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Executive Summary

The District of Mission desires to know if there is realistic viability for the contemplated redevelopment of
the Mission Waterfront Lands (MWL) and has devised terms of reference to review this in four successive
phases: Market Analysis; Land Defragmentation Strategy; Financial Analysis; and Implementation Strategy.
For the purpose of the analysis, the District’s original vision for the MWL, as captured in the “2006 Concept
Plan” was used as the basis for study.

Ground Control Enterprises Ltd was retained by the District of Mission to prepare Phase 1 of the District of
Mission Waterfront Market and Feasibility Study. Ground Control, in turn, retained AMC Development
Management LLP (AMC) to assist. In tackling the first phase only, Ground Control also engaged market
analysis and design experts for specific services.

Based on the work of Urban Analytics Inc. (UAI) there is a projected market for 4500 projected new
residential units in Mission over the next ten years –1800 of which could be multi‐family units. These
projections, and the underlying factors and assumptions support an assumption that residential unit
absorption on the MWL could average 80‐90 units per year, to a well‐distributed profile of buyers, during
build‐out. UAI advocates lower density, lower building heights and more ground floor oriented product at
affordable market price points to achieve this. This approach will yield less residential density overall than
was contemplated in the 2006 Concept Plan for the MWL, but it should be sufficient for economic viability –
subject to further review and analysis.

Colliers undertook a similarly extensive review of the market conditions for industrial and commercial real
estate and concluded that while there is limited demand for traditional industrial uses in the MWL there is
support for two large, and perhaps unconventional, alternative uses: an auto mall and a power centre. A
power centre is an unenclosed shopping center with one or more big box retailers. Both could provide
employment, traffic to the MWL and rapid critical mass while also attracting and accelerating ancillary
development. In addition to these uses, Colliers supports a small retail/service “village” that services the local
population and complements the downtown. In total, Colliers projects 484,000 square feet of commercial
uses – virtually the same as the 2006 Concept Plan. However, there is no meaningful projection of industrial
land use to correspond to the 535,000 square feet originally contemplated. Regardless this could be a
significant enough quantum to be economic.

Patrick Cotter Architect incorporated these market assessments into a high level review of the District’s
original (2006) concept plan for the MWL and provided several important, and complementary, design and
planning considerations as well as alternative strategies for the alignment of the highway 7 bypass route
through the MWL. These alternative strategies will help inform later phases of the viability assessment.

Ground Control concurs with the findings summarized above. There is sufficient market evidence of
residential and commercial viability to warrant further review and analysis.   
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Background

The District of Mission is located on the north shore of the Fraser River in British Columbia, Canada.
As part of the Fraser Valley Regional District, Mission is ideally situated, only a 15 minutes drive
north of the US border, and approximately 70 kilometers east of the City of Vancouver. Founded in
1892 and having a unique heritage, it is the site of Canada’s first train robbery, B.C.’s first rail link to
the United States, one of the earliest Hydroelectric dams and Fraser River bridges, and is home to
the oldest known First Nations’ archeological site in British Columbia. Today, Mission is home to
over 35,000 residents who enjoy the rural nature of the community as well as its proximity to other
regional centres.

As local and regional economies have evolved, former logging and related industries, that
traditionally utilized extensive riverfront lands, have moved away. The river continues to have an
industrial function, but increasingly, it is being viewed in terms of the opportunities it presents for
mixed‐use residential and commercial waterfront development. In this case, the opportunity is
amplified by virtue of the river’s proximity to Mission’s downtown core. Accordingly, the waterfront
represents a significant opportunity for Mission to revitalize its core and achieve urban land
intensification on over 60 hectares (150 acres) of land designated for high‐density residential and
mixed commercial/residential uses and industrial uses. This could be a highly desirable project to
many residents of Mission and their Mayor and Council have provided strong leadership in this
regard by undertaking preliminary planning work to evaluate the opportunity.

In 2006, the District developed a concept plan, through a consultative charette process, that
established a potential vision for redeveloping the waterfront. The outcome of this session was
graphically depicted in the following site plan and is generally referred to as the “2006 Concept
Plan”. The plan includes an artistic rendering of what the site might look like at build‐out. Implicit in
this are underlying land uses for the various sites. It also compartmentalized the MWL according to
five separate precincts. The West, and West Central precincts generally represent one landowner
while the remaining precincts contain many small lots and have many landowners – including the
District of Mission.   
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2006 Concept Plan
“Mission Landing”
Aerial Sketch View   
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2006 Concept Plan
“Mission Landing”
Precincts   
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Based on the public’s interest in the 2006 Concept Plan, the District sought the most prudent
method for advancing the initiative and established terms of reference for a consulting study. The
study would establish the viability of the opportunity and, therefore, the value of continued
investment of public funds towards it.

