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1. CALL TO ORDER

2. ADOPTION OF AGENDA

3. MINUTES FOR APPROVAL

(a) Minutes of the Mission Community Heritage Commission meeting held 
on Wednesday, January 5, 2022

4. OLD BUSINESS

(a) Nomination for the Position of Vice Chair
That the Commission elect a member to fill the position of Vice Chair 
for a one-year term.

(b) Meet and Greet with Cultural Resource Commission Rescheduled 
To provide an update on the rescheduling of the joint meeting with the 
Cultural Resource Commission to Thursday, February 24th at 6 pm, 
Penny Cafe, 33128 1st Avenue.

(c) Heritage Award and Preparation for Heritage Week

To approve the plaque wording which will be created in aluminum using 
heat fusion technology (sample photo attached), and

That funding for the creation and installation of the plaque be approved.

(d) McRae House Development Application and Request to the 
Archives for Historical Information on Block 78

Staff to update and provide a copy of the Downtown Incentive Program 

brochure from last meetings discussion.

(e) Demolition Permit Heritage Referrals and Webmap Update

Staff to update on status of the Demolition Permit Heritage Referrals 
report and on the status of the creation of the webmap layer using the 
requested information from the Archives to locate addresses for 
properties indicated in the 2016 Context Study.

(f) Student Researcher Progress

(g) Komagata Maru Project Status

5. NEW BUSINESS

(a)   Heritage Awards for 2023

6. NEXT MEETING

7. ADJOURNMENT
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The Minutes of the Mission Community Heritage Commission meeting held via video 
conference on Wednesday, January 5, 2022 commencing at 6:00 p.m. 

Members Present: Ken Hood, Chair  
Cal Crawford, Councillor  
Ken Herar, Councillor (Alternate) 
Charlotte Lightburn 
Tim Pippus 
Jeffrey Vineyard  

Members Absent Shelley Carter 
Michael Nenn 
Kim Sutherland 

Others Present: Mike Dickinson, Manager of Long Range Planning and Special Projects 
Monica Stuart, Planning Assistant 

1. CALL TO ORDER

The Chair called the meeting to order. 6:03 pm

2. ADOPTION OF AGENDA

Moved and seconded,

That the agenda of the Mission Community Heritage Commission meeting held on
January 5, 2022 be approved as circulated.

CARRIED

3. MINUTES FOR APPROVAL

Moved and seconded,

That the minutes of the December 9, 2021 meeting of the Mission Community Heritage
Commission be approved.

CARRIED

4. ELECTIONS

Moved and seconded,

That Ken Hood will hold the position of chairperson for a one-year term.
CARRIED
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No nominations or volunteers were received for the position of Vice Chair. Item carried 
forward to February 2, 2022 meeting. 

5.  BUSINESS ARISING FROM THE MINUTES 

(a) Reschedule Meet and Greet with Cultural Resource Commission 

Discussion was held on rescheduling of the meet and greet with the Cultural Resource 
Commission.  

Action Item:  Staff to rebook the meet and greet with the Cultural Resource 
Commission early February and inform the Commission of the details. 

(b) Heritage Award and Preparation for Heritage Week 

M. Dickenson informed the commission that the current owner of the building located at 
33192 – 1st Avenue that was nominated for the Heritage Award by the Commission at 
the December 9, 2021 meeting accepts the nomination. Discussion was held on whether 
the Commission would stipulate if the plaque must be installed on the outside of the 
building. Decision was that the option would be left to the property owner whether the 
plaque is installed outside or inside of the building. 

Action Item:  Staff and K. Hood to research design, costs and plaque options as well as 
history research on the property to bring back to the Commission for next meeting in 
preparation of the February 22nd Council meeting and award presentation.  

(c) Information on Current Incentives through City Bylaws and Policies – M. 
Dickinson 

M. Dickinson discussed the current Downtown Incentive Program available for 
development within the Official Community Plan area designated as Mission City 
Downtown.  

Action Item: M. Dickinson to find out the status of the development application received 
for the McRae house for next meeting and forward a copy of the Downtown Incentive 
Program brochure to the Commission. Staff also to send a request to the Archives for 
historical information on properties located north side of 2nd Avenue, south of 3rd Avenue, 
east of Grand Street and west of James Street.  

(d) Demolition Permit Heritage Referrals and Webmap Information 

M. Dickinson informed the Commission that the report on demolition referrals received 
by the Planning Division is not completed. A discussion was held on the possibility of 
staff adding lots indicated as having heritage value under the Context Plan as a layer to 
the webmap. This information would provide staff and public another layer of information 
about properties within the City of Mission. To aid in this process staff is currently 
working with the Archives to identify and determine addresses for the locations noted in 
the Context Study. 

