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TO: Vancouver City Council 

FROM: Director of City Plans 

SUBJECT: Non-Industrial Conditional Uses in the I-2 and M-2 Industrial Zones - 
Proposed Policy and Zoning By-law Amendments 

RECOMMENDATIONS 

A. THAT the Director of City Plans be instructed to make application to amend the 
Zoning and Development By-law No. 3575 by deleting and amending non-
industrial uses in the I-2 and M-2 Industrial District Schedules and by amending 
Section 2, generally in accordance with Appendix A , and that the application 
be referred to a Public Hearing; 
 
FURTHER THAT the Director of Legal Services be instructed to prepare the 
necessary amending by-laws, generally in accordance with Appendix A, for 
consideration at the Public Hearing; 
 

B. THAT, following referral of the application to Public Hearing and prior to its 
approval, the Director of Development Services and the Director of Current 
Planning be instructed to report to Council any development applications for 
sites in the I-2 and M-2 Industrial District Schedules which are not in 
accordance with the proposed amended I-2 or M-2 schedules, for possible 
withholding pursuant to Section 570 of the Vancouver Charter. 
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C. THAT, subject to approval of the by-law to amend the I-2 and M-2 Industrial 
District Schedules following Public Hearing, the by-law be accompanied at the 
time of enactment by: 

 
(1) amendments to “Bingo Hall Guidelines”, “Casino – Class 1 Guidelines”, 

and “Church Guidelines” containing revised policies for Bingo Halls, 
Casinos – Class 1, and Churches, generally in accordance with Appendix 
B; 

 
(2) new “Policies and Guidelines for Non-Industrial Conditional Uses (I-2 and 

M-2)” to allow for: 
 

• Consideration of rezoning applications to regularize or redevelop 
existing non-industrial conditional uses made legally non-conforming 
under the Zoning By-law amendments proposed for the I-2 and M-2 
zoning schedules in Appendix A  and generally in accordance with 
Appendix C; and 

 
• Consideration of rezoning applications to permit certain non-

industrial uses in designated areas in the city, generally in 
accordance with Appendix C. 

 
(3) amendments to “Grandview Boundary Industrial Area Plan” and 

“Grandview Boundary Industrial Area Rezoning and Development 
Policies and Guidelines”, to revise the policies and guidelines for the 
Grandview Boundary Industrial Area, to be amended by resolution of 
Council, generally in accordance with Appendix D. 

 
D. THAT, subject to approval of the by-law to amend the I-2 and M-2 Industrial 

District Schedules  following Public Hearing; and  
 

FURTHERMORE, subject to Council’s decision on the policies which allow large 
format retail uses in the Marine Drive Industrial Area, the by-law be 
accompanied at the time of enactment by: 

 
(4) repealing the “I-2 Conditional Institutional, Cultural and Recreational 

Uses Policies and Guidelines:  Marine Drive Industrial Area”; and 
 
(5) amendments to the Highway Oriented Retail (HOR) Rezoning  Policies 

and Guidelines: Marine Drive Industrial Area to change the area’s name 
from Highway Oriented Retail (HOR) to Large Format Area (LFA) and to 
incorporate policies and guidelines for the institutional, cultural and 
recreational uses, generally in accordance with Appendix E. 

GENERAL MANAGER'S COMMENTS 

The General Manager of Community Services recommends approval of Recommendations A, B, 
C, and D. 
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COUNCIL POLICY 

In March 1995, Council adopted: 
• The Industrial Lands Strategy to guide future decisions on the use of industrial land, 

and 
• The Industrial Lands Policies to help retain a supply of industrial land for industry and 

service uses to meet the needs of port and river-related industry, as well as local 
businesses and residents. 

 
In June 1995, Council adopted CityPlan which provides for the development and 
reinforcement of neighbourhood centres, a diverse economy, and jobs close to home.  One 
way to achieve this is to maintain industrial areas for port uses and industries that employ 
City residents or serve City businesses.  CityPlan recommends that policies in the Industrial 
Lands Strategy be implemented in order to retain industrial land in the City. 
 