The terms of reference were incorporated into a request for proposal for a development services
consultant to prepare an independent market and development feasibility analysis of Mission’s
waterfront. The market analysis will identify the market opportunities and constraints for
developing Mission’s waterfront in terms of appropriate types, density thresholds, supply
considerations, demand factors, price potential and effective combinations of land uses and identify
the factors that present the highest and best use of land for the waterfront area.

It is expected that the study’s findings and recommendations will be used in the policy‐making and
planning of future land use, zoning, capital improvements, and economic incentives. The analysis
will identify the market constraints and the opportunities to developing Mission’s waterfront.

The engagement is divided into four discreet components:

1) Market Analysis
2) Land Defragmentation Strategy
3) Financial Analysis
4) Implementation Strategy

Based on successively positive results , the District will authorize the second, third and fourth
components incrementally. Regardless of when the process concludes, the goal is to provide the
District with clear decision‐making direction with respect to the future commitment to, and
investment in, the initiative.

Ground Control Enterprises Limited submitted a proposal to provide the requested service and was
awarded the contract, to undertake the first phase (Market Analysis) by the District of Mission.
Ground Control’s proposal was supported by sub‐consulting services provided by AMC Development
Management. The principals of Ground Control and AMC are experienced real estate development
professionals with extensive experience in master planned communities. Drew Stotesbury, CEO of
Ground Control, is the former CEO of Squamish Oceanfront Development Corporation and the past
President of Intrawest Placemaking–the former $1 billion real estate development arm of
Intrawest. He is also a Chartered Accountant by training and a former local government executive.
AMC’s principals, Bryan Hawkey and Matt Portman are also former Intrawest Placemaking
professionals and have extensive additional experience in the industry. This report reflects the
combined efforts of Ground Control and AMC.   
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Scope of Work

Interpret 2006 Design Concept

In 2006 the District undertook a workshop that produced preliminary principles, goals, a
development framework and concepts for the potential redevelopment of the waterfront. The
results of this work included land use programming, building and street patterns and a conceptual
urban design plan.

More recently, the District also retained Aplin & Martin Consultants Ltd. to study the potential
constraints and opportunities within Mission’s waterfront area.

For the purposes of the engagement, the Consultant shall, as a first step, interpret the preliminary
design concept, in the context of known constraints and opportunities, in sufficient detail so as to
be able to quantify and articulate the conceptual plan. The result shall be known as the Project
Development Plan.

It is not the goal of this stage to re‐envision the preliminary concept plan. However, this would not
preclude the Consultant from proposing modifications that enhance the District’s ability to achieve
its goals. It is anticipated that the Consultant might engage architectural support to accomplish this
portion of the project.

Residential Market Study

Based on the Project Development Plan, the Consultant shall undertake a two phase Residential
Market Study.

The first phase of the Study shall provide an empirical analysis of current supply and demand factors
in the Fraser Valley (including Maple Ridge) and other directly competing locations. This analysis
shall include, but not be limited to, the following.

• Economic Indicators, Fundamentals and Development Strategies impacting residential
real estate

• Demographic and Psychographic Analysis
• Community Structure
• Residential Housing Market

The second phase of the Study analyzes the foregoing data in order to yield a Strengths,
Weaknesses, Opportunities and Threats (SWOT) assessment of the potential for residential
development on the Waterfront lands. In addition it will include a potential buyer profile analysis
and guidance with respect to appropriate product, pricing, absorption rates, development
guidelines and amenities that would be well suited for both the Waterfront and Mission in general.   
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Commercial Market Study

Similar to the foregoing, the Commercial Market Study shall include an assessment of current supply
and demand factors for various commercial and industrial uses within the competitive area
including Maple Ridge and the Fraser Valley.

The first phase of this Study shall provide insights into the following.

• Economic Indicators, Fundamentals and Development Strategies impacting commercial
real estate

• Transportation and Infrastructure requirements and offerings available regionally
• Inventory of existing commercial buildings, including total areas (BSF – buildable square

feet) – by type (retail, F&B, manufacturing, office, etc.)
• Inventory of undeveloped commercial and industrial land
• Current vacancies
• Market lease terms including incentives
• Planned commercial developments in the region
• Market comparables for commercial and industrial land sales
• To the extent that the Project Development Plan or the Consultant’s recommendations

suggest specialty commercial uses such as a Hotel, the research shall also include
supporting market factors.

• Other relevant factors

Based on the foregoing, the second phase shall provide a SWOT analysis for the potential
development of commercial real estate in Mission generally and the Waterfront lands specifically. In
addition, the Consultant shall provide specific guidance with respect to the potential magnitude,
product mix, development program, construction type, phasing and leasing strategies for
commercial real estate development.

