010 to include minimum and maximum lot 

coverage and floor space (FSR), reduce parking requirements and introduce maximum 
surface parking spaces per floor area, and include conditions of use that would allow mixed 
use options that increase the intensity and resilience of the land uses on-site.  

 
2. Amend the Development Permit Area Guidelines in 2010 for highway commercial to require 

innovation in design that achieves FSR minimums, livability and function, and a unique 
character and shopping experience. 

 
Target  
Increase the square feet of improvements by 74,629 commercial and 60,061 business 
industrial square feet per year 

 
 
Strategy 2b – Enhance the livability of the area: 
Maximize the use of land where intensive land uses enhance the liveability of 
the area through good design, incorporated amenities and a mix of uses that 
are both environmentally and economically sustainable.  

 
Objective 
1. Amend the Development 

Permit Area Guidelines in 
2010 and development 
density and incentives to 
ensure the attractiveness 
and functionality for 
pedestrians, that result in 
dense attractive well 
serviced developments that 
could include residential 
uses within or adjacent to 
employment areas.  

 
Target 
·  No incentives for FSR less than required under Scenario 3  
·  A range of incentives for achieving design criteria and FSRs in Scenario 2 through to 

Scenario 4  
 
 

 

 
Commercial at Garrison Crossing 
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Strategy 2c- Protect the Unique Shopping Character in the Core 
Commercial area: 

Protect the existing unique retail shopping character, and to that end, manage 
the urban design, location, site plan (not dominated by parking area) and 
scale, letting population growth generate retail jobs within a compact, 
walkable commercial area that emphasizes liveability within the downtown 
and waterfront core area creating an ‘urban village’ type setting.  
 

Objectives 
1. Amend the Zoning Bylaw and Development Permit 

Area Guidelines in 2010 for core commercial to 
require an increase in the intensity of use that 
includes residential and allows for innovation in 
design to achieve FSR minimums. 

 
2. Develop an Incentive Program in 2010, which could 

included a tax exemption for a period of time based 
on meeting proposed targets for commercial 
developments that meet minimum FSR, on a siding 
scale, to the maximum FSR in 2010.  

 
Target  
All new development projects must achieve a minimum FSR of 1.0 or greater for the 
employment component within the downtown core and waterfront areas, and should also 
include a significant residential component that increases population densities in the core. 

 
 
Strategy 2d – Consider opportunities to establish n ew employment 

areas: 
Opportunities to establish new employment lands will be considered for an 
Official Community Plan amendment through a comprehensive development 
plan rather than a neighbourhood planning process, under specific criteria 
that includes 1.0 Floor Space Ratios on a minimum on ¾ of the developable 
land with reduced surface parking and structures that would attract employee-
based businesses.  
 

Objective 
1. In response to proposals that will diversify the tax base, reduce retail spending leakage and 

provide jobs in a timely manner, an application to amend the Official Community Plan will 
be considered based on a comprehensive development plan that meets identified criteria. 

 
Target 
Achieve the minimum FSR development requirements for new employment land areas in 
Scenario 3 in order to amend the OCP: 
·  Gateway Core Commercial ¾ of developable land at 1.0 FSR or greater 
·  Business Industrial ¾ of developable land at 0.6 FSR or greater 

  

 
New development with office over retail 
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Recommended actions required to meeting the targets  
 

1. Amend the Zoning Bylaw and Development Permit Area guidelines by December 2010 to 
include requirements to intensify the use of core commercial and highway commercial 
lands, while enhancing livability and unique character. 

2. To provide an incentive to offset some of the costs and time required to prepare the site 
such as pre-loading: 

·  Establish a Task Force to develop an Incentive Program that could include freezing 
taxes at pre-development rates for the period of time that an application is active or 
other incentives that may include waiving or reducing fees or other tools available to the 
municipality; and  

·  Council will consider delegating authority to approve Development Permits to identified 
staff, as allowed by the Local Government Act in an effort to improve the efficiency and 
reduce the cost of the application and approval process. 

3. Amend Neighbourhood Plan section of the Official Community Plan by December 2010 to 
enable consideration of new employment areas, using a comprehensive development plan. 
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Guiding Principle 3 : Use our finite flat riverfront lands in the most beneficial land use that 
moves Mission towards becoming a *resilient city in the future. 

 
Strategy 3a – Intensify the Use of Commercial Prope rties on floodplain 

lands: 
Cluster retail commercial within a compact downtown and waterfront areas, 
encourage intensification of mall sites using creative parking solutions and 
multiple storey buildings, and focus highway commercial uses to the area 
east of the Silvercreek Estuary lands with the properties at the four corners of 
Wren and the commercial property on the northeast corner of Nelson Street 
having an overlapping designations to increase flexibility of uses on those 
properties where there is potential for increased square footage of 
improvements and higher employee numbers per square foot.  
 

Objectives 
1. As part of waterfront planning, create a unique shopping and employment centre with a  mix 

of retail and service employment potential that could include such uses as live/work 
developments, arts focused area with studios and other innovative developments that 
would make Mission’s core commercial area a unique attractor for business development 
and consumers.  

 
2. To better use commercial land located near the core area, amend the Zoning Bylaw to: 

·  ensure new mall developments will consider the topography and provide two storeys or 
more with level parking access to each commercial storey and/or under building parking 
to reduce large surface parking areas and increase Floor Space Ratios; and  

·  provide greater flexibility for a mix of business industrial and commercial uses on 
highway commercial properties around Oliver Street and on the northeast corner of 
Nelson Street and the Lougheed Highway. 

 
Target 
 Achieve the minimum FSR development requirements or greater under scenario 3 in order to 
amend the OCP: 

·  Highway Commercial on ½ of the available land at 0.3 FSR, and  
·  Core Commercial on the waterfront and downtown on ½ of available land at 2.0 FSR  

 
 
Strategy 3b – Create Build-ready Business Industria l sites: 
Business Industrial use on flatlands adjacent to the river must be lifted above 
flood construction levels and armored against the Fraser River, with some 
preloading done to prevent shifting of in-ground services and serviced to the 
property line to enable the properties to be marketed as build-ready. 
 

Objectives 
1. Amend the Development Permit Area Guidelines and the Development Bylaw in 2010 to 

require these properties to be ‘build-ready’ prior to approval of the Development Permit. 
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2. Develop an Incentive Program in 2010 that will off-set some of the cost of developing 
business industrial sites to ‘build-ready’ status for those properties that achieve the 
minimum 0.6 FSR or greater on developable land area.  

   
Targets 
All development applications for business industrial uses within the floodplain must be ‘build-
ready’ prior to approval of the development application (building permits are not development 
applications under the Local Government Act). 

 
 
Strategy 3c – Intensify Economic Output from Agricu ltural Lands: 
Develop an Agricultural Plan intended to provide incentives for farmers to 
keep the land in food production, while benefiting from economic diversity on-
site, that include guidelines for increasing the intensify of the economic output 
as it relates to food production and economic uses that require animal feed, 
pasture and shelter (ie equestrian centre, agricultural fairground, community 
gardens and community kitchen, farmers market, etc.). 

 
Objectives 
1. Establish a Task Force to complete an Agricultural Plan by December 2011, and  

 
2. Develop criteria for considering the removal or addition of land to the Agricultural Land 

Reserve by December 2010. 
 

Target 
To be determined following completion of the report from the Agricultural Task Force. 

 
 
Recommended actions required to meeting the targets  
 

1. Given the scarcity of flat business industrial lands, and therefore, the need to use that land 
as intensely as possible, amend the Zoning Bylaw by December 2010 to include minimum 
Floor Space Ratios and reduce the parking requirements. 

 
2. Amend commercial zones by December 2010 to ensure more intensive use of highway 

commercial and core commercial lands. 
 

3. Amend the Official Community Plan by December 2010 to include policies that enable a 
comprehensive development plan to be used in place of a neighbourhood plan to develop 
new employment lands. 

 
4. Amend the Official Community Plan by December 2010 to include policies regarding 

development of lands southeast of Nelson Street and the Lougheed Highway that require 
the development application process to ensure that ¾ of the developable area is improved 
at 0.6 FSR or greater for business industrial use only and sold as ‘build-ready’. 

 
5. Create an Agricultural Task Force directed to: 

·  confirm the inventory of agricultural land in Mission (Map 4), 
·  identify issues and opportunities important to the farm community,  
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·  determine potential impacts of planning and regulatory proposals on the farming 
community,  

·  develop community-based strategies to address issues and ensure opportunities reflect 
an economic benefit to the entire community such as agri-tourism (see Reference 
Documents attached),  

·  address the role of agriculture in the *resilient city model of growth,  
·  identify easily obtainable indicators for measuring success of achieving goals and 

objectives, and  
·  develop a mechanism for an ongoing, meaningful and consultative link to the farm 

community,  
with the tasks to be completed and a report forwarded to Council in 2011. 

 
4. Undertake a preliminary corridor capacity assessment that includes an inventory, and 

opportunities and constraints map, emphasizing community principles and recognizing 
future community needs. 

 
 
NOTE: *Resilient City model of growth enables cost effective response to changing community 
needs due to built-in redundancies allowing continual adaptation to change in a way that balances 
economic input and social need. 

Possible Lougheed Corridor Study Sections  
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MONITORING FRAMEWORK 
Monitoring of progress should be reported every year; however it is important that a mechanism be 
established for recording the data that is needed to determine milestones and targets. It may also 
be a number of years before the work on business recruitment and number of actual jobs begins to 
show movement toward the targets.  
 
The table below represents a standard reporting framework intended to summarize the data, 
develop conclusions and make recommendations to better implement the strategies and adjust the 
actions where strategies are not being achieved. 
 

 Actions Recommended 
Date for 

completion or 
milestone/target 

Status 

Policy amendment 
and development 

Amend the Zoning Bylaw: December 2010  

 Amend the Official Community Plan December 2010  
 Amend the Development Permit Area 

Guidelines  
December 2010  

 Create a Delegation of Authority Bylaw to 
enable the Director of Planning or Delegate to 
approve Industrial Development Permits 

December 2010  

 Amend the Tax Exemption Program  December 2010  
 Develop an Incentive Program  December 2010  
 Establish an Economic Development Task 

Force to: 
·  develop a promotion package and 
·  a recruitment plan  

December 2010  

 Create a Development Checklist December 2010  
 Complete the Waterfront Plan December 2011  
 Establish an Agricultural Task Force:  

·  develop an Agricultural Plan 
 
Fall 2011 

 

    
Indicators Milestone/target 2010 

and 11 
2012 2013  Target by 2053 

Number of 
Businesses: 
- expanded 
- recruited 
- lost 

      

Jobs created per year 534 jobs/ years     31,978 jobs by 
2053 

Total square feet of 
improvements 
developed per year 

74,629 
commercial sf 

60,061 
business 

industrial sf  
 per year 

 

    8,183,889 
square feet of 

improvement by 2053 
4,483,696 

commercial sf 
2,360,829 business 

industrial sf 

Core commercial FSR 1.0 on ¼  
available land 

 

     

Highway commercial FSR 0.3 on ½ 
available land 
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Business Industrial FSR 0.35 on ½ 

available land 
 

     

New Business 
Industrial 

FSR 0.6 on ¾ 
developable land 

 

     

Number of businesses 
that achieved FSR 
min. 

