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Proposed Boundary Realignment for Mission’s Downtown 

Development Incentive Program 
August 14, 2020 

Background - The Downtown Development Incentive Program (DDIP) 

The District of Mission Council requested staff to examine options for realigning the Downtown 

Development Incentive Program (DDIP) boundary to help support the development of affordable 

rental and ownership housing for residents who could live within an expanded downtown area.  

By expanding the DDIP boundary, this program’s financial incentives could help facilitate new 

apartment and mixed-use development adjacent to the downtown core.  The DDIP’s financial 

incentives include: 

• Façade Improvement Program 

• Property Tax Exemption 

• Reduced Application Fees 

• Relaxed parking & Building Height – Residential Development 

• Reduced Community Amenity Contribution (CAC) 

Mission’s Housing Needs Assessment report noted that there is a shortage of all types of housing 

in Mission, particularly affordable and rental accommodation. One approach to meeting these 

needs would be to utilize the DDIP financial initiatives to assist in producing affordable rental and 

ownership housing units next to the downtown commercial core.  

The DDIP evolved as a key initiative of the 2013 MissionCity Downtown Action Plan, (Council 

policy LAN.58) that provides overarching policy direction for Mission’s downtown core 

development.  A key economic initiative stated in the Action Plan, shown with the 10 Big Move 

map below, is to: “improve the economics of downtown development by introducing development 

regulations and incentives that improve the overall viability of downtown development.” 

 



Page 2 of 8 
 

Based upon the MissionCity Downtown Action Plan, the Downtown Development Incentive 

Program (DDIP) was prepared and applies within the boundaries shown in the map below. 

 

Proposal for Realigning the DDIP Boundary  

Following from requests by development applicants with apartment projects adjacent to the 

current DDIP boundary, Council requested staff to explore options for a revised program 

boundary. On July 22, 2020, staff recommended a realigned DDIP boundary together with an 

implementation strategy to coordinate municipal bylaws and policies required to administer the 

program’s mandate in an expanded area including:  the Official Community Plan’s (OCP) 

MissionCity Downtown designation, the OCP Mission City Downtown Development Permit Area, 

District bylaws and policies (including the MissionCity Downtown Action Plan and the DDIP 

Façade Improvement Program); 

A revised boundary for this program will provide opportunities for apartment & mixed-use 

developments to benefit from DDIP’s economic incentives.  In turn, the development of new 

housing units in an expanded program area should provide economic support for downtown 

businesses with the addition of new residents and customers living next to the downtown core. 

In order to engage with Mission residents and business owners, District of Mission staff presented 

the proposed program boundary change to the Mission Downtown Business Association (DBA) 

at its Annual General Meeting on August 5, 2020. Information about the proposed boundary 

change is included in Mission’s website, as an alternate to an in-person presentation.  A public 

hearing is scheduled on August 24, 2020 for the Official Community Plan amending bylaw 

required for realigning the boundary of the Mission City Downtown Development Permit Area.  

This OCP Amending Bylaw will ensure consistency between the boundaries of the Mission City 

Downtown Development Permit area and the updated area for the Downtown Development 
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Incentive Program.  Additional information about the Downtown Development Incentive Program 

is available in reports and a brochure found in this website. Bylaws and policies needed to 

implement the program’s expanded administration area are expected to receive final bylaw 

adoption and policy approval in September, 2020. 

 

Implications of Realigning the DDIP Boundary 

Changing the boundary of the Downtown Development Incentive Program (DDIP) has economic, 
social and environmental implications that could include: 

• Lost property tax revenue over 10 years; 
• CACs refunded; 
• Potential for including affordable housing; 
• New apartment residents would support downtown businesses and cultural activities; 
• Transit-oriented development (transit use); 
• Enhance air quality – ‘walkable’ downtown allows residents to shop in the downtown 

core by walking there instead of driving; 
• Using the Mission City Downtown Development Permit guidelines in the Official 

Community Plan, will ensure that new mixed-use and apartment projects will be 
designed and constructed to a high architectural standard, creating an attractive living 
environment. 
 

Mission’s Housing Needs and Realigning the DDIP Boundary 

 
According to Mission’s Housing Needs Assessment report: 

 

• “Mission needs to build more housing every year just to keep its head above water.” 

• “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.” 

• “The cost of housing in Mission for both ownership and rental units is going up faster than 

household incomes.” 

 

The DDIP includes a property tax exemption component to promote development and stimulate 

the downtown economy, and to encourage the construction for mixed-use commercial/residential 

or residential only development.   

