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File: 3010-01 

DATE:   December 7, 2020 
TO:   Chief Administrative Officer 
FROM: Mike Dickinson, Manager of Long Range Planning and Special Projects 
SUBJECT:  Parr Local Area Plan Progress Report  
ATTACHMENTS: A – Parr Local Area Plan – Project Plan 

B – Parr Local Area Plan Study Area and OCP Designations Map  
C – Parr Local Area Plan – Development Status and ESA Map 
D – Workshop Land Use Concept 1 Map 
E – Workshop Land Use Concept 2 Map 
F – Workshop Land Use Concept 3 Map 

This report is provided for information purposes only. No staff recommendation accompanies this report 
and Council action is not required. 

  

PURPOSE: 

The purpose of this report is to provide Council with a progress report on the work underway to develop 
a Local Area Plan (LAP) for the Parr Avenue and Stave Lake Street neighbourhood. Staff have initiated 
a work program to prepare a LAP for this neighbourhood area.  The work program is detailed in the Project 
Plan as appended as Attachment A.   

The ‘Parr Local Area Plan’ is being conducted in accordance with Council’s objectives to undertake 
neighbourhood planning in the short term as noted in Council’s 2018 – 2022 Strategic Plan.  Funding for 
this project was made available from existing internal departmental resources with contributions from 
other District departments. The key deliverable of this work plan is to develop a LAP for this 
neighbourhood by early 2021.  The land use aspects of the Parr Local Area Plan will be prepared as an 
Official Community Plan (OCP) amending bylaw for adoption by Council where engineering and servicing 
objectives will be captured through a separate plan.  Specifically, an associated Parr Engineering Plan is 
being prepared in coordination with the Local Area Plan, and will be approved by Council’s vote of 
resolution when the OCP amending bylaw is adopted.   

MVH Urban Planning & Design Inc. was retained to facilitate staff and stakeholder workshops.  The 
principal consultant, Michael Von Hausen, prepared a draft plan document and associated conceptual 
land use concepts which are being reviewed by staff.  Following this review and community engagement, 
a final draft plan will be prepared by taking the best elements of each concept plan and the feedback 
received and presenting a preferred option of a LAP to Council for approval.  
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BACKGROUND:  

Land development is actively underway in the Parr Avenue and Stave Lake Street neighbourhood, 
underscoring the need to prepare a comprehensive local area plan and companion engineering servicing 
plan to guide future development of these vacant lands. The proposed LAP consists of approximately 30 
ha (75 acres) covering an area bounded on the west by Stave Lake Street, north by Parr Avenue, east 
by the Mission Abby lands and Heritage Park, and south by the Prentis Avenue subdivision and 
undeveloped properties (Attachment B). 

The OCP designation of Attached Multi-unit Residential’ designation currently covers most of the plan 
study area.  This land use designation includes provisions to allow for some single-family developments 
and, as such, recent development on these lands includes a subdivision for single family dwellings, 
secondary suites and duplexes which is permitted in accordance with OCP Policy 8.1.35 that states: “On 
larger parcels, complementary single family lots may be considered in conjunction with the attached multi-
unit residential buildings when the site is comprehensively planned.”  At this time a subdivision of 46 
single family lots has been developed, with further single family and duplex lots proposed and approved 
for development to the immediate east. Within this first phase of development there is also a townhouse 
project located at the southeast corner of Parr Avenue and Stave Lake Street. At the south-east corner 
of Stave Lake Street and Best Avenue is a proposed apartment development.  Additionally, within this 
first phase of development is land recently designated for Parks and Open Space for a local park and 
Environmentally Sensitive Area for the protection of D’Herbomez Creek. 

DISCUSSION AND ANALYSIS: 

In preparing the Parr Local Area Plan, staff investigated a variety of challenges and opportunities for the 
development of this neighbourhood. The Parr Avenue neighbourhood and the adjacent College Heights 
area are hillside communities characterized by substantial topographic change, geological complexity 
and environmental sensitivity.  In this area of Mission, there are gaps in the provision of local parkland, 
trails, local commercial and community facilities. These challenges should be addressed with strategies 
to effectively guide innovative development that also incorporates services for adjoining residential areas. 

