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To: Chief Administrative Officer   Date: December 20, 2021 

From:  Gerald Schlesiger, Project Manager   

Subject: Mission Waterfront Revitalization Initiative Preferred Land Use Plan 
 

Recommendation 

That the document entitled “Preferred Land Use Plan” (Attachment A) serve as the basis for 
preparing the Mission Waterfront Revitalization Initiative Master Plan. 

Purpose 

The purpose of this report is for Council to endorse the Preferred Land Use Plan (PLUP) as the 
basis for preparing the Waterfront Master Plan. This is to ensure that the expenditure of 
resources and the due diligence going forward is focused on one guiding document.  

The distinction between the PLUP and the Master Plan is in recognition that the PLUP may 
contain encumbrances, uncertainties and risks that need to be tested prior to implementation. 
The due diligence that is to be exercised on the PLUP in the coming months will provide the 
scrutiny, review, and detailed examination necessary to ensure that it can be implemented. 
Minor changes to the land use map and new policies may be required. The changes will form 
the Master Plan.         

Background 

The Mission Waterfront Revitalization Initiative commenced in earnest in March 2021. This 
followed consultation with landowners, the undertaking of studies, visioning exercises, and 
receiving Council’s strategic direction and objectives for the Mission Waterfront. Council gave 
affirmative direction in August 2020, after which the Terms of Reference and roadmap for the 
preparation of a Master Plan were prepared. The contract for preparing the Master Plan was 
awarded to O2 Planning and Design.   

Phase 1 of the Waterfront Revitalization Master Plan emphasized realizing a vision. It involved 
assembling background information, analyzing the characteristics of the area, and engaging the 
public, First Nations, and landowners on key community values. Elements of risk were identified 
as well as the economic requirements that would make revitalization financially viable. The 
overview of the project was discussed with First Nations and the Advisory Committee, 
composed of local and provincial agencies and stakeholder groups.     

Phase 1 Public Engagement involved an online survey, a public webinar, Landowner, First 
Nations, Advisory Committee workshops, broadcasts through social media and temporary 
signage placed along main travel routes. The engage.mission webpage and social media were 
utilized to respond to enquiries. Workshops were also held with staff. 

The findings of Phase 1 led to the development of three Concept Plans in Phase 2. These plans 
were scrutinized in the context of Council’s strategic direction and the core values of the 
community.  

Phase 2 Public Engagement involved three surveys, interactive maps, a public webinar, 
Landowner, First Nations, and Advisory Committee workshops, broadcasts through social 
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media, and temporary signage placed along main travel routes. The relaxation of Public Heath 
restrictions facilitated the hosting of a public open house. On the interactive maps, participants 
could mark comments, identify likes and concerns, or apply basic sketching to the maps to 
highlight areas of land or design interests, and offer suggestions.  Workshops were also held 
with internal staff and Council.    

The Preferred Land Use Plan (PLUP) is the product of the technical work, public engagement, 
shared ideas, and feedback received.      

Discussion and Analysis 

Phase 2 Public Engagement 
The Phase 2 Public Engagement period ran from November 1st to 30th.  The public outreach to 
the community, landowners, First Nations, and the Advisory Committee consisted of presenting 
the three concept plans and encouraging people to view and participate in the on-line activities. 
 
The on-line activities included 3 surveys which resulted in:     

 Master Plan Components Survey– 542 respondents 

 Land Use Scenarios Survey – 173 respondents 

 Parks & Open Space Survey – 252 respondents 
 
The Phase 2 Public Engagement process also provided an opportunity to place comments on 
interactive maps of the three Concept Plans and the Open Space plan.  Statistics on the 
interactive mapping activities are pending.          
 
The Waterfront materials available on the Engage City project page were promoted with the 
placement of 4 sign boards along key travel routes.  A QR code link to the web page was also 
established and placed on various Public Community Boards around the City. There were 24 
QR code scans.   
 
In addition, the team hosted a Public Open House and utilized various social media venues to 
draw attention to the three concept plans and invited participation.      
 
Key Messages:  
The PLUP reflects 5 key messages heard during Phase 1 & 2: 

1) Support the existing Downtown, as championed in Concept 2, Downtown Focus; 

2) Support a focus on employment lands as championed in Concept 1, Working River; 

3) Support pedestrian connectivity along the banks of the Fraser River;  

4) Support an environmentally sensitive relationship with the river; and 

5) Support for more discussion about the Raceway’s future noting its contribution and 

historic role in the community, and that some improvements are achievable to mitigate 

concerns.    