      

Number of businesses 
that did not achieved 
FSR min. 

      

 
 

      

Stats Canada Data Milestones 
(suggested by 

EDC) 

2006 2011 2016   

Average Household 
income after-taxes 

$60,000 $55922     

Average Population 
over 15 income after-
taxes 

$45,000* $27,022    $72,800 at 2% 
increase per year 

% of Labour Force 
with Post-Secondary 
training 

      

       
 
*NOTE: All income targets are in 2010 dollars
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APPENDIX 1 – POPULATION PROJECTION FOR MISSION 
 

Year 

Projected 
Population 
Increase 

(based on # of 
units)  

Projected Population 
Base 

Projected 
Growth 

% 

2003   33,217   
2004   33,715   
2005   34,221   

2006   

36719 recognizes 2006 
undercount in the 34,505 

figure   

2007 524  37,243  1.5% 

2008 656  37,899  1.8% 

2009 218  38,117  0.6% 

2010 284  38,401  0.7% 

2011 319  38,720  0.8% 

2012 374  39,093  1.0% 

2013 380  39,474  1.0% 

2014 555  40,029  1.4% 

2015 572  40,600  1.4% 

2016 762  41,363  1.9% 

2017 780  42,143  1.9% 

2018 829  42,972  2.0% 

2019 840  43,811  2.0% 

2020 923  44,734  2.1% 

2021 516  45,250  1.2% 

2022 514  45,764  1.1% 

2023 529  46,293  1.2% 

2024 479  46,772  1.0% 

2025 499  47,271  1.1% 

2026 661  47,932  1.4% 

2027 675  48,607  1.4% 

2028 916  49,523  1.9% 

2029 1,004  50,527  2.0% 

2030 1,053  51,580  2.1% 

2031 1,029  52,609  2.0% 
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Year 

Projected 
Population 
Increase 

(based on # of 
units)  

Projected Population 
Base 

Projected 
Growth 

% 

2032 846  53,455  1.6% 

2033 603  54,057  1.1% 

2034 558  54,616  1.0% 

2035 529  55,144  1.0% 

2036 530  55,674  1.0% 

2037 489  56,163  0.9% 

2038 791  56,954  1.4% 

2039 763  57,717  1.3% 

2040 1,169  58,886  2.0% 

2041 1,261  60,147  2.1% 

2042 1,344  61,491  2.2% 

2043 1,173  62,665  1.9% 

2044 1,338  64,003  2.1% 

2045 637  64,640  1.0% 

2046 677  65,317  1.0% 

2047 765  66,082  1.2% 

2048 769  66,851  1.2% 

2049 597  67,448  0.9% 

2050 864  68,313  1.3% 

2051 982  69,295  1.4% 

2052 1,798  71,093  2.6% 

2053 1,921  73,014  2.7% 

2054 1,928  74,942  2.6% 

2055 1,847  76,789  2.5% 

2056 1,782  78,571  2.3% 

2057 1,025  79,596  1.3% 

2058 1,005  80,600  1.3% 

2059 1,103  81,703  1.4% 

2060 1,240  82,943  1.5% 

2,061  1,158  84,101  1.4% 

Total number of units 46,202   1.5% 
Source: District of Mission Planning Department, adjusted down from Stat Canada projections 
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APPENDIX 2 – METHODOLOGY, DEFINITION AND ASSUMPTION S 

 
While the study attempts to explore general questions, such as ‘what is the current employment 
situation, where are local employment trends going, and how can Mission achieve employment 
demand targets’, data may not be available to fully examine these questions and numerous 
assumptions will need to be made. 

Methods  used to develop an employment lands strategy for the District of Mission included: 

·  a literature review using the most recent studies of Mission, Canada Census and BC 
Assessment data, and examples of employment lands strategies prepared for other 
communities; 

·  collection and analysis of data that is available from BC Assessment and Mission’s mapping 
system to: 

o calculate the existing amount and intensity of use of lands designated for industrial, 
commercial and agricultural use,  

o identify under used land based on Mission’s Official Community Plan designations and BC 
Assessment’s use categories,  

o explore opportunities for future employments land areas, using District of Mission maps, 
development records and air photos, business licence information, and site surveillance.  

·  determine a realistic labour force target for the District of Mission and a strategy to achieve the 
target based on conservative population projections and estimated jobs per square feet or 
other measures, recognizing market trends and projections from experts such as P.E.O.P.L.E. 
Run 32, August 2007. 

Definitions  

This study uses 4 employment categories: Commercial, Business Industrial, Resource Industrial 
and Agricultural Industrial, under which the following labour force classifications from the North 
American Industry Classification in the Stats Canada Census 2006 and land assessed by BC 
Assessment, are organized: 

Commercial – assumes approximately 301 square feet of 
floor space per employee 

Business Industrial – (intensive land 
uses) assumes approximately 210 
square feet of floor space per employee 

Industrial and Agricultural Industrial 
(resources based)– assumes 
approximately 542 square feet of floor 
space per employee for industrial 

Canada Census Classification BC Assessment 
Categories 

Canada Census 
Classification 

BC Assessment 
Categories 

Canada Census 
Classification 

BC Assessment 
Categories 

·  health care and social assistance 
·  professional scientific and 

technical services 
·  retail trade 
·  accommodation and food services 
·  other services (except public 

administration) 
·  finance and insurance 
·  information and cultural industries 
·  real estate and rental and leasing 
·  arts, entertainment and recreation 
·  management of companies and 

enterprises 
·  educational services 
·  public administration 

·  stores 
·  services 
·  offices 
·  big box 
·  banks 
·  retail 
·  automotive sales 

and service 
·  hotel/motel 
·  restaurant/pubs 
·  building supplies 
·  marine facilities 
·  commercial strata 

(strip malls and 
department store) 

·  manufacturing 
·  administration 

and support, 
waste 
management 
services 

·  Industrial ·  agricultural, 
forestry, fishing 
and hunting 

·  mining and oil 
and gas 
extraction  

·  wholesale trade 
·  transportation 

and 
warehousing 

·  construction 
·  utilities 
 

·  Mills 
·  Sand and 

Gravel 
·  Forestry 

Industry 
·  Warehouse 
 
NOTE: BC 
Assessment 
records 
agricultural land 
use separately 
from industrial 
unlike Canada 
Census 

NOTE 1 -  Land area in agriculture is determined by the BC Assessment which identifies properties that produce sufficient products to 
be classified as an agricultural land use. ALR properties are separated from non-ALR properties using DOM OCP designation maps 
 
Source: Stats Canada Census 2006, Labour Force and Place of Work section; BC Assessment 
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Assumptions  

The following are general assumptions that apply to the analysis, findings and recommended 
actions: 

·  given the lack of specific local labour force data, analysis and interpretation of the data is based 
on a target employment demand that assumes 100% of the local labour force could work in 
Mission. 

·  the population projection is based on the estimated rate of growth shown in Appendix 1 .  

·  floor space occupied by an employee varies between, and within, the three employment 
categories in this study (excludes agriculture given variations in farm size and no data on 
number of local employees). However, there are estimates of floor area requirements available: 
GVRD study (1991-2021), Colliers (2008), and Wozny (2005). While there are indications that 
floor area per employee is changing, the following assumptions will be used for floor space 
requirements within each category: 

o Commercial/Institutional  floor space per employee is 301 square feet  
o Business Industrial floor space per employee is 210  square feet  
o Industrial floor space per employee is 542 square f eet 
o Agricultural job estimates per acre of land is 96 j obs (includes food 

processing) 
 

·  retail trade is one of a number of use classifications of commercial land uses. Additional 
information that separates retail floor space from other commercial use is currently not 
available. However, the assumptions below are intended to show the impact of shopping locally 
on the existing and future amount of retail floor space that Mission can support.  

o spending trends assume a ratio of retail spending to Personal Disposable Income to 
be 50.7% (Colliers and Jorden Cook, March 2008, p9). The Personal Disposable 
Income refers to that portion of household income where there is a choice about 
where and how much is spent. 

o given that there is a limited amount of department store retail in Mission currently, 
there is considerable outflow of spending dollars to surrounding communities. This 
affects the amount of commercial/retail that Mission can support. It is assumed that 
once Mission can support more of the needs locally, there will be less leakage to 
other communities for additional needs, resulting in an exponential increase in 
money spent in Mission. Capturing some of this leakage would enable Mission to 
support more retail locally, particularly department store retail products, and 
ultimately increase the number of retail employment opportunities in Mission.  

�  IF it is assumed that currently only 25% of 50.7% of the household income is 
leaking to neighbouring retail businesses, the amount of retail sales lost to 
Mission businesses from the average household income in Mission based on 
the 2006 Canada Census or $65,303 x 50.7% x 25% = $8,277 per household x 
12,185 (which is the estimate number of households in Mission from the 2006 
Canada Census) or approximately $100 million dollars per year. 

o retail or consumer demand within Mission will impact the number of jobs that can be 
supported in the commercial category. As the consumer product diversity increases, 
and Mission’s population grows and more of Mission’s disposable income is spent 
locally, the number of businesses locating in Mission and employing Mission’s 
Labour Force should increase. Table 1 includes an estimate of the amount of land 
needed to support the retail market demand as population grows. 

 



Employment Lands Strategy, 2010  - 21  

Table 1 – Retail Market Demand Assumptions  
Assumption Rational Translate assumptions into 

jobs 
1 acre of land per 10,400 
square feet of retail floor 
space which includes 
parking requirements; and 
35 jobs/acre of Highway 
Commercial retail 

312,000sf = 30 acres with 1500 parking 
spaces, therefore 1 acre of land per 10,400 
square feet of retail floor space which 
includes parking requirements is required 
(Colliers and Jorden Cook, March 2008, p 
13).  

