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1. CALL TO ORDER

2. ADOPTION OF AGENDA

3. MINUTES FOR APPROVAL

(a) Minutes of the Mission Sustainable Housing Committee meeting held on 
May 6, 2021
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(a) Local Area Planning
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• Discussion Paper

• Stakeholder Engagement Summary
(c) MSHC Meeting Schedule for Remainder of 2021

(d) Proposed Amendments to Traffic Regulation Bylaw 1698-1987 and 
Bylaw Notice Enforcement Bylaw 5700-2018
Council is seeking comments from the MSHC before consideration of 
adoption of these bylaws.

5. ROUNDTABLE

6. NEXT MEETING

7. ADJOURNMENT
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The Minutes of the Mission Sustainable Housing Committee meeting held via 
videoconference on Thursday, May 6, 2021 commencing at 3:00 pm. 

Members Present: Judith Ray, Mission Association for Seniors’ Housing, Chair 
Carol Hamilton, Councillor 
Annie Charker, Citizen Representative 
Mike Dickinson, Manager of Long Range Planning and Special Projects 
Kirsten Hargreaves, Manager of Social Development 
Dawn Hein, Mission Association for Community Living 
Gerald Heinrichs, Heinrichs Developments 
Theresa Anderson, Mission Friendship Centre 

Members Absent: Connelle Styles, Ministry of Social Development and Poverty Reduction 
Michelle Puffer, Mission Community Services Society 
Fraser Health Authority 
Mission Hope Central 

Others Present: Jennifer Breakspear, SARA for Women 
Sandra Horvath, Administrative Assistant 

1. CALL TO ORDER

The Chair called the meeting to order.

2. ADOPTION OF AGENDA

Moved and seconded,
(a) That the following items be added to this agenda under “New Business”:

4 (b) DLC Update 
4 (c) Development Project Update 

That the May 6, 2021 Mission Sustainable Housing Committee agenda be approved as 
amended. 
CARRIED 

3. MINUTES FOR APPROVAL

Moved and seconded,
That the minutes of the April 1, 2021 meeting of the Mission Sustainable Housing
Committee be approved.
CARRIED
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4. NEW BUSINESS

(a) Affordable Housing Strategy Follow-Up Discussion
M. Dickinson advised the Committee that the draft Affordable Housing Strategy is
anticipated to be ready by mid-June.  There were no further comments.

(b) DLC Update
In April, the Development Liaison Committee (DLC) had an Affordable Housing
Strategy Workshop to discuss policy options pertaining to the development
community.  Specific policies discussed were:

• Density Bonus Policy
The DLC discussed how to integrate affordable housing with a density bonus
provision as well as what timelines and tenure for housing agreements should
be, either for the life of the building, or for a shorter period.  There was no
consensus.

• Secured Market Rental Policy
Some of challenges raised by the DLC were into regard to affordable rental
condominiums.
The MSHC discussed marketing concerns and how both the development and
municipal sectors have work to do on this.

• Community Amenity Contribution Policy
It was expressed that CACs represent a duplication of costs and steps in the
development process.  BC legislation has gaps that force municipalities to use
CACs to pay for community amenities. Another approach is needed.  The
Province should consider a similar approach as Ontario, where payments for
community amenities are incorporated within Development Cost Charges
(DCCs).  This could provide greater clarity and help streamline processing.

The DLC discussed current challenges with these policies, as well as opportunities 
with new policy options.  They discussed how these policies are working, and what 
type of revisions would be needed.  The DLC expressed concerns regarding the time 
it takes to process development applications and would like to see the process 
streamlined, as this would also contribute to greater certainty in developing affordable 
housing units.  There was agreement that increasing the supply (product) of rental and 
affordable rental accommodation would help in achieving greater housing affordability. 

(c) Development Project Updates
• Parr Local Area Plan (PLAP)

Staff will soon be presenting a draft of the PLAP to Council.  Following this, it
will be presented to stakeholders and the public for feedback, then it will be
presented for bylaw readings.

• Waterfront Development
By the middle of May, the engagement process for the Revitalization
Masterplan work will begin.  O2, a Calgary-based company, has been engaged
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by the District for this work.  Affordable housing and linkage between the 
Waterfront and Downtown are essential. 

• Employment Lands
The Planning Division and Economic Development are looking at employment
lands in the District to attract businesses and create jobs.

• Southwest Mission
Staff will be communicating with the development community regarding
providing affordable housing in this area.

5. ROUNDTABLE

J. Breakspear reported that the newly-constructed building in Abbotsford will provide some
affordable housing relief, although a purpose-built women-only centre in Abbotsford is still
needed. Within Mission, options are being considered for the Santa Rosa replacement.
T. Anderson reported that COVID-19 vaccination clinics are being held twice a week at
the Mission Friendship Centre during May.  The Centre is looking for ways to support the
need for shelters and very low-income housing.
D. Hein explained to the Committee that more support than ever is needed, as the demand
for services is on the rise and many people and families are not thriving.  There is very
little housing available.  Additionally, MACL is getting pressure for staffed residential youth
homes.
G. Heinrichs explained that with different sectors of people aiming for common goals,
education is needed.  This will help to bring communities together.  By firstly accomplishing
goals that are the “low growing fruit”, there will be success.
C. Hamilton reported that at the May 17 Regular Meeting of Council, it is anticipated that
there will be motion put forward for staff to report back to Council on tiny homes.
J. Ray reported that the new Boswyk Centre for seniors’ housing is getting ready to move
residents in.  One of the vacant units is going to be staged to showcase how the space
can be effectively used, as the units are all required to be adaptable.
M. Dickinson reported that staff are working with CitySpaces to complete the discussion
paper and the draft Affordable Housing Strategy.  The draft Affordable Housing Strategy
will not be completed until the end of June.

6. NEXT MEETING

Thursday, June 3, 2021 at 3:00 pm via video conference.

7. ADJOURNMENT

Moved and seconded,
That the meeting be adjourned.
CARRIED
The meeting adjourned at 4:02 pm.
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Introduction 

Purpose of the Affordable Housing Discussion Paper 
There is no single model or approach to solve the complexities of housing affordability challenges. Every community tackles these 

challenges differently, but there are many examples and experiences to draw from. The purpose of this Affordable Housing 

Discussion Paper is to explore and present a wide range of policy options that could be considered for creating and preserving 

housing in Mission. Where relevant, these approaches are described along with examples from comparable communities. 

The intention is to explore and discuss the wide range of policy options, engage with staff, stakeholders and the public, and then 

short-list the policy options that will form the subsequent Affordable Housing Strategy. Short-listed policy options will be further 

analyzed with respect to their application to the Mission context, including critical elements required to ensure success of policy 

adoption and implementation. 

As indicated in Figure 1, the policy development process involved an initial analysis of the District’s existing policies to determine 

where improvements are required, or where policy gaps may exist. This Affordable Housing Discussion Paper includes policy options to 

be workshopped in greater detail with staff and stakeholders. Through these activities, it will be important to understand if the 

identified policy options help to address the challenges that local government staff, local partners, non-profit societies, and 

developers experience when creating new housing stock. As the policy options are vetted in greater detail, implementation 

considerations will be key to understand and evaluate, as the Strategy will be an action-oriented document. Based on feedback 

received during engagement, the Affordable Housing Strategy will prioritize short-listed policy options and provide detailed 

implementation steps for staff and Council. Certain policy and regulatory directions may require further research and consultation; 

however, a clear roadmap will be outlined to ensure staff can move toward implementation with relative ease.  

The Affordable Housing Discussion Paper is part of the Affordable Housing Strategy being undertaken by CitySpaces Consulting on 

behalf of the District of Mission. This work relies on the key findings identified in the District’s Housing Needs Assessment and outlines 

strategies to address the identified housing needs and gaps in Mission.  
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Figure 1: Policy Development Process 
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Summary of Policy Options 
The policy options profiled in this document are summarized below for ease of reference.  

Policy Objective Policy Option 

Create more townhouses, apartments, coach houses,  
and rental units 

• Staff capacity 
• District approvals process 
• Density bonus program 
• Community amenity contribution policy 
• Housing agreements 
• Affordable housing reserve fund 
• Adaptable housing policy 
• Family-friendly housing policy 

Provide opportunities for diverse housing forms • Secured rental housing policy 

Protect existing affordable housing • Rental replacement policy 
• Tenant assistance policy 

Improve monitoring and reporting • Digital system to track and monitor development applications 
• Annual progress report dashboards 

Strengthen partnerships to deliver special needs housing 

• Non-profit housing sector and service provider capacity 
• Co-location opportunities for new affordable housing projects 
• Culturally safe housing options 
• Livability & sustainability in new housing projects 
• Partnerships with the FVRD 
• Partnerships with BC Housing and Fraser Health 
• Non-profit funding applications 
• Alternative construction methods to reduce costs 

Increase advocacy, awareness, and education roles 

• Housing education courses for Mission staff and non-profits 
• Resources for tenants and landlords 
• Policies and practices that allow renters to keep pets 
• User-friendly housing portal on District website 
• Public information campaign on growth management 
• Educating the path to development 
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Current Context 
Housing affordability is a critical issue in Mission. The District’s Housing Needs Assessment explains: 

“High housing costs relative to income, historically low vacancy rates and lack of adequate supply of new housing are 
some of the contributing factors to why many residents struggle to secure and maintain housing. There is a significant 
cost to municipalities as a result of homelessness. Unstable and unaffordable housing often lead to a range of socio-

economic challenges including impacts to the health, justice, and social care systems.”  

This Discussion Paper and forthcoming Affordable Housing Strategy represent a renewed commitment to addressing housing 
challenges for Mission residents. While previous strategies and policies have attempted to address housing needs and gaps, a 

combination of factors has resulted in limited action.  

• Limited Political Support: Several of the recommendations in the previous Affordable Housing Strategy (2010) were not 
implemented because there was limited political support for certain initiatives at the time. Although the municipal role in housing 
may seem insubstantial, there are many tools available to local governments related to policy, regulations, partnerships, 
advocacy, and community awareness and education. Previously, without the political backing from all levels of government to 
explore certain housing initiatives, minimal progress has been achieved up until recently. The political climate surrounding 

housing has shifted in Mission and there is more widespread support to address housing affordability challenges.   

• Limited Non-Profit Capacity: The provision of affordable housing relies on non-profit involvement and several of Mission’s non-

profits have experienced capacity limitations, due in part to a lack of political support for certain social service initiatives. Of the 

existing local non-profits, staff and management turnover has limited the extent to which organizations can commit to long-term 

projects. Several of the larger non-profits in the Lower Mainland (e.g., YWCA, Salvation Army, Covenant House, Atira Women’s 

Resource Society) do not have housing projects in Mission. In order to build the local social housing landscape, partnerships with 

existing non-profits and outreach with other larger agencies will be beneficial to securing additional affordable housing projects.  