Extending across the study area, from south-west to north-east, the land elevation increases by almost 
100 metres over a distance of approximately 1,040 metres.  The southern-most portion of the study area 
is steep and forested, containing watercourses and ravines, providing significant development 
challenges.   The middle portion of the study area is generally flat while the north and north-eastern areas 
have a moderate slope, providing opportunities for development in clustered nodes. Various parts of the 
study area are bisected by ravines and streamcourses that contain wildlife habitat (Attachment C).  
Respecting that this area has some significant environmental constraints with ravines and streamcourses 
appearing as fingers across the plan area, it also provides opportunities for clustering development at 
different densities and building types within pockets.  

Recognizing that the significant ravines cross the site, there are opportunities for developing a pedestrian 
trail system next to the ravines that could serve this new neighbourhood, and potentially connect with 
existing trails in Heritage Park to the east and south. Utilizing the OCP’s Protected Natural Asset (PNA) 
land use designation would provide for both protection of natural features while allowing for trail 
development and ‘green infrastructure’ in suitable areas. 

The early stages of plan preparation involved a review of potential development options for this area.  On 
October 6, 2020, the planning consultant facilitated a workshop with property owners/stakeholders. 
Following this engagement session, the consultant led a staff workshop on October 15, 2020.  Using 
information from the stakeholder engagement, staff workshop and pertinent available background 
information, three land use concepts were developed. The consultant facilitated this workshop and 
provided questions for staff to consider in preparing options for a complete and connected neighbourhood.  
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Additionally, staff developed preliminary ideas for plan implementation that included development 
phasing, financing approaches and community amenity features. 

The site is relatively small, with limited road access from Stave Lake Street.  Effective mobility within the 
study area should prioritize safe travel by pedestrians, cyclists, private motor vehicles and transit provided 
by a ‘complete street’ network.  In preparing the three land use concepts (Attachments D, E and F), staff 
proposed a vision for this area, by incorporating nature and recreation within the neighbourhood, using 
appropriate land uses, densities, building siting, massing and heights that fit within the area’s sloping 
topography and mature vegetation.   

The three land use concepts are put forward as ideas for preparing the final draft plan.  Mission residents, 
First Nations, stakeholders and government agencies will be engaged for input on the concepts and ideas 
for a draft plan during December within the plan development stage of the plan’s work program.  The final 
LAP will be presented to Council for further consideration and approval.   

 WORK PLAN PROGRAM 

The work program for this Local Area Plan involve(d) the stages noted below.    

i. Project Initiation (August – September 2020): During this initial stage of work, staff 
prepared the draft work plan that has since been revised and is shown in Attachment A. 

ii. Background Research (September – October 2020): This work stage included reviews of 
the legislative requirements for OCP amendments, preliminary investigations into servicing, 
parkland, environmental assets/protection, housing and affordability, mobility and 
opportunities for local commercial and community services.  The analysis included a base map 
that identifies topographic information and areas for protection of the most environmentally 
sensitive attributes including locations where trails and municipal green infrastructure could 
be developed. This background analysis provided guidance for the potential scope and scale 
of land development in this neighbourhood (Attachments B and C). 

iii. Preparing Options (October – November 2020):     This stage of the work included a preliminary 
workshop led by the planning consultant with property owners/stakeholders to understand 
their vision for this area.  A second workshop also facilitated by the consultant provided staff 
with opportunities to develop a vision and land use concepts for this area. The vision 
incorporates a diversity and choice of housing (ensuring affordability) where housing is 
clustered within this environmentally sensitive hillside area.  The future community will include 
supporting trails, parks and neighbourhood-scaled services that integrate with and support the 
surrounding community. During the staff workshop, three land use concepts were prepared.  
The land use concepts are appended with descriptions as Attachments D, E and F. These 
land use concepts and background information about the Parr study area will be shared with 
Mission residents, First Nations, stakeholders, School Board and government agencies 
following the December 7, 2020 Council meeting.  

iv. Plan Development (December 2020 – January 2021): The on-line community engagement 
process will provide staff with information needed to develop a draft plan for the Parr 
neighbourhood.  The Parr Engineering Plan and financial requirements for development (e.g. 
Development Cost Charges and Community Amenity Contributions) will be updated. By 
analyzing on-line information and survey responses, reviewing discussions with residents and 
others, staff will then prepare a draft plan with guiding principles and supporting policies that 
will be presented by the consultant to Council in a workshop setting. The workshop will provide 
Council with opportunities to comment on the draft plan. Later in January 2021, a final plan 
will be prepared as an OCP Amending Bylaw for introduction. The Parr Engineering Plan and 
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financial requirements will also be updated.   