At 301 square feet /employee, 
employment density is 35 jobs per 
10,400 square feet of floor space of 
land or per 1 acre of retail land 

37 square feet per person 
 
 

an estimated gross retail demand for a 
population of 81,000 people is 4,734,775 
square feet (Colliers and Jorden Cook, 2008, 
p11), or 58 square feet per consumer  

4,056,444sf/301sf = 13476 jobs 
Service commercial = 50% of retail sf 
Gross warranted retail(GWR)floor area 
of almost 1.36M sf in 2006 or 
37sf/person and a GWR floor area at 
double Mission’s population of 2.7M sf 
(or 260 acres including parking) 

201 acres of retail 
commercial to meet 2009 
population retail demand 
 
407 acres is needed to 
meet needs once 
population has doubled 
 
NOTE: need further 
research to separate 
existing retail floor space 
from commercial floor 
space figures 

If 58 square feet per consumer is required to 
service the current population, 36,117 people 
will need 2,094,786sf/10,400sf or 201 acres 
of commercial land to meet the local retail 
consumer needs (similar to sf identified by 
Collier and Jorden Cook, 2008, p21).  
At double Mission’s population, the total 
square foot of retail that the population could 
support with no leakage to adjacent 
communities is 58 square feet x 73,014 or 
4,234,812 square feet of floor space divided 
by 10,400 sf per acre or 407 acres of retail 
required by 2053. 

Based on 301 square feet per 
employee, 2,094,786sf would result in 
6959 jobs in 2009, and  4,234,812sf 
would result in 14,069 jobs by 2053. 
 
Canada Census listed retail trade in 
Mission at 2,225 jobs in 2006, and 
therefore either the square foot per 
employee assumption is low, or 
significant leakage of consumer 
spending has reduced Mission ability 
to support 2,094,786 square feet of 
retail floor space. 

NOTE 1 -  acres required per retail square footage assumes that the floor area will be located on one floor surrounded by surface 
parking; and assumes 75% of land area is parking and therefore Highway Commercial Retail and not Core Commercial Retail 

Source: Commercial Demand Study, Silverdale, Mission, BC, Colliers International and Jorden Cook Associates, 2008 

 
·  measures of ‘intensity’ shown in Table 2 are used to create a baseline land use Intensity Index 

for each property and could identify required actions and incentives to intensify the land use. 
Change in the Intensity Index over time would measure progress towards more intensive use of 
land.  

Table 2 – Land Use Intensity Index 
Indicators 
 

Low intensity 
Score 1 

Medium intensity 
Score 5 

High intensity 
 
Score 10 

Incentive and action 
to implement the 
incentive 

Value of improvements Less than 
$100,000 

$100,001 to $1,000,000 Greater than 
$1,000,000 

 

Zoned Not zoned for 
designated use 

Zoning for designated use N/A   

Serviced (no services = 0) i.e. 
water, sewer, storm 

1 service 2 services 3 services  

Floor space ratio: 
Core Commercial 
Highway Commercial 
Business Industrial 
Resource Industrial 

 
< or = .5  
< or = .5 
< or = .3 

 
> .5 and < 2.0 
> .5 and < 1.0 
> .3 and < .6 

 
> or = to 2.0 
> or = to 1.0 
> or = to .6 

Adjust the 
proportional tax rate 
that rewards higher 
FSRs 

Number of employees per square 
foot of floor space by employment 
category: 
Core Commercial 
Highway Commercial 
Business Industrial 
Resource Industrial 

Square feet less 
than:  
 
150 
150 
105 
271 

Square feet between: 
 
 
151-300 
151-300 
106-209 
272-541 

Square feet greater 
than: 
 
301 
201 
210 
542 
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Table 2 continues 

Indicators 
 

Low intensity 
Score 1 

Medium intensity 
 

Score 5 

High intensity 
 

Score 10 

Incentive and action 
to implement the 

incentive 
Land characteristics     
- topography 50% of area 

steep 
20% of area steep No encumbrances Data currently not 

available 
- floodplain No fill or entirely 

in floodplain 
10 to 75% in floodplain  Site above Flood 

Construction 
Levels or not in a 
floodplain 

Require land to be 
filled to FCL as part of 
the development 
application process 

- watercourse constraints 10% or more 
land in an ESA 

Less than  10% but greater 
than or equal to 5% of land 
within an ESA 

No encumbrances  

     
Agricultural land  Not active Active land use N/A  

NOTE 1 - Categories for Intensity Index are:  
Commercial = x /65 points 

 if x = 33 or less = low 
 if x = more than 33 and less than 48 points = medium  
 if x = 48 points or greater = high 
 

Industrial = x / 65 points  
if x = 33 or less = low 
 if x = more than 33 and less than 48 points = medium  
 if x = 48 points or greater = high 
 

Agricultural = x / 60 
 if x = 30 or less = low 
 if x = more than 30 and less than 45 points = medium  
 if x = 45 points or greater = high 

 
NOTE 2: an Intensity Index is shown for each property in the data base
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APPENDIX 3 – EXPLORING TARGETS AND SCENARIOS  
 
Background 

 
Population Trends 
The current population of Mission in 2009, estimated from the adjusted 2006 Census 
Canada information, is 38,117 people. In 2006, Stats Canada identified 12,185 households 
with an average household size of 2.8 people, slightly above the British Columbia (BC) 
average. The average household income in 2006 was $65,306, slightly above the Fraser 
Valley Regional District average of $62,838, with half the households in Mission under the 
median household income of $56,717. The average age in Mission in 2006 was 36.8 year 
slightly younger than BC at 40 years old. Prior to 2001, people moving to Mission were 
young. However between 2001 and 2021, the highest growth rate is expected to be in the 
55 and older age cohorts (Urban Futures, 2005, p59).  
 
The population pyramid shows a large 34 to 55 age cohort that represents the expanding 
55 and older age group (Figure 1 ). The older cohorts contribute to the local economy and 
require a more accessible housing form than provided by the basement entry housing form 
that dominates the residential construction currently under way. Figure 2  shows the 
projected change in the character of Mission’s population from a youth dominated to a 
population where the number of people under 25 years of age is declining and number over 
45 years of age is growing (P.E.O.P.L.E. 2007, p5). 
 
Analysis of population growth projections show Mission receiving a proportionally higher 
population and employment growth than other communities in the Fraser Valley over the 
next 20 to 30 years (Ross, 2005).  
 
Figure 1 – Population Pyramid 
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Figure 2 



Employment Lands Strategy, 2010  - 25  

Land Area and Density of Use 
 
In a report by Richard Wozny, 2005, the amount of employment land area required by 2021 
in Mission is 141 acres or 294 acres under a high growth scenario with an employee 
density of 1 job per 600 to 660 square feet. While this is a higher square foot per employee 
assumed by this report, the high square footage reflects an increase in warehouse space. 
In Mission, the square foot per employee could be very low for companies that have limited 
improved space and large outside space requirements. A lower square foot per Industrial 
employed of 542 square feet of floor space per employment is used reflecting larger yard 
storage requirements and smaller square footage of improvements. If the business is 
carried out primarily outside, this will under count the employee numbers for Industrial 
(resource-based). 
 
 While past reports assumed a Floor Space Ratio (FSR) of .30, the principle to use land 
more efficiently and the FSR of recent business industrial development has resulted in 0.6 
FSR being suggested for new Business Industrial properties. As well a slightly lower square 
feet per employee figure of 210 square feet is used for Business Industrial uses.  
 
While the preferred location for industrial growth is west of Mission, shortages of land and 
land costs will force business owners to search for industrial land in the lower Fraser Valley 
(Wozny, 2005). Mission can capitalize on the expected shift east into the Fraser Valley by 
having land ready to develop. Mission’s future need for employment land was calculated at 
217 acres by 2021 or 11 acres per year as an average medium growth rate (Ross, 2005, 
p10). Given Mission’s location north of the Fraser River, Mission will have to work harder to 
attract businesses to the north side of the river, and should focus on district scale 
businesses rather than the regional scale businesses servicing the market on the south 
side of the Fraser Valley (Rollo, 2010).  
 
Limiting factors associated with attracting businesses include site location, poor access to 
major transportation routes, lack of services, irregular shaped parcels, watercourse and 
floodplain constraints, and potential site contamination issues (Ross, 2005, p22). The list of 
manufacturing site selection factors provide prioritized requirements that can be used to 
assess the value of existing and potential employment lands for development (Table 3).  
 
Table 3 – Manufacturing Site Selection Factors (Cri teria for assessing sites) 
Site Selection Factors % of Respondents Citing as I mportant Category 
Highway Accessibility 91.5 Infrastructure 
Availability of skilled labour 88.0 Workforce 
Occupancy or construction costs 85.7 Cost 
Labour costs 84.8 Cost 
Availability of telecommunication services 82.0 Infrastructure 
Availability of land 81.1 Infrastructure 
State and local incentives 80.9 Cost 
Energy availability and costs 78.9 Infrastructure/Cost 
Environmental regulations 78.6 Regulatory 
Tax exemptions 77.9 Cost 
Nearness to major markets 76.9 Location 
Cost of land 75.7 Cost 
Low union profile 75.0 Workforce  
Nearness to suppliers 65.3 Location 
Right-to-work state 65.0 Workforce 
Availability of long-term financing 60.0 Capital 
Accessibility to major airport 59.6 Infrastructure 
Availability of unskilled labour 55.8 Workforce 
Worker/technical programs 54.4 Workforce 
Raw materials availability 53.4 Raw Material 
Near technical university 32.7 Infrastructure 
Railroad service 26.1 Infrastructure 
Waterway or ocean port accessibility 16.8 Infrastructure 
Source: Ross, 2005, p22 which was sourced from Area Development Magazine. 
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Growth of Employment Sectors and Labour Force 
 
The labour force was 18,345 in 2006 or 47% of the population. The number of jobs is 
expected to more than double between 2001 and 2031 in the Fraser Valley. In Mission, that 
will result in 18,670 new jobs when Mission’s population is 72,534 with the total of 33,134 
jobs (based on 2003 employment numbers) to support the population (Urban Futures, 
2005, p59). Note that Mission is using a more conservative population growth rate with the 
population doubling by 2053 based on Appendix 1 . It is important to note that if Mission is 
to have jobs for a labour force projected to be more than 33,000, the land base to support 
businesses needs to be identified, existing businesses need to be encouraged to expand 
and intensify the way they use their land area, and new businesses need to be attracted to 
Mission. While this is an aggressive employment growth rate, it may provide a target to 
work towards. 
 