Market Viability Assessment

Based on the foregoing residential and commercial market studies, the Consultant shall summarize
and opine on the market‐side viability of mixed‐use development of the Waterfront lands in
accordance with the Project Development Plan. This opinion shall form the basis of a
recommendation to the District whether to undertake further work on the broader initiative, or not.

Based on the study’s findings, the District shall, at its own discretion, decide whether or not to
proceed to the second component of the engagement.   
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West 	 W Central 	 Core 	 North 	 East 	 Total
Industrial 	 sq ft 	 293,864 	 176,534 	 0 	 0 	 65,124 	 535,522
Commercial 	 sq ft 	 0 	 0 	 78,579 	 256,189 	 148,547 	 483,315
Institutional 	 sq ft 	 0 	 0 	 4,306 	 0 	 116,254 	 120,560
Residential 	 sq ft 	 0 	 983,854 	 280,409 	 950,484 	 87,191 	 2,301,938
Total 	 sq ft 	 293,864 1,160,388 363,294 1,206,674 417,115 3,441,335
Residential 	 units*	 0 	 984 	 280 	 950 	 87 	 2,301

* assuming average unit size = 1000 sq ft

Interpretation of 2006 Design Concept

The 2006 Concept Plan included general assumptions and goals with respect to land use. As part of
the scope of work a Project Development Plan was quantified based on District staff’s interpretation
of the 2006 Design Concept and resulted in the following estimated building areas according to land
use. This quantification is referred to as the Project Development Plan for the purposes of this
report.

The Project Development Plan is an important pre‐requisite in order to provide proper context for
the ensuing market analyses. And it is noteworthy to recognize the significant scope of development
that was implicit within the 2006 Concept Plan.   
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Residential Market Study

Ground Control engaged Urban Analytics Inc. (UAI) to undertake the residential market study
outlined in the scope of work. UAI’s Reports are attached as Appendix 1 and 2.

UAI’s research was extensive and finds numerous positive indicators suggesting residential market
viability for large multiple‐family projects on the MWL despite the fact that there is no historical,
local precedent to rely on.

Based on UAI’s observations and assumptions (see UAI report for detail), there is an estimated
demand for 4,515 new homes in Mission between 2011 and 2020 to accommodate the future
expected growth of the community’s population and change in household characteristics.

➢ This equates to demand for more than 450 new dwellings units annually over the next
decade.

➢ This is more than double the 190 starts average annual starts that have occurred in
Mission during the past 10 years.

➢ The majority of buyer demand over the next 10 years will continue to be for detached
homes (2,500 new homes) over the next 10 years.

➢ However, demand for multi‐family product will increase in the form of semi‐detached,
townhome, and apartment at 600, 350 and 900 units over the next 10 years
respectively.

➢ Residential development on the Mission Waterfront lands would attract a variety of
new and existing residents and a fairly even distribution of buyer age ranges.

➢ UAI estimates a demand for 80 to 90 units per year in the Mission Waterfront Lands.

This conclusion is based on extensive data and analysis. Following are a number of key factors
included in UAI’s detailed report.

• Projected population growth for Mission – 9,000 new residents are expected by 2020. UAI
projects this will require 4500 new homes over the next decade, 1800 of which will be multi‐
family.

• Projected demographic changes for Mission are changing housing requirements
• Multi‐family product represents good entry level and transitional housing
• There is a strong segment of (basement) apartment dwellers in Mission who represent

potential multi‐family home purchasers
• The Mission real estate market is well balanced and has not fallen victim to rampant

speculation

The UAI absorption estimate also considers the successes of comparable master planned
communities in other lower mainland locations. These include the following projects that were   
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W Central 	 Core 	 North 	 East
Detached homes 0 0 132 42
Exec Townhouse 0 0 0 18
Row home 0 0 264 0
Low-rise/upland 411 97 264 0
Low-rise/waterfront 0 49 0 0
Mixed use 274 49 0 0

studied as part of the UAI report.

• Garrison Crossing–Chilliwack
• Bedford Landing – Fort Langley
• Osprey – Pitt Meadows
• Port Royal – New Westminster

The marketing power of large scale developments, such as these, can not be overlooked as a
significant contributor to channeling regional demand and creating absorption levels.

Key to achieving these projections will also be general economic stability as well as success, locally,
in generating new employment opportunities, revitalizing the downtown core and maintaining
relative home affordability.

With these dynamics, Mission can capitalize on its strengths including

• its strategic location proximate to Abbotsford and at the point of origin of the West Coast
Express

• its tremendous bounty of outdoor recreation opportunities
• its strong community values, and
• the sheer magnitude of the MWL opportunity itself.