In November 1996, Council approved a new I-2 District Schedule as an implementation 
measure for the Industrial Lands Strategy to better accommodate the needs of contemporary 
industry (e.g., “new economy” and high technology uses) and to ensure compatibility of 
industrial areas with adjoining residential areas (through revisions to building height and bulk 
limits). 
 
In July 1999, Council approved a new I-3 Industrial District Schedule to permit high-
technology industry and businesses with significant research and development activity located 
close to rapid transit stations. 
 
In July 1999, Council adopted the Highway Oriented Retail (HOR) Interim Rezoning Policies 
and Guidelines: Grandview/Boundary Industrial Area and the I-2/I-3 Educational, Institutional, 
Cultural and Recreational Uses Interim Rezoning Policies and Guidelines which were 
consolidated into the Grandview Boundary Industrial Area Plan and the Grandview Boundary 
Industrial Area Rezoning and Development Policies and Guidelines and allow for large scale 
retail uses and limited non-industrial conditional uses along Grandview Highway. 
 
In May 2001, Council adopted: 
• The Highway-Oriented Retail (HOR) Rezoning Policies and Guidelines: Marine Drive 

Industrial Area to consider site-specific rezoning for large scale retail uses, and 
• The I-2 Conditional Institutional, Cultural and Recreational Uses Policies and 

Guidelines:  Marine Drive Industrial Area to assess applications for such uses in the 
Marine Drive Industrial Area. 

PURPOSE and SUMMARY 

The purpose of this report is to: 
 
• Review the types of Non-Industrial Conditional Uses (NICU) that are currently permitted in 

the I-2 and M-2 Industrial District zones;  
• Recommend policy and zoning amendments to reinforce the industrial intent of the I-2 

and M-2 zones; and 
• Provide for the retention of NICU that currently exist in these zones through a site-

specific rezoning process.  
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The review of NICU is an outstanding implementation action approved in the Industrial Lands 
Policies (March 1995).   Objective 1.1(c) of the Policies indicates that a review of the zoning 
schedules will be undertaken to achieve: 
 

“(c) revised provisions for conditional uses (i.e. cultural, recreation, education) to 
determine which uses can locate in industrial areas and which uses should be 
excluded.” 

 
The review is timely in light of ever-increasing development pressure to accommodate non-
industrial uses in the City’s industrial areas.  To reinforce the industrial and service use intent 
of the I-2 and M-2 Industrial District schedules and to meet the objectives of the Industrial 
Lands Policies, staff propose to: 
 
• Remove some NICU from the list of permitted non-industrial conditional approval uses in 

the I-2 and M-2 zones; 
• Introduce new policies and guidelines to allow for consideration of rezoning to CD-1 along 

Grandview Highway and Marine Drive for certain institutional, cultural and recreational 
uses; and 

• Introduce a policy that allows existing NICU that would become legally non-conforming as 
a result of the proposed zoning amendments, to apply for site-specific rezoning to 
regularize or redevelop their use. 

 
This review was limited to the I-2 and M-2 zones as they are the most widespread industrial 
zones in the City and are intended to serve the long-term industrial needs of the City.  Staff 
recommends that Council revise the I-2 and M-2 zones as proposed.  To do so requires Council 
to refer the by-laws to public hearing. 

BACKGROUND 

Industrial Trends 
 
Industry in Vancouver is now generally comprised of service industries, manufacturing, and 
wholesale and distribution, with some heavy industry located along Burrard Inlet and the 
Fraser River.   
 
Over the past few decades, the City’s industrial land supply has been affected by two major 
land use and economic shifts: 
 
• Some of the City’s historical industrial areas have been “let go” and subsequently 

redeveloped for other uses, primarily to create new residential neighbourhoods (most 
notably around False Creek and Coal Harbour); and 

• Some industrial uses have moved out of Vancouver to suburban locations.  This is 
generally due to economic forces encouraging the decentralization of certain 
industrial activities, including greater availability of industrial land, large flat sites and 
lower land prices outside of Vancouver. 