The highest employment growth sector in Mission is expected to be the Business and 
Personal Service Sector with 7,137 new jobs by 2031 (Urban Futures, 2005, p59). The next 
significant growth sector will be Health, Education and Government with an estimated 5,006 
new jobs created by 2031 in Mission (Urban Futures, 2005, p59). This is confirmed in the 
report by Colliers (2008, p6) where the Labour Force forecast for the Industry sectors 
expects to see the largest proportional increases in the Labour Force in the professional, 
scientific and technical services, retail trade, health care and social assistance, 
accommodation and food, and educational services (Colliers, March 2008, p6). 
 
While growth in the manufacturing sector is not as high as the two leading sectors, it is still 
expected to grow by 71% in Mission and will require an increase in the Industrial land base 
(Urban Future, 2005, p61). Specifically, wood and food manufacturing have been identified 
as historically strong employment areas that fit the skills within Mission’s labour force 
(Ross, 2005, p14). 

The expected growth in employment sectors shown in Table 4 reflect Mission’s labour force 
under the aggressive population growth scenario provided in the P.E.O.P.L.E. projection 
report (2007) using Stats Canada Census 2006 data, and therefore, probably identifies 
more jobs than are actually going to occur in the Mission area by 2031. None the less, the 
sectors that are expected to see growth are probably realistic. Also since service jobs 
service the local population, those jobs will likely locate in Mission. Some of the primary, 
manufacturing and construction jobs show moderate growth, adding additional jobs in 
Mission through attraction of new businesses, and support for retention and expansion of 
existing businesses. 
 

Table 4 – Employment Growth Sectors (Urban Futures,  2005, p 61) 
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Education characteristics are an important attracter for employment sectors. The Mission 
Community Profile (2009) identifies close to 20,000 residents between the ages of 25 and 
64 in Mission. Approximately 80% of those residents have at least a high school diploma, 
15.8% have university education, 19.4% have college education, and 16.8% have a trade 
certificate or diploma. An educated and skilled labour force was identified as the second 
most important site selection factor listed in Table 3. 
 
The 2001 Canada Census recorded Travel to Work data for the first time. This data allowed 
a community to link where the labour force lives and where they work as well as the mode 
of travel to work. For Mission, it shows that 64% of the work force leaves the community to 
work in 2006. Of those leaving Mission to work 28% travel more than 25 km with the 
median commuting distance for Mission’s labour force 12.1 km (FVRD 2009).   
 
The 2006 Canada Census information also shows approximately 3,200 people coming into 
Mission to work from the surrounding area. By adding the labour force that works locally 
with the number of people arriving to work, a rough estimate of local job numbers was 
estimated to by 9,150 local jobs. This number can be used to compare actual numbers from 
other sources available in the future, including number of employee information that could 
be gathered from Mission’s business license form. 
 
Impact of Population Growth on Retail Employment Potential 
 
The retail and service commercial employment potential is dependent on a population to 
support retail and service businesses locally. It is assumed that as the population of Mission 
grows and retail floor space expands, providing more local department store produce, there 
will be less need for residents to travel to neighbouring communities for goods and 
services. The estimated gross warranted retail floor area, 2006 – 2026 is 3,621,918 square 
feet (Colliers and Jorden Cook, 2008, p12), based on the assumption that as the population 
increases, it will support more retail commercial uses locally, thus reducing the outflow of 
spending and resulting in more local retail employment opportunities in the retail/service 
commercial sector.   
 
The impact of shopping locally can be estimated as dollars spent per household. It is 
estimated that consumer spending is equal to approximately 50.7% of household income 
on retail goods and service. If this estimate is applied to the average household income 
($65,306 x .507), it would result in $33,110 per household of available consumer spending 
annually, which if it is applied to households in Mission, would be $396M per year that is 
available to be spent on goods, services, recreation and other items. What is important 
about this money is that there is a choice where it can be spent; locally or in neighbouring 
communities or other places.  
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APPENDIX 4- ANALYSIS AND FINDINGS 
 

This section analyses the data from BC Assessment, Stats Canada Census 2006 and Mission’s 
mapping system to determine the current and future employment demand, and existing and 
potential employment land area. Using the data available and making assumptions based on the 
literature review, the following are reviewed: 

·  current job to labour force ratio 
·  projected future labour force under scenarios and job targets 
·  impact of increased value of improvements on the tax base 
·  estimated local employment demand by employment sectors 
·  current land available for employment, and  
·  agricultural land 

 
For each section, preliminary conclusions are drawn and suggested further research and actions 
are listed. 

 
Current Job to Labour Force Ratio 
 
There are few reliable sources that identify the actual number of jobs currently located in Mission. 
So while the Canada Census data identifies the number of people in the labour force in Mission, 
assumption must be made about the number of jobs that are actually located in Mission. For this 
report the number of local jobs has been estimated by adding employment ‘at home’ and ‘work in 
the same census subdivision as residence’ together to estimate the approximate number of local 
jobs that employ local residents (1,245 + 4,695) at 5,940 jobs or 46% of the labour force that 
identified a ‘usual place of work’ in the census count. This is close to the proportion of employees 
that do not travel out of Mission to work but does not identify the number of local jobs since there 
are people commuting into Mission to work. 

Mission has a strong construction sector, which may be counted in the census as ‘no fixed place of 
work.’ The construction sector for Mission in 2006 had 2,195 employed. While this figure was not 
included in the estimated number of Mission jobs to avoid double counting, at least some of the 
construction employees probably work in Mission at lease some of the time. Given how difficult it is 
to determine the actual number of existing jobs that are currently in Mission, a second source of 
data such as questions added to the annual business license should be considered in the future to 
be used to monitor progress implementing the Employment Lands Strategy. 

Travel data in the Canada Census records ties information regarding where a person lives to 
where they work specifically by census subdivision. This data shows that 5,940 people who live in 
Mission work in Mission; 8,240 people who live in Mission leave Mission to work; and 
approximately 3,210 people who live outside of Mission travel to Mission to work  from other 
locations in the Fraser Valley Regional District (FVRD Regional Planning Division, January 2009).  
This second source of information provides an estimate of the number of local jobs. 

Therefore, the estimated number of jobs in Mission in 2006 is 9,150 with a total labour force count 
of 18,345 including employed and unemployed. While not all jobs in Mission are occupied by 
someone who lives in Mission, there appears to be an opportunity currently for 50% of Mission’s 
labour force to work in Mission.  

Suggest that consideration be given to including short questions in the annual business license 
form that asks, for example; number of employees, whether place of work is in Mission, number of 
employees who live in Mission, total square footage of improvements and how they would classify 
their business (i.e. retail, office, and so on). This is an ideal mechanism to acquire reasonably 
accurate employment data annually. 
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Projected Future Labour Force under Scenarios and J ob Targets 
 

There are a number of options for determining the future employment demand for Mission. Colliers 
used 48% of the population as the projected labour force, which can be calculated using the 
projected population. The Stats Canada uses population figures 15 years old and greater but it is 
difficult to project the labour force into the future using this indicator.  
 
Another approach would be to base the future labour force on an employment target, such as 1 job 
per household with the number of households equal to 1/3 of the projected population. Given that 
the 2006 household number is less than the identified labour force at this time, the target for future 
employment demand could reflect the current proportion of labour force (18,345) to households 
(12,185) or approximately 1.5 jobs per estimated number of households using the projected 
population in Appendix 1 . It is important to note that under this scenario, the number of people per 
household would have to remain constant as well as the proportion of the population to labour 
force.  
 
Since the average age of the population is expected to increase, a lower proportion of the 
population to labour force could be considered and be a more achievable target. A ratio of 1.32 
jobs per household would reflect fewer households with two income earners or more household 
members over the age of 65 years than there were in 2006, with the employment demand in 2053 
when Mission’s population is projected to double, being 31,978 jobs. 
 
Table 5 identifies 5 potential targets for employment demand in Mission based on: 
·  48% of the total population (which is the 2006 proportion of population to labour force) or 

35,047 jobs required at double Mission’s current population;  
·  1 job per household (33.18% of the total population which reflects the 2006 proportion of the population to 

household) or 24,226 jobs required at double Mission’s current population;  
·  1.32 jobs per household (where the number of households is estimated at 33.18% of the total population) or 

31,978 jobs required at double Mission’s current population;  
·  1.5 jobs per household (where the number of households is estimated at 33.18% of the total population) or 

36,339 jobs required at double Mission’s current population; or 
·  an average of the above scenarios or 31,897 jobs required at double Mission’s current 

population. 
 
Table 5 – Scenario Options Summary 

NOTE 1- the approximate date when the current population will double is estimated in 2053, with the doubling of the population 
considered 73,014 people, which is a longer time period than Stats Canada projections and Unban Future (2005) report. 

NOTE 2 - the labour force based on jobs per household uses the ratio of households (12,185) to population (36,719) and assumes the 
proportion to the total population to number of households will remain constant, and multiples the estimated population by .3318  

NOTE 3 – 1.32 jobs per household is calculated by multiplying one job per household (calculated above) by 1.32   

NOTE 4 -1.5 jobs per household is calculated by multiplying one job per household (calculated above) by 1.5 resulting in an estimated 
36,339 jobs, which is close to the expected required labour force needed to serve Mission at double the population (Urban Futures, 
2005); however note that the lower target of 1.32 jobs per household is suggested given the uncertainty of the market to absorb 
commercial square footage and a higher growth rate for the senior cohorts 

SOURCE:  2006 population from Stats Canada Census 2006 adjusted for undercount and Population Projection for 2016 to 2056  
from Appendix 1- Residential Growth Projection, Updated December 9, 2008, District of Mission Planning Department 

Year Population Labour force options 
 Source: Canada Census 

2006 adjusted for 2006 
undercount 

48% of the total 
population 

One job per 
Household  

1.32  jobs per 
Household  

1.5  jobs per 
Household 

2006 36,719 17,625 12,185 16,084 18,277 
2016 41,363 19,854 13,724 18,116 20,586 
2026 47,932 23,007 15,904 20,993 23,856 
2036 55,674 26,723 18,473 24,384 27,707 
2046 65,317 31,352 21,672 28,607 32,508 
*2053 73,014 35,047 24,226 31,978 36,339 
2056 78,571 37,714 26,070 34,412 39,105 
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Impact of Increased Value of Improvements on the Ta x Base 
 
The value of improvements on the land not only measures the intensity of the land use, it is also 
linked to the tax base for Mission. The current taxes on the value of improvements of those 
properties assessed by BC Assessment are $2,285,080 (Table 8). As an example to explore the 
linkage between assessed value of improvements and the tax base, if the value of improvements 
(excluding existing improvements in the waterfront area) was increased with an investment of 
$100,000 and $500,000, respectively, per employment property in Mission, the impact on the tax 
base would be an increase of approximately $400,000 with a $100,00 investment and close to 
$2,000,000 with a $500,000 investment on all properties, respectively, over the next 35 to 45 
years. It is important to note that there is no capacity to include depreciation and other factors that 
would influence the affect of increased investment on the tax base. While the actual distribution of 
the taxes across all properties is a Council decision, it does show that increasing the assessed 
value, by increasing the intensity of land use, does affect the tax base.  
 