• Limited Investment in Public Land for Housing: The provision of affordable housing is a complex process, made increasingly 

challenging by the high costs of land and finite land availability in many urban municipalities. Typically, social housing projects 

rely on leased land or land donations from local government. In other jurisdictions, municipalities “land bank” available parcels 

for affordable housing initiatives and have vacant or underused public lands that can be donated or leased to non-profits for social 
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housing endeavours. This is not the case in Mission – there is limited public land available for social housing and given the historic 

political context, land banking has not occurred at a scale sufficient to support affordable housing projects. While this is a barrier 

to new social housing projects, innovative approaches to land development, such as co-location, are viable strategies to explore 

in more detail.  

• Limited Staff Capacity: Local governments’ staff capacity to navigate and support housing projects has been in short supply. In 

order to address the complexities of affordable housing, many larger municipalities have a dedicated Housing Division and smaller 

municipalities may commit a number of staff to work directly on housing-related files. In order to implement recommended 

actions, staff capacity is essential. The Affordable Housing Strategy will be an action-oriented document; yet several actions will 

require further coordination, possible additional study, and public consultation. Sufficient staff capacity to support the 

implementation of the Strategy is critical to its success.  

In addition to these factors, house prices in Mission have recently experienced significant increases, likely as a result of low-interest 
rates and in response to the COVID-19 pandemic. From July 2020 to February 2021, the benchmark price of a detached home 
increased 19.5%, from $688,500 to $822,800.1 With increasing home prices, families previously able to afford a down payment may 

now be renting, creating additional pressure on the rental market, and limiting the extent to which low-income households can afford 

rental housing. As prices increase, it will be important to monitor impacts across all areas of the housing continuum.  

The existing policy framework is briefly summarized below:  

Affordable Housing Strategy (2010) 
• In 2010, Council approved the District’s current Affordable Housing Strategy. The purpose of the Strategy was to outline the 

District’s current policies as they relate to affordable housing, identify deficiencies and gaps in housing the existing and future 

population, and identify both existing and potential gaps in housing stock and to provide recommendations for action to fill these 
gaps. The Strategy was developed by Mission’s Social Housing Working Group in collaboration with other community housing 

experts and the Affordable Housing Advisory Group. 

 
1 Fraser Valley Real Estate Board 
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Affordable Housing Policy (2014) 
• In 2014, Council approved the District’s current “Incentives for Affordable Housing” Policy (LAN.61). The purpose of this policy is 

to provide clarity about possible incentives and when they would apply to projects that include permanent affordable housing 

units. 

Official Community Plan (2017) 
• In 2018, Council approved the District’s Official Community Plan (OCP). An OCP represents a community’s overarching vision for 

the future and provides a framework to guide growth and decisions about the use and management of land and resources in the 

municipality. It also describes how and where residential, commercial, industrial, agricultural and other types of development 

may occur. OCP housing policy highlights include policies to:  

o encourage a variety of housing options and encourage infill;  

o encourage higher densities; encourage rental housing, including identified units within multi-unit housing, as a means of 

providing affordable housing;  

o facilitate the development of affordable, rental and special needs housing through supporting multi-unit housing 
developments, small house/small lot housing, secondary suites, duplexes in appropriate locations, mixed market/non-market 

housing projects, coach house, garden cottages, and other innovative housing forms; 

o support innovative approaches to creating affordable housing and inclusive housing including density benefits and housing 

agreements; and, 

o develop a policy and regulatory framework to permit secondary suites.  
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Housing Needs Report – Key Findings 
The District of Mission completed their Housing Needs Assessment in May 2020, fulfilling legislative requirements for local 

governments to undertake a Housing Needs Assessment by April 2022. Key findings are summarized below and represent the basis 

from which policy options have been considered for further discussion.  

Statements on Housing Need  
• Mission needs to build more housing every year just to keep its ‘head above water’. 

o Assuming a 2% yearly growth rate, the total number of housing units required in Mission over the next five years is 
approximately 1,490 units or 298 units per year. Looking at past building permit data, on average approximately 165 units per 

year have been built, resulting in a shortage of units in the community, year over year. This means that not enough units are 
being built every year just to keep Mission’s ‘head above water’. To build enough units to address the shortfall and anticipated 
growth, 2,060 units or 412 units year are needed. This would help to address the cumulative shortfall and provide a sufficient 

number of units to achieve goals in all housing categories, including: ownership units and rental units. 

• Mission needs a wider variety of housing stock to meet the community’s needs, including more purpose-built apartment 
rental units and fewer single-family dwellings. 

o Currently 65.1% of dwelling units in Mission are single family dwelling units. Suites (i.e., basement suites, coach house and 
garden cottages) comprise an additional 19.3% of all units. Combined dwelling units located on single family dwelling 
properties comprise 84.4% of all units. Units within an apartment building comprise another 9.3% of all units. The remaining 
6.3% of units include semi-detached, rowhouse, moveable, and other dwelling types. This presents a significant challenge for 
home owners and renters, including: forcing households to purchase or rent a unit that doesn’t meet their needs in terms of 

affordability, unit size, livability and other standards. To build enough units to address the shortfall and anticipated growth, 

approximately 65% of all new units would need to be rental units.  
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• Mission needs to act to address the proliferation of unauthorized suites. 

o A total of 2,610 units in Mission are suites located on single family dwelling properties (i.e., basement suites, coach houses 
and garden cottages). The District estimates that approximately 1,950 of those units (primarily basement suites) are 

unauthorized. This means that approximately 14% of all units in Mission are unauthorized. 

o In most areas of Mission, a property owner is required to rezone their property before obtaining a building permit to build a 
suite. Council’s 2018 to 2022 Strategic Plan identified the implementation of a secondary suite program as a priority action 

item. One component of a suite program would be to allow suites ‘as-of-right’ by the Zoning Bylaw (i.e., not require a 
rezoning before obtaining a building permit). This would essential make many unauthorized suites authorized once a building 
permit has been obtained. Although Mission is on its way towards allowing suites throughout the community, this issue needs 

to be addressed soon.  

• The cost of housing in Mission for all household types is going up faster than household incomes. 

o The price of the median single-family dwelling home has increased steadily over the last 10 years from $405,000 in 2010 to 

over $697,000 in 2019, an increase of over 57%. An examination of recent real estate data further demonstrates the market 
has experienced significant increases in the last few years – in February 2016, the benchmark price of a detached home in 
Mission was $440,000. As of February 2021, the benchmark price of detached home was $822,800, an increase of 87% in five 
years. Record-low interest rates and the response to the pandemic have fueled housing demand in the Fraser Valley at 
unprecedented rates. For the sixth consecutive month (February 2021), Fraser Valley’s real estate market experienced 

property sales at levels never seen before in the 100-year history of the Fraser Valley Real Estate Board (FVREB).2  

 
2 Fraser Valley Real Estate Board, February 2021 Statistics. 

“We know more people are choosing to move to the Fraser Valley right now because they’re seeking more useable space, a 
better quality of life, and they recognize that their housing dollar goes further. The challenge is selection. We anticipate as the 
vaccination roll-out accelerates, confidence to list will increase and we’ll see inventory return to more normal levels.”  

– Baldev Gill, Chief Executive Officer of the FVREB 
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Figure 2: District of Mission, Percentage Change in Detached Benchmark Sale Prices and Median Owner Household Income from 2006 
Levels, 2006-2020 

 

Source: CMHC Rental Market Survey, Statistics Canada, Census of Population, 2006, 2011, 2016 
*A trendline has been applied to income data based on 2006, 2011, and 2016 Census information. Income data for non-Census years is based on trends from the 
defined Census periods.  
 

o A similar trend is evident in the rental market, as average rents for all units in the purpose-built rental stock (which does not 
capture secondary suites and rented condominiums) increased by 48%, from $646 in 2006 to $958 in 2020.3 Between 2006 and 
2016, renter household median income only increased by 22%, which has resulted in a gap between what is available, and what 

is affordable. District staff supplemented the available rental data by tracking rents bi-weekly throughout 2019, as the 
majority of Mission’s rental stock is within the secondary market and CMHC prices are likely not indicative of advertised rents. 
Their analysis confirmed that assumption – advertised rents shown in listings were significantly higher than those reported via 

CMHC. 
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Figure 3: District of Mission, Percentage Change in Average Purpose-Built Rental Costs and Median Rental Household Income from 2006 
Levels, 2006-2020 

 

Source: CMHC Rental Market Survey, Statistics Canada, Census of Population, 2006, 2011, 2016 
*A trendline has been applied to income data based on 2006, 2011, and 2016 Census information. Income data for non-Census years is based on trends from the 
defined Census periods.  
 

• Rental housing availability and affordability emerged as the most significant areas to be addressed: 

o Currently over 95% of units built in Mission in any given year are ownership units, with the remaining 5% of units being rental 
units (almost exclusively in the form of secondary suites). Similar to other municipalities, an insufficient number of rental 

units has been built in recent decades to accommodate past and future growth.  

o As per Figure 3, there has been almost no change in the number of dwelling units in the primary rental market over the past 

30 years, with 77% of the District’s existing rental stock built prior to 1980. 
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Figure 4: Total Number of Dwelling Units in the Purpose-Built Rental Market, Mission (1991 to 2020) 

 

Source: CMHC Rental Market Survey, Statistics Canada, Census of Population, 2006, 2011, 2016 
 

• There is an acute need for special needs housing, including housing for women and children who are in crisis, escaping violence 
and who are at greater risk of being homeless than the general population; people with mental, intellectual and/or physical 

disabilities; and seniors. 

o Based on housing provider ‘turn away’ data and waitlists, the HNA indicates there are 215 woman and children households in 

Mission in need of transition homes and second-stage housing. Given data limitations, the number of women and children 
households in need of transition homes and second-stage housing is much higher. This number is in addition to the 13 

households currently served by the existing second stage housing facility operating in the community.  

o Local housing providers were able to provide detailed ‘turn away’ and waitlist data; however, similar information was not 
forthcoming from Fraser Health. As a result, it was difficult to estimate the overall short-fall of units needed for people with 
mental and/or physical disabilities since Fraser Health operates approximately 20% of all supportive housing units for people 

with mental and/or physical disabilities in the community.  

o Housing for seniors who need support is also an important area of need, particularly given that seniors housing includes the 

entire housing spectrum. 
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Who Does What? 
There are many factors that have contributed to the current housing situation that are outside the influence of local governments. In 
order to focus District resources efficiently, the Affordable Housing Strategy will contain a framework to guide future 
implementation. While the District plays an important role in facilitating development and community change, it cannot immediately 
or independently address every housing need and issue. In order to successfully address housing needs and gaps, there is an implicit 

assumption that other partners and groups will need to participate, and in some instances lead initiatives. Private market developers, 

non-profit housing providers, senior government, and other agencies, education and awareness are critical to success.  

Federal Government 
The federal government provides mortgage insurance to homeowners through the Canada Mortgage and Housing Corporation (CMHC) 

and sets the rules and requirements for government backed mortgage insurance. They also implement a variety of programs, 

including the provision of capital funding and operational assistance for non-market housing. The release of the National Housing 

Strategy in 2017 and recent funding announcements demonstrate a renewed commitment towards housing and homelessness by the 

Canadian government. 