v. Plan Finalization (January – February 2021):    The OCP Amending Bylaw readings will occur 
and a public hearing will be held, providing opportunities for further plan revisions. This will 
also provide guidance regarding possible Engineering Plan and financial requirement updates.  
It is contemplated that the Parr Local Area Plan will be adopted as an OCP amending bylaw 
in February, 2021. The Parr Engineering Plan would then be approved by Council resolution 
to allow for greater flexibility as development application are made to the Plan.   

vi. Plan Implementation (2021 and beyond):    The Parr Local Area Plan and Parr Engineering 
Plan as well as updated financial requirements would then be used to guide new development 
within the Parr neighbourhood.   Future OCP amendments and plan monitoring with possible 
annual status reports will be components of long-term plan implementation that is responsive 
to changing market conditions and expectations of the community. 

FINANCIAL IMPLICATIONS: 
The consultant fee of $9,948.00 was paid for from the planning budget.  No other costs were incurred. 

COMMUNICATION: 
Staff from all municipal departments are engaged in preparing this LAP.  School District board members 
and staff are also consulted with its preparation. Staff will engage with First Nations, Mission residents, 
senior government agencies and stakeholders through a web-based consultation process via 
engage.mission.ca.  Mission newspapers and the District’s website will provide background information 
about the plan process, study site and community engagement. Given the social gathering restrictions 
associated with the Covid-19 pandemic, a web-based survey will also be conducted to solicit ideas and 
feedback regarding the three proposed land use concepts.  The survey feedback will be instrumental in 
helping staff develop a draft land use plan, which could take elements from each of the three concepts.,    
Civic engagement will commence via the web-based ‘open house’ and survey during the week of 
December 7, and close in early January, 2021, Feedback will be analyzed and incorporated within the 
draft Local Area Plan for the Parr neighbourhood.  A draft plan will be presented by the planning consultant 
and staff to Council in January, 2021.   

SUMMARY AND CONCLUSION:  
This report provides Council with information about work conducted to date to prepare the Parr Local 
Area Plan. It also provides insights into the challenges and opportunities of developing a new hillside 
community, as well as the work plan process and opportunities for engaging Mission residents, First 
Nations and others in the preparation of this plan. The Plan will contain development policies, and is 
proposed to be completed in early 2021. 

SIGN-OFFS:  

 

 

Mike Dickinson, Manager of Long Range 
Planning and Special Projects 

Reviewed by: 
Dan Sommer, Director of Development Services  

Comment from Chief Administrative Officer: 
Reviewed. 
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Attachment A 
Parr Local Area Plan – Project Plan 

Task Task Description  Aug-20 Sep-20 Oct-20 Nov-20 Dec-20 Jan-21 Feb-21 Future 

Stage 1 Project Initiation                 

Task 1.1 Establish project mandate                 

Task 1.2 Confirm project work plan                 

Stage 2 Background Research                   

Task 2.1 Research plans, policies, studies                 

Task 2.2  Review PAR and development applications                 

Task 2.3 Engineering SWAT analysis for servicing                 

Task 2.4  Liaison with First Nations                  

Task 2.5  Develop RFP for 1-day staff workshop                 

Task 2.6  Interview & retain planning consultant                 

Stage 3 Preparing Options                  

Task 3.1 Finalize workshop arrangements                 

Task 3.2 Commence work on Engineering Plan                 

Task 3.3 Stakeholder & Staff Workshop Oct 6 20                 

Task 3.4 Staff Workshop - Land Use Options Oct 15 20                 

Task 3.5 Workshop follow-up & draft document                 

Task 3.6 Engineering Plan preparation                 

Task 3.7 Review DCCs, CACs & other Financial strategies                 

Task 3.8 Prepare web info and engagement survey                 

Task 3.9 Council status report - Nov 16 20                 
Task 
3.10 Launch Engagement info/survey Mid Nov 20                  

Task 
3.11 Web info summary & follow-up                 

Stage 4  Plan Development                  

Task 4.1 Revise draft Local Area Plan document                 

Task 4.2  Finalize Draft Engineering Plan                  

Task 4.3 Finalize Financial items (DCCs, CACs, etc.)                 