 



Non-Industrial Conditional Uses in the I-2 and M-2 Industrial Zones –  
Proposed Policy And Zoning Bylaw Amendments 5 

However, demand for land for industrial and service uses in Vancouver is expected to remain 
strong from businesses seeking to relocate (from downtown, “let go”, and commercial areas), 
industries and service businesses wanting to expand, and new service uses needed to support 
a growing population and office-commercial employment base.  Consistently low industrial 
vacancy rates (1.5%) show that there is continued industrial demand for land in the City. 
 
The nature and role of industry in Vancouver has also changed over time.  Since the 1960s, 
traditional, primary industries, such as manufacturing, export-serving transportation services 
and bulk wholesaling, have declined.  These uses have been replaced by growth in small-scale 
secondary manufacturing, wholesaling, city-serving goods movement, and non-traditional, 
contemporary light industrial uses (e.g., high technology, biotechnology, etc.). 
 
Furthermore, there is ever increasing demand to use industrial land for non-industrial 
purposes, largely due to relatively attractive land prices and availability of larger tracts of 
land.  An increase in such uses will inevitably have an adverse effect on the future stability 
and function of industrial areas as property values rise, availability of land is reduced, and 
industrial uses are impacted by new uses (i.e. more car traffic and on-street parking). 
 
Non-Industrial Conditional Uses (NICU) 
 
The City has a total of approximately 688 ha (1,700 acres) of industrial-zoned land (see 
Appendix F), of which 295 ha (725 acres) are zoned I-2 and 220 ha (540 acres) are zoned M-2.  
The remaining 175 ha (432 acres) have other zoning designations (e.g. I-1, M-1, etc.).  Non-
industrial uses currently occupy less than 15% of the I-2 and M-2 zones.   
 
In the I-2 and M-2 zones, there are 43 Non-Industrial Conditional Uses (NICU) which include 
cultural, recreational, institutional, retail and service uses. Conditional approval uses may be 
approved with conditions after staff consider the intent of the schedule and all applicable 
policies and guidelines, submissions from advisory groups, property owners and tenants in 
addition to the relevant provisions of the district schedule. Development Services staff 
frequently receives enquiries and proposals for restaurants, drive-through services, schools, 
churches, halls, clubs, fitness centres and stand-alone retail uses in the I-2 and M-2 zones. 
These zones also permit, as conditional uses, large format uses such as entertainment and 
sports facilities.  Compatible uses such as vehicle dealers are generally approved.  For some 
other uses (e.g., schools), time-limited development permits have been granted, provided the 
uses meet the intent of the zoning schedules and all applicable guidelines or policies adopted 
by Council.  However, most non-industrial proposals have not been supported in order to 
preserve the zones for industrial and service uses.  These NICU have been directed to the 
City’s established commercial areas or, by Council Policy, to HOR areas along Marine Drive 
and Grandview Highway. 
 
A remaining work item that was approved in the Industrial Lands Policies is the review of NICU 
to determine which are appropriate and under what conditions in the I-2 and M-2 zones, and 
which uses should be excluded.  The current work focuses on determining which NICU pose 
little threat to the ongoing viability of industrial areas and could be retained, and which uses 
should be eliminated because they can bid up the price of industrial land or adversely impact 
industrial operations.  
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Grandview Boundary and Marine Drive Policies and Guidelines 
 
Between 1999 and 2002, Council adopted interim and final policies to allow for Highway-
Oriented Retail (HOR) uses in limited areas along Grandview Highway and Marine Drive.  
Although the term “Highway-Oriented Retail” was developed for these areas, the intent was 
to allow for a wider range of non-industrial uses that benefit from arterial locations and are 
not suitable in neighbourhood centres.  Such uses include large-format retail (which requires 
rezoning to CD-1 for retail uses over 929 m2) as well as non-industrial uses such as schools, 
churches and fitness centres (currently approved through Development Permit).  A more 
appropriate term would be “Large Format Area” to reflect the broader range of uses which 
may locate in the area.  
 