Provincial Government 
The legislated responsibility for housing falls on the provincial government. As such, much of the legislation that impacts land use and 

housing is under provincial jurisdiction. In addition to a directly managed portfolio, the Province also provides funding and support to 

non-profits to build and operate emergency shelters and safe houses as well as transitional, supported and independent non-market 

housing. It also funds several rent supplement programs to assist lower income individuals and households to access market housing. 

Recent announcements by the provincial government will lead to the introduction of a number of new tools and regulations and is 

expected to contribute to the creation of a large number of rental and affordable housing units in BC in the coming decade. 
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Regional Government 
Regional governments provide a general framework for growth and land use in the region, often with an emphasis on concentrating 

growth in the urban centres. Affordable housing policy and practice should also align with the regional government’s own housing 

plans and policies. 

Municipalities 
Municipalities are the agents responsible for land use decisions and development approvals that lead to the housing forms that make 

up their communities. Municipalities have a critical role to play in approving development and creating policies and strategies that 

target local housing conditions and increasingly, municipalities are playing a more active role in providing and facilitating affordable 

housing. This may include fiscal measures, such as the use of municipal land, direct funding, and relief from approval fees and 

charges; policies and regulations that support the development of affordable housing; education, advocacy and research on local 

affordability issues; and, occasionally, the direct provision of affordable housing either through a civic department or agency, such as 

a municipal housing authority. 

Private Sector 
This sector includes landowners, developers, builders, investors, and landlords, and is responsible for the development, construction, 

and management of a range of housing forms and tenures, including ownership and rental. The private sector has been increasingly 

involved in the supply of rental housing, with a large proportion of rental housing comprising of secondary suites and rented 

condominiums. 

Non-Profit Sector 
The non-profit housing sector creates and manages housing units that rent at low-end or below market rates and may include support 

services (e.g. life skills, employment training). The sector includes community-based nonprofit organizations that typically receive 

some form of financial assistance from other levels of government to enable them to offer affordable rents. 
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Policy Options 
Based on the findings from the background research and consultation with staff, a preliminary list of housing issue areas, policy ideas 

and considerations were identified. The policy options were grouped under seven categories, presented here as policy objectives: 

• To create more townhouses, apartments, coach houses, and rental units; 

• To incentivize rental housing; 

• To provide opportunities for diverse housing forms; 

• To protect existing affordable housing; 

• To improve monitoring and reporting; 

• To strengthen partnerships to deliver special needs housing; and, 

• To increase advocacy, awareness, and education roles. 

The initial list of policies and solutions will be shared with the public and stakeholders for feedback. The Affordable Housing Strategy 

will reflect that feedback.  

Create More Townhouses, Apartments, Coach Houses, and Rental Units 
The purpose of this policy objective is to address the current housing shortfall and meet the anticipated housing demand in the 

future.  

Assuming a 2% yearly growth rate, the total number of housing units required in Mission over the next 5 years is approximately 1,490 

units or 298 units per year. Looking at past building permit data, on average approximately 165 units per year have been built, 

resulting in a shortage of units in the community, year over year. To build enough units to accommodate anticipated population 

growth, 2,060 units or 412 units per year are needed. This would help to address the cumulative shortfall and provide a sufficient 

number of units to achieve goals in all housing categories, including ownership units and rental units. 
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STAFF CAPACITY 

With emerging growth pressures, the District of Mission is experiencing new levels of planning complexity, triggering the need for 

more resources, capacity, policy, infrastructure, and investment. In order to capitalize on the recent development activity, 

additional staff capacity is needed to navigate housing enquiries, provide direction to other internal departments, maintain an 

inventory of social housing, and manage partnerships with the non-profit sector. Through initial research and preliminary engagement 

with staff, it appears there is need for two positions, one of which would be specifically tasked with providing support as housing 

applications come forward. This internal role would be of a project management and coordination nature, while the additional role 

would be more external, focusing on partnerships with private landlords and non-profit agencies.  

• Housing Planner: It is envisioned the District Housing Planner would administer a one-stop housing window and virtual portal at 
the District, where all information relevant to housing would be centrally located. This position would involve managing an 

inventory of rental units and providing policy assistance as new development applications come forward. It would be expected 
this coordinator would participate in Pre-Application Review (PAR) meetings and act as a liaison between developers and the 

District to ensure all housing policy requirements are met. 

• Community Housing Coordinator: This position would complement the District Housing Planner position, providing more of a 
focus on external partnerships and coordination with private landlords, non-profits, and provincial and federal housing agencies. 

Development can be a complex process and having a District staff person available to coordinate with BC Housing, CMHC, and 
local non-profits would help to facilitate the creation of additional affordable housing in the District. With a density bonus policy 
in place, affordable units secured in new projects will need to be managed and operated by non-profit providers – the Community 
Housing Coordinator can help to navigate this process. Above and beyond new projects, it is anticipated this coordinator could 
develop a program to match tenants with private landlords. As the Secondary Dwelling Unit Program continues to roll-out, suites 
that are registered and comply with BC Building Code requirements can be viable rental housing options. Through this program, it 

is anticipated training and education sessions on landlord and tenant rights would be provided.   

• Sustainable Housing Committee: With two additional staff positions, it is anticipated the role of the Sustainable Housing 
Committee (SHC) would evolve to reflect District capacity. The District’s Housing Needs Assessment has identified housing for 
women and children fleeing violence, supportive housing for youth, housing for seniors, and housing for Indigenous households as 
key priority groups. As the Community Housing Coordinator works with local non-profits to facilitate the creation of additional 

housing in the District, the SHC could help to ensure the Coordinator is well-connected across the housing sector.     
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DISTRICT APPROVALS PROCESS 

In order to improve application processing times, additional planning capacity is 

needed, including new planners, building inspection officials, and an effective 

computerized application management system. With additional staff capacity, it 

will be possible to complete a Development Process Review to assist the Planning 

Division’s practices and procedures in order to implement improvements to the 

approval process, with a key goal to reduce application processing times. When 

completing this review, it will be critical to prioritize processing non-market and 

market applications currently under review, in order to move towards 

applications approval quickly. Opportunities are identified in the Province of BC’s 

Development Approvals Process Review (2019).  

• A clear and transparent program to prioritize affordable housing projects 
would help to reduce approval times for applications that meet a defined list 

of criteria.  

• To prioritize new housing in proximity to amenities, transit, and services, 
criteria can be used to evaluate new development applications. A scorecard 

model can indicate which applications should be prioritized in certain areas, 
while also highlighting the importance of planning for complete communities, 
where a mix of housing is offered to accommodate people at all stages of life, 

alongside a good range of jobs, and easy access to stores and services to meet daily needs.   
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DENSITY BONUS PROGRAM 

The District’s current density bonus program was recently established and has resulted in new affordable housing units; however, 

further refinements are needed to ensure the program is achieving its stated goals. It is important Housing Agreements are used to 

secure affordable units at particular rent levels, such as 10% below average rents, as is seen in the City of North Vancouver Mid-

Market Rental Policy example below. Should a cash-in-lieu option be available where units cannot be provided, further study is 

needed to determine appropriate cash-in-lieu rates. It is anticipated cash-in-lieu contributions would be made to the District’s 

Community Amenity Reserve Fund, yet the list of community amenities would need to be re-visited to ensure funds could be used for 

affordable housing projects. Alternatively, the District could establish an Affordable Housing Reserve Fund. 

 

For Example: Mid-Market Rental Units in the City of North Vancouver 

To facilitate affordability in new market rental developments, the Housing Action Plan requires the provision of ‘Mid-Market 
Rental Units’ in all new market rental developments seeking a density bonus. Termed the City’s ’10-10-10’ policy, 10% of units 
in new market rental projects are required to be rented at 10% below average rents, as indicated by Canada Mortgage and 
Housing Corporation, for a minimum period of 10 years. As of January 1st, 2019, new applications have to provide 10% of units 
at 10% below average rents in perpetuity. Based on the 2018 average rents in the City, Mid-Market Rental Units are to be 
rented at the following rents: 

Unit Size 
2018 Average Rent  

(as per CMHC) 
Mid-Market Rent  

(10% below Average Rent) 
Recommended Annual 

Household Income Limit 

Bachelor $1,143 $1,028.70 $41,148 
One-Bedroom $1,333 $1,199.70 $47,988 
Two-Bedroom $1,648 $1,483.20 $59,328 
Three-Bedroom or Larger $2,457 $2,211.30 $88,452 
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In addition to revisiting the existing bonus density program, there are opportunities to expand the policy framework to capture 

additional cash contributions or affordable units with new subdivisions. With 3000 acres of developable land in Mission, 1000 acres of 

which are in the active application stage but have yet to move through the approvals process, the District can require new single-

detached dwelling units to contribute cash to an Affordable Housing Reserve Fund, or construct new affordable homes as a certain 

number of single-detached lots are subdivided.   

 

COMMUNITY AMENITY CONTRIBUTION POLICY 

The Financial Contributions for Community Amenities Policy is set to be reviewed in October 2022. As staff begin that process, it will 

be helpful to understand how the District can prioritize different community amenities and allocate financial contributions 

accordingly. Currently, the existing policy does not identify affordable housing as a community amenity which is a significant gap that 

will need to be addressed as the policy is updated. Additionally, further direction is needed to guide the allocation of Community 

Amenity Reserve Funds, with particular percentages for specific projects as a possible approach. The flat contribution rate will need 

to be re-visited to reflect the rising costs of providing public facilities and amenities.   

For Example: Affordable Housing Program in Langford  

Council Policy was modified in 2012 to allow a choice between providing a $1,000 contribution for every single family equivalent 
dwelling unit created by rezoning to the City’s Affordable Housing Reserve Fund or constructing one new affordable home for every 
fifteen single-family lots subdivided. Council uses the contributions to the Affordable Housing Reserve Fund strategically to provide 
grants to new non-profit housing projects within the City. Council’s support to provide these grants and waive other financial 
charges such as application fees and development cost charges lowers the overall cost of the non-profit housing project and allows 
the housing provider in turn to lower the rents for their residents.    
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HOUSING AGREEMENTS 

With density bonus zoning and potential secured market rental policies, Housing 

Agreements are a highly useful tool to specify parameters that ensure housing is 

affordable and/or used for special needs housing on a long-term basis. These 

contractual arrangements can include various restrictions on the proposed 

development that cannot be regulated through zoning, including: 

• The characteristics of persons who may occupy the units (e.g., seniors); 

• The tenure of the occupants of the units (e.g., rental, co-operative); 

• Limitations on the amount of rent that can be charged; 

• Administration and management of the units; and 

• In a condominium development, re-sale price controls. 

• The Housing Agreement can set these restrictions for specific timelines – 
typically, longer timelines (e.g., life of the building, or a maximum of 60 

years) result in long-term, secure, affordable housing.  