Table 8 – Impact of Increased Investment on the Tax  Base 

Using the tax rate for 2008: 
�  12.9121/1000 Commercial 
�  12.2812/1000 Resource 

Industrial and Business 
Industrial 

Total Value of 
Improvements 

(TVI) 

Amount of 
taxes 

TVI plus 
$100,000 

investment 

Amount of 
taxes 

TVI plus 
$500,000 

investment 

Amount of 
taxes 

Commercial  (222 properties) $139,165,300 $1,796,916 $161,365,300 $2,083,565 $250,165,300 $3,230,159 
Business Industrial (71 properties)  $35,120,800 $431,329 $42,220,800 $518,526 $70,620,800 $867,315 
Industrial (28 properties) $4,627,700 $56,834 $7,427,700 $91,222 $18,627,700 $228,772 
Total taxes on Improvements   $2,285,080  $2,693,313  $4,326,247 

Source: District of Mission, Finance Department 

 
Given the benefits of a more diversified tax base, consideration should be given to mechanisms 
that would encourage property owners to invest in their infrastructure. Mechanisms need to be 
considered, such as a siding scale of proportional tax rate and a tax exemption program, which is 
allowed under provincial legislation, that rewards businesses that intensify the use of the property. 

 
Suggest exploring whether tax incentives would result in increased investment, whether increased 
investment would help Mission meet employment demand targets and whether incentives are 
available and needed to encourage intensification of the use of the employment land area. 
 
Suggest that a monitoring framework be developed and include the ability to measure whether 
incentives, if implemented, are achieving the desired affect.  
 
Estimated Local Employment Demand by Employment Sec tors 
 
The projected growth in the Business and Personal Service Sector, Retail Trade, and Health, 
Education and Government Sectors is linked to the population growth since these sectors provide 
services to the local population. Therefore, as the population grows, the demand for services 
grows resulting in a corresponding growth in the number of jobs. The literature identifies that there 
will be a need for approximately 18,670 new jobs or a total of 33,134 jobs when the population 
doubles and reaches approximately 73,000 people (Urban Futures, 2005, p61). If these jobs can 
be provided locally, it will move Mission closer to the goal of providing job opportunities for the local 
labour force.  
 
The Retail Trade Sector, while affected by population growth, is also strongly affected by residents’ 
choice of where they spend their money. Currently Mission has a shortage of department store 
choice, forcing residents to shop outside of Mission (Colliers and Jorden Cook, 2008). This results 
in a longer lag for new retail establishing in Mission. Also while people from Mission are outside of 
Mission buying products that are not currently available locally, other products that are available 
locally are likely purchased. This contributes to a lower retail square footage component than 
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Mission’s population should be able to support in Mission.  
 
The leakage of dollars out of Mission is considerable. Being conservative, if it is assumed that 
50.7% (or $33,110) of the average household income in Mission in 2006 ($65,306) can be spent 
anywhere, and that 25% of that money (or $8,277 per household annually) is spent outside of 
Mission, and the population in 2009 is 38,117 people with approximately 3 people per household 
(or 12,706 households), then in 2009 $105,167,562 will be spent in surrounding communities 
supporting jobs in those communities that could be in Mission. If this was applied to the population 
15 years and over, which has an average income of $31,558 per person, then the amount of 
leakage of personal disposable income is $4,000 per person per year, or $69,260,000 of those in 
the labour force. Either way the amount of leakage from Mission is significant. It is assumed that 
the leakage will extend the time when Mission can support an increase in the department store 
square footage of floor space into the future. 
 
If the service sectors are expected to grow by 12,143 jobs by the time the population doubles 
(Urban Futures, 2005), the number of jobs in the remaining sectors is 6,527 jobs based on the 
assumption that the number of new jobs is estimated at 18,670 jobs. The labour force skills and 
education should reflect this ratio and work is needed to attract the 6,527 Business Industrial and 
Resource Industrial sector jobs. Whether under the scenario of 1.5 or 1.32 jobs per household, 
Mission will need to attract additional Business Industrial and Resource Industrial jobs in addition 
to the 12,143 jobs expected to be needed to service the population.  
 
Suggest that while the service jobs, identified as growth sectors for Mission over the next 20 to 30 
years, may occur naturally to meet the service needs of a growing population, a better 
understanding is required regarding manufacturing and resource industry, which is also expected 
to increase by 71% when Mission’s population reaches approximately 72,000 people, to attract 
those jobs to Mission.  
 
Suggest that, in addition to considering Education as a major employment sector to attract to 
Mission, opportunities to attract educational facilities to ensure that Mission has a labour force with 
the appropriate skills available within the community to meet the identified employment demand as 
it grows.  
 
Suggest that attractors for employee-based companies be researched and a promotional package 
be created.  
 
 
Current Land Available for Employment 
 
A data base of employment properties in Mission identified by BC Assessment and designated in 
Mission’s Official Community Plan (OCP) as employment lands was compiled into a spread sheet 
and totals were compared with recent reports on employment in Mission as a way of checking 
findings (Table 6). The land uses were grouped under commercial, business industrial and 
resource industrial with a potential of 7,874 jobs based on square feet of improvements. Lands not 
zoned or assessed, and waterfront and agricultural lands were shown in the table but improvement 
areas were not included in the potential employment calculations using jobs per square foot. 
Agricultural Industrial lands will be dealt with separately since those lands are not part of the 
analysis to determine whether there are sufficient employment lands. This will enable the focus to 
be on using existing employment lands efficiently before considering future use of agricultural 
lands. 
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The Colliers report (2008, p. 12 and 14) identifies Mission’s commercial square footage in 2008 at 
963,000 square feet. NOTE that the existing square footage is less than the Gross Warranted 
square footage of 1.36M square feet that a population of 36,719 people should be able to support. 
The difference of 397,000 square feet could be due to the leakage of the spending dollars to 
neighbouring communities. 
 
The Commercial category generally provides goods and services to the residents of Mission. The 
Colliers and Jorden Cook (2008) report estimates that in order to service the population in Mission 
when the population reaches 65,625 people or almost double the current population, Mission will 
need 3,621,918 square feet of retail commercial floor space or 348 acres including parking, which 
assumes that 1 acres of land is required for every 10,400 square feet of floor space (characteristic 
of highway commercial uses given the amount of parking). This would translate into an estimated 
12,024 retail and other service commercial jobs when the population reaches 65,625 people. 
 
Currently there is approximately 182 acres of Commercial land identified by BC Assessment and 
designated and zoned for commercial use in Mission’s Official Community Plan (Table 6). NOTE 
that this figure does not include the waterfront area. This area also does not include institution uses 
like schools, the prison and school board properties; all significant employers in Mission. The 
square foot of Commercial improvement is 1,467,258 square feet of floor space divided by 301 
square feet per employee would indicate that there are a potential for 4,875 Commercial jobs on 
the existing Commercial properties given the existing square footage of improvements. 
 
The land area required assumes that there is significant parking needs on-site, which is 
characteristic of Highway Commercial and not Core Commercial use. Table 7 is a revised Table 6, 
which separates the land available into categories that reflect the way the land is currently used 
and incorporates typical proportion of land for parking, structure (character related to single storey 
buildings) and mixed use potential such as residential or office above retail.  
 
Suggest that we explore the value and impact of using tax rates to encourage intensification of 
land uses. 
 
The Business Industrial category has 232 acres with 569,144 square feet of improvements. When 
divided by 210 square feet per employee, the estimated number of potential jobs given the existing 
square footage of improvements would be 2,710 Business Industrial jobs (Table 6). 
  
The Resource Industrial category has 544 acres with 156,448 square feet of improvements. When 
divided by 542 square feet per employee, the estimated number of potential jobs given the square 
footage of improvements would be 289 Resource Industrial jobs. While almost all of the Business 
Industrial areas are south of Cherry Avenue with good access to the Lougheed Corridor, it is 
unknown exactly where the Resource Lands are located and how they are used. Resource 
Industrial lands above Cherry Avenue would have limited attraction under the site selection factors 
in Table 3, and therefore, in the re-grouping of land use categories in Table 7, Resource Industrial 
lands are split into lands above and lands below Cherry Avenue, and then mapped (Industrial 
Map 2).   
 
While there is no specific employment data available to confirm estimated potential jobs, the 
estimated number or 289 jobs may be low when using improvements based on square footage 
since the nature of resource industry in Mission tends to be outside, such as mills where the 
number of employees is high compared to the square footage of improvement. Compensation for 
this characteristic was made by lowering the square feet per employee from estimated 600 to 660 
square feet found in some literature to an estimated average of 542 square feet (Wozny, Cushman 
and Wakefield, Graph 2.3).  
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Table 6 – Summary of Existing Employment Land Datab ase  

Indicator Commercial 
Use 

Business 
 Use 

Resource 
Industrial Use 

Agricultural 
Use 

Waterfront 
properties 

Land area in square feet  
Area in acres 
 

7,944,031 
   (182 ac) 

10,090,411  
(232 ac) 

23,710,013 
 (544 ac) 

121,115,444 
(2,780 ac) 

3,745,611 
(86ac) 

Total square feet of improvements in 
square feet (acres) 
 
Estimated number of jobs per square 
feet of existing improved area 

1,467,258   
 (34 ac) 

 
4,875 

jobs@301sf/job 

569,144  
(13 ac) 

 
2,710 

jobs@210sf/job 

156,448 
(4 ac) 

 
289 

jobs@542sf/jobs  

356,563 
  (8  ac) 

 
 

77,817 
(2 ac) 

 
1,375 

jobs@301sf/job 

Value of Land 
Value of improvements 
Total Value 
 

$112,497,601 
$140,670,100 
$252,228,701 

 

$30,554,400 
$33,897,900 
$64,442,300 

 

$15,214,131 
$4,627,700 

$19,841,831 
 

$40,018,400 
 

$22,102,326 
$17,968,000 
$39,962,326 

 

Average Intensity Index  45.01/65 34.03/65 27.32/65 31/55  
Number of properties identified by 
Intensity Index (Assessed) 

Low – 7 
Med – 123  
Hi – 92 

Low – 35 
Med – 32 
Hi – 4 

Low – 20  
Med – 8 
Hi – 0 

Low – 91 
Med – 143 
Hi – 0 

Low – 148 
Med – 312 
Hi – 95 

Number of properties identified by 
Intensity Index (Designated but not 
picked up by BC Assessment)  

Low – 5 
Med – 288 
Hi - 0 

N/A 
Low – 37 
Med – 13 
Hi - 0 

N/A 
Low – 42 
Med – 301 
Hi – 0 

Area not used for employment  
Total area designation but not zoned 
for an employment use 
Estimated available land(sf) 
 
Available land for improvement on 
properties assessed with 
employment uses 
Outside Uses or encumbered 
land(sf) 
Footprint of improvements(sf) 
Available Land in square feet 
Available Land in acres 

 
14,960,654   

(343 ac) 
13,254,347 

 
 
 
 

4,649,179 
1,439,898 
2,482,653 

57ac 

 
industrial 

designated area 
adjacent to 

Lougheed from 
1,529 ac 

 
 

3,184,787 
801,893 

5,248,879 
120 ac 

 
66,603,600 
(1,529 ac) 

of which 460 acres are 
north of Cherry 
65,778,815 

 
 
 

9,251,052 
147,156 

14,311,805 
329 ac 

N/A 

 
 
 
N/A 
 
 
 
 

531,895 
314,658 

2,651,171 
61 ac 

NOTE 1: Agricultural area is all properties assessed by BC Assessment as producing an agricultural product not including ALR 
properties that did not report production. 

