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BACKGROUND: 

In the fall of 2012, the District of Mission undertook an integrated planning process for the 
downtown that resulted in the MissionCity Downtown Action Plan.  This plan includes design 
and planning policies, priority capital investments, and tools and incentives for supporting 
existing businesses and attracting future downtown investment.  
The Official Community Plan identifies the importance of a strong downtown for the health of 
Mission’s economy.  A thriving downtown contributes to the tax base and draws tourists and 
new residents to the community.  It is intended that downtown businesses and services will 
distinguish themselves as unique, niche retail uses that contribute to the comprehensive retail 
strategy for the whole District.  
 
PURPOSE: 

The purpose of this policy is to enact the MissionCity Downtown Action Plan, which provides a 
vision, fundamental principles and actions for revitalizing the downtown area of Mission.  
 
POLICY: 

1. Policy Statements 

a) MissionCity Downtown Action Plan 

This Policy enacts the MissionCity Downtown Action Plan, which is attached 

hereto as Schedule A.  The MissionCity Downtown Action Plan is a guiding 
document, more specifically: 

i. The MissionCity Downtown Action Plan is to provide guidance for the 
redevelopment of the downtown.  The plan includes conceptual drawings and 
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pictures that are intended to guide decisions for both public and private 
investment; and  

ii. it is understood that since the examples in the MissionCity Downtown Action 

Plan depict concepts that reflect the vision of the community, changes to the 
images will be made as the detailed designs required for construction are 
created and reviewed by the public and stakeholders.  The creation of 
construction drawings required to build capital projects could also affect the 
design as the concepts become a reality on the ground as part of 
redevelopment projects.  

b) MissionCity Downtown Public Realm Master Plan 

This Policy enacts the MissionCity Downtown Public Realm Master Plan, which 
is attached hereto as Schedule C and which is a guiding document, more 
specifically: 

i. The MissionCity Downtown Public Realm Master Plan is to provide guidance 
for the redevelopment of the public realm downtown.  

ii. it is understood that since the examples in the MissionCity Downtown Action 

Plan depict concepts that reflect the vision of the community, changes to the 
images will be made as the detailed designs required for construction are 
created and reviewed by the public and stakeholders.  

2. Responsibilities 
a) Staff will bring implementation projects forward for Council’s consideration based on the 

Implementation Plan contained within the MissionCity Downtown Action Plan.  

b) Staff will report on progress implementing the actions in the plan and the effectiveness of 
the actions related to revitalization indicators.   

3. Attachments 

Schedule A - MissionCity Downtown Action Plan 

Schedule B – Proposed Core Commercial Downtown Two (CCD2) zone 
Schedule C - MissionCity Downtown Public Realm Master Plan 

Schedule D – Mission Downtown Development Incentive Program Boundary Map 
 
 

RELATED POLICIES, PROCEDURES, AGREEMENTS AND/OR BYLAWS: 

i. Development Permit Area Section – Area I of the Official Community Plan 
ii. Zoning Bylaw 
iii. Incentive Package for Downtown 
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MissionCity Downtown Action Plan

A Vision for Downtown Mission...
“Downtown Mission will be animated, safe and attractive with a unique sense of identity, 
heritage, and character. The Downtown will provide a range of mixed-use, residential, 
commercial, civic, educational, and community spaces to support a thriving local economy. 
A compact and attractive urban form will support walking and transit use while vehicle 
access and flows will be efficient and safe. 1st Avenue will be a pedestrian-oriented Retail 
High Street that attracts people from throughout the region.  A mix of boutique shopping, 
restaurants, cafes and other entertainment uses integrated within a high quality park, 
plaza and open space network will support an active and safe downtown, both day and 
night.  Continuous improvements to both public and private realms over the short, medium 
and long-term will ensure the Downtown becomes and remains a sustainable and vibrant 
hub for the community, starting tomorrow and well into the future. ”

Funding support for this project was generously provided by the Government of Canada, the Province of British 
Columbia, and the Union of BC Municipalities under the Agreement on Transfer of Federal Gas Tax Revenues.
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A New Direction 
for Downtown
Across North America, communities are rediscovering the importance and value of their downtowns. A few 
years ago, it seemed like downtowns were on the way out, replaced by malls where parking is easy and 
accessible, prices are cheap and the atmosphere is air-conditioned. But as our shopping trips transformed, 
it began to feel that some things were missing – the sense of community, pride of place, somewhere to 
call the heart of the community, a bustling centre for activity and entertainment. As a society, we realized 
that historical downtowns add a tremendous amount of value to our communities, and that in our rush to 
embrace new forms of commercial development we neglected one of our most important assets. 

Fortunately, Mission never completely forgot about its downtown. The foundations for a truly great 
downtown are still here. Residents and visitors clearly value the Downtown, and still use it for some of their 
needs, although less often than they used to. And the seeds of success - small connected blocks, narrow 
storefronts and diverse ownership still exist - ready to spring back into life.  

Creating a Downtown Mission that truly thrives is not without its challenges. Some of these challenges 
include: 

 ▪ Creating more customers – downtown needs more people that are living and working downtown to 
provide the stable customer base that most businesses rely on. 

 ▪ A safe, welcoming downtown – if we want more customers to visit downtown, it has to feel safe 
and welcoming.  Otherwise, families and individuals will be discouraged from making downtown a 
destination for shopping, attending classes or just strolling through. 

 ▪ Creating a great pedestrian realm - the main provincial highway on the north side of the Fraser River 
passes right through downtown, and with it comes gravel and logging trucks as well as speeding 
traffic. This traffic needs to be better managed to ensure that pedestrians feel safe and comfortable 
downtown.  
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MissionCity Downtown Action Plan

 ▪ Making development more viable – currently real estate development is marginal because land values 
and lease rates are low and there is intense competition from other parts of Mission and the region. In 
addition, factors such as parking requirements and some of the physical constraints in the downtown, 
make development expensive. Making downtown development attractive will require a re-think of 
standards and incentives.  

Undeterred by these challenges and focused on the potential of downtown, the District along with an 
enthusiastic group of business owners, residents and service providers, embarked on a journey to create a 
great downtown for Mission. Starting in Fall 2012, the process drew on the collective knowledge, desires 
and expertise of many people in the community especially those that live, work and use the downtown on a 
regular basis. It is these local downtown ‘experts’ that worked closely with District staff and a small team of 
consultants to shape the directions and strategies contained in this plan.  

We learned throughout the process that creating a successful downtown is an art. While there are 
fundamental and now well-known factors that contribute to downtown vitality, there is no simple formula 
for success. The essential ingredients must be blended together thoughtfully, taking care to respond to local 
conditions and aspirations, and require leadership from politicians, business owners and other community 
leaders to ensure the downtown remains a top community priority. 

Through a series of well-attended public and stakeholder workshop, expert presentations and a two-day 
design charrette, a vision and set of goals and strategies for a rejuvenated downtown emerged.  

The strategies start with the Five Fundamentals of a successful downtown: 

1. A multi-modal transportation system that prioritizes pedestrian safety and comfort, supports transit 
and cycling and gracefully accommodates vehicles;  

2. A mix of high density land uses and activity nodes that can generate the strong customer base that 
downtown businesses need to thrive;

3. A high quality public realm, parks and open spaces that provide the high quality pedestrian 
environment and visual interest that attracts and encourages people to spend time downtown;

4. Addressing social needs and community 
issues to create a more family-friendly 
downtown that is culturally diverse and 
welcoming for everyone; and 

5. Creating economic conditions for 
successful development so that 
downtown development becomes more 
attractive to developers across the region.  

 
In order to achieve the Five Fundamentals, the 
Plan includes 10 Big Moves – this is a set of 
catalyst projects, public investments and policies 
that together will transform the heart of Mission 
from good to great. These 10 Big Moves are 
illustrated on the following page.

Each of the 10 Big 
Moves and their 
associated actions 
represent an 
integration of the  
5 Fundamentals 
on the ground in 
Downtown Mission
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10 BIG MOVES

Figure 1. 10 Big Moves Concept Diagram

1. 1st is First – taking back ownership and control of the 
High Street (1st Avenue), relocating truck traffic and 
transforming 1st Avenue into a pedestrian-oriented 
Retail High Street that gracefully accommodates 
vehicles, deliveries, pedestrians and cyclists;

2. Welton Street Pedestrian Spine - enhancing the public 
open space network connecting existing and future 
key destinations to improve pedestrian comfort, 
convenience and safety in the downtown;

3. Bring Cultural, Education and Civic Uses Downtown - 
attracting a combination of civic, arts, and educational 
uses to the downtown to support a greater amount 
and diversity of people and activities;

4. Improve the Economics of Downtown Development - 
introducing development regulations and incentives 
that improve the overall viability of downtown 
development and business opportunities;

5. Downtown Living - increasing the number and 
diversity of people living in and adjacent to the 
downtown; 

6. A Welcoming and Family-Friendly Downtown - 
bringing a greater amount and diversity of people and 
activities to the Downtown and minimizing negative 
behaviour and activities;

7. Downtown Community Green - creating a public park 
in the Downtown that provides green amenity space 
for residents and visitors; and

8. Safety and Security - improving actual and perceived 
safety and security in the downtown.

9. Vacant No More - activating vacant sites or 
storefronts with community gardens, art displays and 
other interim uses and improvements; and

10. Downtown Gateways - emphasizing the sense of 
arrival in the Downtown through distinctive private 
development and public realm improvements.
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It is recognized that this plan represents the start of a transformation for Downtown Mission, and seeing this 
through will require hard work, determination, public investment and on-going commitment and creativity 
from all those that care about our downtown. District Council and staff are ready and willing to play a big 
role, but success will also depend on a number of downtown champions working together on the necessary 
changes. It feels like the beginning of an exciting journey – one which we hope you will join us on over the 
coming months and years.
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Downtown Planning and Design Goals...
The Heart of Mission: 

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

Celebrate Heritage: 

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

A Welcoming Downtown: 

Support a diverse, equitable and family-friendly downtown 
where all members of the community feel welcome and 
safe, are accommodated with respect and provided with 
opportunities to contribute in a meaningful way.

Sense of Safety: 

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

Sense of Place: 

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

A Pedestrian-oriented High Street: 

Revitalize 1st Avenue and divert commercial traffic from the 
downtown to emphasize 1st Avenue as a people place and the 
community’s Retail High Street. 

Encourage People to Live Downtown: 

Create opportunities for more downtown living, and protect 
and improve affordable housing to create a more vibrant 
downtown, support transit use and create more housing 
choices in the community as a whole. 

Public Investments: 

Prioritize and implement short, medium and long-term public 
investments to support and encourage ongoing private 
investment in the downtown. 
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Downtown Planning Process...
The Mission City Downtown planning process was 
organized into 3 phases.  Phase 1 included review 
and assessment of key background and technical 
information along with identification of preliminary 
issues, opportunities and big ideas. Phase 2 involved the 
co-creation and refinement of a shared vision, principles 
and concept plan for the downtown through a series of 
public and stakeholder workshops. The illustrative vision 
and principles developed in phase 2 formed the basis for 
the development of a detailed plan including policies, 
guidelines, priorities and actions for implementation in 
phase 3. 

Engagement...
Public and stakeholder events formed the backbone of the 
Mission City Downtown Planning Process, which included 
meetings, workshops and open houses at key stages. The 
Charrette was the key event informing the development of 
the Downtown Plan. A flow chart of the process is shown 
below.

MissionCity
Downtown 
Action Plan
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5 Fundamentals
The Fundamental Concept Diagram above provides a synthesis of the vision and key concepts developed for 
the downtown action plan. This concept diagram shows the integration of the main elements of the Plan 
including:

 ▪ An interconnected, multi-modal transportation network;

 ▪ A mix of high density land uses and activity nodes;

 ▪ High quality public realm, parks and open space;

 ▪ Social needs and community issues; and

 ▪ Economic conditions for success.

As a conceptual diagram it is not intended to show the whole transportation network or all land uses in detail. 
It is intended to provide a high-level overview of key elements of the downtown action plan and how the 
fundamentals extend beyond the downtown to positively impact the community as a whole.

Figure 2. Fundamental Concept Diagram
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Plan Overview...
In Fall 2012, the District of Mission undertook an 
integrated planning process for the downtown that 
resulted in the downtown action plan. This plan includes 
design and planning policies, priority capital investments, 
and tools and incentives for supporting existing businesses 
and attracting future downtown investment. 

 
Project Context...

Downtown Mission is located at the eastern terminus of 
the West Coast Express regional commuter rail network. 
The rail line is situated between the downtown and the 
waterfront. Industrial and commercial areas are located to 
the south and west and residential areas are located to the 
north. This context is important to consider when making 
recommendations for the downtown.

A Strong Downtown Benefits All of Mission...
The Official Community Plan (OCP) identifies the 
importance of a strong downtown for the health of 
Mission’s economy. A thriving downtown contributes to 
the tax base and draws tourists and new residents to the 
community. It is intended that the downtown businesses 
and services wouldn’t complete with retail areas 
outside of the downtown, instead they will distinguish 
themselves as unique, niche retail uses that contribute to 
a comprehensive retail strategy for the whole District. In 
addition, the five fundamentals developed through this 
process apply to all of Mission and the tools and incentives 
tested in the downtown could be utilized in other areas 
where the OCP prioritizes development.

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 

SCHEDULE A

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



 
D

O
W

N
TO

W
N

 A
C

TI
O

N
 P

LA
N

13

1. MULTI-MODAL TRANSPORTATION
The vision for Downtown Mission is premised on significant changes to the existing transportation 
infrastructure, most notably,  the reconfiguration of the one-way couplet and the removal of the highway 
function from 1st Avenue – the District’s Retail High Street. This vision is further premised on capitalizing 
on the enormous opportunity associated with Mission City Station and commuter rail service between 
Vancouver and Downtown Mission. Downtown Mission is the heart of the community and a place for people 
to come together, gather and enjoy a strong sense of community. As such, the downtown must be a place for 
people first and vehicles second. The mobility system must balance and integrate the various (and sometimes 
competing) needs of pedestrians, cyclists, transit users, automobile users and the movement of goods to 
ensure that mobility adds to, instead of detracts from, the quality and vitality of the downtown. 

The following highlights the transportation approaches presented in the Mobility Diagram in Figure 3.

1.1 Maintain the existing street and lane network

The interconnected grid of streets and lanes in the downtown supports a compact, street-fronting, walkable 
urban form. It also provides flexibility for vehicle movement and opportunities for parking, access and 

Figure 3. Mobility Diagram
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servicing. The street grid in and adjacent to the downtown is largely uninterrupted (with the exception of 
Lane Creek Park) and provides an excellent structure for efficient and effective multi-modal mobility. The 
District should maintain this street and lane network as the downtown redevelops.

1.2 Reconfigure Highway 7

The Highway 7 one-way couplet currently bisects the downtown funneling commercial and highway traffic 
along the downtown’s traditional Retail High Street - the commercial, social and cultural heart of the 
community. 

This plan recommends removing the highway function from 1st Avenue through the downtown and relocating 
it along North Railway Avenue.  This will allow for the re-establishment of 1st Avenue as the community’s 
Retail High Street while continuing to support two-way highway through-traffic on North Railway Avenue. 
Because of the Provincial jurisdiction over Highway 7, its reconfiguration through the downtown will require 
approval from and partnership with the Ministry of Transportation and Infrastructure before it can be 
implemented, a process that has already been initiated as part of the planning process that resulted in this 
plan. Big Move #1 (page 32)  explores in detail the various considerations, options and implications associated 
with the reconfiguration of 1st Avenue and North Railway Avenue.

1.3 Improve pedestrian connectivity

Pedestrian movement occurs primarily along the interconnected grid of streets and lanes that make up the 
backbone of the downtown’s mobility system. Where Lane Creek Park interrupts the street network, two 
pedestrian pathways provide connections to the residential neighbourhoods to the north.  

Public realm improvements, particularly east –west along 1st Avenue and north-south along Welton Street, 
will help to connect existing and planned future activity nodes and more broadly, enhance the pedestrian 
experience and support walking in the downtown. These public realm improvements include wider sidewalks 
incorporating a boulevard treatment (a continuous planting of street trees), street furniture, public art and 
pedestrian plazas at key locations throughout the downtown.

Due to the steep topography in the downtown, east-west movement is more easily accommodated than 
north-south movement. East-west pedestrian activity is focused on the enhanced 1st Avenue Retail High 
Street with additional improved pedestrian routes provided along North Railway Avenue and 2nd Avenue. 
Significant public realm improvements along Welton Street reinforce it as a major north-south pedestrian 
spine and improve the linkage between residential neighbourhoods to the north and the 1st Avenue Retail 
High Street and West Coast Express station to the south. A longer term project could link Lane Creek Trail to 
the West Coast Express station through an off-street pedestrian greenway.

1.4 Improve bicycling facilities

The existing bike network is located along Grand Street, 2nd Avenue and Murray Street. This configuration 
focuses bike activity close, but slightly off, 1st Avenue. This will help to mitigate conflict between bikes, 
pedestrians, parked cars and increased vehicle traffic while still ensuring that the bicycle network is in close 
proximity to retail on 1st Avenue. Enhanced bicycle facilities including bike lanes along 2nd Avenue and 
additional bike parking on 1st Avenue will help to support bicycle use in Mission. 
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1.5 Enhance downtown transit infrastructure

Transit provides a vital link to, from, through and within Downtown Mission. In particular, regional West Coast 
Express commuter rail service and the pedestrian activity associated with Mission City Station represent 
an immense opportunity for supporting the existing community and attracting new residents, businesses, 
employees and associated development opportunities.  Enhancing Mission City Station and creating stronger 
connections to 1st Avenue and other downtown activity nodes are key components of this plan. 

The downtown bus exchange, currently located in front of the downtown library on 2nd Avenue, provides 
transit connections from the community to the downtown. The enhancement and potential future relocation 
of this exchange (currently being considered by the District and BC Transit) presents a further opportunity 
for integrating transit infrastructure to support downtown public and private realm redevelopment.  This 
will include seamless bus transit links to the West Coast Rail station with close proximity to the West Coast 
Express, clear wayfinding, harmonized scheduling and pedestrian-friendly urban design.  The transit exchange 
should be integrated into the neighbourhood to bring transit service close to key activity nodes and to ensure 
sufficient activity and overlook for safety and security. 

1.6 Implement an Integrated Parking Management Strategy

Parking is a key component in the success of any downtown. An integrated parking management strategy 
should maximize the use of on-street parking, create flexibility in off-street parking requirements, and 
introduce a centralized parking structure for the downtown. 

The vision for Downtown Mission includes considerable intensification of land use and public activities. As 
lands develop, available land will become more valuable and parking will become increasingly scarce. 

As part of the implementation of the downtown action plan, the District of Mission should develop a parking 
management strategy that looks in more detail at issues of supply, management, cost and technology. In 
addition, the District should look to obtain a property in a central location to develop future off-street parking 
facilities.  The downtown action plan should proceed under the following principles:

 ▪ Maximize opportunities for on-street parking. On-street parking reduces the need for off-street 
parking facilities. Besides having a host of safety and security challenges, off-street parking facilities 
reduce developable land area, make the community less compact, and negatively impact the quality 
of the public realm. On-street parking should be provided on all downtown streets to ensure a large 
supply of public parking, particularly adjacent to commercial enterprises. Diagonal parking is supported 
where sufficient right-of-way exists, with the exception of key bicycle routes and expressways.

 ▪ Wherever possible, meet parking requirements with public parking rather than private parking so 
that different users can use the same space to meet their parking needs at different times throughout 
the day/night. This involves maximizing opportunities for on-street parking (principle above) and 
implementing development mechanisms, such as the Community Amenity Policy and cash-in-lieu of 
parking, to leverage funding for public parking facilities.

 ▪ Public off-street parking should be pursued only once redevelopment occurs in the downtown. 
Initially, off-street parking will be surface parking until parking demand and property constraints 
necessitate a structured parkade. A potential location for a public parking facility is indicated in the 
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Mobility Diagram in Figure 3. During the transition to a more densely developed downtown, look for 
opportunities to use vacant properties for temporary surface parking.