Metro Vancouver has recently published a guide to resource guide to support local 

governments as they develop Housing Agreements to secure affordable and 

special needs housing. This tool can be used by District staff to understand best 

practices and guidelines for drafting, administering, and monitoring Housing Agreements.  
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AFFORDABLE HOUSING RESERVE FUND 

A housing reserve fund is an account set up by the municipality to receive funds that are then spent on the delivery of affordable 

housing, providing capital to acquire land or fund the construction of affordable housing projects, or to contribute to grants to enable 

local non-profit agencies to facilitate the provision of affordable housing. Funds can come from any sources that the municipality 

identifies, including property taxes, a community amenity fund, or cash-in-lieu contributions for affordable housing. A Housing 

Reserve Fund can be used to leverage or support opportunities to create affordable housing that help to achieve the District’s housing 

goals. Once a housing fund is large enough to be able to make grants, municipalities typically set up an application process for 

providers to be able to apply for a grant.  

  

For Example: Affordable Housing Reserve in Richmond  

Created in the mid 1990s, Richmond’s Affordable Housing Reserve Fund is used to support and facilitate the implementation of 
affordable housing, including the development of affordable housing projects, initiatives, research, and the legal costs of Housing 
Agreements. Cash-in-lieu contributions towards the City’s Affordable Housing Reserve are required in exchange for the increased 
density proposed as part of the rezoning applications (e.g., apartments with fewer than 60 units, townhouse developments, and 
single-detached housing).   
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ADAPTABLE HOUSING POLICY 

Many municipalities in BC are beginning to navigate the challenges of housing older residents as the baby-boomers continue to age 

into their senior years. While the median age of residents in Mission was 40.8 in 2016, below the regional average of 41.2 and the 

provincial average of 43.0, it is important to plan for housing that accommodates changes in resident’s life stages and mobility needs. 

An adaptable housing policy will help to ensure that residents can age-in-place and maintain independence into their senior years. In 

addition to building design, the location of seniors housing projects is a critical factor in building an age-friendly community. Seniors 

housing located in walkable neighbourhoods, in proximity to goods and services, helps to ensure residents can address their daily 

needs without relying on a car or needing to travel significant distances.  

• Further consultation is required with the development community to understand the implications of requiring a certain 

percentage of units to be adaptable or accessible. In many urban centres across British Columbia, adaptable housing policies 

for multi-unit buildings require a minimum of units to be adaptable or accessible, as further profiled below.  

 
  

For Example: Adaptable Housing in Burnaby & Langley  

The City of Burnaby requires developments in all areas of Burnaby, subject to the Comprehensive Development (CD) rezoning 
process, to supply 20% of single-level units as adaptable in new market and non-market, multi-family developments that employ 
interior corridor or exterior passageways to access the dwelling units. 

The Township of Langley requires adaptable design features in at least 5% of all new single-detached, rowhouse, and townhouse 
units and 10% of all new apartment units.  
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FAMILY-FRIENDLY HOUSING POLICY 

The majority of Mission’s housing units are 2+ bedrooms, with very limited studio and 1-bedroom units. With a larger proportion of 

residents in their family-formation years, the housing stock is reflective of average household size (2.8 people). The majority of these 

units comprise single-detached dwellings, with minimal multi-unit development. However, in coming years, the type of housing that 

will be built in Mission is anticipated to change. The District’s Housing Needs Report specifies that there are over 600 apartment units 

(approximately 75% ownership units and 25% rental units) under review by the District. As more multi-unit development comes 

forward, it will be important to monitor the composition of housing by bedroom type to ensure larger units are incorporated in new 

projects for families, particularly for rental projects. As of October 2020, there were 81 3+ bedroom units in the District’s purpose-

built rental stock. Given the increasing cost of homeownership, it is likely more families may be interested in rental units in coming 

years.  

• Further consultation is required with the development community to understand the implications of requiring a minimum of 

two- and three-bedroom units in new multi-unit projects. 

For Example: Family Friendly Housing Policy in Port Coquitlam 

In 2018, the City of Port Coquitlam implemented new policy intended to create a greater share of family-friendly units in new 
development.  

• The new regulations specify at least 25% of the total number of dwelling units in a multi-family development with more than 10 
units must be family-oriented dwelling units, and at least 5% of the total number of dwelling units within the development must 
have three or more bedrooms. 

• A family-oriented dwelling unit means a dwelling unit that has three or more bedrooms or a dwelling unit that has two bedrooms 
and includes a den, a patio having a minimum area of 10m2, or a patio and a direct pedestrian connection to the street. For the 
purposes of this definition, a den shall be a separate room with a minimum size of 4.5m2. 
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Incentivize Rental Housing 
The purpose of this policy objective is to address the current local rental housing shortfall and meet the anticipated rental 

demand in the future.  

Rental housing availability and affordability emerged as the most significant area to be addressed during the creation of the District’s 

Housing Needs Assessment. Currently, over 95% of units built in Mission in any given year are ownership units with the remaining 5% of 

units being rental units (almost exclusively in the form of secondary suites). Similar to the housing market in general, an insufficient 

number of rental units has been built in recent decades to accommodate past and future growth. Assuming that the percentage of 

renter households remains the same, 340 rental units would be needed to address unmet demand and 1,315 would be required to 

improve the housing market.  

SECURED RENTAL HOUSING POLICY 
• A comprehensive rental housing policy with a package of incentives tied to the affordability of units and/or how long units are 

secured4 as rental (e.g., 60 years or more) can help to incentivize new rental housing. Incentives are likely needed to level the 

playing field between market rental development and condominium development, as condominium development will tend to out-
compete rental use, unless substantial incentives are offered to bridge the gap. With relatively low profit margins and a highly 

competitive land development context, the incentives are needed to encourage new rental construction.  

• A tiered model which provides incentives based on how long the units are secured as rental and/or the affordability of units, as a 
mid-market or below-market component may also be considered within this policy, is a viable option. Non-market rental housing 

is typically provided with substantial government capital investment and ongoing subsidy, through programs like BC Housing’s 
Community Housing Fund. Mid-market programs, however, rely on private developers and the provision of incentives, particularly 

density provisions. 

• Incentives could include additional density, parking relaxations, reduction of Development Cost Charges (DCCs) and other fees; 
concurrent processing; payment of legal fees. An additional incentive could be the use of revitalization agreements for new 

secured market rental housing, which will involve waiving both municipal and provincial property taxes. The benefits of this 
measure will have to be thoughtfully weighed against the revenue loss for such projects. It may be suitable to limit such property 

 
4 Housing Agreements can be used to secure the units as rental on title.  
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tax waivers to those rental buildings that are able to offer a proportion of units at below market or low end of market rent levels 

and that these discounts be secured via a housing agreement.  

• The secured rental housing policy can be tailored to achieve greater levels of affordability; however, it will be important to 
ensure the incentives provided are substantive enough to offset the lower rents. This element of the policy could be introduced as 
a pilot program to test the ability of the development industry to deliver this type of rental housing, and the financial and 

operational feasibility of mid-market projects in different parts of the city.  

• In order to create complete communities, it will be important to plan for new affordable rental housing projects in proximity to 
schools, community amenities, transit, and retail. Location & performance criteria can help to achieve this goal. For projects that 

are located close to transit, amenities, and services, additional incentives may be available, such as application fast-tracking.  
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For Example: Secured Market Rental Housing Policy in New Westminster 

This policy provides incentives to the private sector to encourage the development of secured market rental housing projects. Rental 
units created under this policy are secured by Housing Agreements and no-separate sales (no stratification) covenants. The program 
is voluntary for private developers wishing to pursue the incentives.  

Category of Secured Market Rental Housing Actions/Incentives 

Type 1: Long Term 

• Rental for 60 years or life of the building. 

• Restrictions on stratification. 

• Owned and managed by one entity. 

• Increase in density, offered through a density bonus process, or rezoning if 
appropriate. 

• Concurrent processing of Rezoning and Development Permit Applications. 

• Reduction in required parking and payment in lieu policy not applicable for 
buildings located within 400 metres of a Frequent Transit Network or 
SkyTrain Station or Downtown. 

• Payment in lieu for parking policy not applicable for buildings located 
further than 400 metres from a Frequent Transit Network or SkyTrain 
Station where the reduction in parking is approved through a DVP process. 

• City payment of legal fees to prepare Housing Agreement. 

• Consider relaxations to servicing requirements. 

Type 2: Medium Term 

Rental for 30-59 years. 

Some flexibility on stratification. 

Units are managed by one entity. 

• Concurrent processing of Rezoning and Development Permit Applications 

• Not applying payment in lieu for parking policy where that reduction in 
parking is approved through a DCP process. 

• City payment of legal fees to prepare Housing Agreements. 

Type 3: Short Term 

• Rental for a minimum of 10 years. 

• Units can be stratified. 

• Units are held and managed by one entity. 

• Concurrent processing of Rezoning and Building Permit Applications. 

• City payment of legal fees to prepare Housing Agreement. 
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Provide Opportunities for Diverse Housing Forms 
The purpose of this policy objective is to allow for a wider variety of housing types to meet community needs.  

Currently 65.1% of all dwelling units in Mission are single detached dwellings. Suites (basement suites, coach houses and garden 

cottages) comprise an additional 19.3% of units. Combined dwelling units located on single detached properties comprise 84.4% of all 

units. Mission needs a wider variety of housing types to meet community needs, including more purpose-built apartments.  

INFILL AND INTENSIFICATION OF PROPERTIES IN SINGLE-DETACHED NEIGHBOURHOODS 

With the majority of Mission’s dwelling units in single-detached form, residents are likely keen to explore other ground-oriented 

housing options. As part of the ongoing Secondary Suite program or as part of the upcoming 2022 OCP review, additional opportunities 

for infill housing, such as two additional dwelling units on a lot where sufficient services and parking exist, the privacy of neighbours 

is respected, and appropriate zoning is in place, could be a viable option. Certain zones in Mission allow for detached cottages, and 

while there has been low take-up in these rural zones, development cost considerations are a concern. In order to provide lower-cost 

detached cottages options, “standard” plans for typical coach houses in urban areas within Mission could help to reduce costs. For 

residents using “standard” plans, additional incentives may be provided, such as application fast-tracking and fee waivers.  

 

For Example: Infill Challenge and the RU7 Zone in Kelowna 

The Infill Challenge was developed as an innovative competition to identify new designs for infill housing in parts of Kelowna’s urban 
core. Winning projects were intended to act as catalysts, inspiring greater achievement in infill housing design and strengthening 
community and development support along the way. Entries were vetted against criteria established by a broad cross-section of the 
community.  