NOTE 2: Agricultural, Waterfront and Resource Industrial Lands are not used in the calculation of jobs/square foot (sf), given the high 
land base and low improvement square feet requirements and pending land use planning for the waterfront. 

NOTE 3: Land Area and Value is total area designated, zoned and assessed by BC Assessment in square feet. 
NOTE 4: MAP 1 shows designated areas that are not assessed and or zoned for the intended use and therefore considered expansion 
areas or employment land capacity, and lands currently assessed for employment uses. 
SOURCE: BC Assessment and District of Mission Mais and GIS systems – NOTE that while there is guarded confidence in the data, 
this data was collected for other purposes and may have inaccuracies. 

 
Therefore, the outcome of the analysis of the number of potential jobs on existing employment land 
identified by BC Assessment as Commercial or Business Industrial, based on existing square feet 
of improvements is 7,874 jobs. This number under counts the number of jobs estimated, using 
Stats Canada data, to be in Mission by 1,276 jobs (Table 6). Some of these jobs are likely in 
primary wood related industries locally, where the improvements on the land are low, with work 
mainly occurring outside, or those working at home in home-based businesses identified in the 
2006 Stats Canada as 1,245 people working at home in Mission. If home-based business numbers 
from the census data are included, the estimated number of jobs based on square feet of 
improvement is 9,119; close to the 9,150 jobs calculated using Stats Canada travel-to-work data, 
increasing the confidence level for using the jobs per square feet of improvement found in the 
literature. Map 1 shows the distribution of employment lands and also identifies employment land 
that are currently not used as employment lands, representing some of Mission’s existing capacity. 
 
Suggest that further work on the data base to establish a better and more accurate source for 
determining the number of local jobs and the number of local jobs occupied by local residents.  
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Suggest that further analysis be done on all employment properties to assess their ability to meet 
the site selection factors and identify an accurate usable land area to determine the potential 
intensity of use of the properties, and their marketability as employment lands.  
 
In an effort to better understand the way land could be used more efficiently, industrial categories 
were adjusted by re-grouping to separate out potential waterfront industrial lands, and lands north 
and south of Cherry Avenue from resource and existing business industrial lands. Commercial 
lands were re-grouped into highway and core commercial, and waterfront lands were added into 
the analysis. By re-grouping commercial into Highway Commercial, characterized by large parking 
areas (approximately 75% of the land area) and single storey buildings, and Core Commercial, 
characterized by multi-storey buildings with limited or no on-site parking, a more accurate analysis 
of land use intensity potential is possible. Also by including most of the waterfront, the future 
commercial employment land capacity can be estimated (Table 7). 
 
Table 7 shows that BC Assessment identified 172 acres as commercial with land use 
characteristics of Highway Commercial (Map 3). Of those properties an air photo review and site 
surveillance concluded that there is approximately 62 acres currently unused for buildings, parking 
and outside storage, with no apparent topographic or environmental constraints, and therefore, 
available for development. If these properties increased the Floor Space Ratio (FSR) from the 
current 0.09 FSR, using the available lands, the number of potential jobs would also increase from 
the current estimate of 2,169 Highway Commercial jobs at 301 square feet of improved floor space 
per job.  
 
In addition, there are lands designated in the Official Community Plan but not used currently for 
commercial uses, in the amount of 211 available acres. There are also 32 acres around Oliver 
Street and 18 acres on the northeast corner of Nelson Street that are not currently being used to 
their full potential. Under a number of development scenarios, these areas will result in both 
significant square feet of improved commercial floor space and corresponding potential job 
creation. 
 
The Core Commercial properties include the downtown and some waterfront areas, assuming 
intensive land coverage similar to downtown core development will occur along Horne Street and 
Harbour Avenue, and adjacent building blocks. Table 7 shows that BC Assessment has identified 
12 acres of properties currently engaged in commercial uses in Mission downtown area (Map 3). 
While there are uses assessed by BC Assessment on both the Waterfront Area and the Downtown 
Secondary Core Commercial area, these uses and the assessed value are based on current use, 
which could be residential or industrial uses. By separating these potential core commercial areas 
from the main downtown area, it was determined that the currently Floor Space Ratio (FSR) in the 
downtown is already at 0.91 FSR. This will increase as vacant properties develop and 
redevelopment occurs over time. The current downtown floor space currently supports a potential 
of 1621 jobs at 301 square feet of improved floor space per job.   
 
Under the Industrial land use category on Table 7, BC Assessment identifies 306 acres of 
Business Industrial use and 530 acres of Resource related industrial land use (Map 2). Focusing 
on the Business Industrial properties, the air photo and site surveillance exercise identified 
approximately 187 acres that could be used for development to increase the current Floor Space 
Ratio from 0.04 FSR under a number of scenarios and an estimated 2,699 jobs. It is important to 
note that once the Silvercreek Industrial Park builds out and infill occurs on the vacant industrial 
areas along London Avenue, the average FSR will increase significantly. 
 
The total number of estimated jobs that are using the land as intended in the Highway Commercial, 
Downtown Core area and Business Industrial areas is 6,489. If the estimated jobs are added from 
the industrial uses currently active in the waterfront, highway commercial around the Oliver Street 
area and Resource Industrial jobs, the number of estimated existing jobs is 7,905. Add in the 
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Home-based Business numbers from Stats Canada (1,245 jobs) and the 9,150 jobs is virtually the 
same as the 9,150 jobs determined using the travel-to-work data from Stats Canada Census 2006. 
While the above only looks at estimated jobs on land current being used for employment, Table 7 
also shows significant development opportunity on lands designated for employment uses but not 
currently being used, and therefore, not being assessed as commercial and industrial properties. It 
is also important to note that there are opportunities to intensify land use with residential above or 
adjacent to commercial or industrial. While this intensification does not increase the number of 
potential jobs, it does increase the value of the assessment, and therefore, increases the diversity 
of the tax base with high density residential. 
 
Agricultural Land  
 
Mission has 2,701 acres that BC Assessment identifies as agricultural. Of those 233 properties, 
164 properties are on non-ALR lands reporting agricultural production with an average farm size of 
9 acres and 69 properties are in the ALR reporting agricultural production with an average farm 
size of 17.5 acres. If it is assumed that there is one job per property then there are 233 agricultural 
jobs in Mission. Stats Canada Census 2006 identifies 365 occupations unique to agriculture in the 
labour force for Mission, however not necessarily located in Mission. Agricultural Map 4  shows a 
scattered pattern of agriculture throughout Mission with a concentration of ALR properties on the 
flat lands along the Lougheed corridor. It is important to note that there is 2,532 acres of ALR lands 
that did not report agricultural production to BC Assessment (includes 998 acres on Matsqui 
Island). Much of this area was formerly in the Forest Land Reserve (prior to amalgamation) and is 
steeply sloped and located adjacent to the Municipal Forest and Crown Lands. 
 
Consideration was given to using Agricultural Land Reserve land for agricultural related 
manufacturing businesses, which was approved in Chilliwack. Unfortunately, the Agricultural Land 
Commission is less supportive of this approach currently, preferring to allow Agricultural Land 
Reserve land to be under-utilized in the short term and available for more intensive agricultural 
activity in the long term future.  
 
While it is important to ensure that there is enough local employment for Mission’s population, 
there also needs to be land available for food production that is close to markets. Given the 
importance of balancing seemingly conflicting needs, Agricultural Land Reserve land has not been 
the focus of this report for securing employment land for Mission. Rather land for employment has 
focused on the following approaches:  

·  first, to determine if existing land is being used or could be used to its highest potential based 
on a FSR target;  

·  second, to ensure the land identified for employment can be used for employment and 
removing land inappropriate for that use from the inventory in order to have an accurate 
base-line inventory; and  

·  finally searching for new non-Agricultural Land Reserve land to meet any shortfalls. 
 
Suggest that additional work be done to determine if agricultural land, both ALR and land in the BC 
Assessment agricultural category, is being used intensely and how intensity of land use on 
agricultural lands can be increased if appropriate, to provide food, employment and a higher 
economic return.   
 
Suggest that a Lougheed Highway Corridor study be undertaken to determine the long term use of 
these lands and establish an implementation strategy. Steps to begin should start with the 
development of an inventory, and an opportunity and constraints map that identifies land areas 
available for increased intensity of use that is appropriate on ALR lands and determines the 
highest and best long term use of the lands. 
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APPENDIX 5 – SCENARIOS AND CONCLUSION 
 
Requirements to Meet Expected Employment Demand and  Local Job Targets 
 
The review of the current land use situation that is summarized in Table 7 shows that the existing 
square footage of improvements supports approximately 9,150 jobs. The review of the way land is 
currently being used shows that there is land available on both lands assessed as an employment 
use now as well as lands designation for an employment use but currently being used primarily for 
residential. Depending on how development occurs, these expansion areas have significant 
opportunities for job creation.  
 
The analysis below will first focus on existing employment land that is available for the 
development of improvements. It was determined that there is available space on those lands 
already used for employment that is not needed for the existing building, parking, outside storage 
and does not appear to be encumbered by topography or environmental sensitivity constraints, and 
therefore, could be developed. Potential job creation will be considered under four scenarios: 

·  a conservative approach (status quo),  
·  an intensive land use approach,  
·  the most realistic approach, which is a combination of status quo, intensive land use 

approach and the most efficient use of land approach, and 
·  a most efficient use of land at build-out of existing designated properties.  