Action Item:  Staff to work with Archives to locate addresses for properties indicated in 
the Context Study and work with GIS to create a layer on the Webmap. Staff to provide 
information back to the Commission once it is completed. 
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(e) 2022 Workplan and Budget – Follow-up 

Item attached to agenda for reference only. 

(f) Update Received from Archives on Hiring of Student for Fall 2021 

Commission discussed carrying the motion from 2021 to hire a student researcher 
into 2022. The Archives was unable to fill the position last fall due to various reasons 
and is looking to hire a student researcher again this year. This motion would allow 
the student researcher extra weeks of work through the hire at the Archives and 
would give the student extra work specifically dedicated for the Commission .  

 
Moved and seconded,  

That the previous motion for a student researcher be hired through the Archives for a 
two week period be carried over into 2022 and that the funding amount be amended 
to not exceed $700 per week (based on a 30-hour week), including mandatory 
employer costs, to work with the Heritage Commission. Duties to include completing 
the Mission Heritage inventory. 
 
CARRIED 

6. NEW BUSINESS 

 No new business. 

7. ROUNDTABLE 

Discussion on process for bringing forward items for the agenda. K. Herar questioned on 
the final process and timeline for the Komagata Maru recognition. M. Dickinson indicated 
staff is still needing to follow-up with Parks and Recreation staff and provide a final 
report to Council. 

8. NEXT MEETING  

February 2, 2022 at 6:00 p.m. via Video Conference. 

9. ADJOURNMENT  

Moved and seconded,  

That the meeting be adjourned. 

CARRIED 

The meeting adjourned at 7:00 p.m.  
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The plaque format will be aluminum using heat fusion technology.  

The photo below is the same type of plaque and can be found on the Mission Archives Mural Wall. 
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DOWNTOWN DEVELOPMENT 
INCENTIVE PROGRAM 
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An Overview 
The MissionCity Downtown Action Plan was approved by Council in 2013. The Plan provides 
overarching policy direction for the development of Mission’s downtown core. The centre piece 
of the Plan includes ’10 Big Moves’ for Downtown. Big Move number 4 states that the District 
should “improve the economics of downtown development by introducing development 
regulations and incentives that improve the overall viability of downtown development”.  
Subsequently, Council approved the Downtown Development Incentive Program to achieve this 
‘Big Move’.  

 

What is the Development Incentive Program? 
The District of Mission has developed a suite of financial incentives to stimulate investment in 
the Downtown core.  Property owners and merchants located Downtown can take advantage 
of a number of financial incentives. These incentives are meant to encourage new development 
and conversion of properties for mixed-use commercial/residential or residential only 
development. It also encourages the renovation of existing commercial storefronts. The 
development incentive program will accept applications until December 31, 2022. 
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Summary of Incentives 

 

Criteria New Construction & 
Major Redevelopment 

Renovations Façade Improvements 

Duration of Incentive Building permit must be received 
by December 31, 2022. 
Construction must be completed 
by December 31, 2024. 

Building permit must be received 
by December 31, 2022. 
Construction must be completed 
by December 31, 2024. 

Improvements to Building 
Facades to the extent funds are 
available 

Eligibility Threshold & Range ≥$500,000 ≥$200,000 ≥$1,000 

Location Mission Downtown Action Plan Area 

Financial Incentives    

Property Tax Exemption1 10 Years. 
100% of assessed value of land 
and improvements above pre-
development values for 5 years, 
with the exempt amount being 
reduced by 20% per year for next 
5 years. 

10 years. 
100% of assessed value of land 
and improvements above 
predevelopment values for 5 
years, with the exempt amount 
being reduced by 20% per year 
for next 5 years. 

N/A 

Building Demolition Program The pre-development amount is 
calculated as land only for the 
Property Tax Exemption with the 
property treated as vacant with 
improvements removed. 