 ▪ Reduce or eliminate off-street parking requirements for private development for a 3 to 4 year period 
for “pioneer” developers as a means of catalyzing downtown development while recognizing the need 
for employee parking in a way that will not impact business customers. Consider all-day parking on side 
streets and streets with steep topography after 8:30 a.m.

 ▪ Ensure off-street parking is integrated with the topography of the downtown and addresses urban 
design objectives (see the Downtown Design Guidelines for detailed guidelines on parking, servicing, 
and access).
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2. A MIX OF HIGH DENSITY LAND USES
Land use, density and built form are key factors in achieving a downtown that is vibrant, economically 
viable and pedestrian and transit-oriented - a downtown that acts as the true heart of Mission. The diagram 
in Figure 4 outlines an approach focused on providing flexibility for developers while maintaining key 
view corridors and ensuring a high quality, pedestrian-oriented downtown. It is premised on getting the 
fundamentals right, namely: a focused commercial/retail core; a mix of retail-supportive/complementary uses 
and services; active, attractive and pedestrian-oriented ground floors, and; building form and massing that 
responds to the downtown’s topography and takes advantage of views and southern orientation. Once these 
fundamentals are in place, this approach then allows the market to determine what type of development 
makes sense from an economic standpoint. 

The form and density of development will largely be determined by: 

 ▪ How much parking is required and how much the site can accommodate;

 ▪ What type of parking the project can support financially; and

 ▪ What type of construction (concrete, wood-frame etc.) the project can support financially.

The viability of high-rise (greater than five storey) development is currently very limited throughout the 
region and will likely continue to be for the foreseeable future. Based on the market study completed as part 
of this process, concrete construction and underground structured parking are currently not viable in the 
downtown. However, three and four storey, wood-frame residential/mixed-used development is becoming 

Figure 4. Land Use, Density and Built Form Diagram
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increasingly viable and will be bolstered by opportunities for innovative parking approaches and reduced 
parking requirements. 

Future residential, commercial and mixed-use development elsewhere in the community will impact 
opportunities for development to occur downtown, and therefore impact the viability of downtown 
development. As such, it will be important for the District to consider the impact of approving additional 
residential and mixed-used developments elsewhere in the municipality.

The following highlights the land use, density and built form directions presented in Figure 4:

2.1 Focus core commercial uses along 1st Avenue

Retail High Streets benefit from a concentration of complementary, active ground floor retail uses that 
provide a critical mass of activity to support local businesses. Figure 4 illustrates where active, pedestrian-
oriented, ground-floor retail is required to maintain this critical mass. Upper storey uses, namely office and/or 
residential, but also other compatible uses such as civic or cultural uses and activities, are strongly desired. 

2.2 Provide a mix of retail-supportive land uses in the downtown

The Downtown Flex Use designation (Figure 4) allows for a mix of retail-supportive land uses including 
residential, office, retail, recreational, entertainment, institutional and civic, as well as compatible and 
appropriate light manufacturing uses with a high employment density. All of these land use types bring 
people and activity to the downtown throughout all hours of the day and night. The greater the mix of land 
uses the more complex the activity patterns in the downtown and the greater variety of shops that can be 
supported. 

The District should encourage senior care facilities, medical offices, and other social and health services 
within the downtown to support an aging population, for which the downtown is well positioned to support.

2.3 Ensure street-oriented, pedestrian-friendly development in the downtown

Downtown Mission benefits from an interconnected grid of streets and laneways. Laneways allow for 
servicing, parking, access and other ‘back of house’ functions to be located in the rear of the building while 
allowing ‘front of house’ functions such as entries, windows,  patios and balconies to face the street. This 
creates a more interesting and engaging interface between private development and the public realm and 
adds to the cohesiveness and sense of place in the downtown. Detailed guidelines relating to the form and 
character of private development in the downtown can be found in the Downtown Design Guidelines and are 
generally premised on ensuring downtown development orients positively to public streets and open spaces 
with parking, access and servicing provided off the lane.

2.4 Ensure development responds to the steep, south facing topography

The south facing topography in the downtown enhances sun exposure, offers attractive views over the 
valley and represents an opportunity for stacked uses and tuck-under parking. Development should respond 
positively to this topography by terracing upper floors on the down-slope side of the building to mirror the 
natural topography.  Higher densities and taller buildings should be located so as to: 

 ▪ Preserve view corridors from the downtown and public view points within the existing residential 
neighbourhoods; 

 ▪ Reinforce downtown gateways; and 

 ▪ Minimize shadowing of adjacent properties and open spaces. 

Sun exposure is important for both public and private development, particularly for residential units and 
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public open spaces. 1st Avenue is a high priority public open space in the downtown. Building heights on 
the south side of 1st Avenue should be restricted such that they do not shade the north side of the street. 
Buildings should be terraced by stepping back upper floors to maximize solar gain and sun penetration to 
sidewalks, plazas and other pedestrian areas. Prospective developers should provide a sun-shade analysis of 
their proposed development to ensure that the 1st Avenue Retail High Street is not negatively impacted by 
shading. Detailed design guidelines on height, massing views and shadowing can be found in the Downtown 
Design Guidelines. 

Off-street parking and its incorporation with development is a significant determinant of the viability of 
downtown development. Tuck-under parking incorporated into properties located on the south side of streets 
and accessed from the lane will help to support stacked/terraced buildings that maximize views on the upper 
levels. Properties accessed from the north can incorporate additional parking on the second floor accessed 
from the lane as illustrated in Figure 5.

2.5 Reinforce gateways through building height and massing

Gateways to the downtown (identified in Figure 4) should be distinguished through building height, massing 
and the introduction of a pedestrian-scaled architecture that will continue throughout the downtown. 
Gateways create a sense of arrival and reinforce a unique downtown identity. As such, taller buildings would 
be supported in these locations.

2.6 Introduce a strong civic presence downtown

Downtown Mission should be the major institutional hub in the District (for civic, educational and arts uses). 
The District should look for opportunities to locate a new multi-use civic facility in the downtown that could 
provide space for educational, civic and arts uses. Incorporation of smaller civic uses, such as a ‘City Hall 
Front Counter’ within an existing building or vacant storefront, is a shorter term and easier to implement 
opportunity for creating a civic presence in the downtown. Opportunity sites for a larger civic complex are 
identified in Figure 4. 

Figure 5. Downtown urban form: parking, views, solar gain and shading
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2.7 Encourage Downtown Living

Getting more people to live in Downtown Mission is a key success factor for downtown revitalization. A larger 
and more diverse downtown population will:

 ▪ Support existing and future downtown businesses; 

 ▪ Support entertainment,  service and other businesses and pedestrian activities past usual business 
hours; 

 ▪ Create more casual surveillance of downtown open spaces through increased ‘eyes on the street’ 
(Figure 6);

 ▪ Support transit services and future expansions and enhance the downtown as a true transit village;

 ▪ Provide currently underrepresented housing types to address identified housing gaps in the community 
such as housing for seniors, young families, singles and couples, and for a variety of household 
incomes. Housing types appropriate for the downtown that can address these gaps include more 
compact, affordable apartment and townhouse units and a range of tenureship options including strata 
ownership, market and subsidized rental, housing co-ops, and affordable home ownership.   

While future downtown residential infill and intensification will be primarily a market driven process, the 
District can encourage downtown living by prioritizing the downtown as a location for future, compatible 
multi-family development and further, by implementing a range of public realm improvements and amenities 
identified in this plan to create a livable downtown environment. 

Figure 6. Downtown residential infill and intensification that supports increased activity and safety on 1st Avenue
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3. HIGH QUALITY PUBLIC REALM, PARKS + OPEN SPACE
The public realm, including streetscapes and pedestrian networks, parks and plazas, has a major part to 
play in the character, attractiveness and ultimate success of the downtown. A well planned, designed and 
maintained public realm is essential to achieve a unique, livable, economically thriving downtown that feels 
safe and welcoming to residents, visitors and workers. 

Currently, the downtown lacks  green space, street trees and a central plaza or commons. This plan identifies 
a number of significant public realm improvement projects to introduce these important opportunities to 
enhance the pedestrian amenity and overall character of the downtown. The diagram in Figure 7 illustrates 
the key public realm, parks and open space directions which are described in more detail below.

3.1 Enhance the pedestrian realm of 1st Avenue (Downtown’s Retail High Street)

1st Avenue, Downtown Mission’s Retail High Street, already benefits from a fine grain of pedestrian-oriented 
retail frontages to support an active and attractive street experience. Currently, heavy truck traffic and 
fairly narrow sidewalks undermine what could be a very pleasant pedestrian experience on 1st Avenue. 
The removal of the Highway function from 1st Avenue (as well as redirecting truck traffic to North Railway 
Avenue) will allow the District to create a greater amount of sidewalk space and help to reduce noise, dust 
and fumes along 1st Avenue. An enhanced public realm will provide a higher quality pedestrian experience 

Figure 7. Public Realm, Parks and Open Space Diagram
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and will contribute to a unique sense of place and character in the downtown.

 ▪ Wider Sidewalks: to provide more space for pedestrians, greater separation from traffic, and allow 
businesses to locate seating, displays or sale items in front of their buildings;

 ▪ Street Trees: a continuous planting of street trees will help to frame the outdoor space, provide cooling 
and shading in the summer, buffer pedestrians from traffic and provide a ‘green’ amenity;

 ▪ Street Furniture: to provide seating and garbage/recycling receptacles in the downtown. Street 
furniture can be designed to reinforce the unique character of the downtown;

 ▪ Pedestrian-Scaled Lighting: to augment street lighting with lighting specifically scaled to the pedestrian 
realm (lower, more closely spaced, directed towards sidewalk); and

 ▪ Bulges at Corners: to reduce the width of street crossings and create more sidewalk space at 
intersections where there is greater pedestrian activity. Corner bulges create opportunities for small 
pocket plazas and incorporation of seating areas, public art, and other pedestrian amenities. 

3.2 Welton Plaza: A central gathering place at the heart of downtown

As the heart of Mission, the downtown requires a central gathering place for celebrations, events, and a 
general place to come together as a community. 

 ▪ Location: the recommended location for this gathering space is the intersection of Welton Street and 
1st Avenue. This location intersects two key pedestrian routes: the Welton Street Pedestrian Spine and 
the 1st Avenue Retail High Street. It also benefits from a great southern exposure and views to the 
south;

 ▪ Size: the size and design of the Welton Street Plaza is flexible to accommodate a variety of experiences, 
from open spaces to accommodate large gatherings, to small, private areas that allow for more 
intimate experiences;

 ▪ Function: a linear terraced plaza creates seating areas with nice views and visual connections to 1st 
Avenue while still allowing for two-way traffic movement and on-street parking on Welton. The Welton 
Street plaza will provide community space for markets, food trucks and small outdoor concerts;

 ▪ Integration: this plaza integrates with the reconfigured entryway to the Post Office. The stairs provide 
improved access to the building and also provide a place to sit and enjoy the sun on a clear day; 

 ▪ Flexibility: the Welton Street Plaza links to a flexible events plaza space along 1st Avenue. This flexible 
events plaza would function normally as a Retail High Street for most days of the year but could be 
closed on special occasions to provide additional space for large gatherings;

 ▪ Tourism and Wayfinding:  Community bulletin boards, information kiosks, maps and signage could be 
situated within the Welton Street Plaza to provide visitors and residents with information about the 
community; and

 ▪ Public Art: public art that draws on the unique history, context and interests of Mission could have a 
home in Welton Plaza. This would enhance visual interest for pedestrians and draw people downtown.  
Ideally, this would be part of a “public art” trail that connects different works and places of interest 
together.

3.3 Welton Street Pedestrian Spine

The Welton Street Pedestrian Spine links residential neighbourhoods to the north with the 1st Avenue Retail 
High Street and the West Coast Express station to the south. It is also integrated with the Welton Street Plaza 
and events space. This is an important north-south pedestrian corridor in the downtown and the pedestrian 
realm along this route should be enhanced with wider sidewalks, street trees, street furniture and priority 
pedestrian crossings. Future opportunities to link more directly with the elevated walkway to the West Coast 
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Express station should be explored in detail.

3.4 Upgrade 2nd Avenue as a key pedestrian, bicycle and transit connection

2nd Avenue currently serves as a bicycle and transit route in the downtown. It also links key public amenities 
such as the Library, Museum and Archives. 2nd Avenue should be upgraded to provide safe, accessible, and 
attractive circulation for pedestrians, bicyclists, transit users and vehicles. This could include wider sidewalks, 
street trees, bicycle facilities, an improved transit exchange area and wayfinding information.

3.5 Plan, design and develop a Downtown Community Green

The downtown does not currently have a community park where children can play or where residents and 
visitors can enjoy a picnic or game of Frisbee. This plan recommends the planning, design and development of 
a Community Green in the downtown with the following considerations:

 ▪ Location: the Community Green should be located near, but not on, 1st Avenue Retail High Street. The 
park should be located on a pedestrian route and if possible, on a bike and/or transit route.

 ▪ Function: the park should provide play space for children, a variety of seating spaces and a mix of 
flexible and programmed spaces to meet the needs of the community.

 ▪ Grade: the grade on the site should be gentle and if possible the park should be located in a sunny 
location where it has views over the valley.

 ▪ Vegetation: plantings should provide opportunities for sun and shade and should allow for flexible use 
of the space.

 ▪ Seating: a variety of seating spaces should be considered including benches, tables, grass areas and 
seat walls.

3.6 A possible future Lane Creek Greenway

The trail network within Lane Creek Park provides a pedestrian connection between residential 
neighbourhoods to the north and the downtown. This trail follows Lane Creek which is currently culverted 
where the creek meets the Library parking lot. As a long-term potential action, the District could look for 
opportunities to daylight Lane Creek through the downtown and create an urban Lane Creek Greenway that 
links Lane Creek Park to the West Coast Express station.
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4. SOCIAL NEEDS AND COMMUNITY ISSUES
A strong sense of community, safety and a vibrant culture are important factors for a thriving local economy in 
Downtown Mission. A successful downtown attracts a diversity of people, both local residents and visitors. It 
is a place where community organizations want to host their events and where friends meet to shop, chat or 
read a book. Part of what makes a downtown successful is the mix of land uses and the physical design of the 
space. Another part is the social and cultural dimension.

A perceived lack of safety and comfort has been identified as one reason that some people no longer shop, 
stroll or spend time in the downtown. At the same time, the downtown provides essential services and 
support to a very diverse population, including those who are suffering from poverty, addiction, mental 
illness, homelessness and near homelessness. 

In this context, the following directions are proposed for the social and community dimension in 
Downtown Mission.

4.1 Increase reasons for a greater diversity of people to come downtown

People generally like to be surrounded by lots of other people when downtown. So, creating reasons for 
a diversity of people to come and linger in the downtown area is a key strategy for creating a welcoming 
downtown. Bringing the right mix and density of uses to the downtown is one strategy that is described in 
more detail in Section 2 of the 5 Fundamentals. This can be augmented by hosting community and cultural 
events in the downtown and encouraging creative community use of vacant spaces.  

Figure 8. Mission City Farmers Market
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This could include: 

 ▪ Promoting community and cultural events downtown;

 ▪ Enhance the existing Farmers Market;

 ▪ Introducing community activities such as a Downtown Community Garden;

 ▪ Promote live entertainment and art downtown; 

 ▪ Including community information (kiosks, bulletin boards etc.); and

 ▪ Promoting public and community art.

4.2 Ensure uses, programming and design attracts more positive activities and behaviour to the downtown while 
minimizing or preventing negative, unwelcoming or unsafe behavior and activities 

 ▪ Promote positive activities: increase positive behaviour by bringing a mix and intensity of uses to the 
downtown and by organizing activities that invite local residents and visitors downtown (see above). 
Carefully consider the right mix of uses to ensure that any critical mass of uses is supporting the 
downtown’s vision, not detracting from it. For example, there should likely be several food services in 
and near the downtown rather than one mega-service.

 ▪ Pursue meaningful partnerships: involve marginalized groups in positive downtown activities such as an 
Ambassador program, arts and culture programs and eyes on the street.

 ▪ Apply Crime Prevention Through Environmental Design (CPTED) Principles: strategically locate and 
design public open spaces and private development. See Section 2.10 of the Downtown Design 
Guidelines for more detailed policies relating to safety, security and accessibility.

4.3 Ensure that groups involved in the downtown are included in decision making

The District should ensure, as part of a review of current mandates of existing committees, that mandates 
reflect current community needs and membership is appropriate to achieve positive action. This committee 
should make solution oriented recommendations to Council on issues related to the downtown, as well as the 
community as a whole.

4.4 Attract families to live downtown and utilize the area 

In addition to the measures noted above, special efforts are needed to attract families to live and visit 
downtown.  Some of the rental and market housing should be designed with families in mind. This generally 
means larger apartment units with two and three bedrooms and clear views of child play areas (so parents 
can keep an eye on their kids).  It also means providing services and spaces geared towards children and 
parents such as daycares, play areas, public art designed for play, activity centres, etc. 
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5. ECONOMIC CONDITIONS FOR SUCCESS
Part of the vision for Downtown Mission is to have a thriving local economy, which helps to support other 
components of the vision such as a safe and active downtown that becomes and remains a sustainable and 
vibrant hub for the community. 

Improving economic conditions in the downtown is fundamental to future success of the downtown and 
the District of Mission.  In fact, many of the other actions in this plan are geared to improving the economic 
vitality of the downtown. Vacant sites and storefronts, unkept properties, limited activity in some seasons, 
and decreased variety in shops all lead to a decline in sales – undermining the charm and potential of 
Downtown Mission.  The vision is a bustling downtown, brimming with excitement and attractions, supported 
by increased housing.  

There are three interrelated elements to creating a solid economic foundation for Mission’s Downtown: 

 ▪ Attract the right mix of uses to downtown;

 ▪ District of Mission economic stimulus; and

 ▪ A focus on community development benefits.

Figure 9. Local businesses in Downtown Mission
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Attract the right uses to downtown: Downtown Mission is not a major regional-scale office centre and 
competes with larger concentrations of retail and service space to the south and west.  In order to attract 
more employment and a broader array of businesses to downtown, the following levers are available to the 
District: 

 ▪ Increase downtown’s share of total multi-family residential development in Mission;

 ▪ To the extent possible, locate important civic uses (i.e. art centre, leisure uses, city hall) in Downtown; 

 ▪ Locate any new cultural facilities in Downtown;

 ▪ Encourage any new or expanded post-secondary educational uses to locate in downtown;

 ▪ Encourage any new entertainment uses (e.g. cinema, arts facilities) to locate in downtown; and

 ▪ Limit the amount of locally-oriented retail and service space that is approved outside of downtown, to 
enhance downtown as a specialty retail niche.

District of Mission economic stimulus: Without the District’s leadership and coordination with community 
organizations like the Downtown Business Association (DBA) and the Chamber of Commerce, the downtown 
is unlikely to prosper. The District of Mission has an opportunity to improve the downtown through economic 
stimulus actions.  The time is right and the support for the “heart” of Mission by the DBA and other 
community organizations is strong. There are five strategies necessary as part of the action plan:

 ▪ Redefine the existing Economic Development Corporation:  the EDC can purchase property for eventual 
redevelopment and therefore, direct the right uses to the right place. This includes acquiring property 
for a public parking lot, future municipal hall/education centre/ and other public services, as well as a 
downtown park. District ownership can lead to innovative public/private partnerships or joint ventures 
that expand funding opportunities for larger community programs and synergies between common 
interests.

 ▪ Policy changes and incentives: these policy changes and incentives could include:

 » Reducing or eliminating parking requirements in Downtown Mission; 

 » Providing property tax breaks for certain types of desired development downtown; 

 » Providing incentives for façade improvements (including signage and awnings); and 

 » Revisiting Development Cost Charge Bylaw in Downtown Mission to stimulate investment. 