Second, the focus will be on the potential for job creation on lands designated but not used for 
employment under the four scenarios. Finally, the focus will be on new employment land 
opportunities.  
 
Lands Currently Assessed by BC Assessment for Emplo yment 
 
The four scenarios are outlined below. Table 7 shows the four scenarios and identifies the 
proposed Floor Space Ratio (FSR) for each category of land use under each scenario and the 
proportion of the property where the FSR applies.  
 
Scenario 1 assumes that only half of the land available for development will be developed. The 
Floor Space Ratio (FSR) while higher than what exists currently on employment properties, is 
being achieved by many of the more recent applications, and therefore, considered a conservative 
scenario or status quo. 
 
Scenario 2 again assumes that only half of the land available for development will be developed. 
The Floor Space Ratio (FSR) that is proposed is higher than what is being achieved, and therefore, 
will increase the intensity of land use that is being used for employment.  
 
Scenario 3 assumes that only half of the land available for development outside the core 
commercial area and a ¼ of the available land within the core will be developed. New business 
industrial lands on the flat lands adjacent to Fraser River need to develop ¾ of the developable 
land area. The Floor Space Ratio (FSR) that is proposed is higher than what is being achieved, 
and therefore, will increase the intensity of land use that is being used for employment on the 
important flat land with good access to the Lougheed Highway. The density in the core area, while 
achievable, is forced into a compact area to ensure a walkable vibrant commercial node at the core 
of Mission.  
 
Scenario 4 assumes that ¾ of the available land will be developed at FSRs that are achieved 
under Scenario 2. Scenario 4 would result in maximum intensity of use on the maximum area of 
land designated for employment. However given the type of employment uses Mission can expect, 
this intensity of build out, while efficient use of the land, is likely not realistic as it would require a 
fundamental shift in the type of industry coming to Mission and the form of development. 
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Highway Commercial  
 
The air photo and site surveillance showed 62 acres of land that could accommodate additional 
floor area of improvements (see Table 7 and Map 3). Under the four scenarios, additional floor 
area would result in potential jobs as follows: 

·  Scenario 1 is a conservative approach – 1,340 potential jobs on half the available land with a 
FSR of 0.3 and 301 square feet of floor space per job. 

·  Scenario 2 is an intensive land use approach – 4,468 potential jobs on half the available land 
with a FSR of 1.0 and 301 square feet of floor space per job. 

·  Scenario 3 is a combination approach using the most realistic FSRs and land area – 1,340 
potential jobs on half the available land with a FSR of 0.3 and 301 square feet of floor space 
per job. 

·  Scenario 4 is an efficient use at build-out approach – 6,701 potential jobs on ¾ of the 
available land with a FSR of 1.0 and 301 square feet of floor space per job. 

 
Core Commercial 
 
The air photo and site surveillance showed 4.6 acres of land that could accommodate additional 
floor area of improvements in the downtown (see Table 7 and Map 3). The available land in the 
waterfront and secondary expansion area are not dealt with as existing since much of the 
expansion area is assessed as residential and waterfront planning will likely change existing 
employment numbers as the area re-develops. Under the four scenarios, additional floor area in 
the core downtown area primarily reflects the vacant lots and would result in potential jobs as 
follows: 

·  Scenario 1 is a conservative approach – 333 potential jobs on half the available land with a 
FSR of 1.0 and 301 square feet of floor space per job. 

·  Scenario 2 is an intensive land use approach – 666 potential jobs on half the available land 
with a FSR of 2.0 and 301 square feet of floor space per job. 

·  Scenario 3 is the most realistic approach until waterfront planning is completed, and the 
Marketing and Feasibility Study identifies the amount and type of commercial square footage 
that can be absorbed in the core area. While this is a cautious approach, considering only ¼ 
of the available land and an FSR of 1.0, which is currently being achieved in the downtown, it 
is realistic  – 166 potential jobs on ¼ the available land with a FSR of 1.0 and 301 square feet 
of floor space per job. The challenge achieving 2 FSR is the need to attract office use on the 
second storey since large office space users such as head offices will not likely locate in 
Mission (Rollo 2010). Residential, while not an employment use, is likely and will increase the 
FSR in the core area as well as the assessed value of the land. 

·  Scenario 4 is an efficient use at build-out approach – 998 potential jobs on ¾ of the available 
land with a FSR of 2.0 and 301 square feet of floor space per job with additional jobs possible 
if a higher FSR is achieved on selected sites.  

 
Business Industrial 
 
The air photo and site surveillance showed 187 acres of land that could accommodate additional 
floor area of improvements (see Table 7 and Map 2). Under the four scenarios, additional floor 
area would result in potential jobs as follows: 

·  Scenario 1 is a conservative approach – 5,810 potential jobs on half the available land with a 
FSR of 0.3 and 210 square feet of floor space per job. 
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·  Scenario 2 is an intensive land use approach – 11,619 potential jobs on half the available 
land with a FSR of 0.6 and 210 square feet of floor space per job.  

·  Scenario 3 assumes that scenario 1 is the most realistic approach for properties with 
industrial buildings currently existing – 6,778 potential jobs on half the available land with a 
slightly higher FSR of 0.35 and 210 square feet of floor space per job. 

·  Scenario 4 is an efficient use at build-out approach – 17,429 potential jobs on ¾ of the 
available land with a FSR of 0.6 and 210 square feet of floor space per job, only achievable 
with a significant change in the form, character and density of industrial development.  

 
Lands Designated but not Used for Employment  
 
The four scenarios described above and calculated in Table 7 are applied to lands that are 
designated in the Official Community Plan as employment lands but are not assessed by BC 
Assessment for employment uses. These are lands within the downtown expansion area, 
waterfront redevelopment lands or lands along the Lougheed Highway that are ready for 
development when the market conditions are right.  
 
Table 7 makes some assumptions about land uses in the waterfront area and considers the other 
commercial and industrial properties based on existing designations when applying the four 
scenarios, and identifies the proposed Floor Space Ratio (FSR) for each category of land use 
under each scenario. 
 
Highway Commercial  
 
The air photo and site surveillance showed 211 acres of land that could accommodate additional 
floor area of improvements plus additional land area in the northeast corner of Nelson Street and in 
the Oliver Street area (see Table 7 and Map 3). Under the four scenarios, additional floor area 
would result in potential jobs as follows: 

·  Scenario 1 is a conservative approach – 4,580 potential jobs on designated land plus 396 
potential jobs at Nelson Street (18 acres) and 699 potential jobs in the Oliver Street area (32 
acres), on half the available land with 0.3 FSR and 301 square feet of floor space per job. 

·  Scenario 2 is an intensive land use approach – 15,266 potential jobs on designated land plus 
1,321 potential jobs at Nelson Street and 2,329 potential jobs in the Oliver Street area on half 
the available land with 1.0 FSR and 301 square feet of floor space per job. 

·  Scenario 3 assumes that scenario 1 is the most realistic approach – 4,580 potential jobs on 
designated land plus 396 potential jobs at Nelson Street (18 acres) and 699 potential jobs in 
the Oliver Street area (32 acres), on half the available land with 0.3 FSR and 301 square feet 
of floor space per job. 

·  Scenario 4 is an efficient use at build-out approach – 22,899 potential jobs on designated 
land plus 1,981 potential jobs at Nelson Street and 3,493 potential jobs in the Oliver Street 
area on ¾ of the available land with 1.0 FSR and 301 square feet of floor space per job and 
would require a significant change in the current form, character and density of highway 
commercial development. 

 
Core Commercial 
 
The air photo and site surveillance showed 36 acres of land in the downtown secondary expansion 
area and 16 acres in the waterfront that will redevelop as Core Commercial and that could 
accommodate additional floor area of improvements (see Table 7 and Map 3). Under the four 
scenarios, additional floor area developed at Core Commercial densities would result in potential 
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jobs as follows: 

·  Scenario 1 is a conservative approach – 1,165 potential jobs in the waterfront area on half 
the available land with 1.0 FSR and 301 square feet of floor space per job. The assumption 
regarding FSR for the downtown secondary expansion area is more conservative than in the 
waterfront area since under Scenario 1, it is assumed that expansion would be into existing 
single family dwellings, at least initially, and result in 783 potential jobs on half the available 
land area with 0.3 FSR and 301 square feet of floor space per job. 

·  Scenario 2 is an intensive land use approach – 2,330 potential jobs in the waterfront area on 
half the available land with 2.0 FSR and 301 square feet of floor space per job. The 
assumption regarding FSR for the downtown secondary expansion area assumes 
redevelopment of a property to add more improved square footage and would result in 2,609 
potential jobs on half the available land area with 1.0 FSR and 301 square feet of floor space 
per job. 

·  Scenario 3 assumes that a combination of scenarios 1 and a very conservative approach for 
the waterfront area – 582 potential jobs in the waterfront area on a ¼ the available land with 
1.0 FSR and 301 square feet of floor space per job. Since the ability for the market to absorb 
commercial square footage in the waterfront is unknown and the challenge attracting 
sufficient office use to Mission to locate on the second storey (Rollo 2010) is untested, the 
potential job creation reflects a cautious expectation.  It is this unknown that has resulted in a 
reduction in the jobs per household target from 1.5 to 1.32 jobs. This section of the scenarios 
should be reviewed once waterfront planning is completed. 

The assumption regarding FSR for the downtown secondary expansion area assumes 
redevelopment of a property might be slow with existing dwellings being converted to 
businesses, and therefore, would result in 783 potential jobs on half the available land area 
with a FSR of 0.3 and 301 square feet of floor space per job. 

·  Scenario 4 is an efficient use at build-out approach – 3,495 potential jobs in the waterfront 
area on ¾ of the available land with a FSR of 2.0 and 301 square feet of floor space per job, 
and 3,914 in the downtown secondary expansion area on ¾ of the available land area with 
1.0 FSR and 301 square feet of floor space per job. 

 
Business Industrial 
 
Those lands shown on Map 2 as north of Cherry Avenue are assumed to be potential Resource 
Industrial and while providing an important component of the jobs for the local labour force, these 
jobs are difficult to make assumption about related to improvements, and therefore, have not been 
included in the analysis of future potential jobs. The current estimate is 144 existing jobs based on 
BC Assessment Resource Industrial improvement square footage. The air photo and site 
surveillance of land south of Cherry Avenue could meet the site selection criteria for Business 
Industrial use and shows 17 acres of land that could accommodate additional floor area of 
improvements (see Table 7 and Map 2). Under the four scenarios, additional floor area would 
result in potential jobs as follows: 

·  Scenario 1 is a conservative approach – 527 potential jobs on half the available land with a 
FSR of 0.3 and 210 square feet of floor space per job. 