Winning entries were given reduced development permit processing times as a reward. Following the Infill Challenge, Council 
formally adopted the new RU7 – infill housing zone in areas of the urban core. In addition to the RU7 zone, new infill housing design 
guidelines were adopted to guide high-quality infill development.  
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DEVELOPMENT OF SMALLER HOUSES 

By assessing development cost charges (DCCs) for detached housing on a gross floor area basis as opposed to a building lot 

calculation, developers may be incentivized to build smaller, more affordable housing. Findings from the District’s Housing Needs 

Assessment indicate smaller ownership units are needed to more closely reflect household composition, as many households are over 

housed (i.e., they have more bedrooms than required). 

LOCK-OFF SUITES IN NEW MULTI-UNIT DEVELOPMENT 

Land use revisions that permit suites to be included in newly built duplexes and townhouses could provide additional ground-oriented 

infill housing. Suites could be used by family or for rental housing. As building patterns in Mission begin to shift toward more multi-

unit development, it will be important to explore approaches that allow for greater diversity and flexibility for households. Lock-off 

units may be used for an older family member to age-in-place, or as a rental unit to help cover the costs of household’s mortgage 

payments.  

 

 “SUITE READY” POLICY 
• As the District’s Secondary Dwelling Unit Program continues to roll-out, further policy adjustments can help to ensure additional 

suites are provided in Mission as new development comes forward. Policies that support the development of secondary suites in all 
new detached homes can ensure additional housing options are available in residential neighbourhoods. Making a home “suite 

ready” is generally less costly than it would be to try and retrofit an existing house.  

For Example: Lock-off Suites at Simon Fraser University 

Lock-off suites are permitted in the “UniverCity” neighbourhood (Comprehensive Development Zone) of Simon Fraser University in 
Burnaby. This concept was developed to provide additional affordable housing options, and as a way to help offset the high cost of 
housing for condo owners. The main unit must be a minimum of 74 m2 in size. The lock-off rental unit must be a minimum of 24 m2, 
and cannot exceed 35% of the gross floor area of the principal unit. Each lock-off suite is required to contain cooking facilities, 
independent telephone connections, and a separate lockable entrance.  
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• Where “suite ready” programs are in place, provisions are made for independent heating systems (e.g., gas fireplace in the future 

suite area); fire separation; inter-connected smoke detection; and a separate entrance to the unit from the exterior.  

Protect Existing Affordable Housing 
The purpose of this policy objective is to ensure the District has the appropriate framework in place to protect existing rental 

housing.  

The District’s Housing Needs Report identified rental housing availability and affordability as the most significant area of need. Policy 

options include approaches to incentivize the construction of new rental projects and secure such projects as rental housing using 

Housing Agreements. In addition to creating more rental housing, protections must be in place to ensure existing rental housing is 

secure for long-term tenancy and supports are available for tenants who may be evicted for demolition or major renovations. As new 

rental projects begin to come forward and the District’s purpose-built rental stock continues to grow, these policies will become 

more important.   

RENTAL REPLACEMENT POLICY 

Should purpose-built rental projects undergo redevelopment, a rental replacement policy will ensure that the existing units are 

replaced in the new development, with the same unit types available (e.g., studio, one-bedroom, two-bedroom). This policy can 

provide further direction regarding the rent rates of the replaced units. Further study would be required to determine the rent for 

replacement units – certain municipalities require replacement units to be rented at the same level, or at a maximum of 10% below 

current CMHC average rents for the applicable unit size in the District of Mission. These units can be secured as rental with a Housing 

Agreement which can also specifically target households, rental rates, and administration and management of the units.   

TENANT ASSISTANCE POLICY 

In addition to rental replacement policies, a tenant assistance policy can help to ensure tenants are protected from displacement due 

to rezoning redevelopment. Such a policy would apply to tenants of purpose-built rental housing and would provide additional 

assistance with finding a new place to rent, help with moving, possible additional financial supports, and relocation coordination. As 

development pressures continue to increase in Mission, further assistance for tenants experiencing displacement will be critical. 
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Currently, the Residential Tenancy Act requires four-month notice to end a tenancy and tenants who receive a notice to end tenancy 

are entitled to receive one month’s rent. The Tenant Assistance Policy would provide greater assistance, above and beyond what is 

required under legislation.  

 

Improve Monitoring and Reporting 
The purpose of this policy objective is to ensure the District has an accountable, trackable system to monitor progress on 

housing targets.  

It will be important to identify processes and technology to assist the District in maintaining an up-to-date inventory of units that are 

proposed, approved, under construction, and completed. This will help to provide measurable, real-time progress on achieving 

housing targets. Regular reporting will improve accountability and illustrate where the District may need to adjust existing policy. 

DIGITAL SYSTEM TO TRACK AND MONITOR DEVELOPMENT APPLICATIONS 

With emerging growth pressures, Mission is experiencing new levels of planning complexity, triggering the need for more resources, 

capacity, policy, infrastructure, and investment. Many municipalities use a digital tracking system for development applications. This 

ensures multiple departments can easily access application materials and the public can review the application status of new 

developments. This tracking system could provide self-serve functions, such as virtual plan submission to help streamline the 

development application process, while also providing an open data format with schedules that are available for public viewing.  

For Example: Burnaby Tenant Assistance Policy  

This policy applies to renters living in a building with five or more units that requires rezoning as a result of redevelopment or 
renovation. Landlords are required to provide the following: 

• An insured moving company or a cash payout based on the unit, financial support while in interim housing, and access to 
tenant relocation coordinators. Additionally, renters have the right to return to the new development at the same rent. 
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Such a system will require an up-front investment in the appropriate technology, but the benefits of such a system will result in 

significant time savings as coordination will be greatly improved.  

ANNUAL PROGRESS REPORT DASHBOARDS 

The Housing Needs Report defines housing targets for senior’s units, affordable units, ownership units, and rental units. As the 

District begins to implement certain housing policy and regulatory changes, it will be critical to track progress toward the identified 

targets. A reporting system can help to ensure that the District can pivot to adjust policy if certain housing types are not meeting the 

identified targets. Available incentives may need to be re-visited or additional partnerships with the non-profit sector and senior 

levels of government may need to be explored.   

For Example: CityView Software in Langford 

CityView offers a full suite of software for development, code enforcement, licensing & other regulatory services. Comprehensive 
permitting, inspections, reviews and approvals combined with online processing and payments from citizens and contractors can 
help to reduce time, cost and errors, while engaging local residents. The City of Langford uses this software to track development 
applications and have recently implemented an electronic plans review function, no longer requiring applicants to provide paper 
copies of architectural drawings and required studies.  
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For Example: Progress Report Dashboard in 
Vancouver 

The Housing Vancouver targets are measured 
against incomes served, across a range of 
building types, unit sizes, and household 
tenures to indicate whether new housing is 
being delivered as the “right supply”, with a 
focus on shifting new supply toward rental and 
housing affordable to households earning less 
than $80,000 per year. The annual targets are 
used as benchmarks against which to measure 
progress each year. Due to the unevenness of 
the development cycle, targets are also 
examined as an aggregate of multiple years’ 
worth of data. More comprehensive Data Books 
are also produced on an annual basis as part of 
their implementation and monitoring 
framework. 
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Strengthen Partnerships to Deliver Special Needs Housing 
The purpose of this policy objective is to build partnerships with senior levels of government and the non-profit sector to 

respond to housing issues. 

The provision of affordable housing relies on a partnership-based approach involving government and the non-profit sector. BC 

Housing and CMHC are working with many municipalities and non-profits across the Province to build subsidized housing projects for 

families, women and children, youth, people experiencing homelessness, people with disabilities, and seniors. Each non-market 

housing project is distinct and highly dependent on local context. A creative, flexible, and committed approach from both 

government and the non-profit sector can yield significant results.  

NON-PROFIT HOUSING SECTOR AND SERVICE PROVIDER CAPACITY 
• Non-profit organizations play a critical role in meeting the needs of groups or households that may experience barriers to housing 

or are considered vulnerable. Non-profit housing providers have expertise in tenant qualification and selection as well as ongoing 
occupancy management. Further, wraparound services such as employment training, education, addictions recovery, and 
immigration services can be integrated into housing projects. As non-profit housing and service providers continue to express 

interest in becoming more active in housing provision in Mission, the District can help to facilitate partnerships and build capacity, 

particularly with new staff dedicated to housing-related issues. 

• With the District’s new density bonus policy, affordable units generated through new development will likely need to be operated 
by non-profit housing providers. The Community Housing Coordinator can help to liaise and establish partnerships between 
developers and local housing groups capable of managing new affordable units. Possible partnerships with BC Housing can also 

ensure affordable units are well-managed, should local non-profits not have the capacity to manage new affordable units.  

• A clear set of criteria to determine which housing projects should be prioritized can help to streamline new projects and ensure 
the District is prioritizing the creation of complete communities. Criteria may include the project’s ability to meet one of 

Mission’s priority groups or housing gaps, viability, level of affordability, and/or time period for which affordability is guaranteed.   
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CO-LOCATION OPPORTUNITIES FOR NEW AFFORDABLE HOUSING PROJECTS 
• The co-location of community facilities with affordable housing on one site may provide tenants with improved access to 

important community amenities, such as child care, health and wellness services, education, as well as recreation and training 

services. With a limited land base in Mission, creative options for new housing projects warrant further consideration. Faith-based 
organizations represent a potentially viable option, as older buildings in need of development are ideal candidates for 
densification and the inclusion of affordable housing. Public facilities, such as firehalls, Municipal Hall, and libraries are also a 

suitable option for co-location, particularly given the age of certain civic buildings.  

• A decision-making framework to identify potential opportunities to co-locate affordable or supportive housing with Mission public 
facilities, when redeveloping existing facilities or developing new facilities is worthy of further investigation. The framework can 

identify partnership opportunities and consider location criteria based on walkability, transit, access to amenities and services, 

and access to social and cultural services.  

The Vancouver Public Library, the City of Vancouver, and YWCA 
Metro Vancouver built a new library with affordable housing in 
Vancouver’s Downtown East Side.  
Source: Dialog 

The City of Rossland is rebuilding their city hall with 37 affordable housing units 
on the second, third, and fourth floors of a new complex.  
Source: Boni Maddison Architects 
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For Example: Centrepoint Mixed-Use Affordable Housing Project in Squamish 

Centrepoint is a mixed-use development located in Downtown Squamish. This project was the result of an innovative partnership 
model where a non-profit community group and faith-based organization collaborated to construct a new community facility with 32 
units of affordable rental housing and a range of faith and community programs. The 0.5 acre site was formerly home to two 
Squamish United Church buildings, one of which was demolished, the other retained and incorporated into the new development. 
The community hub exemplifies co-location opportunities – included within the facility are meeting rooms, offices and commercial 
kitchens, individual spaces for the Church congregation, child care, affordable housing units, and Sea-to-Sky programs and services.  

The project was made possible through dedicated capital fundraising campaigns, led by both Squamish United Church and Sea-to-Sky 
Community Services, financing provided by Vancity Credit Union and BC Housing, land donated from Squamish United Church, 
ongoing support from the District of Squamish, and additional donations from local foundations.  
 