The District may also consider subsidies for residential units above commercial uses in the downtown.  
The aim is to stimulate and encourage development with real subsidies that attract developers into the 
downtown or encourage existing property owners to consider redevelopment with housing units above 
commercial uses on the ground floor.  These changes and incentives are only intended to catalyze new 
development. Once momentum is established, they can be revisited. 

 ▪ The Centre for Events: the downtown should continue to expand special events and festivals 
throughout the four seasons – from the Candle Light Parade, Celebration of Spring Blossoms, Summer 
Arts Festival, to Fall Harvest.  Special events are directed downtown as the heart of the community. 
Weekly events are also important to attract residents and visitors on the weekends. 

 ▪ Civic land uses:  downtowns need people and jobs. One way to attract more people and jobs is for the 
District to re-locate some of its civic functions downtown. 

 ▪ Certainty around infrastructure: in the context of supporting development in the downtown, some 
certainty around the condition and capacity of existing infrastructure in the downtown is necessary. 
As part of the Downtown Mission planning process, a high-level inventory and assessment of existing 

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 

SCHEDULE A

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



Mission City Downtown Action PlanMissionCity Downtown Action Plan MissionCity Downtown Action Plan 

drainage, sanitary sewer, and water system infrastructure was completed. Recommendations resulting 
from this inventory and assessment are summarized in Action 4.4 (page 43).

With the District of Mission creating an attractive economic environment, other private and public investment 
will follow.

Community development benefits: often the indirect community benefits from revitalization such 
as increased safety and security, social programs, special events, and a welcoming environment are 
underestimated as the foundation blocks to economic turnarounds in downtowns. In fact, without an inviting 
and social downtown – a place to meet, a place to wander, stroll, and feel at home – the other economic 
incentives will be futile. So each action in the downtown has to be measured in terms of benefits to the 
community. In so doing, the downtown will truly be the heart and soul of the community – the natural 
gathering place for all. In time, the value and prosperity of the downtown will come back as it was in the past, 
but with a new energy and purpose. 

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 

SCHEDULE A

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



 

D
O

W
N

TO
W

N
 A

C
TI

O
N

 P
LA

N

30

MissionCity Downtown Action Plan MissionCity Downtown Action Plan 

This page left intentionally blank for double-sided printing

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 

SCHEDULE A

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



 
D

O
W

N
TO

W
N

 A
C

TI
O

N
 P

LA
N

31

1

2

2
3 4

6

7

8

9

10

5

10 Big Moves
The 10 Big Moves summarized in Figure 10 and described in the following pages represent a set of specific 
projects and actions that the District will implement over the coming months and years. The Big Moves focus 
on short-term actions whose implementation is premised on supporting continued downtown revitalization 
and investment. The Big Moves also include larger, more capital-intensive projects whose implementation 
would occur gradually over the medium to long-term. The Big Moves were identified by public and 
stakeholder representatives as a result of the extensive community-based engagement process that formed 
the back bone of the Downtown Mission planning process. 

Figure 10. Conceptual diagram of the Big Moves identified during the charrette
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1. ‘1ST IS FIRST’ 
Currently, Highway 7 runs through downtown 
Mission in the form of a one-way couplet 
along North Railway Avenue (east bound) 
and 1st Avenue (west-bound) with two 
lanes travelling in each direction. 1st Avenue 
is Mission’s traditional Retail High Street. 
However, the provincial highway function and 
the associated commercial through traffic 
along 1st Avenue undermine the quality of 
the pedestrian environment and many of the 
businesses that front onto it. 

As a result of the Mission Downtown planning 
process, the community expressed an overwhelming desire to remove the provincial highway function from 
1st Avenue and accommodate the Highway 7 function through the downtown, including commercial through 
traffic, entirely along North Railway Avenue. This would allow the District to obtain ownership of 1st Avenue 
and therefore control over its design, configuration and use, including its enhancement as a pedestrian-
oriented Retail High Street and important community focal point.  This Big Move was identified as a high 
priority and a potential “quick win” for the District to show strong leadership in revitalizing the downtown. 

Action 1.1 Work with the Ministry of Transportation and Infrastructure (MoTI) to remove the provincial highway 
function from 1st Avenue and redesign North Railway Avenue to accommodate the entire  Highway 7 function 
through the downtown while still enabling access to fronting businesses.

A preliminary traffic study carried out as part of this process related to the Highway 7 re-configuration was 
premised on separating local traffic from through traffic in the downtown. Specifically, to route local traffic 
on 1st Avenue, and through traffic on North Railway Avenue. The study findings indicate that North Railway 
Avenue will be able to accommodate the Highway 7 function through the downtown with one travel lane in 
each direction, regardless of whether 1st Avenue is one way or two way. 

However, the study found that a two way configuration on 1st Avenue with one lane in each direction would 
best separate local from through traffic, allowing local traffic to circulate along  1st Avenue, and through 
traffic to circulate on North Railway Avenue.  A two-way configuration on 1st Avenue would also minimize 
delays on North Railway Avenue that would otherwise be caused by the need for local traffic to circulate 
on North Railway Avenue in a one way configuration of 1st Avenue. Further, a one-way configuration of 1st 
Avenue would not deter through movements along it - one of the key objectives of reconfiguring Highway 7 
through the downtown.  

The retail and urban design analyses completed as part of the planning process indicates that a two way 
configuration along First Avenue would: 

 ▪ Provide more direct access to businesses without the need to circulate on the adjacent street network; 

 ▪ Allow for a gateway/entry experience at both ends of 1st Ave., and 

 ▪ Reinforce 1st Ave as the communities pedestrian oriented retail high street by slowing traffic down.           
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Possible future configurations of 1st Avenue and North Railway Avenue are shown in Figures 11 and 12. 
A conceptual design of North Railway Avenue with 2-way traffic (one lane in each direction) is shown in 
Figure 13.
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Figure 11. Option A: two-way North Railway Avenue; two-way 1st Avenue

Figure 12. Option B: two-way North Railway Ave; one-way 1st Avenue with 2 lanes

Figure 13. One options is for North 
Railway Avenue (Highway 
7) to be reconfigured as a 
two-way street through the 
Downtown (one travel lane in 
each direction) with parallel 
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possible, as shown right.
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Action 1.2 Redesign 1st Avenue to enhance its function as a pedestrian-oriented Retail High Street and flex use 
events plaza:

 ▪ Incorporating wider sidewalks and a continuous boulevard treatment along both sides of 1st Avenue 
between Grand Street and Horne Street (possibly as far as Murray Street);

 ▪ Maximizing vehicle access to, and on street parking in front of, businesses fronting onto 1st Avenue as 
well as on adjacent side streets; 

 ▪ Incorporating pedestrian amenities and furnishings including special paving treatments, sidewalks 
and pedestrian crossings, benches, electrical outlets, water taps, garbage/recycling receptacles, 
information/heritage kiosks, public art, etc.;

 ▪ Converting a portion of 1st Avenue into an events plaza as a flexible space to be closed periodically for 
special events. This includes:
 » A continuous ground plane between fronting buildings and the use of bollards instead of curbs to 

separate sidewalks from on-street parking areas;
 » The use of special paving materials at corner bulges, along sidewalks and on-street parking areas, at 

pedestrian crossings, and at the intersection of Welton Street and 1st Avenue; and
 » The ability to easily convert on-street parking areas to be used for sidewalk/patio café seating areas 

where desired. 

 ▪ Integrating 1st Avenue improvements with Welton Street Plaza (see Action 2.3); and
 ▪ Potential to upgrade underground infrastructure along 1st Avenue.

Figure 14. Potential redesign of 1st Avenue. Alternatively, the flex plaza could be located between Welton Street and James Street
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Figure 16. Potential detailed design of 1st Avenue with narrower lanes and more space dedicated for pedestrians

There are two main options recommended for consideration on 1st Avenue. The first is to reintroduce two-
way operation along the street, as was the case prior to the early 1970’s. Parallel parking can be retained 
on both sides of the street along with two travel lanes (one per direction), catering essentially to local 
movements. Left-turn lanes are not expected to be necessary given the low level vehicle volumes, allowing 
corner bulges at intersections which would use a 4-way stop procedure.  Loading for business premises could 
be integral with the parking design and this activity would be encouraged to occur at periods outside the 
main hours of business (i.e., early morning or evening). 

The second option would be to retain one or two westbound lanes with the former one allowing the potential 
for angled parking and/or locations for loading. Local movements in the eastbound direction would occur 
on 2nd Avenue and North Railway Avenue (which would be two-way). This is expected to have implications 
for operations along North Railway Avenue with regards to circulation in the downtown including a need for 
increased capacity for east-bound traffic along North Railway and the associated loss of street parking. 2nd 
Avenue could be considered to carry additional east bound capacity as needed.    
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Figure 15. Two potential options for the reconfiguration of 1st Avenue

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 

SCHEDULE A

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



 

D
O

W
N

TO
W

N
 A

C
TI

O
N

 P
LA

N

36

MissionCity Downtown Action Plan MissionCity Downtown Action Plan 

2.  WELTON STREET PEDESTRIAN SPINE
1st Avenue, Mission City Station, the library and the Welton Street stairs (connecting to established residential 
neighbourhoods to the north) are key pedestrian activity nodes, corridors and destinations in the downtown. 
The community expressed a strong desire to enhance the public open space network, connecting these 
existing and potential future key destinations to improve pedestrian comfort, convenience, and safety in the 
downtown. Specifically, attracting the pedestrian activity generated by Mission City Station directly to 1st 
Avenue with stronger physical and visual connections was identified as a significant opportunity to support 
the 1st Avenue Retail High Street. Further, creating better quality connections to the downtown from Mission 
City Station will support downtown living and the desired future residential intensification of the downtown 
as part of its evolution into a true ‘transit village’.  

The Welton Street Pedestrian Spine is broken into different actions/projects to enable phased implementation 
and integration with other recommended downtown public and private realm improvements (Figure 
17). The Welton Street Pedestrian Spine concept is supported by, but not necessarily dependent on, the 
reconfiguration of the Highway 7 one-way couplet and the associated improvements to 1st Avenue. Key 
elements of the pedestrian spine are its intersection with North Railway Avenue and 1st Avenue (described in 
Actions 2.1 and 2.2), and the Welton Street Plaza (described in Action 2.3 below). 

Action 2.1 Improve the  pedestrian environment and connectivity between Mission City Station and 1st Avenue:

 ▪ Incorporate a signalized pedestrian crossing of North Railway Avenue at Welton Street to enable 
convenient and safe connections from Mission City Station to Downtown Mission;

 ▪ Enhance pedestrian sidewalks including the incorporation of special paving materials (such as stamped 
concrete) and a boulevard treatment along both sides of Welton Street between North Railway Avenue 
and 1st Avenue while maintaining on-street angled parking along both sides; and

 ▪ Incorporate corner bulbs including pedestrian seating and other amenities at the intersections of 
Welton Street & North Railway Avenue and Welton Street & 1st Avenue.

Action 2.2 Improve the  pedestrian environment and connectivity between 1st and 2nd Avenues:

 ▪ Re-configure Welton Street between 1st and 2nd Avenues to incorporate enhanced pedestrian 
sidewalks with special paving materials, a boulevard treatment and on-street parallel parking at the 
curb on either side;

 ▪ Incorporate the Welton Street Plaza (described in Action 2.3 below); and

 ▪ Incorporate corner bulbs including pedestrian seating and other amenities and integrate with enhanced 
pedestrian crossings where Welton Street intersects with 1st and 2nd Avenues.

Action 2.3 Incorporate a linear, terraced plaza along the west side of Welton Street north of 1st Avenue to the lane:

 ▪ Incorporate a series of terraces that step up the sloping topography and incorporate special paving 
materials (such as brick, stone or stamped concrete) and large canopy deciduous street trees;

 ▪ Incorporate seating areas including benches and concrete/stone steps with good solar gain, south 
facing views and views of 1st Avenue; 

 ▪ Reconfigure the entry staircase to the post office to incorporate a more prominent and direct entrance 
to the building that integrates seamlessly with and becomes a major component of the plaza;

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 

SCHEDULE A

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



 
D

O
W

N
TO

W
N

 A
C

TI
O

N
 P

LA
N

37

Figure 17. Potential redesign of Welton Street Pedestrian Spine
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 ▪ Accommodate vehicle access and on-street parallel parking along both sides of Welton Street between 
1st and 2nd Avenues; and 

 ▪ Program and design the plaza terraces to enable use for markets, kiosks, food trucks, and other 
potential temporary/seasonal events.

1ST AVENUE

N RAILWAY AVENUE

To West Coast 
Express Station

Action 2.4 Incorporate a pedestrian overpass from 
Mission City Station to 1st Avenue:

 ▪ Build a pedestrian overpass over North 
Railway Avenue from the current railway 
overpass to connect Mission City Station 
directly to 1st Avenue;

 ▪ Incorporate a mid-block pedestrian plaza 
connecting 1st Avenue to the potential 
future  pedestrian overpass; and

 ▪ Work with private land owners of the 
properties required to connect with the 
potential future pedestrian overpass, and 
incorporate the associated pedestrian plaza 
through comprehensive public and private 
realm redevelopment.

Figure 18. Potential pedestrian connection from West Coast Station to 1st Avenue

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 

SCHEDULE A

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



 
D

O
W

N
TO

W
N

 A
C

TI
O

N
 P

LA
N

39

3. LOCATE CULTURAL, EDUCATIONAL AND CIVIC USES 
DOWNTOWN

The downtown currently lacks a diverse range of activities during and past usual business hours. Bringing a 
greater amount and diversity of people and activities to the downtown was identified as a key objective and 
strategy by the community for supporting existing and future downtown businesses and for creating a more 
vibrant downtown overall. This involves creating more reasons for people to come and stay downtown. 

As an integral part of this broader strategy, the community identified a desire to attract a combination of 
cultural, educational and civic uses to the downtown, and to leverage public uses and related investments 
in this regard. New civic, educational, arts, and recreation uses that serve the Mission community should be 
located downtown where they can contribute to a vibrant mix of people and activities. These kinds of uses 
could support downtown businesses, make the downtown more attractive as a residential neighbourhood, 
and benefit employees, students, and users by providing a more interesting environment. In addition, the 
injection of public investment into the downtown signals to the private sector that the District is serious 
about enhancing this “heart” of the community.

As new civic and educational facilities are expensive to construct and operate, the intent of this action is to 
encourage any new facilities that are a priority for the community and for which there is a sound business 
case, not to encourage new facilities solely as a means of increasing activity in the core.

Action 3.1 Work with UFV and other post-secondary educational institutions to develop a plan for locating a new 
Mission campus in Downtown Mission:

 ▪ Confirm the amount of space needed;

 ▪ Obtain commitments to locate in the downtown; and

 ▪ Explore the advantages of co-locating educational facilities with new civic facilities.

Action 3.2 Develop a detailed conceptual plan, feasibility study, and business plan for a new civic facility that could 
include new municipal hall, leisure, arts, and museum space:

 ▪ Confirm the District’s priorities, preferences for new civic facilities including the relative importance of 
a municipal hall, arts, museum, cultural, leisure, or other facilities, as an input to developing a concept 
plan;

 ▪ Prepare a preliminary functional program 
for each component so that floor area 
can be estimated in detail and so that 
opportunities for efficiency and sharing 
can be identified;

 ▪ Confirm the appropriate site (which 
should be in a central location and 
close to transit, downtown retail, and 
existing or planned open space/plazas);

 ▪ Prepare a conceptual plan, in just 
enough detail to confirm “fit” with the 
site and to support a cost estimate; and Figure 19. Potential redevelopment sites for a civic complex
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 ▪ Examine the potential to include retail or residential uses.
 ▪ Estimate the capital cost and operating cost and forecast the net additional cost to Mission under 

different financing assumptions (e.g., municipal borrowing or private public partnership);
 ▪ Estimate the economic benefits generated by the project;
 ▪ Explore the potential for grants that would reduce Mission’s cost; and
 ▪ Decide on a concept  that meets the facility needs of the community, enhances the downtown, and is 

affordable in terms of total impact on the District’s annual budget.

Figure 20. One option and location for a civic complex that could include City Hall, a satellite leisure centre, and community 
amenities. The complex could be integrated with adjacent educational uses and a public parking structure as 
shown above.
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Action 3.3 Undertake and implement a downtown public arts strategy that:

 ▪ Enhances, enlivens and enriches key public spaces and gateways to the downtown;
 ▪ Augments the distinctive identity and “sense of place” of the downtown;
 ▪ Includes a mural strategy to encourage and coordinate desired public murals in the downtown.   

Figure 21. An example of a public art program that enhances the public realm
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4. IMPROVE THE ECONOMICS OF DOWNTOWN 
DEVELOPMENT

Mixed-use and multi-family residential development is not currently financially attractive downtown under 
current market conditions and existing zoning and parking regulations. A market and financial analysis 
(Mission City Downtown Planning Background Report 2013) completed as part of the Downtown Mission 
planning process identified factors and trends that impact the viability of downtown development as well as 
strategies, tools and incentives to improve it. This included considering changes to development regulations 
and providing incentives that improve the financial viability of downtown development. 

Action 4.1 Focus active ground floor commercial uses along 1st Avenue and allow a range of ground floor uses in 
other parts of the downtown including residential, office, civic, institutional and flex use: 

 ▪ Given current demand, and the approval of commercial uses outside of the downtown core, there is 
little demand for new retail in the downtown. Retail should be focused on 1st Avenue and requirements 
for commercial off of 1st Avenue should be removed from policy documents. 

Figure 22. Land use diagram showing the commercial focus along 1st Avenue and key locations that may be appropriate for 
higher density development.

Action 4.2 Develop an incentive package that improves the financial viability of development downtown that 
could include: 

 ▪ Temporary (3-5 year) reduction or elimination of off-street parking requirements for downtown 
development to allow developers to determine and provide the amount of parking that will make their 
project financially viable but still marketable; 

 ▪ Temporary (3-5 year) mechanisms to reduce Development Cost Charges (DCCs) in the downtown, 
provided that the reduction in DCC revenue does not cause an unacceptable fiscal problem for the 
District; 

 ▪ Temporary (3-5 years) reduction or elimination of existing requirements for developers to pay for 
upgrading adjacent services, sidewalks, street trees, lighting, etc. Transfer some or all of this cost to the 
District, provided that the District is willing to take on the obligation for the off-site servicing work; 
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 ▪ Consider approaches such as a Corporate Offset Tax program to reduce property taxes for heritage 
revitalization and desirable forms of development downtown;

 ▪ Temporary (3-5 year) provision of incentives for façade improvements and renovations (such as waiving 
Development Permits and other application fees);

 ▪ Pre-zone key sites in the downtown; 
 ▪ Identify, encourage and promote more cost-effective parking solutions that take advantage of 

topography (such as tuck-under parking and second storey structured parking); and

 ▪ Develop a pilot project to offset some of the cost of improving the façades of existing buildings.

Action 4.3 Identify a suitable location for and develop, a centrally located, District owned and managed, off-street 
parking facility to support parking needs of existing and future downtown uses and users, subject to business case 
analysis to confirm that the District can afford the capital cost of the new parkade and that it is financially viable:

 ▪ A centrally located, off-street parking facility could help support local businesses and accommodate 
parking needed for future development, thus reducing the burden on developers to accommodate 
required/needed parking within their development; 

 ▪ This facility could be built entirely in an 
off-street location (as shown in Figure 
24) or include development in the public 
right-of-way; and 

 ▪ The location on James Street was 
identified as an opportunity for such a 
structure. This could be  
integrated with a civic space on James 
Street between 1st Avenue and 2nd 
Avenue. 