Notwithstanding the foregoing, UAI believes that the residential program implicit in the 2006
Concept Plan is overly ambitious and should be scaled back in order to meet market expectations
with respect to massing and open space and also to match building sizes with absorption levels.

The recommended building types are primarily ground floor oriented with a mixture of low‐rise
buildings. Using the low end of UAI’s estimated absorption rate over a 20‐year build‐out period,
following is how UAI would recommend the distribution of the resulting 1600 units by location and
product type.

Other key findings from UAI include the following.

• BC is projected to lead Canada and continued to experience robust and resilient growth on the
road to economic recovery.   

- 11-    



• Consumer confidence in British Columbia sits at 92.8%, eight points above the Canada average
of 84.8%.

• Canada Housing and Mortgage Corporation forecasts BC will lead the country in the growth of
housing starts, which are expected to increase by 37% in 2010.

• The Fraser Valley has experienced strong growth due to migration and job creation.
• While most comparable communities experienced a boom in construction activity in the last

decade, Mission’s housing starts were relatively flat in comparison. Part of this can be attributed
to a community where a significant percentage of the construction is single family homes versus
other communities which had a much higher percentage of multi‐family developments.

• Since 1986 the FVRD averaged just over 2,000 starts per year. Mission has averaged about 225
per year. Mission has maintained its relative share of new single family development in the
FVRD and historically single family building permits have maintained between 15% to 20% of the
total building permits issued in the FVRD. On the other hand townhomes and apartments have
lagged considerably.

• The District of Mission has a younger average population than that of BC and the FVRD. On the
other hand, the population percentage for all age groups 45 and older is projected to steadily
increase throughout the next 10 years. As these two age groups become more prominent it will
increase the demand for multi‐family dwellings in Mission.

• Trends indicate that ethnic diversity will continue to grow.
• UAI expects the average household size to decrease over the next ten years as the community

structure shifts toward more multi‐family dwellings as the younger population ages and
intra‐provincial migration attracts those looking for more affordable housing options.

• 76.4% of the 12,185 dwellings in The District of Mission are owner occupied versus rented. This
is 8% higher than BC’s average, and 2% higher than the average in the Fraser Valley Regional
District.

• Mission house prices allow families to own a generously sized single family detached home for
less than what a two bedroom condominium would cost to own in Burnaby or Richmond.

• Of the nearly 46% of Mission residents who moved from their primary home in the five years
leading up to 2006, about 79% moved from another BC community. Mission can anticipate more
positive migration to the area.

• Of the total workforce population of 18,435 (15+ yr), 17,315 are employed (94.4%); 1,035 are
unemployed (5.6%) compared to BC’s unemployment rate of 6.0% of that time.

• As of the 2006 Census, Mission has a total labour force of 12,855 who have a usual place to
work. 65% of this labour force commutes outside of the community for employment.

• Nearly 27% of the existing housing stock in the DM was constructed between 1971 and 1980.
The next significant period of housing construction occurred as a result of the Expo effect from
1991 to 1995, where 13.1% of housing stock was constructed.

• During the early to mid‐1980s, less than 100 multi‐family residential dwellings were built in
Mission. By 2006, the housing stock contained 1,200 apartments, representing 9.8% of the total
housing stock. There are only 480 townhomes in Mission which represents only 3.9% of the
total housing stock .

• Fortunately, in the recent market downturn very few Fraser Valley market areas had any
significant amount of unsold inventory of either multi or single family residential product. There   
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was little concern of a significant over‐supply of product.
• While some speculative purchasing occurred in other market areas, it was on a much smaller

scale and would have a nominal impact on overall market conditions had more than a few
speculators not completed the purchase of their investment units.

• As it turned out, the market downturn did not last long as the combination of historic low
interest rates and lower home prices attracted buyers back into the marketplace.

• In general the residential real estate market in the Fraser Valley is as close to balanced as it has
been in many years.

• All indicators point to the Fraser Valley residential real estate market maintaining the status quo
through the end of the year.

• The physical separation by water from both Abbotsford and Maple Ridge makes Mission its own
unique community and helps it retain its small town character. However there is perceived
isolation due to Mission`s geographical location and it has developed a bit of a stigma among
residents of other Fraser Valley and Metro Vancouver communities that it is a located a bit ‘out
there’– that it’s not really part of the Fraser Valley.

• The reality is that Mission not only offers its residents many of the same amenities and services
as most other communities in the region, just on a smaller scale, it also features easy access to
most other parts of the Fraser Valley and Metro Vancouver. The Westcoast Express provides
easy access to and from Downtown Vancouver and points in between on a daily basis. The
Lougheed Highway and Highway 11 offer reasonably easy access to the Ridge‐Meadows and
Abbotsford areas respectively.

