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

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

This will serve as the foundation for the development of an action oriented plan including 

policies for integrated land use, transportation and urban design, housing, community and 

culture, and identification of priority public realm and other capital improvement projects. This 

will include identification of tools and incentives for supporting existing businesses and 

encouraging and attracting future downtown investment and development. This will also 

include short term “quick wins” to stimulate immediate investment and longer term strategies 

to move the Downtown towards the Community’s vision.  

 

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

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

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

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

stakeholder workshops. The illustrative vision and principles developed in phase 2 will form the 

basis for development of a detailed plan including policies, guidelines, and actions for 

implementation in phase 3.  

Public and stakeholder events form the backbone of the Mission City Downtown Planning 

Process, which includes meetings, workshops and open houses at key stages. The Design 

Charrette is the key event informing the urban design component of the Downtown Plan and 

will result in preliminary action items and development concepts. Feedback and evaluation of 

these outcomes will form the basis for further refinement of a preferred concept for the 

Downtown.  

A flow chart of the process can be found in Figure 1. 
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Figure 1. Process flow chart 

 

 

 

 

A Charrette is an integrated, collaborative and time limited design workshop where design 

professionals work together with District staff, public and stakeholder representatives, and 

Council to quickly develop a number of preliminary design options for the downtown. This 

condensed design workshop is intended to lead quickly to creative outcomes that are well 

supported by all those who participate. 

The Mission City Design Charrette is an important step in the Downtown Planning Process. The 

Charrette is an exploratory exercise that will result in a number of alternative design concepts 

for the downtown. Various design approaches for the area will be explored and options for the 

downtown defined as the basis for further analysis and refinement and the selection of a 

preferred downtown concept. 

 

The Mission City Design Charrette is a two day workshop that will include design sessions 

interspersed with presentations and plenary report backs. Day 1 comprises the stakeholder 

component of the charrette. After an introductory presentation, Charrette participants will 

break out into four teams, each one based on a separate design theme and facilitated by one of 

We are here 
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the urban design consultants. Day 1 will conclude with an “end-of-day-pin-up” where each team 

will present their concepts to Council for discussion and to solicit further design direction for 

refinement on Day 2. 

DAY 1 AGENDA 

Charrette Day 1 will be attended by the Charrette Team, District Staff, and the consulting team. 

Day 1 includes two Council sessions, one at the beginning and one at the end of Day 1, as 

indicated below: 

8:30 am Breakfast Meeting (Council, Charrette Team, Staff, Consultants) 

Charrette Kick-off: Present overview of design brief (charrette purpose, agenda 

and desired outcomes); Solicit input from Council to set broad direction for the 

development of options. 

10:15 am            Break out into four design teams: 

 Land Use and Built Form 

 Mobility 

 Public Realm, Plazas and Open Space 

 Housing Community and Culture 
 

10:30 am Charrette Team Workshop (Charrette Team, Staff, Consultants) 

 Presentation/implications of background material,  

 Brainstorming of big ideas  

 Shortlisting preferred ideas;  

 Capturing preferred ideas: preliminary diagraming and illustrations 
 

12:00 pm Working Lunch (Lunch will be provided) 

1:00 pm Charrette Team Workshop (Charrette Team, Staff, Consultants) 

 Programs, Projects and Partnerships 

 Priorities, Actions and Timelines 

 Concept Diagrams and Illustrations; Policy and Design Directions   
 

A shuttle to take design teams to the downtown to test ideas, undertake 

detailed site assessments, and take a break and get some fresh air will be 

scheduled  between 11 – 3  

4:30 – 5:30 pm  Council Report Back/Pin-up (Council, Charrette Team, Staff, Consultants) 
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Each design team will report back to Council and the rest of the team to discuss 

and collect feedback on results of Day 1 and the integrated ideas and big moves 

generated.   

DAY 2 AGENDA 

8:30 – 10:00 am Technical Team Meeting:  

Debrief on the preliminary options developed on day 1, identify and technical 

constraints/red flags, and set the direction for refinement of options by the design 

team for the rest of the day.  (Willing and able technical team members are 

invited to join the consultant team for the rest of the day leading up to the 6 PM 

open house to help refine options). 

10:00 – 5:00 pm Work Session (Consultant/Design Team) 

                             Further develop, refine and prepare concept options for public presentation 

6:00 – 8:00 pm  Public Open House/Charrette Pin-up 

Pin-up and presentation of charrette concept options; Solicit input and feedback 

on options and priority action items, including elements to include in a 

preferred option; Charrette results will be presented in stations with a design 

team member at each station to discuss and present materials developed. 

Attendees will be asked to fill out a feedback form identifying what they liked, 

what’s missing, and what they would like to see incorporated into a preferred 

option.  