37.0m 20.0m 37.0m 38.0m 20.0m 28.8m
private property 2nd Avenue private property lane private property 1st Avenue private property N Railway

Surface parking

Structured parking 
(residential and public)Structured parking

Structured parking Tuck-under 
parking

Commercial Parking Property line

Figure 23. Section showing innovative parking solutions that take advantage of the Downtown’s steep topography

Figure 24. Possible location of a future structured parking facility
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Action 4.4 Assess the condition and capacity of existing infrastructure in the downtown and identify priority 
infrastructure projects:

Clarity around the condition and capacity of existing infrastructure in the downtown in the context of desired 
future development is necessary to create certainty for future downtown public and private investments. 
A high-level inventory and assessment of existing drainage, sanitary sewer, and water system infrastructure 
completed as part of the background review for this planning process identified the need for the following:

 ▪ Prepare an Integrated Stormwater Management Plan (ISMP) for the Lane Creek catchment area to 
identify any required system upgrades;

 ▪ Conduct a detailed inventory survey and condition assessment of the existing drainage system so that 
upgrade or replacement plans with capital requirements can be developed;

 ▪ Conduct capital improvements as identified in the District’s November 2012 report Sanitary Sewer for 
Hydraulic Condition Assessment including gravity sewer upgrades along Grand Street, the lane between 
1st and 2nd Avenue, and 2nd Avenue;

 ▪ Develop a program to assess the condition of the existing sanitary system within the plan area and 
develop a long-term strategy to repair or replace mains as required;

 ▪ Further investigate the history of the water system (i.e., age and breakage record) and develop a water 
main renewal plan for the area, particularly for the replacement of the AC mains.

Action 4.5 Establish a “Clean Streets Program.” 

Action 4.6 Refine the existing Municipal Development Corporation and develop a business case for the 
municipality to be involved in land assembly, investment, disposition, partnerships, or development that could 
improve prospects for the downtown.  

Action 4.7 Develop a streetscape design for 2nd Avenue that supports the residential and civic focus of the land 
uses.

Figure 25. Private development fronting 2nd Avenue bike route
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Figure 26. Opportunities for downtown living
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5. DOWNTOWN LIVING
Downtown living was identified as a key priority by participants 
in the community engagement process. Residential infill 
and intensification in the downtown will support downtown 
businesses, create a safer and more vibrant downtown 
environment, support transit, and address identified 
housing gaps in the District.  Downtown residential infill and 
intensification will be primarily a market driven process. 
However, the District can support downtown living by 
prioritizing the downtown for future multi-family development 
and incorporating a range of community amenities into the 
downtown as identified in this plan.  Areas adjacent to the 
downtown, including the established residential neighborhoods 
to the north and the Waterfront planning area to the south, 
represent additional opportunities for future residential infill 
and intensification to support on-going downtown revitalization. 

Action 5.1 Amend the zoning by-laws applicable to the downtown 
to enable standalone multi-family residential development on all 
properties except those fronting onto 1st Avenue. 

Action 5.2 Amend the Official Community Plan (OCP) to adopt a 
policy prioritizing the downtown for future multi-family residential 
development that is appropriate and compatible with the 
downtown. 

Action 5.3 Market Downtown Mission for residential development 
to the development and real estate industry  across BC and Western 
Canada.

Action 5.4 Undertake community  engagement, planning and 
design work to identify additional suitable locations for residential 
infill and intensification near or adjacent to the downtown to 
support ongoing downtown revitalization.  
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6. A WELCOMING AND FAMILY-FRIENDLY DOWNTOWN
The planning process identified a need to re-establish downtown as the heart of the community. This means 
ensuring the downtown is welcoming to all members of the community and creating specific reasons for 
youth, seniors, families, and people of all income levels and lifestyles to be downtown.

Action 6.1 Form a Downtown Community Events Organizing Committee with representation from the District, the 
Downtown Business Association, The Friendship Centre, senior and youth representatives, social service providers 
and users, and community cultural and arts organizations. Committee tasks should include:

 ▪ Identifying partnerships and programs for supporting existing events and attracting more community 
events and activities to the downtown; 

 ▪ Organizing activities that invite local residents and visitors downtown (such as festivals, a Farmers 
Market, food trucks, a theatre, information kiosks, a small business centre and social enterprise 
development);
 » A successful Farmers Market is held weekly downtown during the summer months. The District 

should consider developing a facility to accommodate a year-round market that could include 
entertainment, cooking lessons and a community kitchen.

 ▪ Small improvements to the public realm including public art, community gardens, water fountains, 
ashtrays, more garbage cans and recycling bins, etc.

 ▪ Improving transportation accessibility by:
 » Using vacant lots or under-utilized streets for parking;

 » Extending hours of operation for transit serving the downtown. This could include partnering with 
community organizations  to create a community-based shuttle service to nearby community 

Figure 27. Opportunities for downtown living
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centres, seniors housing and other community activity areas; and

 » Providing additional bike racks in the downtown.

 ▪ Introducing a Downtown Community Garden. Consider partnering with vacant property owners to 
develop a community garden plot in the downtown; and 

 ▪ Promoting live entertainment and art in the downtown (such as wall murals, arts and crafts and 
performance art).

Action 6.2 Examine the mandate and membership of the Social Development Committee when reviewing the 
Social Development Strategy as well as the mandate of the Healthy Community Council to ensure the strategies and 
mandates reflect the current community needs and to fill membership gaps to ensure that all relevant community 
stakeholders are represented. This action-oriented committee tasks should include:

 ▪ Identifying partnerships and programs for involving marginalized groups in downtown activities such as 
ambassadors, arts and cultural programs, ‘eyes on the street,’ etc. 

 ▪ Ensuring that social services and support systems are appropriately accommodated, located and 
supported in the community and the downtown;

 ▪ Developing a food strategy for Mission that includes all aspects of food delivery and access, and 
considers, at a minimum, the following criteria:

 » In close proximity to other support services, housing and transit;

 » In an area that feels and is safe, convenient and comfortable for those using the food services;

 » In an area that has other positive or compatible cultural and social attributes; and

 » In an area that contributes positively to the downtown and the community as a whole.

 ▪ Engage low income residents. Examples include:

 » Initiating a Downtown Ambassador program to engage low income residents in keeping downtown 
streets clean and safe;

 » Working with BC Housing, local landlords and others to improve low income housing; and

 » Developing a policy around building management and enforcement.

 ▪ Recognize the strong role played by the Friendship Centre in preventing isolation by providing a safe 
place to socialize, and build friendships and skills. Continue to enhance the value by:
 » Celebrating the growing number of non-aboriginal members (41% of the total membership);

 » Continuing to promote the education programs, and art and leisure activities provided to the 
community at the centre; and

 » Building partnerships with other community groups to the mutual benefit of organizations and the 
community.

Action 6.3 Include access to public washrooms in the downtown.

Action 6.4 Amend applicable downtown zoning by-laws to remove pawn-shops and cheque establishments as 
permitted uses in the downtown.   
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7. DOWNTOWN COMMUNITY GREEN
The development of public parks in appropriate downtown locations was identified through the community 
process as a necessary component for downtown revitalization. The provision of a significant green 
community amenity with a range of activities and programming oriented to children/youth and seniors will 
help create a more welcoming and family-friendly downtown for residents, employees, and visitors. It will also  
encourage downtown living  by enhancing the amenity and livability of the area.

Action 7.1 Identify and purchase a suitable location for a downtown park based on the following criteria:

 ▪ Addresses the needs of children and youth by providing activities and/or facilities (such as a 
playground, music events, outdoor film nights, etc.); 

 ▪ Centrally located and connected to other downtown destinations with pedestrian and bike paths;
 ▪ Adjacent to existing and/or planned future active use areas; 
 ▪ Nice views and sun exposure; and
 ▪ Large enough to support a range of programming to attract a broad spectrum of community residents 

and visitors including youth, families and seniors.

Action 7.2 Design and develop a park that meets the needs of the community that includes, but is not limited to, 
the following programing elements:

 ▪ Formal and informal play areas/natural areas for children;
 ▪ Seating and picnic areas;
 ▪ Water;
 ▪ Flex space including for live arts such as music, theatre, etc. 

Figure 28. Conceptual design of a downtown park

8. SAFETY AND SECURITY 
As noted in previous sections of this plan, a perceived lack of safety and comfort has been identified as one 
reason that many people no longer shop or spend time in the downtown. Improving the perception of safety 
and security in the downtown relates to programs and services as well as the physical design of the urban 
environment. The objective of this Big Move is to improve actual and perceived safety and security in the 
downtown through a balanced approach that includes:
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Figure 29. Conceptual design of an enhanced transit exchange on 2nd Avenue

Mid-block pedestrian crossing with 
curb extension and special paving

Canopy provides 
weather protection for 

passengers

Pedestrian lighting

 ▪ Integrated enforcement, treatment/support, collaboration and education as the basis for resolving 
perceptions of safety and creating an inclusive and welcoming downtown environment;  

 ▪ Clearly identifying behaviours and activities that may feel threatening to some and identifying actions 
for minimizing these behaviours and activities; and

 ▪ Implementing Crime Prevention Through Environmental Design (CPTED) approaches and principles in 
the design of public and private realms.

Action 8.1 Implement a Downtown Ambassador program to engage low income residents and users of the 
downtown in becoming an active part of downtown revitalization. 

Action 8.2 Adopt and implement building management, enforcement, crime free multi-unit housing and nuisance 
behavior policies.

Action 8.3 Increase activity in the downtown by increasing residential density, introducing a mix of compatible 
uses and implementing CPTED principles and approaches in public and private realm development (as detailed in 
the Downtown Design Guidelines).

Action 8.4 Enforce the Nuisance Bylaw and adopt a zero tolerance approach for criminal activity.

Action 8.5 Enhance the safety, security and functionality of the existing transit exchange.
Enhancements to the existing bus exchange on 2nd Avenue were identified as an opportunity to improve 
the safety and overall passenger/pedestrian experience of the exchange as well as promote a better sense of 
place and support the vision and goals for the downtown. The exchange will also require additional capacity  
for one pick-up/drop-off bay over the short-term, and potentially two more over the medium- to long-term. 
Enhancements to the bus exchange are listed below and illustrated conceptually in Figure 29:

 ▪ A mid-block pedestrian crossing with curb extension and special paving detail;
 ▪ An enhanced pedestrian crossing including curb extensions and special paving detail at Horne Street 

and 2nd Avenue ;
 ▪ Pedestrian lighting throughout the exchange area;
 ▪ A canopy over passenger waiting areas suspended from the library building façade; and
 ▪ Expansion of the bus infrastructure to accommodate 5 buses over the short-term, and seven buses over 

the medium- to long-term.
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Figure 31. Conceptual before and after images of vacant properties in the Downtown

9. VACANT NO MORE
Vacant sites and store fronts in the downtown, particularly those in high profile locations, were identified 
by the community as both challenges and opportunities. Challenges because they are eye sores, reduce 
safety by limiting the number of ‘eyes on the street,’ and reinforce some of the negative perceptions and 
realties of the economic health of the downtown. Opportunities because of the possibility of activating them 
and improving their appearance through interim uses and improvements until they have more permanent 
uses and developments. Vacant store fronts and properties are an issue facing many older downtowns and 
communities and there is a wealth of precedents and experiences from other communities to draw upon to 
make them ‘vacant no more’ as a quick win for downtown revitalization. 

Action 9.1 The District’s Economic Development Office will work with the Downtown Business Association to 
develop and implement a program that encourages property owners to allow their vacant storefronts and properties 
to be used by local artists or businesses to add visual interest and activity, prioritizing 1st Avenue storefronts and 
gateway sites.  

Figure 30. Examples from other communities using vacant storefront to build interest and activity in their Downtowns

Action 9.2 Develop a Good Neighbour Bylaw that includes the ability to ensure property owners maintain the 
outside of their buildings.
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Figure 32. West gateway: pocket park with views down 1st Avenue and boulevard treatment integrated with existing iconic 
buildings

10. DOWNTOWN GATEWAYS
Gateways and the associated sense of arrival are important components of creating a unique downtown 
identity and sense of place.  Both public and private realm development can be used to create a unique sense 
of arrival into the downtown. Public realm improvements at key gateways to the downtown should include 
a continuous planting of feature street trees unique to the downtown, and other public realm/landscape 
treatments such as pocket parks/plazas, trellises, public art, welcome signs, etc.  Private realm development 
at gateway locations should be of comparatively higher densities and height, and be iconic in design and 
materials with building siting and massing oriented towards the open space gateway. 

Action 10.1 Design and construct a public realm gateway feature at the main points of entry to the downtown 
(based on the elements and approaches illustrated in the gateway concept options in Figures 32 and 33).

Terraced park with direct 
view down 1st Avenue

Reconfigured connection to 
Lougheed Hwy from 1st Avenue 

with enhanced boulevard 
treatment   and on-street 

parking 

N Railway Avenue
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Action 10.2 Incorporate relevant design guidelines for future private realm development at gateway sites.   

Action 10.3 Undertake a wayfinding and signage program in the downtown that incorporates information/history 
kiosks, welcome signs, unique downtown street signage, and public art.

Action 10.4 Identify interim uses of vacant sites at key gateway locations that create a sense of arrival such as 
landscaping, community gardens, signage, etc. (as shown conceptually in Figure 32).

Figure 33. East gateway: new mixed-use, iconic buildings and new park with band stand and natural amphitheater

Private development creates 
massing and a sense of scale 
at the eastern gateway to 
the downtown

Public realm 
improvements mark 
the transition to the 
downtown

Welcome sign and 
public art at the 
entrance to downtown

Possible location for a cenotaph, or 
monument, for our veterans
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Figure 34. Illustrated concept plan showing potential integration of key components of a future Downtown Mission

ILLUSTRATED 
CONCEPT PLAN

West Gateway: Terraced 
Pocket Park overlooking 

1st Avenue

2nd Avenue Bikeway: a 
pedestrian-oriented street 

with several residential infill 
opportunities

Highway 7 function handled 
entirely on re-configured 
2-way N. Railway Avenue

Highway 7 function removed 
from 1st Avenue which is 

restored to Mission’s pedestrian-
oriented Retail High Street

Welton Street Pedestrian Spine: 
connecting Mission City Station and 

other key downtown destinations with 
a linear pedestrian plaza.

Welton Street 
Plaza in the heart 
of the downtown

Possible daylighting 
of Lane Creek

Downtown Community Green: 
family oriented park with play 

areas for children

1st Avenue Events Plaza: 
temporarily closed to traffic for 
community events and festivals 

Museum 
Heritage Plaza

Gateway Park: band shell and natural 
amphitheater for small community concerts and 
other events or a Gateway Development site

Re-configured Horne 
Street Intersection 

Re-configured Murray 
Street Intersection 

Pedestrian bridge connecting 
Mission City Station to 1st 
Avenue events plaza and 
beyond

Civic Complex: integrated 
with educational, community 

and arts uses

Gateway public art 
opportunity - Bridge Troll?

Angled parking on side streets 
maximizes on-street parking

Youth activity 
space

Existing building

Potential new building

The Illustrated Concept Plan  (Figure 34 ) represents a synthesis and conceptual implementation of the vision, goals and actions laid 
out in this plan to paint a picture of what the future could look like based on the implementation of the 5 Fundamentals and 10 Big 
Moves on the ground in Downtown Mission. It is important to note that this is highly conceptual and only one possible configuration; 
the type, size and location of future development may differ from that shown but still remain within the intent of the plan.
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Implementation
This action plan is premised on as much “in-house” implementation as possible. It assumes close coordination 
between departments and other downtown partners/stakeholders to harness the full potential of downtown 
revitalization. The adoption of the plan is not the end of the project; it is the beginning of many tasks that 
must be well resourced with time and funding in order to be successful. The following principles will help 
guide the action plan:

1. Success breeds success: ensure that the first projects are easiest to do, have broad support, and create 
the biggest change based on resources.

2. Leverage funding: the District of Mission should leverage their own funding with businesses, 
community members, other funders, the provincial government  and the federal government.

3. Synergize projects: each project’s funding, partnerships, and resources should be combined with others 
if possible to create the biggest physical, social and economic advancements.

4. Prepare the ground work: assess the capacity of utilities to support development downtown and 
provide incentives and clear directions for infrastructure upgrades.

5. Encourage small steps to make big change: the larger projects can be combined with smaller projects 
that collectively define significant changes.

6. Involve everyone, exclude no one: the spirit of downtown revitalization should include every neighbour, 
stakeholder and all businesses.

7. Monitor and improve: evaluation of projects will create a foundation for constant improvement.

8. Communicate results: each success and report should be conveyed to the community so that they see 
and hear about changes. 

9. Recognize contributions: the “heavy lifting” completed by few or many should be recognized with 
awards and thanks.
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Action Timing Partners Role/
Responsibility

Funding & High Level 
Costing

1. 1st Avenue is First
Action 1.1 Remove 
the highway function 
from 1st Avenue

Immediate

(First year)

•	 Ministry of 
Transportation 
and 
Infrastructure 
(MoTI)

•	 N Railway 
Businesses

Engineering 
(negotiated with 
MoTI)

Policy Change and 
Street Reconfiguration

•	 Estimate: $1.5 million

Source: Engineering Capital 
Budget and/or MOTI

Action 1.2 Redesign 
and implement 
1st Avenue 
Improvements

Short-term 
(First 2 years)

•	 Downtown 
Business 
Association 

•	 District 
Engineering

Cooperative Effort:

•	 Engineering 
(street design, 
transportation)

•	 Planning (private 
approvals 
and business 
coordination)

•	 Parks (street tree 
planting and 
landscaping)

Street Improvements 
(sidewalk alterations, lighting, 
water, electricity and street 
furniture)

•	 Estimate: $300,000 - 
$400,000/block*

Events Plaza: 
•	 Estimate: $500,000 - 

$600,000/block*

2. Welton Street Pedestrian Spine
Action 2.1 Welton 
Street improvements 
between North 
Railway Avenue and 
1st Avenue

Short-term 
(First 2 years)

•	 West 
Coast Express

•	 Private 
property 
owners

Planning, 
Engineering & 
Parks

Signalized Pedestrian 
Crossing (North Railway Ave 
@ Welton Street)
•	 Included in budget for 

Action 1.1
Street Improvements 
(sidewalk alterations, 
landscape, lighting, street 
furniture)

•	 Estimate: $100,000 - 
$200,000/block*

Sources: Capital budget, DBA 
Assessments, Province 

Action 2.2 Welton 
Street improvements 
between 1st Avenue 
and 2nd Avenue

Medium-term 
(3-5 years)

•	 Private 
property 
owners

Planning, 
Engineering & 
Parks

Street Improvements 
(sidewalk alterations, 
landscape, lighting, street 
furniture)

•	 Estimate: $200,000 - 
$275,000*

Source: Capital budget

The following Implementation Plan is led by the slogan “Your Heart – Your Mission”. This slogan is to inspire 
the community to action. Everyone can have a part. Every District department has a part and responsibility. 
Each action is not in priority order and can be combined with other actions if the opportunity arises. This 
approach opens maximum opportunity as market conditions change, priorities change, or funding sources 
expand or change.