 

Source: CPA Development Consultants 
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CULTURALLY SAFE HOUSING OPTIONS 
• Indigenous households are in need of additional culturally safe housing options, including intergenerational housing models. This

includes affordable housing, rental housing, seniors housing, housing for families, supportive housing, and shelter for people

experiencing homelessness. Across these housing needs, it is important to consider how to deliver housing options that meet the
needs of Indigenous households in particular. Close collaboration with First Nations communities can help to determine what

culturally safe housing options are needed for particular communities, both on- and off-reserve.

• Recent provincial funding initiatives, such as the Indigenous Housing Fund, are geared toward the provision of social housing for
projects on and off-nation reserves. The Community Housing Coordinator could act as a liaison between the District and
Indigenous organizations (e.g., MQHS, Mission Friendship Centre) to outline a framework for collaboration and housing priorities.

This framework will help to ensure Indigenous organizations are well-positioned and supported to prepare submissions for housing

funding calls.

For Example: Nuutsumuut Lelum in Nanaimo 

Nanaimo Aboriginal Centre (NAC), in partnership with 
government agencies and other community organizations, 
undertook the creation of Nuutsumuut Lelum, a 25-unit rental 
housing complex for Indigenous families, youth, and Elders, 
anchored by a communal space for gatherings, celebrations, 
and other activities. This project was built to the Passive 
House Standard, which means it requires very little energy to 
achieve a comfortable temperature year-round, making 
conventional heating and air conditioning systems obsolete. 
The project received funding from the Government of Canada 
through Canada Mortgage and Housing Corporation and from 
the Government of British Columbia through BC Housing under 
the Social Infrastructure Fund.  Source: SAB Magazine 
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LIVABILITY & SUSTAINABILITY IN NEW HOUSING PROJECTS 

Affordable housing relies on partnerships, particularly with senior levels of government who are capable of providing capital 

contributions or ongoing operational subsidies. The BC Housing Design Guidelines & Construction Standards provide guidelines and 

standards for affordable housing projects whose capital and/or operating budgets are funded or financed by BC Housing regardless of 

project type. In addition to the general guidelines and construction standards, BC Housing also provides Shelter Design Guidelines and 

Design Guidelines for Women’s Safe Homes, Transition Houses, Second-Stage Housing, and Long-Term Housing. These guidelines and 

standards help to provide a framework for new subsidized housing projects. These resources will be beneficial for the District’s 

Housing Planner who may wish to explore the different guidelines and ensure that new projects adhere to these established 

standards.  

PARTERNSHIPS WITH THE FVRD  

With rising housing costs, low-income residents are increasingly at risk of housing precarity or homelessness. With residents in many 

of the FVRD communities struggling to find affordable housing options, a regional response to housing challenges may be worthy of 

further pursuit. Given there is limited public land available for housing projects in Mission, a regional land-banking approach may be 

worthy of further consideration. Land banking can help to ensure there is available public land for projects – and a land commitment 

is an important piece to ensure project viability and secure funding. Further dialogue with the FVRD and other Fraser Valley 

municipalities can help to assess the feasibility of a land banking program and new non-market housing projects, such as a network of 

safe homes for women and children fleeing domestic violence across the FVRD.  

PARTNERSHIPS WITH BC HOUSING AND FRASER HEALTH  

The District of Mission’s Housing Needs Assessment indicated there is a need for housing with support services, for people living with 

mental and/or physical disabilities. Currently, Fraser Health operates approximately 20% of all supportive housing units in Mission, 

which is a sizable proportion of the District’s existing units. It may be beneficial to explore a more formalized partnership with both 

Fraser Health and BC Housing. This would also help to ensure the District and community non-profits would have the required 

supports in place prior to the announcement of new funding programs. A Memorandum of Understanding represents a viable option to 

explore partnerships with both BC Housing and Fraser Health, as the provision of supportive housing services relies on provincial 

assistance, as well as non-profit operational expertise.    
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NON-PROFIT FUNDING APPLICATIONS  
• The District’s Housing Needs Assessment identifies priority areas for special needs housing, including housing for women and 

children escaping violence, housing for youth, housing for people with mental and physical disabilities, and housing for seniors. 

The Community Housing Coordinator can connect with Mission non-profits (e.g., Mission Community Services, Mission Friendship 
Centre, MQHS, SARA, Lookout Housing and Health Society, Mission Association for Seniors Housing) to evaluate the capacity of 

organizations currently located in Mission to undertake a new housing project.  

• If capacity concerns arise, the Community Housing Coordinator can liaise with other non-profits based in the Lower Mainland 
(e.g., YWCA, Salvation Army, Atira) to assess their interest in undertaking a new housing project in Mission. A clear municipal 
commitment to support new non-market housing projects can increase the likelihood other non-profits will explore housing 

projects in Mission. When evaluating funding submissions, it is important to demonstrate the many commitments (e.g., land, 

financial) a project has already secured, as that will help to demonstrate a proposed project is viable to funding partners.  

 

 

 

  

For Example: The Switchback in Chilliwack 

The Switchback is a supportive housing project for youth experiencing or at 
risk of experiencing homelessness in the Fraser Valley. Located at 46003 
Mellard Ave., the two-storey building consists of eight one-bedroom and eight 
two-bedroom suites, each with a private washroom, kitchen, and in-suite 
laundry. The building has been recently renovated and has a shared kitchen, 
dining area, storage and amenity space, and a dedicated supportive services 
suite for on-site staff. Cyrus Centre, an experienced non-profit housing 
provider, will operate the new supportive housing and provide residents with 
services that include meals, clothing, advocacy, schooling, counselling and 
life-skills training.  

The Province purchased the building for $3,896,500 through the Supportive 
Housing Fund. The City of Chilliwack provided $450,000 for the purchase. 
Residents will be identified through the Ministry of Children and Family 
Development or self-referred. However, they do not need to be receiving 
services from the ministry to qualify.  Source: Chilliwack Progress 
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ALTERNATIVE CONSTRUCTION METHODS TO REDUCE COSTS 

An innovative approach to construction can help to reduce construction costs; however, it is important to recognize certain building 

forms, such as modular construction and recycled shipping containers are better suited to projects with smaller units that do not 

require much design flexibility. Modular construction in particular does not offer significant savings on construction costs but can 

reduce a project timeline and longer timelines tend to increase a project’s soft costs. For projects that rely on government funding, 

it is difficult to reduce soft costs significantly, as many expenses are related to managing funding requirements. Both modular 

construction and recycled shipping containers may be explored for projects with smaller units (i.e., studios) that do not require much 

design flexibility.  

 

For Example: Atira’s Oneesan Housing for Older Women in Vancouver 

Oneesan, which means “older sister” in Japanese, was named in honour of its 
location in historical Japantown. Oneesan offers 12 units of long-term, 
independent housing to women, age 55 and over, who have experienced violence 
and abuse. Located at 502 Alexander Street, the three-storey building is Canada’s 
first shipping container housing development. There are six social housing units as 
well as six units at Housing Income Limits rental rates. All units are self-contained 
studio suites (280-290 sq.ft.) with their own kitchen, bathroom and laundry. An 
intergenerational mentorship program allows for interaction and guidance 
between the older women at Oneesan and the young women living next door at 
Imouto Housing for Young Women. The mentors from Oneesan cook communal 
meals three times a week and contribute to Imuto’s weekly Sunday Brunch. The 
hard construction cost per unit totaled $82,500, which Atira compared to the hard 
costs of a 320 sq.ft. unit at another nearby development which totaled $220,000. 
Housing constructed using shipping containers as the base structure are 
significantly lower in cost per unit as compared to typical social housing projects.  

Source: Atira Women’s Resource Society 
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Increase Advocacy, Awareness, and Education Roles 
The purpose of this policy objective is to coordinate, support, and provide information for tenants, landlords, non-profit 

societies and homebuyers to access the assistance they need in finding affordable, appropriate housing.   

HOUSING EDUCATION COURSES FOR MISSION STAFF & NON-PROFITS 
• The British Columbia Non-Profit Housing Association (BCNPHA) has an online learning portal (HousingU) with blended and self-

serve courses in a wide range of topics including leadership, operations and asset management. With Mission’s new density bonus 
bylaw in place, there may be greater opportunities for non-profit providers to operate and administer units in mixed-market 
buildings. In addition to this, non-profits interested in embarking on their own development projects may benefit from a course 

designed to support board members and staff interested in building affordable housing. 

• The Ready, Set, Build! course has been offered for many years and could be a beneficial program for District staff, particularly 

the potential new positions of District Housing Planner and Community Housing Coordinator.  

RESOURCES FOR TENANTS AND LANDLORDS 

Financial literacy and education programs on tenants’ rights and responsibilities are a low-cost way to support housing stability and 

prevent housing loss for at-risk renters. The District of Mission, through their new Community Housing Coordinator role, could engage 

with Ready to Rent BC, a Renter Readiness program, to obtain ideas on creating greater awareness of tenants’ rights and 

responsibilities. These trainings can be two-fold – in addition to a session focused on tenant rights and responsibilities, a session with 

landlords would be beneficial. Following initial training sessions, the Community Housing Coordinator could work with local non-

profits to develop a tenant toolkit which would be located on the District’s Housing Portal. Legislative changes would be flagged and 

any information related to provincial rent freezes or government assistance programs would also be posted.   

POLICIES AND PRACTICES THAT ALLOW RENTERS TO KEEP PETS 

BC’s Residential Tenancy Act allows the prohibition of pets in rental units (i.e., a landlord can refuse to rent a unit to someone with a 

pet). While there are few precedent examples of agencies with policies that specifically address concerns around pets in rental 

housing, the District of Mission can actively support existing efforts and advocate for changes that support a pet-inclusive rental 

housing supply, such as liaising with local non-profits to understand issues and opportunities. The Community Housing Coordinator 
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may help to assist with this initiative. Additionally, advocacy efforts to the Province may be worthy of further pursuit, similarly to 

Vancouver City Council’s motion in late 2020 to lobby the province to end pet restrictions in rentals. It is important to note 

municipalities do not have jurisdiction over pets in rentals.  

 

USER-FRIENDLY HOUSING PORTAL ON DISTRICT WEBSITE 

A Housing Portal would act as a one-stop service on the District’s website, allowing tenants, landlords, non-profits, and other groups 

involved in housing to access information related to available units, tenant assistance programs, upcoming trainings and engagement 

activities, and other relevant materials. The Portal would likely also provide a link to the District’s digital tracking system for 

development applications and a link to the Fraser Valley’s Social Housing Inventory for Mission. This Portal would serve as a central 

repository for all housing-related items in the District.  