 

The overall objective of the charrette is to develop 

concepts and strategies and identify actions that 

address the Vision Statement, Goals and Big Ideas 

developed in phase 1 of the process (see Section 3.2) 

in the context of the background and technical 

analysis (summarized in Section 4.0).   

The concepts and strategies identified will be 

captured using a range of annotated drawings and 

illustrations including diagrams, concept plans, 

elevations, sections, character sketches and 

precedent imagery. Actions will be captured on an 
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‘action wall’ which will differentiate between 

programs, policies and projects, and short, medium 

and long term priorities/timing.  

The drawings and the design and policy directions 

produced at the charrette will be necessarily 

conceptual and preliminary in nature as the basis for 

more detailed refinement in Phase 3 of the project.  

 

As noted above, the principal directive for the charrette is to illustrate implementation of the 

Vision Statement, Goals and Big Ideas in the context of the opportunities and constraints 

identified in Phase 1 of the process. The Charrette Directives below, compiled from previous 

planning work and initiatives in the community as well as through the engagement process, will 

help to focus and facilitate development and refinement of alternative concepts for Downtown 

Mission.  

DESIGN OBJECTIVES: 

 Prioritize pedestrian activity in the core area 
(particularly 1st Avenue) to create a truly walkable 
downtown. 

 Redirect commercial traffic traveling through the 
downtown core to minimize vehicle impacts on the 
District’s traditional commercial high street along 
1st Avenue. 

 Focus commercial uses along 1st Avenue to create a 
vibrant commercial high street. 

 Create an attractive and distinct public realm and interconnected open space network that 
emphasizes pedestrian comfort and safety and reinforces the small town/rail/river side 
identity of the community. 

 Create a greener downtown that provides parks, street trees and protects and enhances 
Lane Creek through and where it interfaces with the downtown.  

 Increase residential density and housing choice in and adjacent to the downtown while 
ensuring a high degree of livability. 

 Explore alternative approaches to parking in and around the downtown. 

 Incorporate civic/institutional/public uses into the downtown (i.e. University district or Civic 
Complex). 
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 Reinforce downtown as the social, cultural and commercial heart of the community. 

VISION STATEMENT AND GOALS 

The Downtown Planning Process to date has included: Heritage Focus Group Meetings; BIA 
Stakeholder meeting; Public Open House #1/Discovery Workshop; Social Services and Cultural 
Tour; and a series of Social Development Focus Group Workshops. Together these events 
resulted in the identification of issues and opportunities, big ideas, and a preliminary Draft 
Vision Statement and set of Goals presented below:  

Draft Vision Statement 

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

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

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

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

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

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

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

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

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

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

well into the future.  

Draft Goals 

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

2. Celebrate Heritage: Celebrate Downtown heritage through preservation, compatible 
development, public art, education and culture. 

3. An Inclusive and Welcoming Downtown: Support an inclusive, diverse and equitable 
downtown where all members of the community feel welcome and safe and are 
accommodated in a respectful way. 

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

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

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



 

              7 

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

8. Public Investments: Prioritize and implement short, medium and long term public 
investments to support and encourage ongoing private investment in the downtown.  
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The following is a summary of key technical and background information included in the Mission 

City Downtown Planning Background Report completed in Phase 1 of the process. 

 

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

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

The Downtown site area generally consists of lands fronting both side of 1st Avenue, 2nd Avenue 

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

southernmost portions of Grand and Birch Streets to the west. 

Figure 2. Study area boundary 
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Figure 3. Zoning map 

 

 

OVERVIEW 

Downtown Mission is well connected to adjacent residential neighbourhoods to the east, west 

and north but movement is restricted to the south by the rail line. Pedestrian/bicycle movement 

is also restricted somewhat to the north due to the steep topography of the site. The downtown 

area benefits from a southern aspect and fine-grained, pedestrian-scaled urban form that is 

oriented to the street. This is conducive to a walkable, pedestrian-oriented downtown and 

represents a significant opportunity for the area.  

Downtown land uses currently include a mix of commercial, housing, community, and cultural 

uses as shown in Figure 3. Retail uses are focused on 1st Avenue and to a lesser extent along 

Railway, with housing and other uses surrounding.  

OPPORTUNITIES AND CONSTRAINTS 

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

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

their current uses and/or property characteristics are identified in the diagrams that follow. 

Many of the opportunity sites identified in this section are either vacant, under-utilized or 

located in strategic locations within the downtown area. Figure 4 shows a preliminary 

assessment of these opportunity sites along with short descriptions/annotations. Figure 5 
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assesses the public realm in the downtown and identifies opportunities and constraints relating 

to the public realm in the downtown. 