• Market Intelligence for New Single‐Family Detached homes: Over the last decade more than
1,800 new single family homes were introduced to Mission. There were 126 new homes
introduced to Mission in 2009 and to date in 2010. From the current listings of these newer
homes for sale, the average asking price is $461,000 with an average size of 2,591 square feet.
UAI estimates there are between 55 to 75 new homes under construction or recently completed
in current inventory.

• The Multi‐Family market is best described as under‐developed with demand driven primarily by
local residents. Over the last decade Mission has introduced fewer than 218 units of new  market
multi‐family residential product and essentially none since 2007. 55 of the 218 are still in
inventory. Their average price is high relative to older single family homes in the area.

• UAI feels there is demand for multi‐family ONLY if it is designed and priced to meet market
demand. Current inventory does not do this.

• In the last decade Mission has accounted for 8,823 homes sold ‐ approximately 14% of all sales
recorded on MLS in the region. (882 homes per year). Mission’s absorption peaked at 85 homes
per month and is currently averaging 63 homes per month.

• 84% of homes sold in Mission are priced between $200,000 and $300,000 compared to 69% in
the Comparable Region.

• There are over 15,000 total number of residential units in all developments currently being
contemplated in Mission. While all of this amount of product hitting the market is nearly
inconceivable given traditional absorption rates of residential product in the region, it must be
considered as a potential supply‐side factor in the market analysis.   
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Commercial Market Study

Ground Control engaged Colliers Macauley Nicolls to undertake the commercial market study scope
of work. Their Report is attached as Appendix 3. In developing their recommendations, Colliers
analyzed and considered such factors as the micro and macro economies, projected growth
statistics, economic development initiatives within the District of Mission, proposed real estate
developments, transportation and Infrastructure.

Colliers also conducted a survey of commercial and residential developers, development
consultants, and planning consultants to find out what their knowledge of, interest in, and
suggestions for the Mission Waterfront Lands (MWL) might be. There was awareness of the demand
for a power centre within Mission, concerns with respect to how Junction Mall has effected the
commercial segment and a consensus that further commercial growth is fully dependent on
population growth.

Industrial Factors

• Vancouver’s industrial vacancy is reaching record highs over the past decade and low
momentum in the leasing market. Vacancy rates in the FVRD have risen also.

• The District of Mission has seen very little recent activity in industrial leasing or sales and has a
competitive disadvantage by virtue of its distance from major shipping routes.

• Solterra’s Silver Creek Industrial Park, initially sold well, but has since stalled, revealing a lack of
depth in the Mission industrial market.

• If Metro Vancouver implements an Industrial Land Reserve in its updated Livable Region Plan,
the value and absorption of industrial land in the FVRD will drop.

Commercial Factors

• In Metro Vancouver overall market conditions remain stable, while high‐profile locations
continue to perform exceptionally well.

• Over 1 Million square feet of retail space will come online in Metro‐Vancouver this year.
• On the longer‐term horizon several mega retail projects will once again change the face of

retailing in the Lower Mainland. Chilliwack’s Eagle Landing will add over 600,000 square feet of
commercial floor area, and will likely attract major brands that are new to the Chilliwack market
as well as poach tenants from existing shopping centres. This could result in a domino effect of
shopping centre redevelopments that lasts for a decade.

• Mission’s vacancy rate compares very favourably, at only 0.69%, or 2897 square feet of vacancy
in over 422,000 square feet of Gross Leasable Area. A vacancy rate of near zero is a good sign for
property owners and managers, but is too tight for retailers looking for a range of opportunities
for their business. Mission’s low vacancy rate could indicate an undersupply of commercial.   
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Evaluation of Business Sectors

• Construction –There will be a demand for industrial land to store equipment, supplies, and off‐
site assembly once the Silverdale and Waterfront Developments begin.

• Manufacturing (non‐food) – With Canada’s high currency rate relative to the US, it is unlikely
that new large‐scale manufacturing plants will be established in the Lower Mainland for the
foreseeable future, although Mission may look to attract a company relocating off higher‐value
property further west. Small‐scale manufacturing could grow in Mission, and there is space
available for that to happen.

• Manufacturing (Food) ‐ Mission already has an established food production industry. While
there are limited benefits of clustering with other similar operations, the Mission advantages
enjoyed by existing firms could attract others to Mission as well.

• Wholesale Trade ‐ This industry relies on the timely access to markets as well as cheap land for
large warehouses and truck turning, etc. Mission offers these attributes, but until there is a
scarcity of industry‐affordable land in communities that have Highway 1 access, Mission will not
be the preferred choice for Wholesaling companies. While the rail access is a very important
attribute, goods shipped out from wholesalers are on trucks. Wholesalers look for market
centrality to minimize shipping costs.