PLUP Land Uses  
The PLUP retains a strong downtown focus accentuated by the Mershon / Welton Street 
pedestrian overpass with a centralization of hub activities at the foot of the overpass.  
Employment lands are focused west of the CPR Rail Bridge meeting the key objective of 
increasing job opportunities and strengthening the City’s tax base. While the opportunity and 
principle of industrial access to the river remains in recognition of the Working River Concept, 
the employment land strategy of the PLUP promotes continuous public access along the 
waterfront without compromising the environmental values of the river. Environmental values 
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are ingrained by retaining a soft natural shoreline along almost the entire length of the river 
front.        
   
The lands south of the Highway 11 alignment, and east of the CPR Rail Bridge, promote a 
residential character in keeping with the higher ordered land uses that are necessary to make 
the Dockside and East End Precincts financially viable for revitalization. These two precincts 
celebrate the river’s role as a destination place for locals and regional visitors. The Station 
Precinct retains a broad mix of uses recognizing that this area can redevelop in a less 
comprehensive manner because the floodproofing criteria are of a lesser scale. They do not 
need the same comprehensive approach as the Dockside precinct to meet flood protection 
standards. 
 
The PLUP maintains the status quo on the Raceway lands. The Raceway represents nearly 
30% of the gross waterfront area. A wide range of opinions were received concerning the future 
of the Raceway. The preferred approach is to maintain the status quo at this point in time. The 
Raceway owners expressed an interest to reduce noise through future improvements on their 
property. They also expressed an interest to increase the utilization of the lands year-round. The 
land use designation is consistent with the site’s actual zoning.   
 
The PLUP refrains from residential uses being situated adjacent to the Raceway. Rather, non-
residential uses will act as a buffer to mitigate noise.  This approach supports the objective of 
having ample lands for a variety of employment opportunities.    
 
The infrastructure service plan, that is a component of the Master Plan, will improve services to 
the Raceway so that if it wishes to achieve higher utilization of the lands or redevelop, its future 
will not be compromised by a lack of available infrastructure services.    
 
Featured Component 
 
Mershon Street 
The PLUP advocates that Mershon Street becomes the Main Street. This replaces Horne 
Street’s historic prominence. The shift builds on the design element of connecting Welton and 
Mershon Streets via a pedestrian overpass of the CPR tracks. The PLUP centralizes Hub 
activities around the southern foot of the pedestrian overpass along with a new Urban Plaza.  
Having Mershon as the principal retail axis decreases the negative intervention that the Murray 
Street overpass has on Horne Street if it was to remain as the main street. 
  
In the short term, shifting the main street to Mershon Street may seem unnatural because it is 
currently bisected by a raised section of Highway #11, whereas Horne Street is currently 
continuous from the CPR tracks to the Waterfront. However, until the time when Highway 11 is 
reconfigured, Mershon can develop a stronger connection to the Downtown while Horne retains 
its function of connecting Highway #11 to Highway #7.  
 
The transition from Horne to Mershon as the ‘Mainstreet’ would be gradual.  Mershon is central 
to the realignment of London / Glasgow Avenue, the urban plaza associated with that 
realignment, and the publicly held lands of the West Coast Express facilities which straddle 
Mershon.  
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Diking 
The existing dike network will be enhanced. The intention is to backfill the dike to raise all the 
lands between the dike and Highway 11 to the Flood Construction Level (FCL). This includes 
Mershon and Horne streets. The backfill concept is commonly referred to as a Superdike.  
 
The most significant alteration to the current dike is the new dike alignment in the Bridge West 
Precinct. The change in dike alignment is associated with the new sanitary sewer crossing of 
the Fraser River. The new dike more closely follows the natural shoreline, thereby increasing 
the industrial land base. The Raceway lands remain outside of the dike protection area.   
 
A key feature in the flood protection system is the adoption of Green Shores principles. The 
principle opposes the hard edge, definitive boundary approach found in many other urban 
waterfront settings with steel sheet wall barriers. The soft shore dike is more ecological friendly 
and aligns with First Nations and environmental advocates on adopting practices that enhance 
fish habitats.    
 