The implementation table below organizes the actions under the 10 Big Moves and estimates timing, 
partners, roles and responsibilities, and high level cost estimates.
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Action Timing Partners Role/
Responsibility

Funding & High Level 
Costing

Action 2.3 Design 
and Construct 
Welton Street Plaza

Short-term  
(First 2 years)

•	 Private 
property 
owners

Planning, 
Engineering & 
Parks

Linear Terraced Plaza 
(planting sidewalks and 
special fountain feature)
•	 Estimate: $250,000 - 

$300,000

Source: Capital budget

Action 2.4 Pedestrian 
Overpass to 1st Ave

Long-term 
(>10 years)

•	 Private 
property 
owners

Planning, 
Engineering & 
Parks

Acquisition of rights-of-way 
and adjoining redevelopment 
(costs determined as part of 
property redevelopment)

•	 Estimate: Negotiated as 
part of private investment

Source: Capital budget

3. Locate Cultural, Education and Civic Uses Downtown
Action 3.1 Develop 
a plan to locate UFV 
satellite campus 
downtown

Short-term 
(First 2 years)

•	 UFV and other 
institutions 

•	 Provincial 
and Federal 
agencies

Economic 
Development

Cost and Public/Private 
Partnerships to be 
determined (cost sharing 
with University and other 
institutions)

Action 3.2 Develop 
Business Plan to 
locate civic facilities 
downtown

Short-term 
(First 2 years)

•	 Provincial 
and Federal 
agencies

Economic 
Development

Cost and Public/Private 
Partnerships to be 
determined by business plan

Action 3.3 Undertake 
a public arts strategy

Short-term 
(First 2 years)

•	 Downtown 
Business 
Association 

•	 Mission 
Arts Centre

•	 Culture 
Committee

Planning Cost and Public/Private 
Partnerships to be 
determined following 
completion of the strategy

4. Improve the Economics of Downtown
Action 4.1 Update 
zoning and OCP to 
focus commercial on 
1st Avenue

Short-term 
(Immediate)

•	 Private 
property 
owners

Planning Adapt OCP and zoning bylaw 
- Staff time

Action 4.2 Develop 
incentive package 
and use it to market 
the downtown

Short-term 
(Immediate)

•	 Private 
property 
owners

•	 Downtown 
Business 
Association

Planning, 
Economic 
Development

Amend parking 
requirements; Tax Exemption 
Program to freeze assessment 
in downtown for 3-5 years 
for building renovations and 
new construction; Consider 
providing a higher assist 
factor for Development Cost 
Charges (DCCs) and reduce 
off-site charges.
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Action Timing Partners Role/
Responsibility

Funding & High Level 
Costing

Action 4.3 Undertake 
a business plan to 
develop a public 
parking facility  

Short-term 
(First 2 years)

•	 Downtown 
Business 
Association

Planning, 
Engineering 
and Economic 
Development

Possible acquisition or 
share in capital cost (to be 
determined)

Action 4.4 
Assess existing 
infrastructure and 
identify priority 
projects

Short-term 
(First 2 years)

•	 MoTI
•	 Private 

property 
owners

Engineering Staff time: prioritize 
infrastructure assessment 
in downtown as part of the 
Assets Management Project.

Action 4.5 Establish 
a Clean Streets 
Program

Immediate

(First year)

•	 Social 
Development 
Commission 

•	 Downtown 
Business 
Association

Planning, Social 
Development, 
Engineering and 
Public Works

Ambassador Program funded 
by Provincial Employment 
Program and District of 
Mission

Action 4.6 
Redefine municipal 
development 
corporation

Immediate

(First year)

•	 Private 
property 
owners, 

•	 Provincial 
and Federal 
Government

Economic 
Development

As required to build value 
and hold for proper land use 
or development proposal

Action 4.7 Design 
and implement 2nd 
Avenue streetscape 
improvements

Medium-term 
(3-5 years)

•	 Private 
property 
owners

Planning and 
Engineering

Staff time

5. Downtown Living
Action 5.1 Amend 
zoning bylaw to 
enable stand-
alone, multi-family 
residential off of 
the core area of 1st 
Avenue

Immediate

(First year)

•	 Downtown 
Business 
Association 

•	 Private 
property 
owners

Planning Staff time

Action 5.2 Amend 
OCP to prioritize the 
downtown for multi-
family residential

Immediate

(First year)

•	 Downtown 
Business 
Association 

•	 Private 
property 
owners

Planning Staff time to prepare proposal 
for Council to consider

Action 5.3 Market 
the MissionCity 
Downtown Action 
Plan to development 
community

Immediate

(First year)

•	 Downtown 
Business 
Association 

•	 Chamber of 
Commerce

Mayor and 
Council, Economic 
Development

Staff time; marketing 
materials; advertising space

Source: Operating Budget
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Action Timing Partners Role/
Responsibility

Funding & High Level 
Costing

Action 5.4 Conduct 
a residential 
infill “issues and 
opportunities” 
review

Short-term 
(First 2 years)

•	 Community
•	 Property 

owners

Planning and 
Engineering

Staff time: use existing 
infill guidelines to 
explore opportunities for 
sensitive densification

Source: Operating Budget

6. Welcoming and Family-friendly Downtown
Action 6.1 Form 
a Downtown 
Community 
Events Organizing 
Committee

Immediate

(First year)

•	 Downtown 
Business 
Association 

•	 Friendship 
Centre 

•	 Cultural/Arts 
•	 Outreach

network

Planning 
and Social 
Development

Staff time to develop the 
terms of reference.

Action 6.2 Review 
the mandate and 
membership of 
existing committees 
to ensure they 
reflect the current 
community needs

Immediate

(First year)

•	 Downtown 
Business 
Association 

•	 Friendship 
Centre 

•	 Social service
providers 

•	 Community
Futures

•	 RCMP
Seniors Centre

•	 Task Force
•	 Social 

Development
Committee

Planning 
and Social 
Development

Volunteer Committee - with 
staff support

Action 6.3 Introduce 
washrooms 
downtown

Medium-term 
(3-5 years)

•	 Downtown 
Business 
Association 

•	 Property 
owners

Planning Negotiated as part of a 
development project

Action 6.4 Restrict 
pawn shops and 
cheque cashing uses 
downtown

Immediate

(First year)

•	 Downtown 
Business 
Association 

•	 Social service
providers

Planning Staff time 

7. Downtown Community Green
Action 7.1 Acquire 
property for a 
downtown park

Short-term 

(First 2 years)

•	 Downtown 
Business 
Association 

•	 Early 
Childhood 
Development 
Committee 

•	 Private 
property 
owners

Economic 
Development, 
Planning, Parks 
and Social 
Development

5% park reserved
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Action Timing Partners Role/
Responsibility

Funding & High Level 
Costing

Action 7.2 Design 
and develop a 
downtown park

Medium-term 
(3-5 years)

•	 Downtown 
Business 
Association 

•	 Early 
Childhood 
Development 
Committee 

•	 Private 
property 
owners

Economic 
Development, 
Planning and Parks

Community Green

•	 Estimate: $124,000 (design 
and public process) + 
$330,000 (construction)**

Source: Capital Budget

8. Safety and Security
Action 8.1 
Implement a 
Downtown 
Ambassador 
Program

Immediate

(First year)

•	 Friendship 
Council, 
Chamber of 
Commerce, 
Downtown 
Business 
Association 

•	 Outreach 
Network

Planning, Social 
Development,  
Engineering and 
Public Works

Current dollars allocated to 
security downtown

Source: Provincial Employment 
program

Action 8.2 Adopt 
safety and security 
policies

Immediate

(First year)

•	 RCMP
•	 Downtown 

Business 
Association 

Planning Staff time

Action 8.3 
Implement CPTED 
Guidelines for private 
development

Immediate

(First year)

•	 RCMP
•	 Downtown 

Business 
Association 

Planning Staff time

Action 8.4 Enforce 
Nuisance Bylaw

Immediate

(First year)

•	 RCMP
•	 Downtown 

Business 
Association 

•	 Community 
Policing Office

Development 
Services

Staff time

Action 8.5 Enhance 
the safety and 
security of the 
existing transit 
exchange

Short-term 
(First 2 Years)

•	 BC Transit Engineering, 
Planning, and 
Public Works

Estimate: $200,000 (design 
and construction)**

Source: Capital Budget and/or 
BC Transit

9. Vacant No More
Action 9.1 Develop a 
program to address 
vacant storefronts 
and properties

Short-term 
(First 2 Years)

•	 Downtown 
Business 
Association 

•	 Chamber 
of Commerce

•	 Mission Arts 
Centre

Economic 
Development and 
Planning

Work with DBA - Possible 
incentive program

Source: Capital Budget or DBA 
Assessment
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Action Timing Partners Role/
Responsibility

Funding & High Level 
Costing

Action 9.2 Develop 
a Good Neighbour 
Bylaw

Short-term 
(First 2 Years)

•	 RCMP
•	 Downtown 

Business 
Association 

Development 
Services

Staff time

10. Downtown Gateways
Action 10.1 Design 
and construct public 
realm gateway 
feature(s)

Medium-term 
(3-5 Years)

•	 Culture 
Committee 

•	 Downtown 
Business 
Association/
Private 
Contributors

Economic 
Development, 
Planning, and 
Parks

East Gateway Park

•	 Estimate: $150,000 (design 
and public process) + 
$550,000 (construction)**

West Gateway Park

•	 Estimate: $240,000 (design 
and public process) + 
$1,000,000 (construction)**

Source: Capital Budget

Action 10.2 
Incorporate design 
guidelines for private 
development at 
gateway sites

Immediate

(First year)

•	 Downtown 
Business 
Association/
Private 
Contributors

Planning Staff and consultants/ 
developer’s architect

Action 10.3 
Undertake a 
wayfinding and 
signage program

Short-term 
(First 2 years)

•	 Downtown 
Business 
Association

Planning, Parks, 
Engineering and 
Public Works

Staff time

Action 10.4 
Implement proposed  
interim uses of 
vacant sites at key 
gateway locations

Immediate

(First year)

•	 Downtown 
Business 
Association

Planning, Parks, 
Engineering and 
Public Works

Staff time

* Cost estimates based on historical data. Actual costs can very widely depending on industry labour and material 
availability. Figures are represented in 2013 dollars. Design and administration costs are not included. These high level costs 
are provided for discussion purposes only. GST will be in addition to the probable cost.

** Cost estimates based on historical data and standardized park design. Actual costs can very widely depending on industry 
labour, material availability and specific programming elements. Figures are represented in 2013 dollars. These high level 
costs are provided for discussion purposes only. GST will be in addition to the probable cost.
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Schedule B – Proposed Core Commercial Downtown Two (CCD2) Zone 
 

Core Commercial Downtown Two Zone CCD2 
 
A. Zone Intent 
 

1. The intent of this zone is to provide for the general commercial uses and/or multifamily 
residential apartments in the Commercial Core area.  The CCD2 zone is intended to 
accommodate uses within the historical downtown area of Mission and is designed to 
create a “Welcoming and Family-friendly Downtown” and “Improve the Economics for 
Downtown Development”. 

 
B. Permitted Uses 
 

1. The following Principal Uses and no other shall be permitted in the CCD2 zone: 
 

a. Accommodation limited to: 
 
i. Hotel. 
 

b. Automotive limited to: 
 
i. Parking Lot. 

 
c. Cultural limited to: 

 
i. Cultural Assembly, 
ii. Gallery, and 
iii. Museum. 

 
d. Entertainment limited to: 

 
i. Banquet Hall, and 
ii. Cinema,  

 
e. Food and Beverage limited to: 

 
i. Restaurant. 

 
f. Institutional limited to: 
 

i. Adult Educational Institution, 
ii. Child Care Centre, 
iii. Civic Assembly, 
iv. College, 
v. Educational Facility, 
vi. Library, and 
vii. University. 

  

Definitions for uses 
that are in italic are 
in Section 102 of the 
Zoning Bylaw 
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Schedule B – Proposed Core Commercial Downtown Two (CCD2) Zone 
 

 
g. Office limited to: 

 
i. Government Service, 
ii. General Office Use, and 
iii. Administrative Office Use. 
 

h. Personal Service limited to: 
 
i. Barber Shop, 
ii. Cleaning and Repair of Clothing, 
iii. Hair and Body Salon, and 
iv. Spa. 
 

i. Recreation limited to: 
 
i. Indoor Recreation Facility. 
 

j. Residential limited to: 
 
i. Apartments. 

 
k. Retail limited to: 
 

i. Bakery, 
ii. Butcher, 
iii. Convenience Store, 
iv. Furniture Store, 
v. Garden Supply Store, 
vi. Liquor Store, 
vii. Produce Sales, 
viii. Retail Store, 
ix. Second Hand Store, 
x. Specialty Food, 
xi. Supermarket, and 
xii. Video Rental. 
 

l. Service limited to: 
 
i. Community Service, 
ii. Financial, Insurance and Real Estate, 
iii. Funeral Parlour and/or Memorial Service Facility, 
iv. General Service Use, and 
v. Veterinary Clinic. 

  



Page 3 of 5 
Schedule B – Proposed Core Commercial Downtown Two (CCD2) Zone 
 

 
3. The following Accessory Uses and no other shall be permitted in the CCD2 zone: 

 
a. Residential limited to: 
 

i. Indoor Amenity Space, and 
ii. Outdoor Amenity Space. 
 

b. Storage limited to the following: 
 

i. Enclosed Storage. 
 

4. Conditions of Use: 
 

a. Where a Building is adjacent to 1st Avenue, Apartment Use must not be located on 
the storey fronting 1st Avenue. 
 

b. Apartment Use must be the only Use located in a storey and for all storeys above the 
Apartment Use. 

 
C. Lot Area 
 

1. Except where such Lot existed at the effective date of this Bylaw or Lots created under 
Section 104, Part D. each Lot shall have a minimum area as shown on the following 
table: 

 
Zone: Area 
CCD2 558 sq m 

(6,006 sq ft) 
 

2. Notwithstanding Section 901, Part C.1, where a Lot contains an Undevelopable Area, 
that area shall not be included in the calculation of minimum Lot Area. 

 
3. Notwithstanding Section 901, Part C.1 and C.2, where a Lot contains natural slopes 

greater than or equal to 33%, that sloped area shall not be included in the calculation of 
minimum Lot Area. 

 
D. Density 
 

1. The maximum density for the residential portion of the development shall be calculated 
as follows: 

 
Zone: Maximum Density 
CCD2 654 upha (265upa) 
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Schedule B – Proposed Core Commercial Downtown Two (CCD2) Zone 
 

E. Setbacks 
 

1. All Buildings and Structures shall be sited in accordance with the following minimum 
Setbacks: 

 
 Front Rear Interior 

Side 
Exterior 

Side 
Principal/ Accessory  
Building or Structure 

0.0 m 
(0.0 ft) 

0.0 m 
(0.0 ft) 

0.0 m 
(0.0 ft) 

0.0 m 
(0.0 ft) 

 
2. Notwithstanding Section 901 Part E.1, all Buildings shall be sited a minimum of 6.0 m 

(19.6 ft) from all Undevelopable Areas as defined in this Bylaw.   
 
F. Lot Coverage  
 

1. Buildings shall together cover not more than the Lot Area as noted in the following table: 
 

Zone: Lot Coverage 
CCD2 100% 

 
 
G. Floor Space 
 

1. The floor space should not exceed the following ratio as listed in the following table 
(garage space, detached or attached, or underground parking shall not be used in 
calculating total floor area): 

 
 
Zone: 

Floor Space 
Ratio 

CCD2 4.5 
 
H. Height of Buildings  
 

1. The Height of the Principal Building and Accessory Buildings shall not exceed 21.3 m 
(70.0 ft): 

 
I. Indoor Amenity Space 
 

1. Developments that contain 15 units or more shall provide in Indoor Amenity Space at a 
rate of at least 2.8 sq m (30.0 sq ft) per unit. 

 
2. A Child Care Centre may be housed within an Indoor Amenity Space provided they 

comply with the following requirements: 
 

a. Direct access from a highway, independent from the access to the residential uses; 
and 

b. Direct access to an open space and play area within the Lot. 
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Schedule B – Proposed Core Commercial Downtown Two (CCD2) Zone 
 

J. Outdoor Amenity Space 
 

1. Outdoor Amenity Space is not a requirement within this zone. 
 

2. If Outdoor Amenity Space is provided it shall have a slope of 5% or less. 
 
K. Off Street Parking 
 

1. Off Street Parking shall be in accordance with the provisions of Section 109. 
 

2. Notwithstanding Section 901, Part K, Paragraph 1, the following minimum number of 
parking spaces are required: 
 
a. Apartment Use – 1.0 spaces per Dwelling Unit 

 
3. 75% of the required resident parking spaces must be provided as parking within the 

building envelope.  
 

4. Off Street Parking shall not have access from a front property line if access is available 
via a lane or a flanking street. 
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File Category: LGMA Administration 
File Folder: 0340-01 

DATE: September 15, 2014 

TO: Mayor and Council 

FROM: Gina MacKay, Manager of Long Range Planning and Special Projects 

SUBJECT:  Amendment of LAN.58 to include the MissionCity Downtown Public Realm 
Master Plan  

ATTACHMENT(S): Appendix 1 – MissionCity Downtown Public Realm Master Plan 

RECOMMENDATIONS: Council consider and resolve: 

That Council Policy LAN.58 MissionCity Downtown Action Plan be amended as
follows:  
a) By inserting the following Policy Statement:

1. Policy Statement – MissionCity Downtown Public Realm Master Plan
This Policy enacts the MissionCity Downtown Public Realm Master Plan which is
attached hereto as Schedule C and which is a guiding document, more
specifically:
i. The MissionCity Downtown Public Realm Master Plan is to provide

guidance for the redevelopment of the public realm downtown.

ii. It is understood that since the examples in the MissionCity Downtown

Action Plan depict concepts that reflect the vision of the community,
changes to the images will be made as the detailed designs required for
construction are created and reviewed by the public and stakeholders.

b) By renumbering LAN.58 as required after the insertion of the Policy Statement
above; and

c) By attaching the MissionCity Downtown Public Realm Master Plan as Schedule C.

PURPOSE: 

The purpose of this report is to provide Council with information on amending LAN. 58 – MissionCity
Downtown Action Plan by adding the MissionCity Downtown Public Realm Master Plan (the Plan).

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



 STAFF REPORT TO COUNCIL Page 2 of 4  

BACKGROUND: 

The District of Mission adopted the MissionCity Downtown Action Plan in July of 2013.  This 
plan was developed through an integrated, community based planning and design process 
and resulted in the identification of 5 Fundamentals for a Successful Downtown:  

1. A multi-modal transportation system that prioritizes pedestrian safety and comfort, supports 
transit and cycling and accommodates vehicle traffic; 

2. A mix of high density land uses and activity nodes that can generate the strong customer 
base that downtown businesses need to thrive; 

3. A high quality of public realm, parks and open spaces that provide the type of attractive 
pedestrian environment that attracts and encourages people to spend time downtown; 

4. Addressing social needs and community issues to create a more family friendly downtown 
that is inclusive, culturally diverse and welcoming for everyone; and 

5. Creating economic conditions for successful development so that the downtown 
becomes a more attractive investment environment for developers across the region. 

The Action Plan further identified the 10 Big Moves for the plan implementation.  The first big move 
and top priority identified in the Action Plan is to work with the Ministry of Transportation and 
Infrastructure (MoTI) to remove the highway function from 1st Avenue.   Another big move identified in 
the Action Plan is the Welton Street Pedestrian Spine - a series of public realm improvements 
including connecting Mission City Station to the Library and bus exchange on 2nd Avenue.  These 
include streetscape enhancements to Welton Street, a new multi-use plaza located in front of the 
Historic Post Office at Welton and enhancements to 1st Avenue.  The MissionCity Downtown Public 
Realm Master Plan is another important part of implementation of the Action Plan. 

DISCUSSION: 

The public realm comprises all publicly accessible land including streets, lanes, sidewalks, 
boulevards, parks and public open spaces.  A public realm plan is a planning and urban design 
document that establishes a vision, a framework, specific projects, standards and guidelines for future 
development within the public realm. 

A public realm plan benefits the District by providing a unified design standard and other tools for 
creating a cohesive and understandable public realm that can be implemented incrementally over 
time, ensuring the use of consistent and complementary materials, furnishings and plantings 
throughout a specified area and integrating them with adjacent private realm development. 

Once incorporated into Council Policy LAN.58 Mission Downtown Action Plan, the MissionCity 
Downtown Public Realm Master Plan will become a guiding document that District staff will utilize 
when planning or reviewing proposed redevelopment within and adjacent to the public realm.  The 
Plan complements policies and guidelines for land use and architectural form.   