A companion report “The Implications of Repealing the Highway Oriented Retail (HOR) 
Policies and Guidelines: Marine Drive Industrial Area” responds to a Council motion passed on 
June 30, 2005, following refusal of two rezoning applications for HOR uses (Wal-Mart and 
Canadian Tire) on two sites in the Marine Drive Industrial Area.   

DISCUSSION 

NICU Review  
 
Staff undertook a thorough review of the NICU that are currently located in I-2 and M-2 zones. 
In particular, the review considered their location and impacts on industrial operations and 
land values and availability. 
 
The work involved the review of business licenses, development permit information and land 
value data, and extensive field work.  A traffic study was also commissioned to assess traffic 
impacts. 
 
Impact of NICU Traffic on Industrial Operations  
 
A traffic study, prepared by Bunt & Associates, confirmed that many of the NICU are 
incompatible in typical industrial areas.  For example, uses that are not suitable are those 
which: 
 
• Generate high traffic in areas where trucking operations are important, as automobile and 

truck traffic are generally incompatible; 
• Rely on a high proportion of pass-by trip attraction, normally found only on arterial roads; 
• Rely on on-street parking, as parking can be in short supply in industrial areas and street 

parking can interfere with truck turning manoeuvres; 
• Have passenger pick-up/drop off or queuing activity which can spill over onto adjacent 

roadways; and 
• Are adversely affected by noise from nearby trucking or industrial operations. 
 
NICU can particularly affect goods movement. The scale of industrial activity an area can 
accommodate is affected by traffic capacity and ease of movement throughout the area and 
onto major transportation corridors.  NICU, such as retail stores, schools, and fitness centres, 
may generate more car-oriented traffic than industrial operations.  Depending on the hours of 
operation, increased traffic congestion can cause delays and conflicts for trucks and 
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commercial vehicles in industrial areas.  Without ease of movement, business costs increase 
which may result in industrial businesses choosing to locate in other municipalities with 
adequate transportation infrastructure to take advantage of lower transportation costs. 
 
However, the traffic study noted that some NICU which are not compatible generally 
throughout industrial areas might be acceptable under certain circumstances and may not 
interfere with industrial operations.  While industrial uses need efficient access to major 
trucking routes, they do not necessarily need to be located on arterials.  Therefore, those 
NICU which rely on arterial exposure or have high vehicle trip rates, parking rates or queuing 
activity might be acceptable if, for example, they were appropriately located on arterial 
streets and their impacts mitigated through traffic management measures designed to reduce 
traffic and parking on in-bound streets and to manage traffic on arterials.  Staff proposes that 
if such uses are to be supported in Vancouver they are best located along major arterial 
roads. 
 
Effect of NICU on Land Values  
 
Staff conclude from their analysis that competition for industrial land from NICU adversely 
affects the price and availability of land for industrial and service uses.  The City’s industrial 
areas are particularly vulnerable to pressure for conversion to residential and commercial 
uses which typically yield a higher rate of return than industrial use.  Permitting higher value, 
non-industrial uses in industrial zones increases redevelopment pressure throughout the area, 
driving up land prices which can become prohibitive for industrial users. 
 
Effect of NICU on Availability of Industrial Land  
 
NICU can also affect the availability of land, particularly when the uses are scattered 
throughout an industrial area.  Uncontrolled mixing of land uses creates problems of 
compatibility and can lead to difficulties for site assembly.  Remaining lands may become less 
marketable for industry. 
 
Continuing to permit the existing range of NICU throughout industrial areas could result in 
more industry leaving the city.  This is inconsistent with the CityPlan objectives to maintain a 
diverse economy and balance employment opportunities with residential development and 
reduce the need for commuting.   
 