Transit Hub 
The PLUP scales back the Transit Hub, but does not eliminate it. The Hub is envisioned as 
accommodating other Mixed Uses. The southern transit hub is well suited for those travelling 
south of the Fraser, but less so for those persons residing within Mission’s northern urban 
growth boundary. Further analysis will be undertaken during Phase 3 with reference to the 
Transportation Master Plan.       
 
Open Space 
The PLUP segregates ecological open spaces from common open spaces. Ecological open 
spaces are expected to be preserved from development under all development scenarios.  
Those lands differentiated as Public Parks and Plazas are anticipated to be acquisitions through 
purchases, transfers or dedication of lands that might otherwise be developable. Approximately 
5 - 10 % of the lands are parkland. Further analysis is required to balance parklands against 
parking lots for park users.  The programing of the parklands will also be reviewed.    
 
Highways 
The early effect of the PLUP on the highway system is expected to be modest. Discussions with 
the Ministry of Transportation and Infrastructure (MOTI) have been delayed by recent climatic 
events disrupting the provincial transportation network. The short-term Highway 11 
improvements are relatively minor and align with past studies and existing routes. The priorities 
are on improving access to the Bridge West and Bridge East Precincts and confirming the 
criteria for extending the highway eastward.                 

Financial Implications 

The analysis of the PLUP will articulate the financial implications and how the cost and benefits 
may be shared between the community, landowners, businesses, industry, institutions, the City, 
developers and the region. Assessing the order of magnitude of the costs and benefits will be 
undertaken in Phase 3 and will accompany presentation of the Master Plan.   
 
Going Forward   
Any great plan is only as good as how successfully it becomes implemented.  
Nowhere is this more important than on large and complex waterfront revitalization initiatives 
like the Mission Waterfront.  
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For this reason, this initiative has been carefully and thoughtfully guided by the Mission 
Waterfront Revitalization Strategy and Roadmap (Attachment C) that has outlined the key 
phases of work and key priorities within each phase to unlock the potential for Mission’s 
waterfront, arriving at where we currently are in Phase 5 and the Mission Waterfront Masterplan. 
As we move towards the completion of the Masterplan (Phase 5 of the Roadmap), we are 
looking ahead to the key next steps required for successful implementation.  
  
In moving forward through the next stages of implementation of the Mission Waterfront 
Revitalization Roadmap, we are building an Implementation Plan which will: 

 
1) Build on the Mission Waterfront (MW) roadmap to create a clear implementation plan, 

identify resources and capacity required to deliver on the masterplan and build out the 

waterfront. 

2) Develop an implementation plan that is based on both the municipality’s goals to deliver 

the masterplan as adopted and the steps required to reduce risk and increase certainty 

to attract private sector investment. 

3) Clearly determine the role and opportunities for the municipality through options for how 

the municipality can achieve the desired outcomes for this pivotal project. 

4) Develop and clearly determine the roles and opportunities of other potential partners, 

including financial partners, who may become involved to help to fund and finance key 

priorities of this initiative. 

5) Outline resources, expertise and capacity that is required for successful delivery of the 

implementation of the MW Master Plan.  

6) Identify the key risks and opportunities and how they will be managed throughout the 

implementation phases for MW. 

Summary and Conclusion 

The purpose of endorsing the PLUP is to ensure that the expenditure of resources and due 
diligence efforts focus on one guiding document rather than a variety of view points. Changes 
should be expected between the PLUP and the Final Master Plan as the detailed analysis of the 
PLUP may reveal tangible and intangible factors that affect the delivery and optimization of the 
strategic direction and priorities set by Council.     

Endorsement of the PLUP will also initiate the next steps in defining the implementation strategy 
in keeping with the roadmap that defines a successful waterfront community.     

 

Report Prepared by:  Gerald Schlesiger & Carla Guerrera 

Reviewed by:   Stacey Crawford 

Approved for Inclusion:  Mike Younie, Chief Administrative Officer 

 

Attachment(s)  

Attachment A: Preferred Land Use Plan 

Attachment B: Land Use Designation Descriptors  

Attachment C: Project Roadmap  
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Attachment B 
Land Use Descriptors  
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Attachment C 
Road Map 

 