• Retail Trade ‐ The prospect of Mission’s population growing (some estimates suggest doubling)
in the next few decades is very enticing for retailers – particularly those looking to be close to
their market.
Mission’s population of over 30,000 is at a size where some retailers start to consider it large
enough for a store location. Wal‐Mart in the last 5 years, has been looking to markets with trade
area populations of 30,000 as they are filling in the gaps in their network. Other store brands are
likely to follow a Wal‐Mart store.
Retailers are population‐followers, and while there is less opportunity for Secondary Trade Area
or inflow sales in Mission when compared to Abbotsford or Maple Ridge, the level of
commercial development activity and the prospect of strong primary trade area population
growth suggest good prospects for retail expansion.

• Transportation & Warehousing ‐ Transportation and Logistics companies are extremely sensitive
to travel times and distance, and can usually rationalize higher land costs up‐front for the long‐
term savings that could accrue from a location closer to highways and markets. Mission might
see demand for local trucking companies that serve the Valley, but opportunities in Abbotsford
and Chilliwack would likely rank higher.

• Information & Culture Industry ‐ Mission has a plan for attracting film and television production
to the District to take advantage of the many opportunities for wilderness or small town
settings. In discussions with industry representatives, it would seem that having ideal sets is not
the only factor for generating a local industry. Some of the challenges for a Mission production
industry are listed below:
• The “talent”, or the high‐priced stars of film and television who stay in Downtown Vancouver

hotels during filming and would need daily transportation to and from Mission.
• The production crews are based in Metro Vancouver and would be eligible for additional pay

to get to and from Mission.   
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■ Downtown Mission needs two‐way streets in order to be effectively portrayed as a small US
town.

• Office ‐ Office users in smaller markets tend to be local‐serving businesses such as legal,
financial, and medical services. Professional services firms can also have branch offices in
smaller markets. Beyond the local‐serving uses, there is typically not a significant amount of
office demand in smaller markets. There are well‐documented examples of companies locating
their office functions in amenity locations rather than traditional office parks or Central Business
Districts.

Conclusions

Industrial:

• Targeting clean industrial business park uses is likely to be a longer term (20+ years) prospect
due to land development costs, availability of Industrial Business Park zoned land in more
central Lower Mainland locations, and associated firm prospects’ preference for locations
with more direct Highway 1 access.

• The market is more likely to be receptive to integrating existing value‐added wood industry
users (e.g. existing Inland Cedar Products, Cedar Shake and Shingle, etc.) into a more
consumer‐oriented industrial zone such as that found in the United Boulevard area of south
Coquitlam.

• Due to the relative regional weakness of Mission in terms of attracting traditional
industrial/business park uses, it may make more market sense to consider how the subject
lands could accommodate other potential destination uses which are currently struggling to
find suitable sites along the Lougheed West Corridor. Box‐format retailers, warehouse clubs
and other “consumer‐industrial” uses require significant land area to create sufficient critical
mass. The West Central Precinct, at 43.5 acres, may offer an opportunity to build on the
more regional‐serving commercial node represented by The Junction Shopping Centre, thus
offering the potential to strengthen and complement, rather than compete with, Downtown
Mission revitalization efforts.

• There is likely potential for a cluster of custom auto‐service and specialty parts suppliers,
possibly as an extension to a clean auto mall, which would offer the benefit of encouraging
the relocation and concentration of both existing and new auto‐related businesses, thus
freeing land in the Core Commercial areas – particularly the North and Central precincts.

Commercial:

• Plan for a small commercial village that will serve the resident population as well as some of
the convenience retail and service commercial needs of the daytime population. This village
commercial is recommended to be in the range of approximately 68,000 square feet.
Examples of similarly sized and themed commercial areas include Newport Village, Terra
Nova, and Panorama Village Phase 1.   
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Village 	 Power Ctr Auto Mall 	 Total
Supermarket 	 24,900 	 24,900
Pharmacies/Personal care 	 7,900 	 5,400 	 13,300
Other food/convenience 	 7,400 	 7,400
General merchandise 	 5,100 	 178,800 	 183,900
Service commercial 	 22,700 	 48,000 	 48,000 	 118,700
Automobile 	 135,800 	 135,800

68,000 	 232,200 	 183,800 484,000

• A recommended tenant mix at build‐out follows:

A. Supermarket ‐ 	 24,900 square feet
B. Pharmacies and personal care stores 	 7,900 square feet
C. Other Food and Convenience 	 7,400 square feet
D. General Merch, Apparel, Furnishings, Other 	 5,100 square feet
E. Service Commercial 	 22,700 square feet

• The District has the opportunity to use the MWL redevelopment to strengthen the
community’s economy by preventing the considerable outflow of spending to surrounding
major commercial nodes. Currently, the District does not have adequate scale or variety of
retail and service commercial to prevent spending outflow or attract shoppers from
elsewhere.