For a more detailed overview of opportunities and constraints, please refer to Section 4.0 of 

the Background Report
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Figure 4. Opportunities and constraints map 
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Figure 5. Public realm analysis 
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VEHICLE VOLUMES 

The preliminary review of the vehicle volumes and travel lanes within the downtown indicates 

that strategic truck movements (i.e. gravel, cement, logging etc.) can be accommodated on 

North Railway Avenue but further work will be needed to ensure the geometrics for two-way 

operation can be achieved 

PARKING 

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

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

slow vehicle speeds and buffer pedestrians from moving vehicles. The parking survey completed 

indicates on-street parking is relatively well used during the peak period in the downtown but 

there is spare capacity on many of the sections observed. A map diagramming these results can 

be found in Section 5.7 of the Background Report. 

WALKING & CYCLING 

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

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

storage areas for people waiting, and opportunities for landscaping. Existing trail connections 

from the downtown to surrounding areas could be improved by creating more continuous and 

legible connections to them from key downtown pedestrian routes and areas. 

The topography of downtown Mission results in steep sections on the north-south streets (i.e. 

Horne, Welton, James, and Grand Streets), which presents challenges for both pedestrians and 

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

off-street facilities. Downtown is connected to the bicycle route network from Grand Street, 2nd 

Avenue, Murray Street and Stave Lake Road. 

TRANSIT 

Downtown Mission is serviced by a variety of transit routes, with bus stops located in close 

proximity to the downtown core on North Railway Avenue (east of Welton Street), 1st Avenue 

(on the 33000 and 33100 blocks), and 2nd Avenue (on the 33000 and 33200 blocks.  Service 

frequency varies from 15-minutes to 30-minutes during peak times for most routes. Overall, this 

provides a reasonable level of transit coverage to the downtown while some services are 

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

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

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

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

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

For more detailed information on transportation issues and opportunities, please refer to 

Section 5.0 of the Background Report 

 

SUMMARY OF DEVELOPMENT TRENDS  

An analysis of development trends found that:  

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

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

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

strengthen the retail sector. 

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

development in Downtown (particularly considering the amount of commercial space 

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

a location in the Lougheed Highway Commercial Area.  

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

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

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

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

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

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

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

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

process in Downtown. 

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

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

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

density.  
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FINANCIAL VIABILITY OF HIGHER DENSITY DEVELOPMENT 

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

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

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

development costs, etc.), financial analysis was undertaken to better understand the factors 

related to the viability of development in Downtown Mission.  

 

The analysis suggests that mixed use or multi-family residential development in Downtown 

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

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

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

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

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

development in Downtown will become financially attractive.   

 

Higher density development in Downtown in the short term could be encouraged by:  

 

1. Implementing strategies that could decrease project costs  

o Reduce off-street parking requirements (particularly requirements that lead to a 

need for underground parking);  

o Reductions in Development Cost Charges (DCCs) (for Downtown only); and  

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

upgrading adjacent services, sidewalks, street trees, lighting, etc (i.e. 

transferring some of this cost to the District); and 

 

2. Implementing strategies that could increase project revenues  

o Consider the use of a revitalization property tax exemption for new 

development in Downtown. This has the potential to increase revenue over the 

medium to long term if the savings translate into higher lease rates or higher 

unit sales prices.  

o Consider increased permitted density.  Increases in permitted density that lead 

to a requirement for steel or concrete construction will not be financially 

attractive, due to the additional costs associated with this form of construction 

material.  However, the existing permitted density of 1.5 FSR is relatively low for 

mixed use or multi-family projects in the 4 to 6 storey range (which can be 

constructed with wood-frame and which could achieve densities of up to 2.5 

FSR).  Adding extra density on its own will not make projects financially viable 
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under current market conditions, unless the parking requirements are also 

revised.  

 

POTENTIAL CIVIC AND INSTITUTIONAL DEVELOPMENT  

The incorporation of greater civic, institutional, and community uses in the downtown, including 

consideration of an educational/post-secondary campus, has been identified as a key 

opportunity facing the downtown. The District of Mission has provided the following 

approximate square footage estimates for community amenities that could be part of a 

civic/institutional complex/precinct in the Downtown. 

 Stand-alone (square feet) Part of complex (square feet) 

Multi-use space 12,000 6,000 

Arts Centre 15,000 9,000 

Museum space 15,000 4,000 

Seniors Centre 12,000 ? 

Youth Centre 9,000 ? 

City Hall  37,000 

Police Station  24,700 

 

For more detailed information on development trends and analysis, please refer to Section 6.0 

of the Background Report 
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The following is a photo essay documenting relevant precedents and best practices for the 

downtown: 
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