The Public realm improvements identified in the Plan are presented as discrete projects which can be 
phased incrementally over time.  The first project slated for implementation is the Welton Plaza. 
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The Welton Plaza project 

As noted earlier, removing the highway function from 1st Avenue is a top priority in the implementation 
of the MissionCity Downtown Action Plan.  This will greatly help reinforce 1st Avenue as a pedestrian-
oriented retail high street.  The Welton Plaza is an essential building block of the future Welton Street 
pedestrian spine that will link the bus transit hub on 2nd Avenue, the Welton street stairs (and 
residential neighbourhood to the north) and 1st Avenue to the West Coast Express Mission City 
Station. 

A contract for design work for the Welton Street Plaza has been awarded to Sharp and Diamond 
Landscape Architecture Inc. and District staff are anticipating receiving the first draft of the detailed 
design works and estimated construction costs within the next month. 

COUNCIL GOALS/OBJECTIVES:  
 
Amending Council Policy LAN.58 is a continuation of Council’s Objective to “Revitalize Downtown by 
Creating an Environment for Private/Other Investment” and is a continuation of working toward 
implementing the following related actions identified in the MissionCity Downtown Action Plan: 
 
1.3 Improving pedestrian connectivity 
2.3 Ensure street-oriented pedestrian development with a cohesive plan for unified design 

standards 
2.7 Encourage Downtown Living – by improving the walkability of the downtown area 
3.2  Welton Plaza: A central gathering place at the heart of downtown 
10.1 Gateway features – possible inclusion of public art in the Welton Plaza 
Note: Above noted related action items are a sampling only – additional action items are directly related to implementing the Plan 

FINANCIAL IMPLICATIONS: 

The adoption of MissionCity Downtown Public Realm Master Plan as a Policy amendment to LAN.58 
does not commit Council to all or any of the projects or actions identified in the Plan.  The plan was 
completed on budget. 

COMMUNICATION: 
The plan has been placed on the District’s website.   All capital projects are required to come to 
Council for approval to develop a project plan and confirmation of a funding source. Additional 
communication opportunities will be considered as they become available. Council will also receive 
regular updates showing the result of effectiveness monitoring as the plan is implemented. 
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SIGN-OFFS:  
 

 
Gina MacKay, Manager of Long Range 
Planning & Special Projects 

 

 
Reviewed by: 
Mike Younie, Director of Development Services 

 
Comment from Chief Administrative Officer 
Reviewed.  
 
g:\comdev\gina\long range planning\reports to council\dt plan. amend lan.58. public realm master plan.sept 15 2014 .docx 
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PURPOSE AND OVERVIEW

MISSION CITY
Downtown Public Realm Master Plan
Submitted by Rob Barrs and Associates 
to the District of Mission
July, 2014
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Downtown Public Realm Master PlanMISSION CITY 3

1. INTRODUCTION AND CONTEXT

The District of Mission adopted the Mission 
City Downtown Action Plan in July of 
2013. This plan was developed through an 
integrated, community based planning 
and design process and resulted in the 
identification of 5 Fundamentals for a 
Successful Downtown:

1. A multi-modal transportation system 
that prioritizes pedestrian safety and 
comfort, supports transit and cycling, 
and gracefully accommodates vehicle 
tra"c;

2. A mix of high density land uses and 
activity nodes that can generate the 
strong customer base that downtown 
businesses need to thrive;

3. A high quality public realm, parks 
and open spaces that provide the type 
of attractive pedestrian environment 
that attracts and encourages people to 
spend time downtown;

4. Addressing social needs and 
community issues to create a more 
family friendly downtown that is 
inclusive, culturally diverse and 
welcoming for everyone; and

5. Creating economic conditions for 
successful development so that the 
downtown becomes a more attractive 
investment environment for developers 
across the region.

The Action Plan further identified the 
10 Big Moves for plan implementation - a 
set of catalyst projects, public investments 
and policies that, together, will transform 
the heart of Mission from good to great. 
A diagram summarizing these 10 Big 
moves, along with the Illustrative Concept 
Plan showing a synthesis and conceptual 
implementation of the vision, goals and 
actions laid out in the Action Plan, are 
presented on the following 2 pages.

The first Big Move and top priority identified 
in the Action Plan is to work with the 
Ministry of Transportation and Infrastructure 
(MOTI) to remove the highway function 
from 1st Avenue and accommodate the 
entire Highway 7 function through the 
downtown on Railway Avenue. This will 
enable 1st Avenue to return to its roots as 
a 2-way pedestrian oriented retail high 
street and support its enhancement as the 
community’s economic, social and cultural 
heart.  

Another Big Move identified in the Action 
Plan is the Welton Street Pedestrian Spine 
- a series of public realm improvements 
connecting Mission City Station to the 
Library and bus exhange on 2nd Avenue. 
These include streetscape enhancements 
to Welton Street between Railway and 2nd 
Avenue, a new multi-use plaza located in 
front of the historic post o"ce at Welton 
Street and 1st Avenue, and enhancements 
to 2nd Avenue between Welton and 
Horne where the library and bus exchange 
ensure this area will remain an important 
downtown activity node. 
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Figure 34. Illustrated concept plan showing potential integration of key components of a future Downtown Mission

ILLUSTRATED 
CONCEPT PLAN

West Gateway: Terraced 
Pocket Park overlooking 

1st Avenue

2nd Avenue Bikeway: a 
pedestrian-oriented street 

with several residential infill 
opportunities

Highway 7 function handled 
entirely on re-configured 
2-way N. Railway Avenue

Highway 7 function removed 
from 1st Avenue which is 

restored to Mission’s pedestrian-
oriented Retail High Street

Welton Street Pedestrian Spine: 
connecting Mission City Station and 

other key downtown destinations with 
a linear pedestrian plaza.

Welton Street 
Plaza in the heart 
of the downtown

Possible daylighting 
of Lane Creek

Downtown Community Green: 
family oriented park with play 

areas for children

1st Avenue Events Plaza: 
temporarily closed to tra!c for 
community events and festivals 

Museum 
Heritage Plaza

Gateway Park: band shell and natural 
amphitheater for small community concerts and 
other events or a Gateway Development site

Re-configured Horne 
Street Intersection 

Re-configured Murray 
Street Intersection 

Pedestrian bridge connecting 
Mission City Station to 1st 
Avenue events plaza and 
beyond

Civic Complex: integrated 
with educational, community 

and arts uses

Gateway public art 
opportunity - Bridge Troll?

Angled parking on side streets 
maximizes on-street parking

Youth activity 
space

Existing building

Potential new building
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2. PURPOSE AND OVERVIEW

What is the Public Realm?
The public realm comprises all publicly 
accessible land including streets, lanes, 
sidewalks, boulevards, parks and public 
open spaces.

What is a Public Realm Plan?
It is a planning / urban design document 
that establishes a vision, a framework, 
specific projects, standards and guidelines 
for future redevelopment within the 
public realm. 

What are the benefits of a Public 
Realm Plan?
It provides the City with a unified design 
standard and other tools for creating a 
cohesive and understandable public realm 
that can be implemented incrementally 
over time, ensure a coherent, consistent 
and complimentary pallete of materials, 
furnishings and plantings throughout a 
specified area, and integrate well with  
adjacent private realm development.

How is the Public Realm 
Plan utilized?
It is a regulatory document that District 
sta! will utilize when planning or reviewing 
proposed redevelopment within and 
adjacent to the public realm. It complements 
policies and guidelines 
for land use and architectural form.

How is the Public Realm 
Plan structured?
The PRMP is guided by a set of guiding 
principles presented on page 8, and 
structured around a series of priority 
projects as shown on page 7. The 
conceptual/schematic designs that 
make up the PRMP including materials, 
furnishings, plantings and class ‘d’ costing 
to guide future phasing, detailed design 
and construction of identified public realm 
improvements in the downtown.

How will the Public Realm Plan be 
Phased and Implemented?
Public realm improvements identified in the 
PRMP are presented as discrete projects 
which can be phase incrementally over 
time. This will allow the District to undertake 
strategic public realm projects to support 
private investment in the downtown and 
to time streetscape enhancements with 
infrastructure upgrades, road network 
reconfigurations and funding opportunities. 

The District of Mission is committed to implementing the Downtown Action Plan and 
has already initiated several of key action items including working with the Ministry of 
Transportation to remove the highway designation from 1st Avenue and draft a new zone to 
encourage investment in the downtown. The Downtown Public Realm Master Plan (PRMP) is 
another important part of implementation of the Action Plan.

DOWNTOWN MISSION
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3. PROJECT BOUNDARIES

The PRMP encompasses eight discreet projects 
to enable phased implementation and integration 
with existing and future conditions. For example, 
the Welton Street Pedestrian Spine is supported 
by, but not necessarily dependent on, the 
reconfiguration of the Highway 7 one-way 
couplet and associated improvements to 1st 
Avenue.(The numbering on the diagram does 
not refer to a prioritization of projects with the 
exception of Welton Street Plaza - project one - 
which is currently under implementation).

1. Welton Plaza
2. First Avenue
3. Welton South
4. Welton North
5. Second Avenue
6. James Street
7. First Avenue East
8. First Avenue West
9. Gateway
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4. GUIDING PRINCIPLES

CELEBRATE HIGH STREETFOCUS YOUR EFFORTSEMBRACE THE RAIN

Unifying Features 

Recommended public realm enhancements include elements that are consistent throughout 
the downtown core and help identify and unify it. They also incorporate elements that are 
unique at special nodes such as Welton Street Plaza to create contrast and distinction. 

Consistent downtown elements include the overhead street and pedestrian lighting, street 
furniture, and the use of granite paving to delineate on-street parking as well as scored 
concrete sidewalks. Aesthetic details such as sidewalk patterns, granite paving features, 
decorative tree grates and banding details around the street/pedestrian lights further 
enhance the public sphere. Trees and landscaping are proposed for comfort, beauty, and 
ecological function. A continuous planting of street trees also improves pedestrian safety 
by slowing vehicular tra"c and physically separating pedestrian areas from roadways. 
Deciduous trees planted at regular intervals along 1st and 2nd Avenue will create a 
consistent canopy on either side of the street enhancing the sense of enclosure, and 
together with distinctive paving materials, mark its special function as a pedestrian focused 
high street.

The following design principles encompass the broad vision for the downtown and guide the 
form, function, and materiality of the public realm environment.
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4. GUIDING PRINCIPLES: Embrace the Rain

A conceptual stormwater diagram shows the general flow of rainwater through the 
downtown core and potential capture points for on-site infiltration. The overall goal is to 
percolate rainwater back into the groundwater table, delay and cleanse it through bio 
infiltration wherever possible, thus protecting the Fraser River. Several techniques currently 
used to manage storm water in a more sustainable way are brought forward:
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4. GUIDING PRINCIPLES: Embrace the Rain

Pervious Paving

Permeable paving is recommended for the 
furnishing zones along 1st and 2nd Avenue. 
The furnishing zone is the area between 
the sidewalk and the parking or street. 
There are several systems for permeable 
pavers available. For example, the Aquapave 
pervious paving system captures, conveys 
and filters stormwater by allowing runo! 
to infiltrate through the wider joints of 
permeable pavers into a crushed aggregate 
base, essentially an invisible retention 
drench, before overflowing into the existing 
storm sewer. This paving accommodates 
all types of pedestrian tra"c as it does not 
incorporate loose aggregates on its surface, 
making it safer and more comfortable to 
walk on, even with high heels. It o!ers a flat 
smooth surface for high foot tra"c, free of 
water build up.

Rain Gardens

Infiltration raingardens are proposed 
throughout the downtown plan area, on 
the edges of corner bulges (where the 
sidewalk curb extends into the street) 
where technically possible. A rain garden 
is a concave landscape area that allows 
rainwater runo! from impervious urban 
areas, like roofs, driveways, walkways, and 
parking lots to be absorbed. This reduces 
rainwater runo! by allowing stormwater to 
soak into the ground (as opposed to flowing 
into storm drains and surface waters), 
and provides irrigation to trees and plants 
in the urban environment. In Mission’s 
downtown, rain gardens will have a clearly 
defined architectural edge. Curb cuts will 
direct street storm water runo! into the 
depression. Plants should be selected for 
storm water and amenity purposes. 
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4. GUIDING PRINCIPLES: Focus you E!orts

CUSTOM DESIGN TREE GRATES

INTERPRETIVE SIGNAGE

Focal points such as Welton Street Plaza have been identified as special nodes because 
of their prominent location and high amount of pedestrian activity. These special spaces 
are also seen as triggers for further development and investment, and thus require special 
attention to detail and materials. What is implemented at these nodes will inform the design 
of the wider downtown area.

Functional Art

Functional public art has been identified as another strategy through which special attention 
could be brought to practical objects in the public realm. For example, these could be 
custom designed tree grates, bike racks, railings, downspouts or interpretive signage, 
information kiosks or signs. Other, more integrated, opportunities can be found while 
designing to showcase storm water.
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CONCRETE
BANDING

4. GUIDING PRINCIPLES: Celebrate High Street

GRANITE
SETTS

AQUA 
PAVE

As noted earlier, reclaiming 1st Avenue as the community’s focal point and retail high street 
by removing its highway function and returning it to its traditional two-way (with one lane 
in each direction) is a top District priority. In addition to slowing tra"c and allowing an 
alternate route for commercial vehicles and through tra"c, this allows for the enlargement 
of the sidewalks while maintaining on street parking and delivery. This will greatly help 
reinforce 1st Avenue as a pedestrian-oriented retail high street and flex use events plaza. 

THE STREET AS 
FLEXIBLE EVENT SPACE

BEAUTIFUL 
BUILDING FACADES

STREET TREES
DEFINE STREETS

TIMELESS DURABLE
HARDSCAPE MATERIALS
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5. WELTON PLAZA
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Welton Street Plaza is an essential building block 
of the future Welton Street pedestrian spine that 
will link the bus transit hub on 2nd Avenue, the 
Welton Street stairs (connecting to established 
residential neighbourhoods to the north) and 1st 
Avenue to the West Coast Express Mission City 
Station. The challenge here is to create a public 
space on a steep 8% slope while maintaining 
wheelchair and pedestrian access to the post 
o"ce building and allowing for uses that call for a 
more or less level ground plane (e.g. market tents, 
tables, chairs, music equipment). It is important 
to maintain an east-west cross flow of foot tra"c 
to ensure that food trucks etc. can be positioned 
right at the new curb on days when Welton Street 
is closed o! for special events. A functional plaza 
will be created by removing the existing five 
angled parking spaces along the western edge 
of Welton Street, thus extending the functional 
plaza space towards the east, and terracing the 
existing sloped space.
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5. WELTON PLAZA

Welton Plaza - design objectives:

• Create a terraced plaza to enable use for 
seating, markets, kiosks, bands, food trucks 
and other seasonal/temporary events;

• Ensure that pedestrian tra"c can still flow 
easily across the space, supporting north-
south and east west ‘desire lines’ through the 
plaza space;

• Use special paving materials that create a 
distinct character in relation to the existing 
moderne architecture style of the post o"ce 
building;

• Ensure the form, layout and orientation of 
the plaza references the existing moderne 
architecture style and entryway orientation of 
the post o"ce building;

• Manage, and possibly showcase, stormwater 
flows and infrastructure;

• Incorporate planting and street trees to soften 
the plaza and provide comfort and visual 
interest for its users;

• Define opportunities for functional public art; 
and

• Design with a perspective of durability of 
materials and maintenance.
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5. WELTON PLAZA:
Stormwater

!
"#
$%
&'
()
#*

+,
-"
.

FIRST AVENUE

!"#$%&'()#*+,-".

W
E

LT
O

N
 S

TR
E

E
T

POST OFFICE

!
"#
$%
&'
()
#*

+,
-"
.

RAIN GARDENS

The aqua-pave system allows rainwater to 
infiltrate through a permeable concrete paving 
stone surface into a clear crushed open-graded 
aggregate base before being released into storm 
sewers or watercourses. The system acts as an 
infiltration facility for the storage, treatment, and 
improvement of released water.

The infiltration rain garden is a concave landscape 
area where runo! from paving and streets 
around Welton Street Plaza will be allowed to 
pond temporarily while infiltrating to soils below. 
It is designed to have the aesthetic appeal of a 
garden.

AQUA PAVE

Overflow

AQUA PAVE

RAIN GARDENS

Overflow

Overflow

Overflow Overflow

Overflow

Much like the strategy for the entire downtown 
area, both rain gardens and permeable paving are 
recommended at Welton Street Plaza. The overall 
drainage strategy should strive to percolate as 
much rainwater as possible: for example, runo! 
from the terraces could drain into the drainage 
trench located under the permeable paving strip 
along the southern and eastern edge of the plaza. 
Two rain gardens provide further percolation 
possibilities while creating a type of garden 
amenity with native and ornamental plants.
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5. WELTON PLAZA: Special Materials

GRANITE
STEPS

WOODEN
SEAT DETAIL

RAILINGS

Currently, large pieces of grey granite are found on thresholds and outside staircases of the 
post o"ce building. Granite and in particular granite setts (e.g. “Santa Rosa” or similar - salt 
and pepper with slight pinkish tones)area favoured material for Welton Street Plaza. They 
reference the post o"ce building in a subtle manner through colour and material. The setts 
are envisioned as a carpet that flows across the site, pulling it all together as one space, 
overlain by three-dimensional elements such as the trees, seating steps and storm water 
management features.

The retaining walls of the terraces double as opportunities for seating. They reach a 
maximum height of approximately 45cm. Cast in place concrete walls with integrated 
wooden benches o!er comfortable areas for seating along the walls while the actual stairs 
are made of full granite treads to reference size and existing materials from post o"ce 
building.
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6. FIRST AVENUE

1st Avenue, between Horne and Grand,will 
become a pedestrian focused high street. 
Although this street will accommodate vehicular 
tra"c the majority of the time, it will be treated 
and designed as a large, shared pedestrian plaza 
that can be closed at specific times to facilitate 
street fairs and neighbourhood festivals. This 
will be accomplished by removing the highway 
function, increasing sidewalk width, providing 
special paving treatments while maintaining and 
enhancing on-street parking and delivery. Mid-
block crossings, a sidewalk design that includes 
water absorbent features, and new furnishings 
and light standards will create an intimate street 
experience.
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6. FIRST AVENUE: Midblock
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7. WELTON SOUTH

The southern end of Welton Street continues 
the paving patterns and furnishing choices laid 
out in the other parts of the Welton Pedestrian 
Spine. Street corner bulges are created to slow 
down vehicular tra"c coming from Highway 
7/N. Railway Avenue while o!ering space for rain 
gardens or landscaped areas, as well as space for 
deciduous street trees and benches. Angled on-
street parking is maintained.
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8. WELTON NORTH

Generally, paving patterns and furnishing choices 
are continued as laid out in the other parts of 
this important pedestrian spine. The transition 
to Welton Street Plaza is made using concrete 
banding and same sidewalk width. Street trees 
and benches o!er additional spaces, while angled 
on-street parking is maintained.
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9. WELTON/SECOND AVE
INTERSECTION

The northern end of Welton Street constitutes an 
important meeting point between 2nd Avenue 
and Welton Street, the Welton staircase and 
the frontage of Mission’s Museum. Great views, 
aspect  and sunny exposure make this a great 
spot. Wide paving bands at the north-south/
east-west crossing points delineate a special on 
street plaza. Street corner bulges are created to 
slow down vehicular while o!ering space for rain 
gardens or landscaped areas, as well as space for 
deciduous street trees and benches. 

LEGEND

Bench

Bike Rack - Multiple

Pedestrian Lighting

Pedestrian/Roadway Lighting

Garbage Can

Tree Grate

Property Line

SCALE 1:200
When printed on 11’’x17’’ paper.