• Colliers recommends, as described above, that a portion of the industrial waterfront lands
be used for a power centre retail development. It is our understanding that both Wal‐Mart
and Home Depot have expressed interest in locating in Mission. If Wal‐Mart is to open in
Mission, strong consideration should be given to encouraging the store to be located in the
West Central Precinct. Locating the store west of downtown would encourage east/west
traffic movement instead of the desired north/south traffic movement.

• The demand modeling in this report shows that at the build‐out of the waterfront residential
areas, and including 20 years of growth in the population, the trade area for a power centre
could support 416,000 square feet of retail, service commercial, and automotive uses.

• By including an auto mall and auto service area (tied in to the Mission Raceway to the west),
there could be incentive for these types of uses to migrate out of the Waterfront Core
Precinct area. This could encourage the consolidation of sites in the core precinct.

Summary of Colliers’ recommended commercial uses   
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Architectural & Site Planning Considerations

Ground Control engaged Patrick Cotter Architects (PCA) to assist with evaluating the 2006 Concept
Plan in the context of the market analysis and viability mandate and emerging recommendations.
An additional element to PCA’s review is the consideration of the impact and alternatives of the
proposed highway 7 bypass that must bisect the MWL. PCA’s comprehensive report is included in
Appendix 4. Following is a summary of highlights.

• To provide perspective on the size of the Mission Waterfront Lands (MWL) in comparison to
similar developments in the Lower Mainland, PCA provided an overlay of the MWL over
other waterfront developments. The MWL is a large site by any comparison.

• Consider minimizing mixed‐use development parcels, which is expensive and cumbersome
to develop, and separate commercial and residential uses in different buildings instead.

• Limit service/retail commercial to 80,000 square feet or less and it should be concentrated
to better serve the local residential populations.

• The proposed residential density is consistent with opportunities for transit and pedestrian‐
oriented communities.

• Taller buildings are more costly to construct and require markets with higher retail values.
Start with ground‐oriented townhouse and rowhouse and gradually move to taller buildings.

• Public investment in the initial phases in the form of civic buildings, public, and recreation
facilities is critical in creating the infrastructure and sense of place. The civic uses have the
ability to create and enhance a unique identity of the waterfront land through arts and
culture. Public and Private Partnerships should be explored to maximize the leverage of the
publicly held lands in the planning area.

• Product types that are not currently feasible may become feasible as the market matures
and should be considered in the planning.

• A power centre located on the West Central Precinct could be an effective way to create a
vibrant mixed‐use waterfront and retain large land assemblies. Integration into the
masterplan and adherence to specific design guidelines would be critical to establishing a
high level of pedestrian and public amenity distinct from the auto‐oriented traditional
format.

• Automotive uses in the West Precinct would serve as a good transition to raceway and
encourage relocation of existing auto‐users from the Core Precinct – a requirement for
redevelopment of the Residential Core.

• The 2006 Design Concept Plan proposed a significant amount of business park or light
industrial. While this is an appropriate transitional use, the Market Analysis does not
support it. Zoning should restrict this so as to not transplant office uses that would normally
be located in the Village Core.

• Light Industrial in the form small scale strata unit developments with uses of auto service,
auto related, light industrial, manufacturing and small warehousing, could be supported in
the West Precinct.   
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• More detailed design planning should be done based on the findings of this report. An
updated Land Use Plan can be applied to the follow general areas to determine Buildable
Square Feet:

* Below grade means below flood construction level

• The 2006 Concept Plan assumes building heights of 8‐10 storeys, which is not feasible under
current building code requirements and market conditions. The building heights should be
limited to those outlined in the above table, with predominantly 4‐6 storey buildings.

• Stepped building massing has a negative impact on building cost, density and on available
site area for public open space and should be avoided.

• Stand‐alone commercial should still maintain a ratio of 3.5 stalls per 1000 square feet.
However, residential parking should be reduced to 1.25 to 1.5 stalls per unit or lower and
.15‐.20 stalls per unit for visitor.

• The combination of increased dyke elevations, minimum floodplain elevations, existing
grade differences between the waterfront and existing downtown core present an
opportunity to accommodate most of the parking in 1‐2 levels of parking below finished
grade.

• Site coverages of 30‐35% for commercial, 40‐50% for residential and 100% for mixed‐use
may be considered.

• Connectivity between the existing downtown and waterfront lands is critical for the mutual
benefit of each area. The Project Development Plan proposes a connection of at least two
overpass connections acting as land‐bridges, with a street‐like quality.

• Introducing a conventional grid of streets to the waterfront would redistribute more prime
developable residential area to the core precinct and would result in more efficient
development parcels and better traffic movement throughout the precincts.