Proposed Zoning and Policy Amendments 
 
Zoning and policy changes in the I-2 and M-2 zones are intended to stabilize the industrial 
base, provide greater certainty for property owners, tenants and developers as well as the 
City, and ensure that industrial land is retained for industrial and service purposes. The three 
sections below discuss proposed amendments to the I-2 and M-2 District Schedules, rezoning 
policies and guidelines for large format non-industrial uses, and policies and guidelines for 
NICU in I-2 and M-2 zones. 
    



Non-Industrial Conditional Uses in the I-2 and M-2 Industrial Zones –  
Proposed Policy And Zoning Bylaw Amendments 8 

1. I-2 and M-2 zoning district schedule amendments 
 

Uses Proposed To Be Removed 
 
Staff are recommending amendments to the I-2 and M-2 District Schedules to reinforce 
the industrial intent of these zones by removing NICU which are deemed unsuitable in 
industrial areas. Compatible conditional uses would be retained. The table in Appendix 
G summarizes the NICU proposed to be removed from or retained in the I-2 and M-2 
zoning district schedules.  Appendix A contains the draft Zoning and Development 
Bylaw amendments. 
 
The NICU considered unsuitable in industrial areas fall into several categories: 
 
• Small-scale uses that are appropriate in neighbourhood centres and do not need to 

locate in industrial zones (e.g., barber shop, beauty salon, liquor store); 
• Large-scale uses that may require larger sites and could drive up the value of 

industrial land and/or are major car traffic/parking generators (e.g., churches, 
theatres, fitness centres); 

• Uses that are not a good fit in industrial areas (e.g., elementary schools); and 
• Uses that currently do not exist in and have no need to be permitted in industrial 

zones (e.g., billiard halls, neighbourhood pubs). 
 
Suitability of Removed Uses for Neighbourhood Centres - The uses proposed for 
removal represent a range of service, retail, recreational, cultural and institutional 
uses.  Most would fit into neighbourhood commercial centres as they are small-scale, 
benefit from proximity to area residents and transit, and generate synergy with other 
local commercial services.  All of the uses proposed for removal are already either 
outright or conditional approval uses in the commercial zoning that typically applies to 
Neighbourhood Centres. 
 
However, several of the NICU (e.g., clubs, fitness centres, halls, churches, schools, 
rinks, swimming pools, theatres, bingo hall, and bowling alley) may have difficulty 
locating in neighbourhood centres due to the need for larger sites.  If Council wants to 
maintain opportunities for these uses in the city, then staff recommend that they be 
considered for approval through rezoning applications in two limited areas along 
Grandview Highway and Marine Drive to provide more alternative locations.  This 
option is detailed later in this report. 
 
Uses To Be Retained 
 

 The NICU proposed to be retained in the I-2 and M-2 zones consist of the following: 
 

• Uses that are deemed as compatible with industrial uses (e.g. vehicle dealer); 
• Uses that have a functional or economic link to industrial uses or area employees 

(e.g., print shops, child care facilities); 
• Uses that are inappropriate to locate in neighbourhood shopping areas as they do 

not enhance street life or pedestrian interest (e.g. auction hall in the I-2 zone 
only); 

• Uses that already exist in industrial areas and have minimal impacts on land values 
or industrial operations (e.g., repair shop); and 
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• Uses that are public or civic uses which are permitted in most other zones (e.g., 
community centre or neighbourhood house, park or playground, ambulance station 
and public authority use). 

 
 All NICU that remain in the I-2 and M-2 zones will continue as conditional uses where 

approval is granted via issuance of Development Permits, subject to: 
 

• meeting relevant provisions and regulations in the Zoning and Development By-
law, and 

• meeting the intent of the schedules and applicable Council policies and 
guidelines, noting that a use may or may not be permitted, depending on the 
circumstances of the site location or the specifics of the proposal. 