0m  5m N

Project Location

SECOND AVENUE

Aquapave 
Permeable Paving
Furnishing Strip

13.3m 4.8m 5.5m5.1m5.5m

3.
4m

2.
6m

4m
4m

2.
7m

3.
4m

4m Travel Lanes

8.5m wide Mid-block Crossing
with Granite Setts and

Concrete Banding

Pedestrian/Roadway
Combination Lighting (typ)

Spaced approximately every 22m

Feature Tree in 
Standard Tree Grate

Concrete Banding

Rain Garden
with Feature Tree

Scored Concrete

MUSEUM

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



MISSION CITY: Downtown Public Realm Master Plan 22

10. SECOND AVENUE

2nd Avenue, between Welton Street  and 
Horne Street provides access and frontage to 
the Mission Public Library. The downtown bus 
exchange for B.C. Transit buses is also located 
along this section of 2nd Avenue in front of and 
across the street from the library. As such, this 
street is an important pedestrian area with direct 
connections to other key downtown locations. 

As part of the Action Planning process, a mini 
workshop with representatives from B.C. transit 
was held at the District to identify improvements 
to the public realm as well to the functionality 
of the bus exchange. This included enhancing 
pedestrian/passenger areas as well as pick-
up, drop o! and lay-over functions associated 
with the bus exchange. Improvements included 
additional transit shelters, more defined 
pedestrian crossings including at the intersection 
with Horne Avenue and mid-block between 
Horne and Welton to create better more direct 
pedestrian connections between transit stops 
and the public library entrance. 
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10. SECOND AVENUE: Midblock
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11. JAMES STREET 
CONCEPTUAL STUDY

LANE

FIRST AVE

Parking

Mini Plazas

Entrance

Entrance

Water 
Feature

Planted
Pocket Gardens

Planted
Pocket Gardens
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The James street conceptual study encompasses 
a section of James Street between 1st and 2nd 
Avenue. The broad intent of this preliminary 
design exploration exercise was to address the 
following conditions, issues and opportunities: 

• The grade of the slope makes the street 
unusable in winter conditions;

• There is a need to provide more o!-street 
parking capacity; and

• There is a lack of attractive green open space 
features in the downtown.

The preliminary design exploration includes 
a conceptual option that envisions a parkade 
reaching out into James Street, in the upper 
section between 2nd Avenue and the laneway. In 
this scenario a 10m wide gap is left between the 
eastern and western property lines to ensure that 
the remaining space is usable for public access 
and connectivity as a linear greenway or pocket 
park. The lower section of the street, between 
the laneway and 1st Avenue, provides three 5m 
x 5m mini plazas flanked by a series of terraced 
pocked gardens, encompassing the full public 
right-of-way. A zigzagging pathway connects 
these plazas. A linear water feature, ending in a 
triangular basin at 1st Avenue, runs through the 
middle of the park. Introduction of the parking 
structure and the terraced pedestrian plazas/
pocket gardens is premised on permanently 
closing James street between 2nd Avenue and 
Welton to vehicular tra"c and removal of the on-
street parking here. Four surface parking spots 
are incorporated that are accessible from 
the laneway. 

While the transformation of James street in this 
manner could add additional parking, mitigate 
a steep and di"cult place to walk and drive, 
especially in winter, and create and opportunity 
for the introduction of additional green open 
space in the downtown, it has the following 
significant challenges that need to be considered:

• Entering into a public private partnership 
with the adjacent landowner to build a 
parking structure integrated with housing and 
potential other uses is a complex, challenging 
and expensive process;

• Where the parking structure meets public 
pedestrian areas would likely create blank, 
unattractive walls that would be di"cult to 
mitigate and potentially creating an unsafe, 
inactive area;

• Closing this street would reduce the overall 
connectivity of the downtown street network;

• The capital and maintenance costs of the 
public realm improvements identified as part 
of this preliminary design exploration would 
be very high, with capital costs for public 
realm improvements in the estimated to be 
roughly in the 2-3 million dollar range;

Project Location
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12. GATEWAY 
CONCEPTUAL STUDY

Existing 
Building Existing 

Building

North Railway Ave

First
 Ave

‘The intersection of First Avenue with North 
Railway to the west is an important gateway to 
the downtown, welcoming and drawing people 
into the downtown area and creating a sense of 
arrival and unique identity. The location, massing 
and orientation of the two existing buildings that 
currently frame the gateway are its most defining 
characteristics. Facade improvements to these 
2 buildings along with active ground floor uses 
will improve the gateway character and nature of 
these two important buildings.
 
Anticipated reconfiguration of the downtown one 
way couplet street network and the associated 
reconfiguration of the First Avenue/North Railway 
Avenue Gateway create a further opportunity to 
incorporate public realm improvements including  
a terraced plaza, plantings and street trees, and 
a community based public art project to further 
define the gateway.

Project Location

The location, 
massing and 
orientation of these 
two buildings are 
the most defining 
characteristics of the 
west gateway;

Incorporation of a 
terraced plaza ideally 
with a fronting patio 
cafe creates pedestrian 
activity at the west 
gateway;

 A community based 
public art project 
helps define the west 
gateway;

treet trees announce 
arrival at a special 
place inviting people 
into the downtown 
along a reconfigured 
first avenue. 
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13. GUIDELINES AND SPECIFICATIONS

a. Street Tree Recommendations 

Street trees are chosen based on form and 
structure, size, urban tolerance, aesthetic 
value and habit. Although the proposed 
trees are urban tolerant with no prominent 
constraints, not all trees are suitable for 
every location. Therefore, consideration 
must be given to location, overhead 
restrictions, visibility and other restrictions. 
The majority of the recommended trees
fall within the District of Mission’s preferred 
street tree.

The tree spacing at 1st is foreseen to be 15m 
and the tree spacing at 2nd is foreseen to be 
11m to allow for positioning of street lights 
while taking into consideration visibility of 
building frontages and provision of a lush 
canopy. 

Recommended Large Trees
at special nodes such as Welton Plaza

Recommended Medium Trees
along 1st and 2nd Avenue

Liriodendron tulipifera
 Tulip Tree

Quercus palustris
 Pin Oak

Tilia tomentosa
 Silver Linden

Note: 
* Species or variety not within the District of 
Mission’s Recommended Street Trees list.

Acer rubrum
 e.g. ‘Crimson Sentry’

 Red Maple

Acer campestre 
e.g. ‘Queen Elizabeth’ 

Field Maple*

Nyssa sylvatica 
Black Tupelo
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13. GUIDELINES AND SPECIFICATIONS

Planting 

Trees will be planted in a manner that 
ensures the best tree health in an urban 
context and should be supplied with an 
8’x4’x4’ (3.6m3) trench of structural soil 
that lies within the permeable paving strip. 
A linear root barrier on either side of the 
trench is further recommended.

Maintenance

A key benefit of the infiltration strip is for 
the proposed street trees. Typically, urban 
trees need to be replaced about every five 
to seven years. Trees begin to decline in 
health due to soil compaction and/or limited 
availability of suitable soil, or a city might 
replace them to control irrigation costs. The 
permeable interlocking concrete pavers 
and the system beneath prevent soil from 
compaction while storm water draining 
through the permeable pavers significantly 
reduces the need for additional irrigation. 

Beyond those short-term savings lie 
longer-term benefits. As trees mature and 
expand their canopies, they provide more 
oxygen, urban island heat reduction and 
sidewalk shade. Younger trees to do not 
provide these benefits; only when trees 
reach a certain size.  Many cities are forced 
to replace trees just before they mature 
so they don’t reap these considerable 
advantages. By extending tree longevity 
and controlling storm water management 
— with the help of permeable pavers — 
Mission City stands to improve the livability 
and appeal of the downtown core.

Recommended Small Trees
rain gardens and planting beds

Cornus controversa 
‘Eddie’s White Wonder’

Dogwood

Parrotia persica 
Persian Ironwood

Stewartia pseudocamilla 
Japanese Stewartia

Styrax japonica 
Snowdrop Tree
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13. GUIDELINES AND SPECIFICATIONS

b. Rain Gardens

Rain garden are foreseen throughout the 
downtown core at sidewalk“bulges”. In areas 
where they are technically not possible, they 
can be replaced by planting beds at ground 
level.

General maintenance:

• Remove leaves each fall, inspect 
overflow, hydraulic and structural 
facilities annually;

• Remove trash and debris periodically;
• Replanting may be necessary over time;
• Apply mulch each spring (2-3 inches of 

hardwood mulch);
• Surface inlet sump should be inspected 

annually and cleaned as required.

During plant establishment phase:

Weed regularly during plant establishment, 
as newly planted species may be competing 
with weeds. Once plants become 
established, less weeding will be required. 
The plants in the rain gardens will need to 
be watered regularly during establishment 
to ensure healthy growth. Once established, 
plants should only be watered in long 
periods of drought.

Recommended Rain Garden Plants

• Carexobnupta - Slough Sedge
• Echinacea purpurea - Purple Coneflower
• Gaultheria shallon - Salal
• Helictotrichon sempervirens - Blue Oat Grass
• Iris tenax - Oregon Iris
• Juncus acuminatus - Tufted Rush
• Juncuse!usus var. pacificus - Pacific Rush
• Lonicera pileata - Box-leaved Honeysuckle
• Rudbeckia hirta - Black-eyed Susan

• Buxus sempervirens - Boxwood
• Bulbs (Allium, Tulips)
• Echinacea purpurea - Purple coneflower
• Helictotrichon sempervirens - Blue oat grass
• Miscanthus sinensis
• Rudbeckia hirta - Black-eyed Susan
• Salvia nemorosa ‘Caradonna’ - Perennial sage
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13. GUIDELINES AND SPECIFICATIONS

b. Hardscape Materials

There are a variety of paving materials 
that can be used to enhance and define a 
streetscape. 
The material palette for the Public Realm 
Master Plan was chosen with a perspective 
to aesthetic quality, durability and 
maintenance. A relatively simple and thus 
time-less series of materials are proposed: 
Granite setts (special colour/finish at Welton 
Street Plaza), concrete bands, permeable 
concrete pavers and scored concrete. 

As mentioned beforehand, a permeable 
furnishing strip is found throughout the 
downtown core. It’s a 1.35 meter wide strip 
that consists of permeable,standard-sized, 
concrete pavers set in a running bond 
pattern. At the foot of each light standard 
a stripe of 4”x4” granite setts runs across 
the sidewalk and furnishing strip. The 
granite setts are sawn cut and flamed, thus 
smooth to ensure ease of walking across, 
and bordered by charcoal coloured concrete 
bands on either side. The on-street parking 
zones along 1st Avenue are delineated by an 
ornamental band made of two granite sets 
between slim concrete bands.

The pedestrian mid-block cross walks will be 
accentuated by a “carpet” of granite setts 
between two concrete bands.

All sidewalk areas are to be made of scored 
concrete.

Score Pattern: All concrete on the 
pedestrian surfaces will be scored in a 1.5 
m rectangular pattern. Scores are to be cut 
using either a tooljoint with a deep control 
joint and no visible collar or a saw cut. This 
is toensure a smooth, universally accessible 
surface.

Maintenance

Most of the specified materials don’t require 
excessive amounts of maintenance other 
than power washing and, over the years, 
possibly replacement of pavers and repair of 
joint materials in small amounts.

Permeable paver furnishing strip:
Like any well-traveled surface, the pavers 
will require maintenance. Generally, the 
pavers can be replaced on a smaller 
scale, limiting disruption and saving on 
maintenance costs. Twice yearly the joints 
between the permeable pavers should 
be vacuumed out with the help of air 
pressure to prevent clogging. However, 
these are a!ordable, comparatively minimal 
maintenance tasks.

4”x 4” granite setts (10cm x 10cm), sawn 
cut and flamed finish. Salt and pepper with 
hints of pink (e.g. “Santa Rosa” granite 
cobbles).

Granite setts 4”x4” (10cm x 10cm), split 
finish. Salt and pepper (e.g. “Ambleside” 
granite cobbles).
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Recommended Model: 

Model Neoliviano
Supplier Landscape Forms
Manufacturer Santa & Cole
Location Kalamazoo, Michigan
Materials Jarrah wood and aluminum
Dimensions height 30 3/4’’ x width 26 1/4’’ x 

length 69’’
Colour Wood and aluminum
Estimated Cost $1463 each
Customization 
Options/Cost

Limited

Estimated 
Delivery 
Charge

Approximately 15% of product cost.

Estimated 
Delivery Time

5 weeks

Warranty 3 years
Environmental 
Benefits

Benches are 100% recyclable.
No finishes used.

Other Notes Wood will eventually fade to a grey 
colour. 
Using FSC certified wood adds 25% to 
cost and longer delivery times. 
Wood can be replaced at a few 
hundred dollars a bench.

The site furnishings should provide a unique community identity with capital, operational 
and life-cycle costs in mind. Aesthetically speaking, the goal is to achieve a classic modern 
look that will not seem dated in a few years.

On 1st Avenue benches are to be typically spaced 30m 
apart, centered between every other tree.

d.  SITE FURNISHINGS
Benches

13. GUIDELINES AND SPECIFICATIONS
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Recommended Model: 

Model MLB870
Supplier Maglin
Manufacturer Maglin
Location Ontario
Materials IPE wood seat and back with cast 

aluminum ends or full metal.
Dimensions 3 di!erent sizes
Colour Range of powdercoat colours 

available for aluminum.
Estimated Cost $1295 each
Customization 
Options/Cost

Limited on wood customization.
Custom colours, $250 surcharge.

Estimated 
Delivery Time

6-8 weeks on standard
10-12 weeks on custom orders

d.  SITE FURNISHINGS
Benches

On 1st Avenue benches are to be typically spaced 30m 
apart, centered between every other tree.

13. GUIDELINES AND SPECIFICATIONS
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Recommended Model: 

Model MLB720
Supplier Maglin
Manufacturer Maglin
Location Ontario
Materials IPE wood seat and back with cast 

aluminum ends
Dimensions height 31’’ x width 17 1/2’’ x length 70’’

Also comes in legless version or 
legless and backless version.

Colour Range of powdercoat colours 
available for aluminum

Estimated Cost $1295 each
Customization 
Options/Cost

Limited on wood customization.
Custom colours, $250 surcharge.

Estimated 
Delivery Time

6-8 weeks on standard
10-12 weeks on custom orders

d.  SITE FURNISHINGS
Benches

On 1st Avenue benches are to be typically spaced 30m 
apart, centered between every other tree.

13. GUIDELINES AND SPECIFICATIONS
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Recommended Model: 

Model Lakeside Litter
Supplier Landscape Forms
Manufacturer Landscape Forms
Location Kalamazoo, Michigan
Materials Powdercoat metal
Dimensions height 36’’ x diameter 21’’

30 gallon capacity
Colour Range of powdercoat colours 

available (recommend Steel).
Estimated Cost $1100 each
Customization 
Options/Cost

$200 each for a custom laser cut 
pattern. Upcharge for custom colours.

Estimated 
Delivery 
Charge

Approximately 15% of product cost.

Estimated 
Delivery Time

5 weeks

Warranty 3 years
Environmental 
Benefits

Powdercoat is lead free. Product is 
100% recyclable. This product is made 
from 54% recycled material.
This product contributes to leed credit 
for environmental tabacoo smoke 
control, recycled content and regional 
materials.

d.  SITE FURNISHINGS
Litter Bins

Litter bins will be placed at key nodes throughout the 
site. Refer to plans for proposed locations.

13. GUIDELINES AND SPECIFICATIONS
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Recommended Model: 

Model Petosky
Supplier Landscape Forms
Manufacturer Landscape Forms
Location Kalamazoo, Michigan
Materials Powdercoated metal
Dimensions
Colour Range of powdercoat colours 

available (recommend Steel).
Estimated Cost $1034 each
Customization 
Options/Cost

Upcharge for custom colours. 

Estimated 
Delivery 
Charge

Approximately 15% of product cost.

Estimated 
Delivery Time

5 weeks

Warranty 3 years
Environmental 
Benefits

Powdercoat is lead free. Product is 
100% recyclable. This product is made 
from 56% recycled material.
This product contributes to leed 
credit for environmental tabacoo 
smoke control, storage and collection 
of recyclables, recycled content and 
regional materials.

d.  SITE FURNISHINGS
Litter Bins

Litter bins will be placed at key nodes throughout the 
site. Refer to plans for proposed locations.

13. GUIDELINES AND SPECIFICATIONS

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



Recommended Model: 

Model Bola
Supplier Landscape Forms
Manufacturer Landscape Forms
Location Kalamazoo, Michigan
Materials Powdercoat metal or stainless steel
Dimensions height 32’’ x width 1 1/2’’ x length 27 

1/2’’
Colour Range of powdercoat colours 

available (recommend Steel).
Estimated Cost Powdercoat $253 each

Stainless steel $330 each
Customization 
Options/Cost

Upcharge for custom colours.

Estimated 
Delivery 
Charge

Approximately 15% of product cost.

Estimated 
Delivery Time

5 weeks

Warranty 3 years
Environmental 
Benefits

Powdercoat is lead free. Products is 
100% recyclable. Powdercoated steel 
is made from 59% recycled material 
and stainless steel is made from 50% 
recycled material.
This product contributes to leed 
credit for alternative transportation, 
recycled content and regional 
materials.

d.  SITE FURNISHINGS
Bike Racks

Bike racks will be placed at key nodes throughout the 
site. Where possible, racks will be located close to 
pedestrian light. Refer to plans for proposed locations.

13. GUIDELINES AND SPECIFICATIONS
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d.  SITE FURNISHINGS
Bike Racks

Recommended Model: 

Model Flo
Supplier Landscape Forms
Manufacturer Landscape Forms
Location Kalamazoo, Michigan
Materials Powdercoat metal or stainless steel
Dimensions height 32 1/4’’ x width 27 3/4’’ x 

length 25 1/2’’
Colour Range of powdercoat colours 

available (recommend Steel).
Estimated Cost Powdercoat $660 each

Stainless steel $748 each
Customization 
Options/Cost

Upcharge for custom colours.

Estimated 
Delivery 
Charge

Approximately 15% of product cost.

Estimated 
Delivery Time

5 weeks

Warranty 3 years
Environmental 
Benefits

Powdercoat is lead free. Products is 
100% recyclable. Powdercoated steel 
is made from 59% recycled material 
and stainless steel is made from 50% 
recycled material.
This product contributes to leed 
credit for alternative transportation, 
recycled content and regional 
materials.

Bike racks will be placed at key nodes throughout the 
site. Where possible, racks will be located close to 
pedestrian light. Refer to plans for proposed locations.

13. GUIDELINES AND SPECIFICATIONS
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Tree Grates

Recommended Model: 

Model Custom Made or ST, SP,
Supplier Dobney Foundry
Manufacturer
Location Washington
Materials Ductile iron with asphalt coating
Dimensions 48’’ square
Colour
Estimated Cost 48’’ square: $572 + $145 for frame

custom: $826 + $285 for frame
Customization 
Options/Cost

Custom pattern available, one time 
fee for making the mold $5000 to 
$15000 depending on complexity 
of pattern. Cost of grate variable 
depending on pattern. Customization 
takes 12 to 16 weeks. 

Estimated 
Delivery 
Charge

$75

Estimated 
Delivery Time

Two days if in stock, eight weeks if not 
in stock. 

Warranty 1 year

13. GUIDELINES AND SPECIFICATIONS

Provide tree grates for street trees that are within the 
furnishing strip and are surrounded by hard surface. 
Trees within the planted areas, such as the rain gardens 
or street bulges will not require a tree grate.
To accentuate the importance of both of these important 
pedestrian spines, custom designed grate is suggested 
for 1st Avenue and Welton Street. This is also an 
opportunity for functional public art. 2nd Avenue will 
feature standard tree grates.
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13. GUIDELINES AND SPECIFICATIONS

e.  LIGHTING
Light Fixtures

1st Avenue

Suggested spacing is 15m per side with 
pedestrian light fixtures on every pole. Combined 
road/pedestrian lights are staggered across the 
street and thus 30m apart (see 1st Ave plan). This 
spacing is dictated to achieve appropriate lighting 
levels for the area, however,exact spacing is to 
be verified by a qualified electrical engineer at 
the time of development. If necessary, pedestrian 
lights should be installed on tra"c signal poles 
to ensure that the intersections are adequately 
lit. Pedestrian light spacing along the mid-block 
pedestrian walkways is to be determined at the 
time of development by a qualified electrical 
engineer.