 

Understanding that there will be economic implications associated with supporting new mixed-

use and apartment development within an expanded program area, there will be corresponding, 

mutually-supportive opportunities for constructing affordable rental, market rental and market 

condominium apartment units in an area within and immediately next to the downtown core where 

shopping and community services are provided. 
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Options for Expanding the DDIP Boundary 

Four approaches were examined in the process of reviewing the DDIP boundary that included: 

 

Option 1  Retain the current DDIP boundary (no change); 

 

Option 2 Include properties within the current OCP Mission City Downtown designation; 

 

Option 3 Include a small selection of properties located on 3rd Avenue; and 

 

Option 4 Include properties to the west and north of the current DDIP boundary. 

 

Each of the four boundary options has its own merits.  Recognizing the impetus to develop new 

affordable rental and condominium apartments north of the current downtown boundary, Option 

2 was ultimately recommended to Council.  By expanding the DDIP boundary north, it is designed 

to match the OCP MissionCity Downtown designation boundary.  This expansion is to the north 

of the current program boundary will help to focus medium and high density mixed-use and 

residential development in an area immediately adjacent to the downtown business core.  By 

providing incentives for higher density development in this area, multiple economic, social and 

environmental benefits could occur for this area.  

 

Corresponding with the recommended program boundary adjustment, a number of municipal 

bylaws and policies are required to be amended to administer the program’s economic incentives 

and to provide coordination between the various bylaws and policies for this expanded 

administrative area.    The four options reviewed are shown in the following two maps.  The 

recommended boundary for the Downtown Development Incentive Program is shown on the map 

following the option maps. 
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DDIP Boundary Options 1 – 3 

 
 

DDIP Boundary Option 4 
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Proposed Realigned Downtown Development Incentive Program Boundary 

 

 
 

 

Boundary Coordination and Implementation Requirements 

 

The initiative to realign the program’s boundary requires coordinating and updating associated 

municipal bylaws and policies needed to administer development within an expanded/realigned 

Downtown Development Incentive Program applies.  Key updates include: 

 

• Adding properties to the program’s administrative area that are located within the OCP 

MissionCity Downtown land use designation boundary. This provides a higher level of 

coordination with the OCP downtown designation area;  

• Realigning the boundaries of the OCP Mission City Downtown Development Permit 

boundary for coordination with the DDIP.  This provides assurances that new buildings 

constructed in this area will be designed in accordance with the rigors of this Development 

Permit guidelines; 

• Realignment of the MissionCity Downtown Action Plan boundary.  Updating the boundary 

of the Action Plan provides much-needed coordination between all of the contributing 

bylaws and policies that guide development and economic growth in Mission’s downtown; 

• Revising the boundaries of associated administrative bylaws that provide guidance for 

downtown development, as shown on the attached page. 
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Implementing this boundary adjustment involves amending a number of municipal bylaws and 

policies.  Each of the bylaws and policies being updated require a different process for approval.  

In combination, these bylaws and policies are proposed to be approved by Mission Council at its 

Regular meeting on September 8, 2020.   

 

Initially attempts were made to facilitate an in-person public information meeting within the 

downtown core prior to the OCP amending bylaw public hearing on August 24 th.  Given the health 

constraints posed for physical separation due to the Covid pandemic, and the short timeline ahead 

of the August 24, 2020 public hearing, the option for providing this information via the District’s 

website was considered to be more prudent.  The following work program critical path illustrates 

key steps required for implementing the realigned program boundary.  This implementation 

process is expected to conclude in September 2020.  
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Implementation of the DDIP Boundary Realignment 

 

Outcomes and Updates for the Downtown Development Incentive Program 

 

This initiative to realign the Downtown Development Incentive Program (DDIP) boundary is 

expected to provide different outcomes for the city including: 

• Long-term development of mixed use and apartment buildings adjacent to the downtown 

business core along 1st and 2nd Avenues; 

•  Affordable rental, market rental and condominium housing that will contribute to Mission’s 

need for affordable housing units (as noted in the Housing Needs Assessment report); 

• Mission will experience temporary costs associated with property tax exemptions and 

community amenity contribution refunds available for new developments in this area; 

• Residents living in new developments will contribute to greater downtown business activity   

helping to strengthen Mission’s economy; 

• With more people are residing in this expanded program area, increased social and 

cultural interaction will help to make the downtown community more vibrant and active; 

• Increased development density in this area will contribute to a more walkable downtown 

community.  A more walkable downtown can help residents reduce motor vehicle use for 

local shopping trips, potentially yielding improved air quality and health benefits; 

• Provides a high level of coordination between municipal bylaws and policies for this area.   

 

Staff will monitor the progress of development within the proposed expanded program boundary 

over time. In the future, Mission Council could further update this program and its administrative 

boundaries, within the context of a downtown neighbourhood plan or a major OCP review.     