• PCA has provided two fundamental options for integrating the Highway 7 By‐Pass into a
modified concept plan. Each of the options has merits in calming traffic and providing
separation of land uses. However, further study with planning staff is required to determine
the optimal alignment.

• The flood proofing requirements should be met through the construction of a new dyke
inbound of the existing. Finished grade levels should be set to allow for one level of
structure parking on the southern portion of the site and up to levels on the northern
portion. This would avoid the need for fill throughout the site and result in a predominantly
pedestrian‐oriented ground plane.   

- 19-    



• Predominately 3, 4 and 6 storey residential buildings, 1 storey commercial, 4 storey mixed‐
use, with higher building forms considered in the long‐term.

• Subject to financial viability, the first stage should include the infrastructure and connectivity
of Horne Street to the downtown, the civic, mixed‐use, and village commercial components
at the waterfront terminus of Horne Street and the first phase of residential waterfront
development in the Core, North & East Precincts along Horne Street. The West Precinct
could proceed more independently from the others, perhaps first to facilitate the relocation
of the existing auto services in the Core Precinct. The West Central Precinct could proceed
independently with the north uses first, followed by the southern portion to achieve a higher
quality urban environment integrated into the Core Precinct.

• Land use designations should be established in the Project Development Plan with target
densities in the Floor Area Ratios and Units Per Acre to achieve the desired mix.

• Minimum and maximum densities should be established in the zoning criteria to achieve the
target densities.

• A comprehensive set of design guidelines establishing view and open space corridors, street
level interface, desired setback, proximities and adjacencies   
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Market Viability Assessment

Based on execution of the complete scope of work and extensive dialogue with the sub‐consultants
and contractors, Ground Control draws the following conclusions with respect to market viability for
the MWL.

• Residential. Ground Control supports the conclusion of UAI with respect to demand for
future residential development within Mission and the assumption that 80‐90 new homes
might be absorbed, on average, during build‐out of the MWL. Further Ground Control
believes that this level of absorption might be sufficient to generate economic viability.

• Industrial. Ground Control supports the conclusions of Colliers that there is limited demand
for employment‐intensive industrial uses at the MWL (and does not advocate lower‐
intensity uses such as warehousing). Accordingly Ground Control supports alternative uses
to Industrial.

• Auto mall. Ground Control supports Colliers recommendation to locate an auto mall in the
west precinct. This is an interesting alternative to industrial use, provides a synergistic buffer
to the raceway and also provides a migration path for existing automotive oriented
businesses located elsewhere on the MWL.

• Power centre. Ground Control supports exploring the option of locating a Power Centre in
the west central precinct. Locating the store west of downtown would encourage east/west
traffic movement instead of the desired north/south traffic movement and would likely
result in a complete exodus of these shoppers from Mission. On the other hand, locating a
Power Centre on the MWL would retain shoppers in a north‐south axis that includes
downtown and also provide an anchor and magnet for further development of the MWL. Of
course this will require expert integration into the eventual masterplan. Ground Control also
strongly advocates consideration of a land‐use time‐line and reverter for a power centre.
This would allow an alternative use at a future date (e.g. 25 years) after the developer and
retailer have earned an economic return on their investments.

• Retail/Commercial Village. Ground Control supports the concept of developing 68,000
square feet of retail commercial to be concentrated in the Core Precinct. This will create
further jobs to the area, and should complement, not compete with, downtown.
Consideration should be given to phasing development of this component.

• Development Summary. Based on the recommendations above, the following is an estimate
of the development areas that can be supported by market factors. This is compared to the
Project Development Plan (the quantification of the 2006 Concept Plan). While there is
significantly less industrial development and 30% less residential density, there is no
evidence, today, that this combination of uses can not be economically viable.   
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2006 plan Mkt Adj'd
Industrial 	 sq ft 	 535,522 	 nominal
Commercial 	 sq ft 	 483,315 486,000
Institutional " 	 sq ft 	 120,560 	 120,560
Residential 	 sq ft 	 2,301,938 1,600,000
Total 	 sq ft 	 3,441,335 2,206,560
Residential 	 units" 	 2,301 	 1,600
" assume same in both cases
"" assuming average unit size = 1000 sq ft

• Next Steps. Based on all of the foregoing, Ground Control recommends that the District of
Mission continue the next phases in the contemplated viability assessment.

Respectfully submitted,

Drew Stotesbury, CEO
Ground Control Enterprises Limited   
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Appendices:

1. Urban Analytics Inc., Housing Market Status (Phase 1) Report

2. Urban Analytics Inc., Community and Product Analysis and Recommendations (Phase 2)
Report

3. Colliers, Commercial and Industrial Study

4. Patrick Cotter Architect, Project Development Plan and Bypass Options   
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