Light poles should be able to accommodate 
banners, hanging baskets, irrigation for baskets 
as well as electrical outlets for events. Trees on 
1st Avenue are to be supplied with a junction box 
and conduit to allow for seasonal lighting. 

2nd Avenue

Combined road/pedestrian lights are spaced 
every 22m. Additional pedestrian level lights 
may be required at crosswalks (see 2st Ave 
plan). Again, exact spacing is to be verified by 
a qualified electrical engineer at the time of 
development.
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Recommended Model: 

Model Technilum Aluminum pole and Neri 
Light Fixture

Supplier CDm2
Manufacturer Technilum (pole) and Neri (light)
Location Beziers, France and Miami, Florida
Materials Aluminum
Dimensions Pole: height 6m x width 140mm

Fixture: length 1.5m
Banner arm: height 450mm x height 
1800mm 

Colour RAL 9007 (or other RAL selection)
Estimated Cost $8500
Customization 
Options/Cost

Positioning of luminaires and option 
to add attachments for banners, 
hanging flower baskets and seasonal 
lighting.

Estimated 
Delivery 
Charge

$1000 per pole

Environmental 
Benefits

LED and dark sky compliant

Other Notes The pole and light fixture are made by 
separate companies. 
Must include channel for irrigation 
and an electrical outlet. 

13. GUIDELINES AND SPECIFICATIONS

e.  LIGHTING
Light Fixtures
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13. GUIDELINES AND SPECIFICATIONS

f. Public Art

Explore opportunities for public art in 
partnership with the local community and/
or new development in downtown Mission 
as a means to further develop the sense of 
place and/or reflect local history and culture. 
Public art should follow the Public Art Policy 
adopted by the District of Mission on May 
3, 2010. Public Art in Mission is defined as: 
“Artwork which is accessible to the public 
and has aesthetic qualities. The artwork can 
be permanent, semi-permanent, functional, 
temporary, and includes all forms of art and 
performance”. 

Within the downtown core art could be 
sited at for example Welton Street Plaza, 
areas where the sidewalk widens for 
street crossings, and various locations 
along pedestrian walkways or alleyways. 
Sculptural public art should not be placed 
directly in the sidewalk zone or in areas 
where it will interfere with pedestrian tra"c 
flow. The following opportunities were 
identified as particularly appropriate for 
Mission City:

Functional Public Art

Seating, bicycle racks, railings, tree grates, 
information signage or kiosks could be 
functional public art. (see selection of 
precedent pictures)

Activate the Alley

The passage way between 1st Ave and 
Railway could be activated and transformed 
into a vibrant people oriented space. This 
could be a temporary intervention during 
the summer months (e.g. special lighting, 
movie projections, temporary furniture) or 
a more permanent installation of paving, 
seating elements, canopies and other 
ornamental features. If this passage way 
becomes usable public space, community 
members can come to cafes and events in 
the alley.

Temporary Interventions

Often temporary interventions are 
introduced through a period of long change 
or regeneration, so that the public and 
community can be kept informed, involved 
and is part of the process of change 
by marking what happens in the area. 
Temporary works can enliven areas and add 
to the general creative ambiance of Mission 
City.
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13. GUIDELINES AND SPECIFICATIONS

f. Public Art

Example: Lighting the Streets (UK)

Light Up Queen Street is the City of 
London’s flagship street scene enhancement 
scheme that aims to create a safe and 
pedestrian friendly environment. At the 
heart of the city, Queen Street links the 
Guildhall, the oldest civic Building in 
London, to the river and Southwark Bridge. 
The artists re-imagined the urban setting, 
taking mundane and often ignored elements 
in the streetscape as their inspiration for 
new artworks in light, sound, and film, 
installed in unexpected locations.

Example: Creative Engagement, 
Temporary Intervention

Limelight: Saturday Night by 
Sans Façon (UK)
Sans Façon is an artist/architect 
collaborative. They undertake diverse 
projects, both temporary and permanent, 
predominantly exploring the relationship 
between people and place. 
Limelight is a live public art installation 
and video work. Sans Façon have created 
a di!erent approach to city street lighting 
by replacing two existing street light 
fixtures with theatre spotlights, creating 
an invitation for passers-by to temporarily 
transform the street into a stage. People 
were not asked to pose, they simple re-
acted to the light and the subsequent 
actions were captured on film. Sans Façon 
were around to talk to people about the 
project which presented further interaction 
and discussion about place and 
public behavior.
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APPENDIX A - PAVING DETAILS
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PAVING DETAIL ON FIRST AVENUE 
SCALE 1:50
When printed on 11’’x17’’ paper.

PAVING DETAIL ON FIRST AVENUE - CONCRETE BANDING
SCALE 1:25
When printed on 11’’x17’’ paper.

PAVING DETAIL ON FIRST AVENUE - PARKING STRIP
SCALE 1:25
When printed on 11’’x17’’ paper.
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APPENDIX A - 
SCHEMATIC PAVING DETAILS
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GRANITE SETTS WITH DRAINAGE JOINT AQUA PAVE ABOVE TREE WELL

STANDARD AQUA PAVE DETAIL IN 

Granite Setts

3/4 Clear Crush

3’’ Clear Crush

Perforated 
Drainage Pipe

Standard Paver

3/4 Clear Crush

3’’ Clear Crush

Perforated 
Drainage Pipe

Standard Paver

Bedding Course

Road Base

Structural Soil

Approx. 25-30cm 
concrete curb
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APPENDIX B - COST D SPREADSHEETS
CITY OF MISSION - Welton Plaza Design Memo

WELTON PLAZA
ITEM UNIT QUANTITY UNIT-COST TOTALS

I. HARD LANDSCAPE
Cast in Place Concrete (Staircase and Wall) 1 $36,000.00
Cast in Place Concrete Sidewalk and Letdown sq.m. 12 $96.88 $1,162.56
Granite Steps sq.m 6 $349.61 $2,097.66
Angled Curb and Gutter l.m. 105 $110.00 $11,550.00
Abbotsford Paver - Aquapave (Supply and Install) sq.m. 30 $130.00 $3,900.00
Granite Setts - Aquapave (Supply and Install) sq.m. 55 $326.23 $17,942.65
Granite Setts - Sandset (Supply and Install) sq.m. 460 $310.00 $142,600.00
Concrete Banding sq.m. 25 $94.00 $2,350.00
SUBTOTAL, HARD LANDSCAPE $217,602.87

II. SOFT LANDSCAPE
Deciduous Trees (Street Trees) each 2 $250.00 $500.00
Deciduous Trees (Rain Gardens) each 5 $250.00 $1,250.00
Shrubs and Groundcover (Rain Garden and Planter) sq.m. 60 $270.00 $16,200.00
Growing Medium (70cm thick) c.u.m 40 $22.00 $880.00
Structural Soil c.u.m 7 $58.00 $406.00
Root Barrier per tree 6 $50.00 $300.00
Mulch (8cm thick) c.u.m 5 $30.00 $150.00
2'' - 6'' River Rock (15cm thick) c.u.m 9 $78.89 $710.01
SUBTOTAL, SOFT LANDSCAPE $20,396.01

 
III. SITE FURNISHINGS (all site furnishing costs include delivery but exclude installation)
Benches (ex. Landscape Forms - Neoliviano) each 5 $1,463.00 $7,315.00
Litter Bins (ex.Landscape Forms - Lakeside Litter) each 2 $1,300.00 $2,600.00
Bike Rack - Multiple (ex. Landscape Forms - Flo) each 1 $748.00 $748.00
Lights - Pedestrian/Roadway Combination (excluding electrical) 
(ex. Technilum pole and Neri light fixture) each 3 $9,500.00 $28,500.00
Lights - Pedestrian (ex. Technilum pole and Neri light fixture) each 2 $6,500.00 $13,000.00
Tree Grates (ex. custom grate from Dobney Foundry) each 2 $1,111.00 $2,222.00
Tree Grate (one time customization fee) 1 $15,000.00
Handrail l.m 20 $250.00 $5,000.00
SUBTOTAL, SITE FURNISHINGS $74,385.00

IV. DEMOLITION AND SITE PREP
Demolition and Site Prep 1 $40,000.00

WELTON PLAZA SUBTOTAL $352,383.88
G.S.T (5.0%) 0.05 $17,619.19
P.S.T. (7.0%) 0.07 $24,666.87
Plus Contingency (30%) 0.30 $105,715.16
OPINION OF PROBABLE COST (Note: Accuracy is +/- 30%) $500,385.11
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APPENDIX B - COST D SPREADSHEETS
CITY OF MISSION - Welton Plaza Design Memo

FIRST AVENUE
ITEM UNIT QUANTITY UNIT-COST TOTALS

I. HARD LANDSCAPE
Cast in Place Concrete Sidewalk and Letdown sq.m. 495 $96.88 $47,955.60
Angled Curb and Gutter l.m. 115 $110.00 $12,650.00
Abbotsford Paver - Aquapave (Supply and Install) sq.m. 255 $130.00 $33,150.00
Granite Setts - Sandset (Supply and Install) sq.m. 130 $310.00 $40,300.00
Concrete Banding sq.m. 60 $94.00 $5,640.00
SUBTOTAL, HARD LANDSCAPE $139,695.60

II. SOFT LANDSCAPE
Deciduous Trees (Street Trees) each 16 $250.00 $4,000.00
Deciduous Trees (Rain Garden) each 4 $250.00 $1,000.00
Shrubs and Groundcover (Rain Gardens) sq.m. 35 $270.00 $9,450.00
Growing Medium (70cm thick) c.u.m 25 $22.00 $550.00
Structural Soil c.u.m 55 $58.00 $3,190.00
Root Barrier per tree 20 $50.00 $1,000.00
Mulch (8cm thick) c.u.m 3 $30.00 $90.00
2'' - 6'' River Rock (15cm thick) c.u.m 5 $78.89 $394.45
SUBTOTAL, SOFT LANDSCAPE $19,674.45

 
III. SITE FURNISHINGS (all site furnishing costs include delivery but exclude installation)
Benches (ex. Landscape Forms - Neoliviano) each 10 $1,463.00 $14,630.00
Litter Bins (ex.Landscape Forms - Lakeside Litter) each 6 $1,300.00 $7,800.00
Bike Rack - Multiple (ex. Landscape Forms - Flo) each 6 $748.00 $4,488.00
Lights - Pedestrian/Roadway Combination (excluding electrical) 
(ex. Technilum pole and Neri light fixture) each 9 $9,500.00 $85,500.00
Lights - Pedestrian (ex. Technilum pole and Neri light fixture) each 8 $6,500.00 $52,000.00
Tree Grates (ex. custom grate from Dobney Foundry) each 16 $1,111.00 $17,776.00
SUBTOTAL, SITE FURNISHINGS $182,194.00

IV. DEMOLITION AND SITE PREP
Demolition and Site Prep $20,000.00

FIRST AVENUE SUBTOTAL $361,564.05
G.S.T (5.0%) 0.05 $18,078.20
P.S.T. (7.0%) 0.07 $25,309.48
Plus Contingency (30%) 0.30 $108,469.22
OPINION OF PROBABLE COST (Note: Accuracy is +/- 30%) $513,420.95

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



APPENDIX B - COST D SPREADSHEETS
CITY OF MISSION - Welton Plaza Design Memo

WELTON NORTH
ITEM UNIT QUANTITY UNIT-COST TOTALS

I. HARD LANDSCAPE
Cast in Place Concrete Sidewalk and Letdown sq.m. 355 $96.88 $34,392.40
Angled Curb and Gutter l.m. 160 $110.00 $17,600.00
Abbotsford Paver - Aquapave (Supply and Install) sq.m. 45 $130.00 $5,850.00
Granite Setts - Sandset (Supply and Install) sq.m. 200 $310.00 $62,000.00
Concrete Banding sq.m. 30 $94.00 $2,820.00
SUBTOTAL, HARD LANDSCAPE $122,662.40

II. SOFT LANDSCAPE
Deciduous Trees (Street Trees) each 5 $250.00 $1,250.00
Deciduous Trees (Rain Garden) each 7 $250.00 $1,750.00
Shrubs and Groundcover (Rain Garden and Planters) sq.m. 100 $270.00 $27,000.00
Growing Medium (70cm thick) c.u.m 70 $22.00 $1,540.00
Structural Soil c.u.m 20 $58.00 $1,160.00
Root Barrier per tree 13 $50.00 $650.00
Mulch (8cm thick) c.u.m 8 $30.00 $240.00
2'' - 6'' River Rock (15cm thick) c.u.m 15 $78.89 $1,183.35
SUBTOTAL, SOFT LANDSCAPE $34,773.35

 
III. SITE FURNISHINGS (all site furnishing costs include delivery but exclude installation)
Benches (ex. Landscape Forms - Neoliviano) each 2 $1,463.00 $2,926.00
Litter Bins (ex.Landscape Forms - Lakeside Litter) each 2 $1,300.00 $2,600.00
Bike Rack - Multiple (ex. Landscape Forms - Flo) each 1 $748.00 $748.00
Lights - Pedestrian/Roadway Combination (excluding electrical) 
(ex. Technilum pole and Neri light fixture) each 5 $9,500.00 $47,500.00
Tree Grates (ex. custom grate from Dobney Foundry) each 5 $1,111.00 $5,555.00
SUBTOTAL, SITE FURNISHINGS $59,329.00

IV. DEMOLITION AND SITE PREP
Demolition and Site Prep $25,000.00

WELTON NORTH SUBTOTAL $241,764.75
G.S.T (5.0%) 0.05 $12,088.24
P.S.T. (7.0%) 0.07 $16,923.53
Plus Contingency (30%) 0.30 $72,529.43
OPINION OF PROBABLE COST (Note: Accuracy is +/- 30%) $343,305.95

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



APPENDIX B - COST D SPREADSHEETS
CITY OF MISSION - Welton Plaza Design Memo

WELTON SOUTH
ITEM UNIT QUANTITY UNIT-COST TOTALS

I. HARD LANDSCAPE
Cast in Place Concrete Sidewalk and Letdown sq.m. 315 $96.88 $30,517.20
Angled Curb and Gutter l.m. 120 $110.00 $13,200.00
Abbotsford Paver - Aquapave (Supply and Install) sq.m. 35 $130.00 $4,550.00
Granite Setts - Aquapave (Supply and Install) sq.m. 35 $326.23 $11,418.05
Granite Setts - Sandset (Supply and Install) sq.m. 45 $310.00 $13,950.00
Concrete Banding sq.m. 20 $94.00 $1,880.00
SUBTOTAL, HARD LANDSCAPE $75,515.25

II. SOFT LANDSCAPE
Deciduous Trees (Street Trees) each 4 $250.00 $1,000.00
Deciduous Trees (Rain Garden) each 3 $250.00 $750.00
Shrubs and Groundcover (Rain Garden) sq.m. 25 $270.00 $6,750.00
Growing Medium (70cm thick) c.u.m 17 $22.00 $374.00
Structural Soil c.u.m 15 $58.00 $870.00
Root Barrier per tree 7 $50.00 $350.00
Mulch (8cm thick) c.u.m 2 $30.00 $60.00
2'' - 6'' River Rock (15cm thick) c.u.m 4 $78.89 $315.56
SUBTOTAL, SOFT LANDSCAPE $10,469.56

 
III. SITE FURNISHINGS (all site furnishing costs include delivery but exclude installation)
Litter Bins (ex.Landscape Forms - Lakeside Litter) each 1 $1,300.00 $1,300.00
Lights - Pedestrian/Roadway Combination (excluding electrical) 
(ex. Technilum pole and Neri light fixture) each 6 $9,500.00 $57,000.00
Lights - Pedestrian (ex. Technilum pole and Neri light fixture) each 1 $6,500.00 $6,500.00
Tree Grates (ex. custom grate from Dobney Foundry) each 4 $1,111.00 $4,444.00
SUBTOTAL, SITE FURNISHINGS $69,244.00

IV. DEMOLITION AND SITE PREP
Demolition and Site Prep $20,000.00

WELTON SOUTH SUBTOTAL $175,228.81
G.S.T (5.0%) 0.05 $8,761.44
P.S.T. (7.0%) 0.07 $12,266.02
Plus Contingency (30%) 0.30 $52,568.64
OPINION OF PROBABLE COST (Note: Accuracy is +/- 30%) $248,824.91

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



APPENDIX B - COST D SPREADSHEETS
CITY OF MISSION - Welton Plaza Design Memo

SECOND AVENUE
ITEM UNIT QUANTITY UNIT-COST TOTALS

I. HARD LANDSCAPE
Cast in Place Concrete Sidewalk and Letdown sq.m. 780 $96.88 $75,566.40
Angled Curb and Gutter l.m. 310 $110.00 $34,100.00
Abbotsford Paver - Aquapave (Supply and Install) sq.m. 260 $130.00 $33,800.00
Granite Setts - Sandset (Supply and Install) sq.m. 105 $310.00 $32,550.00
Concrete Banding sq.m. 18 $94.00 $1,692.00
SUBTOTAL, HARD LANDSCAPE $177,708.40

II. SOFT LANDSCAPE
Deciduous Trees (Street Trees) each 20 $250.00 $2,000.00
Deciduous Trees (Rain Garden) each 4 $250.00 $1,000.00
Shrubs and Groundcover (Rain Garden and Planters) sq.m. 20 $270.00 $5,400.00
Growing Medium (70cm thick) c.u.m 15 $22.00 $330.00
Structural Soil c.um. 80 $58.00 $4,640.00
Root Barrier per tree 20 $50.00 $1,000.00
Mulch (8cm thick) c.u.m 3 $30.00 $90.00
2'' - 6'' River Rock (15cm thick) c.u.m 5 $78.89 $394.45
SUBTOTAL, SOFT LANDSCAPE $14,854.45

 
III. SITE FURNISHINGS (all site furnishing costs include delivery but exclude installation)
Benches (ex. Landscape Forms - Neoliviano) each 4 $1,463.00 $5,852.00
Litter Bins (ex.Landscape Forms - Lakeside Litter) each 4 $1,300.00 $5,200.00
Bike Rack - Multiple (ex. Landscape Forms - Flo) each 3 $748.00 $2,244.00
Lights - Pedestrian/Roadway Combination (excluding electrical) 
(ex. Technilum pole and Neri light fixture) each 11 $9,500.00 $104,500.00
Tree Grates (ex. standard grate from Dobney Foundry) each 20 $720.00 $14,400.00
SUBTOTAL, SITE FURNISHINGS $132,196.00

IV. DEMOLITION AND SITE PREP
Demolition and Site Prep $20,000.00

SECOND AVE SUBTOTAL $344,758.85
G.S.T (5.0%) 0.05 $17,237.94
P.S.T. (7.0%) 0.07 $24,133.12
Plus Contingency (30%) 0.30 $103,427.66
OPINION OF PROBABLE COST (Note: Accuracy is +/- 30%) $489,557.57

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 



APPENDIX B - COST D SPREADSHEETS
CITY OF MISSION - Welton Plaza Design Memo

PROJECTS
Welton Plaza $500,385.11
First Avenue $513,420.95
Welton South $343,305.95
Welton North $248,824.91
Second Avenue $489,557.57
First Avenue East (Cost of First Ave + $45,000 for intersection) $558,420.95
First Avenue West (Cost of First Ave) $513,420.95
OPINION OF TOTAL PROBABLE COST (Note: Accuracy is +/- 30%) $3,167,336.39

SCHEDULE C

MISSION CITY DOWNTOWN ACTION PLAN 
LAN.58(C) 
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	PURPOSE:
	The purpose of this report is to provide Council with information on amending LAN. 58 – MissionCity Downtown Action Plan by adding the MissionCity Downtown Public Realm Master Plan (the Plan).
	BACKGROUND:
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	A contract for design work for the Welton Street Plaza has been awarded to Sharp and Diamond Landscape Architecture Inc. and District staff are anticipating receiving the first draft of the detailed design works and estimated construction costs within...
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