N/A N/A 

Municipal Fee Reductions 50% reduction on some 
municipal fees and permits 

50% reduction on some 
municipal fees and permits 

50% reduction on some 
municipal fees and permits 

Community Amenity Contribution 
Relief Period 

Community Amenity 
Contributions relief 

Community Amenity 
Contributions relief 

N/A 

Façade Improvement Grant  N/A N/A 50% of value of improvements to 
maximum of $2,500 

Waive off-set costs under the Parking 
Strategy for varying off-street parking 
spaces 

Yes Yes N/A 

Waive Servicing Infrastructure 
Modeling Fees 

Yes N/A N/A 

Priority Processing Yes Yes Yes 

Free Land Title Searches and Filings Yes Yes Yes 

Brownfield Support – for Potential 
Grants 

Yes Yes N/A 

 

1In all cases, the tax exemption granted includes the pre-improvement municipal tax portion only for a period of five years (base amount) thereafter with an annual increase of 
20% of the difference of the base amount until 100% of the full tax assessment is achieved in year 10.  Exempt amount cannot exceed the value of the investment. 
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Incentive Fact Sheet 
Façade Improvement Program 

The façade improvement component of the incentive program is a partnership between the District 
of Mission, Mission Downtown Business Association, and North Fraser Community Futures. 

 

 

Purpose: 

• to promote development and stimulate the Downtown economy 
• to encourage property and business owners to renovate, restore or redesign existing 

commercial building façades 
• to create a well-cared for, interesting, and appealing streetscape Downtown 

Eligibility Criteria: 

The proposed development must meet the following: 
• apply to a property within the MissionCity Downtown Action Plan area 

• obtain approval for a MissionCity Downtown Development Permit and then submit a complete 
Building Permit application prior to December 31, 2022 

• Information that should be shown in the plans for façade improvements includes:  

o elevation drawing(s) of the façade 
o design of replacement windows (if applicable) 
o window and door trim 
o awning and canopy design 
o lighting and signage 
o colour palette 
o list of materials for siding, trim and unique features 

• supply a quote from a contractor for the work 
• complete construction by December 31, 2024 
• the façade improvement must comply with the MissionCity Downtown Development Permit 

Area guidelines 
• investment must be $1,000 or greater  

  

11



 

 
3 

Incentive Fact Sheet 
Property Tax Exemption 

Purpose: 

• to promote development and stimulate the downtown economy 
• to create a positive environment for private investment 
• to encourage the construction of mixed-use commercial/residential or residential only 

development 

Eligibility Criteria: 

The proposed development must meet the following: 

• apply to a property within the MissionCity Downtown Action Plan area 
• obtain the required Planning approvals (i.e. rezoning, development permit etc.) and then 

submit a complete Building Permit application prior to December 31, 2022 
• complete construction by December 31, 2024 
• meet the intent of the MissionCity Downtown Action Plan  
• investment must be $200,000 or greater for renovations to existing buildings, and $500,000 or 

greater for new construction and major redevelopment 
(NOTE:  the smaller the investment, the lower the tax benefit) 

Description of the Tax Exemption Program: 

New Building 

If the land is vacant, the base assessed value, which is used to calculate the exemption amount, is on 
the value of the land only. 

Renovation of an Existing Building 

If the building is going to receive significant renovations, a request to have the property reassessed by 
BC Assessment could reduce the assessed value, and therefore, the base assessed value. 

Demolition of an Existing Building 

If the existing building and other improvements are demolished, the base assessed value is on land 
value only. 
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Incentive Fact Sheet 
Property Tax Exemption (continued) 

Process for Applying for the Property Tax Exemption: 

Step 1 

Book a pre-application meeting with the Development Services Department and be sure to ask for 
the Incentive Program Application Package. 

Step 2 

Obtain the required Planning approvals (i.e., rezoning, development permit, etc.). When submitting 
your application for rezoning or development permit approval; also, submit the Incentive Program 
Application Form and indicate your intention to apply for the Revitalization Tax Exemption and any 
other incentives that would apply to your project. 

Step 3 

Once you’ve obtained approvals mentioned in Step 2, submit your building permit application on or 
before December 31, 2022 with construction to be completed by December 31, 2024. 

Step 4 

Enter into a Revitalization Tax Exemption Agreement that includes other requirements, and a 
certified cost estimate for the project from a design professional, by December 31, 2022. 

Step 5 

Submit a letter that identifies the date when the Revitalization Tax Certificate is to be submitted by 
the District of Mission to the BC Assessment Office.  The letter must be received prior to August 31 of 
the year preceding the year for which the Tax Exemption Certificate is to come into effect.  
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Incentive Fact Sheet 
Reduced Application Fees 

Applies to: 

• the Incentive Program application 
• a rezoning application 
• a building permit application 
• service connection fees 
• a demolition permit application 

Purpose: 

• to promote development and stimulate the downtown economy 
• to create a positive environment for private investment 

Eligibility Criteria: 

The proposed development must meet the following: 

• apply to a property within the MissionCity Downtown Action Plan area 
• certain application fees are reduced when submitting your application. This includes: 

Incentive Program Application, demolition, rezoning, development permit (form and character 
only) and building permit fees. Ask staff for a list of fees that are reduced.  