·  Scenario 2 is an intensive land use approach – 1,054 potential jobs on half the available land 
with a FSR of 0.6 and 210 square feet of floor space per job. 

·  Scenario 3 assumes that a modified scenario 1 is a more achievable approach – 615 
potential jobs on half the available land with a FSR of 0.35 and 210 square feet of floor space 
per job. 

 



Employment Lands Strategy, 2010  - 40  

·  Scenario 4 is an efficient use at build-out approach – 1,581 potential jobs on ¾ of the 
available land with a FSR of 0.6 and 210 square feet of floor space per job and would require 
a significant change in the type of business industrial uses coming to Mission and the form, 
character and density of the improvements. 

 
New Opportunities for Employment Lands 
 
The lands that have not been designated as employment land but given their proximity to the 
Lougheed Highway, potential for a targeted sector of employment lands or awaiting planning as in 
the waterfront area are listed in Table 7  (and shown on Map 1, 2 and 3  as potential new 
employment lands). The four scenarios are applied to determine the potential jobs possible if these 
lands develop as employment lands.  
 
Core Commercial 
 
The estimated size of the gateway area at the west boundary of Mission is approximately 55 acres 
which includes an undetermined amount of wetland that can not be developed. While the gateway 
to Mission from the west is on the Lougheed Highway, the characteristics of at least some of the 
development in this area should form a village centre, servicing the Silverdale residential area. For 
this reason, the assumptions applied to the downtown area are used in the four scenarios and 
result in potential jobs as follows: 

·  Scenario 1 is a conservative approach – 1,192 potential jobs on half the available land with a 
FSR of 0.3 and 301 square feet of floor space per job. 

·  Scenario 2 is an intensive land use approach – 3,974 potential jobs on half the available land 
with a FSR of 1.0 and 301 square feet of floor space per job. 

·  Scenario 3 assumes that since there is limited existing development and good commercial 
and industrial potential, scenario 2 may be realistic with an adjustment to the available land 
area that anticipates the amount of environmentally sensitive area. – 1,987 potential jobs on 
a ¼ the available land with a FSR of 1.0 and 301 square feet of floor space per job. 

·  Scenario 4 is an efficient use at build-out approach – 5,961 potential jobs on ¾ of the 
available land with a FSR of 1.0 and 301 square feet of floor space per job.  

 
Business Industrial  
 
There are potentially three additional Business Industrial areas on the flat lands adjacent to the 
Fraser River (Table 7 and Map 2). All 52 acres are currently vacant (one property is designated 
and zoned) or under-utilized flat lands that require significant investment to lift the land above the 
flood construction level. Under the four scenarios, floor area improvements would result in potential 
jobs as follows: 

·  Scenario 1 is a conservative approach – 1,635 potential jobs on half the available land with a 
FSR of 0.3 and 210 square feet of floor space per job. 

·  Scenario 2 is an intensive land use approach – 3,270 potential jobs on half the available land 
with a FSR of 0.6 and 210 square feet of floor space per job. 

·  Scenario 3 assumes scenario 4 since this land is a scare resource it should be used as 
efficiently as possible – 4,905 potential jobs on ¾ of the developable land with a FSR of 0.6 
and 210 square feet of floor space per job. 

·  Scenario 4 is an efficient use of all available designated lands – 4,905 potential jobs on ¾ of 
the developable land with a FSR of 0.6 and 210 square feet of floor space per job. 
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The pinnacle lands that were identified through the Silverdale Neighbourhood One project have not 
been included in the analysis but should be considered as part of future planning that could assess 
the value of those lands for sector special employment lands such as an educational centre.  
 
Suggest that the importance of clustering many of the commercial uses to create a strong 
concentrated retail/commercial sector at the core of Mission, with neighbourhood scale retail 
available within identified neighbourhood commercial area, should be strongly supported through 
policies and bylaws to encourage and ensure that core development will help build Mission as a 
resilient city over time.  
 
Suggest that if there are properties currently designated commercial, which are dispersed from the 
core, that it be determined if they may be better suited to a mixed designation that would include 
business industrial with a significant commercial component. This would provide more land for 
business industrial uses and create more flexibility in the way the land is used, with the intent that 
this would better meet market demand.   
 
Suggest that work be undertaken to determine the implications of considering an amendment to 
the Development Permit Area guidelines and or amend the Development Bylaw to include a 
requirement that all business industrial lands within a floodplain be lifted above the Flood 
Construction Level as part of the development application process, making them more attractive as 
‘build-ready’ lots to businesses looking to move into the Fraser Valley.   
 
Suggest that following completion of the waterfront plan and the Lougheed Highway Corridor 
Study, the FSR and developable area for commercial and industrial land use be reviewed and the 
Employment Lands Strategy be amended if necessary. 
 
Conclusion based on the Findings, Analysis and Scen arios  
 
Conclusions from the analysis are completely dependent on the targets and assumptions used 
when considering the data, and therefore, assessing whether Mission is able to meet goal of 
providing local employment opportunities for Mission’s future labour force. The assumptions used 
in the study include:  

·  property owners of employment lands will intensify the use of their land; 

·  land currently designated but not used according to the designation, will be rezoned for an 
intended use and there are no significant constraints; 

·  Floor Space Ratios will increase to provide more square feet of improvements, resulting in an 
expanded work force and a more diverse tax base; and  

·  the amount of square feet per employee is representative of Mission’s current and future labour 
force and employment characteristics. 

 
The data base includes information for all existing and designated future employment properties, 
and will expand as new information is gathered and new technology in the form of the updated GIS 
system when it comes online. It is apparent that decisions about land use need to consider the 
relationship between Mission’s target labour force and the number of local jobs possible under 
proposed uses as Commercial and Industrial lands develop and re-develop. Also the land base will 
better match the future labour force if the following actions are considered: 

·  retention of existing employers, 

·  intensify and make efficient use of industrial land, 

·  explore the impact of expanding the range of use on existing commercial lands to better meet 
the market needs,  

·  ensure underused and new lands are suitable for employment uses,  
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·  manage new waterfront uses to enable Mission to focus new employment opportunities within 
the core area and make good use new employment lands, treating them as a finite resource, 
and 

·  protect employment lands from residential development and adjacent land use conflicts. 
 
The scenarios are intended to insert reality into the calculations, since it is likely that some of the 
available lands will never develop or not develop fully, and therefore, conservative, intensive and 
build-out scenarios were created, as well as identifying the most realistic scenario. 
 
As part of the Findings and Analysis, it is determined that the: 

·  current estimated jobs located in Mission are 9,150 jobs, 
·  Mission’s labour force in 2006 from Stats Canada is 18,345 (a shortage of 9195 local jobs), 
·  labour force estimate is based on 1.5 jobs per household in 2006 (or 18,277 employees) (see 

Appendix 4 Table 5 ) 
·  potential labour force target is based on our Projected Population and 1.32 jobs per 

household at double the current population based on a constant population to household 
proportion of 0.3318 (or 31,978 employees) (see Appendix 4 Table 5 ), and 

·  amount of land that is available for development for a commercial or business industrial 
employment use is estimated at 253 acres available zoned land and 331 acres of available 
designated land that is not zoned for an employment use (note resource industrial and 
agricultural lands are not considered in potential employment calculations).  

 
It is apparent that if Mission continues to develop employment lands with low Floor Space Ratios, 
the target of 1.32 local job opportunities per household will be very difficult to achieve on existing 
designated lands. If Mission wants to provide an opportunity for the present and future labour force 
to work in Mission, the lands currently used for employment need to be used more intensely by 
increasing the Floor Space Ratio and lands designated in the Official Community Plan for 
employment use need to redevelop with a realistic Floor Space Ratio. 
 
Scenario 1 is a conservative estimate that uses ½ the available land at moderate FSRs and would 
results in 18,493 new jobs plus the existing estimate of 9,150 jobs including 1,245 home-based 
businesses or a total of 27,643 potential jobs in Mission at double the population (Table 7). 
However, under Scenario 1, the target of 1.32 jobs per household is not achieved, with the number 
of jobs 4,335 short.  
 
Scenario 2 uses the land intensely with more aggressive Floor Space Ratios (FSR) but still 
assumes that development of only half the available land will occur by the time Mission’s 
population doubles. The number of new jobs is 49,161 jobs or a total of 58,311 jobs. Under 
Scenario 2, the target of 1.32 jobs per household is exceeded by 26,333 jobs; however the 
proposed FSRs may not be achievable. 
 
Scenario 3 is a combination of other three scenarios and assumed to be the most realistic to 
achieve the target job numbers. Under this approach, there could be 22,959 jobs or a total of 
32,109 jobs (131 jobs above of target). Scenario 3 would focus commercial development in the 
core and would likely exceed the target once waterfront planning is completed. It is also the most 
realistic and likely to occur with the right incentives to encourage intensification.  
 
However, under the scenario 3, which is the most achievable scenario, in order to meet the target 
number of industrial jobs based on the estimated number of jobs required in the Business Industrial 
sector (estimated at 11,195 jobs) there needs to be additional business industrial land developed 
and they need to develop under the efficient FSRs proposed under scenario 4. There are currently 
three logical properties that could meet the criteria for Business Industrial use; one east of the 
Silvercreek Industrial Park (currently designated and zoned but not improved), the second is 
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southeast of the Nelson/Lougheed intersection (currently designated ALR) and the third is east of 
the race track/west of the Mission bridge (awaiting waterfront planning), which adds the additional 
required Business Industrial jobs (4,905 jobs under scenario 3).  
 
Scenario 4 is the build-out scenario reflecting the most efficient use of lands currently designated in 
the Official Community Plan for employment uses. Under total build-out that uses the land 
intensely, there would be a potential for 73,869 jobs or a total 83,019 jobs, exceeding the target by 
51,041 jobs; however, it is important to note that the form, character and density of commercial and 
industrial land uses would need to change significantly over the next 43 years as these properties 
build out. 
 
The current use of land has a very low Floor Space Ratios, characteristic of automobile-focused 
development, which contributes to retail leakage to surrounding communities. There is also little 
that distinguishes Mission from shopping or employment experiences elsewhere, and therefore, 
not acting as an attractor to businesses or consumers. There is, however, huge potential to 
capitalize on Mission’s unique compact downtown scale and waterfront development potential, and 
highly visible, accessible flat industrial land, to create a strong draw to live, shop and work in 
Mission.  
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