Task 4.4 
Council workshop for draft LAP & Engineering 
Plan                 

Task 4.5 Council progress report                  

Stage 5   Plan Adoption                 

Task 5.1 Bylaw intro (Council report)                 

Task 5.2 Second Reading                 

Task 5.3 Public Hearing (Presentation)                

Task 5.4 Third Reading                

Task 5.5 Final Adoption                  

Task 5.6 District web info and news release                  

Task 5.7 Implement updates for DCCs, CACs, etc.                 

Stage 6 Plan Implementation                  

Task 6.1 Future OCP Amendments and Monitoring                  
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Attachment B 
Parr Local Area Plan Study Area and OCP Designations 
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Attachment C  
Parr Local Area Plan – Development Status and Environmentally Sensitive Areas  

 

 
 
 
 
 
 
 
 
 
 
 
 
 



STAFF REPORT Page 8 of 10  

Attachment D 
Workshop Land Use Concept 1  

 
Concept 1 Highlights: 

• Includes a variety of housing types and densities; 

• Highest densities are in phases 2 and 3 (adjacent to Stave Lake Street and in a central location at the south end of 
Hanson Drive.  Maximum building heights in all concepts is 6 storeys (where affordable rental units are included); 

• A mix of single-family lots and townhousing or rowhomes are proposed for the north-east sector in phase 2; 

• A mixed-use node is proposed at Stave Lake Street/Best Avenue to serve the larger surrounding community; 

• Neighbourhood Park is centrally located on Hanson Drive south of Best Avenue; 

• Park area in Phase 2 in the north-east quadrant is on land with steep topography, and is not considered to be 
developable; 

• Fire/emergency vehicle access and utility corridor at Stave Lake Street and Knight Avenue; 

• Hanson Drive does not cross the D’Herbomez Creek ravine that exists parallel to Stave Lake Street, as this is a very 
steep ravine.  Instead, a pedestrian bridge with utilities is proposed to cross this ravine (a potential development cost 
saving).   A traffic impact study would be required for this and all land use scenarios; 

• A trail system extends along the top of all ravines, and provides linkages with trails in adjacent Heritage Park.  

• Environmentally Sensitive Areas are shown in light green and include 15 metre setbacks from top of bank.   
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Attachment E 
Workshop Land Use Concept 2 

 
Concept 2 Highlights: 

• Includes a variety of housing types and densities.  Maximum building height is 6 storeys with affordable rental units; 

• Highest densities are in 3 in a central location;  

• A mix of single-family lots and townhousing or rowhomes are proposed for the north-east sector in phase 2B, with a 
neighbourhood road that loops through this area following the topography; 

• A mixed-use node is proposed in a central location on both sides of Hanson Drive, south of Best Avenue; 

• Parkland is located next to environmentally sensitive areas including Heritage Park (in phase 3); 

• The road network includes Hanson Drive that is connected with Stave Lake Street at Knight Avenue (requires a full road 
and utility crossing of the D’Herbomez Creek Ravine) 

• A trail system extends along the top of all ravines, and provides linkages with trails in adjacent Heritage Park.  

• Environmentally Sensitive Areas are shown in light green and include 15 metre setbacks from top of bank. 
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Attachment F 
Workshop Land Use Concept 3  

 
Concept 3 Highlights: 

• Includes a variety of housing types and densities;  Maximum building height is 6 storeys with affordable rental units; 

• Highest densities are in phases 2 in the north-east quadrant and at Stave Lake Street/Best Avenue.  Also, in phase 3 
on Hanson Drive; 

• Single family and duplex lots are limited to the existing and approved subdivisions in phase 1; 

• A sizable and centrally located neighbourhood park (that could include sports fields and ball courts) is proposed to front 
onto Hanson Drive, south of Best Ave, A Community Detention Pond is located next to the park providing a coordinated 
engineering and passive recreation/aesthetic function; 

• A ‘Community Hall’ is proposed next to the park on Hanson Drive, and could be a small pavilion building containing 
meeting rooms, washrooms, display space, or a gym; 

• The road network includes Hanson Drive that is connected with Stave Lake Street at Knight Avenue (requires a full road 
and utility crossing of the D’Herbomez Creek Ravine). A traffic impact study is needed to evaluate potential volume 
impacts on Best Avenue generated by higher density development in the north-east quadrant (phase 2); 

• A trail system extends along the top of all ravines, and provides linkages with trails in adjacent Heritage Park.  

• Environmentally Sensitive Areas are shown in light green, and include 15 metre setbacks from top of bank. 
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