• meet the intent of the MissionCity Downtown Action Plan  
• investment must be $200,000 or greater for renovations to existing buildings, and $500,000 or 

greater for new construction and major redevelopment 
• Façade grant applications do not pay the development permit fee and receive a 50% 

reduction on building permit fees 

Sample Application Applying the Reduced Fees Incentive: 

For a three-storey development project with each floor approximately 5,000 square feet and 
improvements totaling 14,000 square feet, Table 1 summarizes the impact on application fees 
required by the District of Mission. 

Description of Fee Fees under current Bylaws * Fees under Incentive Program 

Incentive Program Application Fee  $105  $0 

Demolition Permit Fee  $230  $115 

Rezoning Application Fee  $5,491  $2,745 

Development Permit Fee  $3,230  $517 

Building Permit Fee  $6,196  $3,098 

Connections:  Water, Sewer, Storm, and related inspections  $7,280  $3,640 

Total Fees  $22,532  $10,115 

For the most up-to-date fees, please refer to the appropriate bylaw or policy.   
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Incentive Fact Sheet 
Relaxed Parking and Building Height for Residential Development 

Purpose: 

• to promote development and stimulate the downtown economy 
• to reduce the residential parking to one space per residential unit, with the developer to 

determine the number of spaces above 1 space per unit that are required to market the 
product 

Eligibility Criteria: 

The proposed development must meet the following: 

• apply to a property within the MissionCity Downtown Action Plan area 
• obtain the required Planning approvals (i.e., rezoning, development permit, etc.) and then 

submit a complete building permit application prior to December 31, 2022 
• complete construction by December 31, 2024 
• include attached multi-unit residential units (i.e., apartment, rowhouse, or townhouse units) 
• meet the intent of the MissionCity Downtown Action Plan  
• investment must be $200,000 or greater for renovations to existing buildings, and $500,000 or 

greater for new construction and major redevelopment 

Process: 

The Zoning Bylaw requires 1.7 space per residential unit (1.5 for the unit and 0.2 visitor spaces per 
unit). Under the Incentive Program, there is support to reduce the attached multi-unit residential 
parking requirements to 1.0 space per unit. For a 100-unit apartment building, that means the 
parking requirements could be reduced from 170 spaces to 100 spaces.  

With a rezoning, the maximum allowable height permitted downtown is 21.3 m (70 ft). Under the 
incentive program, there is support for residential building heights greater than 21.3 m (70 ft), 
provided the project complies with the Official Community Plan (OCP) maximum allowable density of 
4.5 Floor Space Ratio (FSR) and the MissionCity Downtown Action Plan. 
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  Incentive Fact Sheet 
Reduced Community Amenity Contribution 

Purpose: 

• to achieve the Council’s goal to revitalize downtown 
• to recognize that early development projects have a higher risk factor 
• to stimulate development 
• to create a positive environment for private investment 

Eligibility Criteria 

The proposed development must meet the following: 
• apply to a property within the MissionCity Downtown Action Plan area 
• obtain the required Planning approvals (i.e., rezoning, development permit, etc.) and then 

submit a complete building permit application prior to December 31, 2022 
• complete construction by December 31, 2024 
• include attached multi-unit residential units (i.e., apartment, rowhouse, or townhouse units) 
• meet the intent of the MissionCity Downtown Action Plan  
• investment must be $200,000 or greater for renovations to existing buildings, and $500,000 or 

greater for new construction and major redevelopment 

Process: 

• Under current policies, a $2,815 Community Amenity Contribution for each new unit would be 
requested.  

• Therefore, if a proposed development had 20 units, $56,300 in Community Amenity 
Contributions would be paid prior to final approval of a new zone.  