PUBLIC INFORMATION CAMPAGIN ON GROWTH MANAGEMENT 
• As Mission continues to experience growth pressure, more multi-unit development is anticipated, which is not a large part of the 

District’s housing fabric to date. As new higher-density housing forms emerge in key growth areas, along with infill housing in 
Mission’s residential neighbourhoods, a public information campaign is warranted to provide more clarity around the District’s 

For Example: Pet Policy at Pacifica Housing 

Pacifica Housing recently revised their pet policy to allow pets in 5 to 10 of their 36 buildings. Pacifica will monitor the impact of 
the new pet policy and survey reactions of neighbours: 

• The new policy will require spaying and neutering of pets; 

• Initially, only indoor cats will be allowed; 

• Owners must obtain pet identification or license as required by the municipality; and 

• To accommodate allergies or comfort of other tenants, Pacifica will maintain buildings or floors in buildings where pets will not 
be allowed.  
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priorities for new housing development. This campaign could be tailored to speak to many of the community amenities that new 

growth will help to pay for, as well as information about projected growth and limited land capacity. A historical analysis of 
Mission’s urban fabric can help to illustrate how the District has changed over time and how future change will be managed. The 

Sustainable Housing Committee would be well-positioned to assist with this exercise and coordinate with District housing staff.   

• A key element of a public information campaign is a corresponding growth management framework that directs higher-density 
development to town centres, transit nodes, and arterial streets. Such a framework is supported by detailed neighbourhood 

planning, as growth is also anticipated in lower density forms, throughout Mission’s established neighbourhoods.  

EDUCATING THE PATH TO DEVELOPMENT  
• The development sector can be complex and difficult to navigate for those who have not completed a housing project previously. 

With non-market development, it can be particularly challenging to get a project off the ground as funding and financing can be 
complicating factors. Explanatory materials to support the non-profit sector and other interested individuals and groups with the 
development process may be a viable option for further consideration. These materials can be created by the Community Housing 

Coordinator and distributed as pamphlets and available on the District website.  

• A high-level process is outlined on the following page and while each development process will be slightly distinct, there are 

certain important milestones and markers worthy of consideration.   
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Path to Development 

• Need + Demand: A needs analysis (such as the District’s 2020 Housing Needs Assessment) identifies housing gaps, needs, and priorities to
inform a site-specific feasibility study, business plan, funding proposal, or portfolio planning. Funders such as BC Housing and CMHC
require evidence of demonstrated need and the indicators and key findings in the District’s recently completed Housing Needs
Assessment fulfill this purpose.

• Feasibility Study + Business Plan: More detailed work, typically with the services of a development consultant, can help to determine
what might be possible on a particular site, from a regulatory perspective and a financial perspective. This step assumes land has been
acquired or provided for the project – typical options include municipal or provincial land, or land donated or owned by a non-profit,
faith-group, or community-based agency. A development consultant can assist with completing the required proformas and regulatory
review to determine what might be feasible on the identified site. Pending the capacity of a non-profit, seed funding applications may
need to be initiated at this stage to cover the costs of pre-development work.

• Concept Development: This stage is where the project begins to come to life, with the assistance of an architect. Based on the needs
analysis and the target population, direction is provided to the architect regarding space needs and facility requirements. These inputs
can then be translated into a high-level site plan which denotes layout, access, and general configuration. A rendering is typically
produced at this stage to understand the look and feel of the building’s exterior. Concept development can help to inform funding
proposals, capital campaigns, and detailed design work. Available funding programs are continuously evolving, but typical funding
sources include BC Housing, CMHC, and the Federation of Canadian Municipalities.

• Approvals, Pre-Construction, + Detailed Design: During this stage, the required entitlements are secured (i.e., rezoning application,
development permit) and public engagement is undertaken. Consultation can also occur during the concept development stage – each
development process is unique and local governments may have particular requirements related to consultation. Following the approvals
process, the pre-construction due diligence tasks are completed, which typically include environmental studies, geotechnical reports,
and hazmat testing. The development consultant will help to coordinate these studies and set up regular project working groups with the
Society Board, a steering committee, and project partners. These meetings provide a regular touchpoint to discuss detailed design work
completed by the architect and other design consultants. When working drawings are complete and have received sign-off, the project
goes to tender.

• Construction: The construction process involves many steps, including mobilizing trades, site works, constant problem solving and
regular project management meetings. The development consultant and construction manager typically work closely together throughout
this stage, pending the project delivery process that has been arranged.

• Occupancy: The final stage is an exciting one and typically begins earlier in the project process as tenant selection can require more
complex work involving operating agreements, criteria development, and application review. Once the tenants have been identified,
move-in day is an important milestone and moment to celebrate. Following move-in, project close involves several administrative tasks
and deficiency walk-throughs.
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Next Steps 
This report represents the first deliverable of the District of Mission’s Affordable Housing Strategy process and explores 27 policy 

options informed by research and best practices. Once reviewed by staff, these policy options will form the basis of a targeted public 

consultation campaign with stakeholders and local residents. Feedback from engagement will be summarized in a memorandum, 

providing key direction for additional policy development. A short-list of policy options will be selected for further analysis and will 

be the central focus of the forthcoming Affordable Housing Strategy, in addition to detailed implementation steps.  
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M E M O R A N D U M

This memorandum outlines a summary of feedback received from stakeholders during 
consultation events hosted in April 2021. The project team facilitated interactive workshops 
with the Development Liaison Committee and the Sustainable Housing Committee. These 
sessions provided valuable feedback for the project team and key themes will help to inform 
the Affordable Housing Strategy. The mural boards from each session are attached to this 
memorandum.  

DEVELOPMENT LIASION COMMITTEE VIRTUAL WORKSHOP 
This workshop provided two opportunities for participants to comment on the interactive 
digital whiteboard. The first collaborative discussion focused on process challenges, while 
the second focused on process opportunities. Key themes are summarized below.  

Process Challenges 

• Application processing timelines & requirements: Participants expressed a desire for
quicker turnarounds on development applications, as well as simplified application
requirements. Currently, developers and builders are completing the same studies at
different stages of the approvals process, which adds to the cost of housing. Different
planning applications require the same studies, which participants felt to be a
duplication and unnecessary.

• Affordability considerations: There was a desire from participants to focus on housing
supply to create more affordable housing, as opposed to focusing on the definition of
affordability.

TO: District of Mission 

FROM: CitySpaces Consulting 

DATE: May 11, 2021 

RE: Affordable Housing Strategy – Stakeholder Engagement Summary 
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• Disconnect between municipal policy & Council decision-making and relationship to
community opinion: While the OCP provides a framework for growth, it has been
challenging for the local community to accept new forms of development. Recent
proposals that conform to the OCP have not been approved by Council because of
public opposition, which has created uncertainty for developers. With project
uncertainty, timelines can be extended which may increase project costs, making
development feasibility challenging.

• Simple & clear policies: Participants specified greater clarity around housing policy
and process would be beneficial. For staff, it is not clear what can be offered to
developers who are able to provide affordable housing. Participants referenced a
desire for “cheat-sheets” or “how-to’s” to ensure housing policies and the
development process are straight-forward for applicants.

Process Opportunities  

• Clarify development costs to external groups: Participants expressed a desire to
clearly demonstrate the costs associated with the development process to the public,
staff, and other key stakeholders. This can help to dispel misconceptions and educate
those outside of the industry on the costs and factors that influence decision-making.

• Streamline development process & improve certainty: Several participants
emphasized a need to streamline the existing process. There was limited interest in
incentives – the current framework is sufficient but greater certainty is needed to
ensure applicants can turn their projects around quickly. Supply was seen to be critical
in addressing affordability concerns.

• Use the Affordable Housing Strategy strategically: The forthcoming Strategy is an
opportunity to bridge the public knowledge gap between the OCP and development
applications received at Public Hearings. The Strategy can outline an approach to
increasing housing supply, including information about diverse housing forms. The
Strategy can also be used to support new neighbourhood planning, particularly
around land use and housing form.

• Consider involving Qualified Professionals in the building review process: Given
many applicants are already required to complete due diligence studies, consider
using these studies in lieu of requiring the City’s building inspection process.
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• Assess opportunities & challenges with mixed-tenure development: Participants
expressed concern that mixed tenure buildings can require separate amenity spaces
for residents. Overall, mixed-tenure development was seen as challenging by some
participants.

• Recognize culture shift: Staff indicated there is a need to move away from “hand-
holding” developers and instead ensure that the application process is
straightforward, as additional assistance from staff is unlikely. Staff capacity was also
recognized as a limiting factor and more complex policies will be challenging to
implement for this reason.

SUSTAINABLE HOUSING COMMITTEE VIRTUAL WORKSHOP 
This workshop provided two opportunities for participants to comment on the interactive 
digital whiteboard. The first collaborative discussion focused on policy challenges, while the 
second focused on policy opportunities. Key themes are summarized below.  

Policy Challenges 

• Difficult to define affordability: While there is a focus on building affordable housing,
it is important to recognize there is not a single number that represents affordability
for different household types. In addition to social housing, there is a particular need
to provide housing that is affordable for households earning between $30,000 -
$50,000.

• Transportation challenges: As a car-centric bedroom community, access to a vehicle
is a prerequisite for many Mission households. This can add significant costs for low-
income households. In recognition of transportation costs, there is a need to consider
access to transit and connectivity when evaluating affordable housing applications.

• Lack of available and appropriate land: Non-profits have struggled to secure land for
housing projects as there are not many available publicly owned parcels that are
suitable for new housing projects.

• Smaller units and more accessible housing: Larger units can be expensive and there
is a need for additional 1- and 2-bedroom units, particularly for women and children
fleeing domestic violence. Accessibility can also be challenging in new multi-level
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townhouse developments – there is a need for physical design to reflect a diversity of 
household types.   

• Application requirements & rezoning: Currently, the District requires DCCs to be paid
upfront, which can be a challenging requirement as many projects do not have
substantial capital generated until a building is occupied. Additionally, there have
been recent instances of properties getting continuously rezoned, driving up the cost
of the land, yet no development occurring. There is a desire to tie rezoning to
development to limit speculation.

• Neighbourhood planning & public communication: As Mission continues to
experience growth, there is a need to better communicate growth management
practices to local residents. Public communication campaigns can help to explain the
trade-offs associated with higher-density development and how more people living in
a particular location impacts land use planning.

Policy Opportunities  

• Ensure landlords are aware of their rights & responsibilities: Provide resources clearly
outlining the legislative framework regarding landlord responsibilities – particularly to
ensure tenants are not taken advantage of in certain circumstances.

• Explore strategies to further support renters: When a building undergoes
redevelopment, it can be particularly challenging for tenants to navigate that process.
Participants recommended additional assistance be provided in those circumstances.

• Consider downtown revitalization initiatives and incorporate housing: Participants
identified the possibility of encouraging housing above retail and commercial spaces
along Main Street. Commercial avenues can be designed as complete communities
and there is an opportunity for further intensification and revitalization along Main
Street in particular.

• Design a public communications change management campaign: Participants
indicated there is a lack of understanding around growth management and land use
planning and a need for the District to better communicate its approach to new
housing development and density. It appears there are misconceptions around local
demographic trends, and such a campaign could also help to dispel misinformation.
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Recently, the real estate market in Mission has experienced significant demand and a 
change management campaign could be beneficial for new residents who have 
recently moved to Mission.   

• Consider strategies to address undevelopable public land: Given the lack of available 
and appropriate land for non-profit housing development, participants identified the 
possibility of selling surplus District-owned lands that are not useable and re-investing 
those profits in other housing initiatives.  

• Develop communication materials to destigmatize homelessness, addiction, and 
subsidized housing: Non-profit societies indicated there can be judgment and 
misunderstanding of people experiencing homelessness, using substances, and/or 
living in rental housing. There is an opportunity to engage in “myth-busting” to ensure 
stereotypes are not perpetuated through social media and other communication 
platforms. A District-led communications program could greatly assist with dispelling 
misinformation.  

• Employ a complete community lens to city-building: Land use planning should 
provide local amenities and services to ensure people can meet their needs within 
their communities. This can be more easily attained with higher density development, 
which should be communicated to local residents.   
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all fees and

charges

decrease

affordibilty 

Understand how

projects are

analyzed, and how

developers make

decision - where,

when, what

incentives to use

what is the

end product?

Work back

from there

ROI required

for financing

Margins don't

work in Mission

/ FVRD at this

time for density

bonus

Developers

will tap into

CMHC

financing

rents are 10%

below market

rent - is that

affordable?

no need to attract

new developers

here, focus on

current projects in

the pipeline to get

units online

need more

product

eliminate

uncertainty

more fees on

developers, is

passed on to

consumers

~25% of

purchase

price are

government

fees

certainty is

more

important

than

incentives

two-way

accountability

(partnership)

flexibility in

the program,

requirements

improve

integrating

higher density/

infill in existing

neighbourhoods

need help

envisioning

change / in

context

wave public

hearings for

social housing /

affordable

housing projects

like CoV?

Possible

under LGA?

PROCESS GAP: Front

end work done at CoV,

but in Mission goes

straight from OCP to

rezoning....without any

in-between steps to

understand change

AHS can be

the in-

between

Weave AHS

into

neighbourhood

plans

speed things

up

Streamlining

Qualified

professionals to sign

off on things..like

Abbotsford, could

speed things up (e.g.

private building

inspector)

no mixed-

tenure (rental

and strata) -

challenge for

sales

Staff need

technology,

resources,

support to help

expedite

processes

Know staff's

capacity to

inform

implementation

plan - what can

actually be done

Process Opportunities & Suggestions

Use existing

reports

instead of

double-up

Incentives to consider to close the gap for achieve rental?

Processess refinements?

What processes could help make rental more competitive? 
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Mission SHC Workshop - Worksheet

the real

issue in

Mission is....

Illegal suites

are being

shut down. 

There is a

shortage in

housing

itself. 

Stigma attached

to clients that

receive IA/PWD

benefits. 

lack of

available (and

appropriate)

land for

nonprofit use

Having DCC's

payable at the

beginning of the

project rather

than at the end.

Developers

go through

rezoning and

then flip the

property

Neighbourhood

plans would help

communities

accept some

increased density

accessibility

issues 

Rapid growth of

Mission

population may

not now be

reflected in the

policies

The need for

rezoning

applications could

be reduced if the

rezoning was

already in place.

Transportation

issues

Defining

"affordable"

a general car culture/

dependency in the

community

significant need for

affordable one and

two bedroom rentals

where low income

renters might move

from supportive or

transitional housing 

I wonder about how

to speak into some

of the Facebook

groups negativity

about density and

affordable housing?

Current Challenges with Existing Policy

it would seem that

greater communication/

education/engagement

with Mission community

is needed to better

understand and accept

new housing

opportunities in their

neighborhoods 

If the district is

sitting on land that

isn't developable

why not sell it off

and purchase more

suitable land

I'd like to see

the council

build homes

and rent

them out I would like to see

policy that could

lead to housing

stability... not sure

what that looks

like? 

as more people move

out to Mission from

Greater Vancouver, it

seems that a clash of

expectations and

cultures is imminent -

getting out in front of

that will be a challenge

and an opportunity

Continue to support

development of

secondary suites and

coach houses

Non-profit support for

tenancy in mixed use

development is different than

non-profit property

management and developers

need to understand which is

involved when they provide

'affordable units' in a density

bonusing situation.

A certain percentage of

new condo construction

made available to non-

profit housing providers

at cost? - Mandated?

the District has a role

to play in helping

destigmatise

homelessness,

substance use, and

poverty... non-profits

can help but can't do

it all

to increase rental

stock and help

revitalize Main street,

could the district

encourage more

rental housing above

retail there?

Tell

STories

Policy Opportunities & Suggestions

What should the District consider incorporating in the strategy? Dream big! What would make a difference for your work and clients?
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Mission Sustainable Housing Committee (MSHC) 
2021 Meeting Schedule 

Unless otherwise notified, all meetings of the MSHC are held via Zoom videoconference, from 
3:00 pm to 4:30 pm. 

Thursday, February 4 

Thursday, March 4 

Thursday, April 1 

Thursday, May 6 

Thursday, June 3 

Thursday, September 2 

Thursday, October 7 

Thursday, November 4 

Thursday, December 2 
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STAFF REPORT 

STAFF REPORT Page 1 of 3 

To: Chief Administrative Officer   Date: May 17, 2021 
From: Paul Butterfield, Engineering Technologist III – Traffic & Transportation 
Subject: Amendment to the Traffic Regulation Bylaw 1698-1987 and Bylaw Notice 

Enforcement Bylaw 5700-2018 

Recommendations 
That the proposed amendments to the Traffic Regulation Bylaw 1698-1987 and Bylaw Notice 
Enforcement Bylaw 5700-2018 be considered for first three readings. 

Purpose 
The purpose of this report is to present a Traffic Regulation Bylaw amendment and a Bylaw Notice 
Enforcement Bylaw amendment to prohibit recreational vehicles from being occupied as living 
quarters while parked on a Highway. Highway is defined as every street, road, right-of-way, road 
allowance, boulevard, trail, walkway, pathway, lane, bridge, trestle, ferry landing, approach, and 
any other way used by or intended for use by the public, and includes the roadway, curb and 
gutter, sidewalk, shoulder, boulevard, and ditch. 
This change is consistent with the District Zoning Bylaw which prohibits recreational vehicles 
parked on any private property from being used as a dwelling unit. 
Traffic Regulation Amending Bylaw 6044-2021-1698(17) and Bylaw Notice Enforcement Bylaw 
6045-2021-5700(5) is listed for consideration for the first three readings in the “Bylaws for 
Consideration” section of the agenda. 

Background 
The District frequently receives complaints related to recreational vehicles parked overnight on 
District roads. The complaints typically originate from residents and businesses and relate to the 
impacts on available parking for residents, staff and customers and the impact to surrounding 
areas as a result of debris, noise, improper waste or sewage disposal, unsightly or wrecked 
vehicles, improper electrical connections, and parking violations (i.e. over 48 hours, 
impeding/blocking sidewalks etc.).  
The Zoning Bylaw currently prohibits the use of recreational vehicles as dwelling units while 
parked on private property. The Traffic Regulation Bylaw currently permits some large vehicles to 
park on District roads for a maximum of 48 hours continuously with no restriction on overnight 
parking. Commercial vehicles having a licensed gross vehicle weight in excess of 5000 kg, trucks 
buses, recreational vehicles, tow cars or any equipment, are currently prohibited from parking in 
residential areas on any street. Bylaw’s staff typically works with the occupants of recreational 
vehicles to inform them of the requirements of the Traffic Regulation Bylaw. Bylaw staff consider 
the specific circumstances of each situation and, where applicable, may help connect the 
occupants of the vehicle with social services that may be able to assist with suitable housing. 
Issuance of tickets and towing vehicles is typically only used as a last resort where voluntary 
compliance cannot be achieved. 
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STAFF REPORT  Page 2 of 3 

Discussion and Analysis 
To address the growing concerns of residents and businesses, the proposed amendments to the 
Traffic Regulation Bylaw and Bylaw Notice and Enforcement Bylaw will continue to provide large 
vehicle parking on District roads for a limited amount of time in designated areas; however, these 
proposed amendments are intended to provide greater motivation of the occupants of recreational 
vehicles to find suitable housing.  
The proposed changes to the Bylaws include the following: 
Traffic Regulation Bylaw 1698-1987 

(a) Define “Living Quarters” as a means to occupy a space temporarily or permanently and 
includes a space used for the purposes of sleeping and/or cooking.  
 

(b) Add Clause 8.11 “Use of Recreation Vehicle as Living Quarters” to state “No person(s) 
shall occupy a recreation vehicle as a living quarters while it is stopped or parked upon 
any highway except at a location approved for that purpose by the District.” 

 
Bylaw Notice Enforcement Bylaw 5700-2018 
 

(a) Addition of the following offense and penalties to Schedule “2”:  

Offence Section 

Fine Effective 2021 

A1 
Penalty 

A2  
Early  

Payment 
Penalty 

A3  
Late 

Payment 
Penalty 

A4 
Compliance 
Agreement 
Available 

occupy recreation 
vehicle as living 
quarters 

8.11 $250 $175 $325 No 

 

Enforcement 
The District’s response to unlawfully parked and occupied large vehicles will continue to vary 
depending on the occupant’s individual circumstances. Issuance of tickets, towing and 
impounding recreational vehicles will be considered only after efforts at voluntary compliance 
have failed. This response is consistent with the enforcement practices of other Lower Mainland 
municipalities. The proposed amendments to the Traffic Regulation Bylaw and Bylaw Notice 
Enforcement Bylaw will allow Bylaw Officers to issue a violation notice to an owner, lessee or 
operator of vehicle being occupied as a living quarters while parked. This change will bring the 
Traffic Regulation Bylaw in line with neighbouring local government practice, provincial practice 
and the District’s Zoning Bylaw.  
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STAFF REPORT  Page 3 of 3 

Council Goals/Objectives 
The proposed bylaw amendments are consistent with Council’s Safe Community Strategic 
Focus Area. 

Financial Implications 
There are no financial implications associated with this report. 

Communication 
If adopted, staff will apply the bylaw amendments as appropriate. No communication action is 
required. The amended Bylaws will be made available on the District’s website. 

Summary and Conclusion 
This report details proposed revisions to the Traffic Regulation Bylaw 1698-1987 and Bylaw 
Notice Enforcement Bylaw 5700-2018 to include provisions for regulating the use of recreational 
vehicles as living quarters. The proposed changes will result in a more industry standard 
approach to dealing with persons living in recreational vehicles and consistency with the 
District’s Zoning Bylaw. It will give Bylaw Officers the ability to issue violation notices to persons 
in contravention of the proposed bylaw when all other means of enforcement have been 
exhausted. 

Report Prepared by: Paul Butterfield, Engineering Technologist III – Traffic & 
Transportation 

Reviewed by:   Tracy Kyle, Director of Engineering & Public Works 
Approved for Inclusion:  Mike Younie, Chief Administrative Officer 
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