• A Letter of Credit in the amount of the Community Amenity Contribution is required as part of 
the zone amending bylaw approval process. The Letter of Credit would be returned once the 
conditions of the program have been met, including: submitting a building permit application 
by December 31, 2022 and the project is completed by December 31, 2024. 
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The Application Process 

STEP 1:  Application Submission 

• Applicants are required to have a pre-application consultation meeting with municipal staff to 
determine program eligibility 

• Applicants submit a completed application, including any required supporting documentation 
(see mission.ca/par) 

STEP 2:  Application Review & Evaluation 

• Staff review and evaluate the incentive application in tandem with a development application 
(i.e., rezoning and/or development permit)  

• Staff will perform an initial site visit and inspection of the building/property 

STEP 3:  Approvals 

• Most applications that achieve eligibility requirements are approved by staff. Some incentives 
require Council approval such as rezoning, development permits and tax exemptions 

STEP 4:  Implementation of Incentives or Facade Grant Payment 

• The owner provides proof that the project is complete 
• Staff inspect the property and is satisfied with all reports and documentation 
• The owner has no property tax arrears and has paid property taxes for the year, with no 

outstanding orders or municipal fees against the property 
• Facade Grant payment will be issued, as specified in the agreement 
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Updated 2020-01-01 

For more information on the incentive program,  

please visit the District’s website at: 

www.mission.ca 

or contact either of the following: 

Manager of Long-Range Planning 

604-820-3748 

planning@mission.ca 

Economic Development Officer 

604-820-3789 

scrawford@mission.ca 
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Downtown Development Incentive Program 

Application Form 

Development application property address:  

Briefly describe the property improvements being proposed:  

 

 

Approximate start date for the work:  Approximate completion date:  

Estimated cost of improvements, based on quote:  

Name of Applicant*: 

 

Address:  City:  Province:  

Postal Code:  Phone:  Email:  

Applicant’s Signature:  

Name of Property Owner(s): 

 

Address:  City:  Province:  

Postal Code:  Phone:  Email:  

Owner(s) Signature:  Date:  

*If applicant’s name is different from property owner or if there are multiple owners, please fill out the Agent Appointment section below. 
 

AGENT APPOINTMENT: 
“(We) the undersigned, being the registered owner(s) of the property located at ______________________________________ (the property) 

hereby irrevocably appoint _______________________________________________________(name) as the agent for all purposes, including 

the granting of all undertakings, in respect of: 

• An application for the façade improvement development and any matters that are directly or indirectly related to the development 
application for façade improvements; and/or 

• The granting of any undertakings, in respect of an application for a building permit in accordance with the provisions of Building 
Bylaw 3590-2003 and any other matters that are contained directly or indirectly within the provisions of the bylaw”. 

 (signature of registered owner)  (print name) 

 (signature of registered owner)  (print name) 

 (signature of registered owner)  (print name) 

Date:  
 

 

FOR OFFICE USE ONLY: 

☐ Tax Exemption ☐ Façade Improvement Grant Program ☐ Waiving Servicing Infrastructure 
Modeling fees 

☐ Municipal Fee Reduction ☐ Rezoning to CCD2 zone and waiving of 
the public hearing 

☐ Free Land Title Search and Filing 

☐ Community Amenity Contribution ☐ Waiving off-set costs under the Parking 
Strategy 

☐ Brownfield support 

Staff Signature:         Date:     
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MISSION COMMUNITY HERITAGE COMMISSION 

Heritage Awards Nomina on Form 

Entry Requirements      Date: _________________ 
 A completed nomina on form. 

 A summary descrip on of the heritage achievement being nominated which addresses the judging criteria for the award  

 category selected (up to 1 page). 

 Suppor ng documenta on relevant to the subject of the nomina on, including: 

 Biographical or other informa on about the person, group or project being nominated, 

 Photographs and/or illustra ons of the contribu on, and/or 

 Relevant printed items (e.g., newspaper clippings, publica on, program or exhibit material etc.) about the person, 

group or project. 

 Le er of consent from the nominee. 

 
Award Category Nomina on 
Please check one box, including a sub‐category if relevant. 

Conserva on of Built Environment, Streetscapes & Landscapes: 

Conserva on or restora on of a heritage building 

Adapta on of a heritage building 

Construc on of new building or development 

Addi ons to exis ng heritage building 

Heritage Landscape 

Special Heritage Achievement 

Educa on & Promo on of Heritage 

 

Submit Your Nomina on:  For more informa on visit our website at mission.ca or contact us.  

Please mail, fax or email your nomina on to:  

 

MISSION COMMUNITY HERITAGE COMMISSION ‐ HERITAGE AWARDS  

c/o Planning Department, District of Mission 

Box 20, 8645 Stave Lake Street, Mission BC  V2V 4L9 

Nominator:   Nominee:   

Name   Name   

Street Address   Street Address   

City   City   

Province Postal Code  Province Postal Code  

Home Phone   Home Phone   

Mobile Phone   Mobile Phone   

Email Address   Email Address   
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