 
Additional Conditions for Specific Uses 
 
Retail Uses – Limited retail use (including Accessory retail) would continue to be 
permitted in the I-2 and M-2 zones, with the maximum floor area limited to 1 000 m2 
(10,764 sq.ft.) per site.  Stand-alone retail would be restricted to rentals (e.g. tools, 
party ware) and limited service food establishments with less than 17 seats and in the 
I-2 zone, furniture or appliance stores (see Appendix G).  Any retail use greater than   
1 000 m2 would require rezoning, limited to the two HOR areas, in order to obtain 
public input and assess impacts (see 2 below). 
 
Convenience stores developed in conjunction with a gasoline station are further 
limited in size to not more than 200 m2. 
 
In the policies and guidelines for the Grandview Boundary and Marine Drive Industrial 
areas, the minimum retail store size, via rezoning,  is 929 m2 (10,000 sq.ft.) while the 
I-2 and M-2 schedules currently specify a maximum of 1 000 m2.   
 

 Restaurants - It is appropriate to retain “Restaurant – Class 1” use to serve pass-by 
traffic and area employees.  However, they should be limited to a maximum gross 
floor area of 300 m2 to discourage large “destination” restaurants which draw non-
local clientele.   

 
Withholding of Applications 
 
Section 570 of the Vancouver Charter allows the withholding of any permits, for a 
period of 30 to 60 days, for applications that may be inconsistent with proposed zoning 
amendments.  If the proposed amendments to the I-2 and M-2 zones are referred to 
Public Hearing, staff recommend that, during the time before the amendments are 
adopted, any submitted applications that are contrary to the proposed amendments 
be  reported to Council for possible withholding . 
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2. Rezoning policies for large format non-industrial uses  
 

As noted earlier, some of the NICU proposed to be removed from the I-2 and M-2 zones 
may be re-directed to other zones where they are already permitted outright or as 
conditional approval uses.  However, some larger-scale or more intensive non-
industrial uses may not fit because they require larger sites that are difficult to 
assemble in Neighbourhood Centres.  As they may also generate significant traffic and 
parking impacts, policies are proposed for considering these uses through a rezoning 
process, which would allow Council to consider each rezoning application on a case by 
case basis. 
 
Proposed Policies 
 
Location - Staff recommend that some of the non-industrial uses that are proposed for 
removal from the I-2 and M-2 zones be considered on a case-by-case basis, via 
rezoning, in two areas: 
 
• Sites that front along the south side of Marine Drive, between Yukon and Main 

Streets; and 
• Sites that front along the north side of Grandview Highway, between Kaslo Street 

and Boundary Road. 
 
The selected portions of Marine Drive and Grandview Highway already have large 
format, non-industrial uses (mostly retail) and could accommodate a range of uses in 
addition to industrial uses.  These areas are also characterized by convenient vehicle 
access, and proximity to public transit and rapid transit. 
 
Process - The rezoning process is appropriate for larger-scale NICU which could 
potentially generate significant impacts on surrounding industrial and residential areas 
and would achieve the following benefits: 
 
• Enable a high level of public participation and input into the application; 
• Evaluate location, siting, size and operational issues, including traffic impacts on 

nearby industries and residential areas;  
• Enable consideration of on-site and off-site physical improvements and private and 

public amenities; and 
• Leave the final decision to Council, rather than staff, through a legally required 

public hearing process. 
 
Uses Proposed to be Considered for Rezoning 
 
The proposed policy (Appendix C) would allow staff to consider rezoning for the 
following uses along limited portions of Marine Drive and Grandview Highway: 
 
• Institutional and Service uses, including all types of schools. This is consistent with 

existing Council policy to allow institutional uses that directly support high 
technology and are part of high technology developments, such as Business School 
and University or College, in the Grandview Boundary area near rapid transit.  This 
will also apply to the Marine Drive area once the Canada Line station at Cambie 
Street and S.W. Marine Drive is built.; 
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• Cultural and assembly-type uses, including Club, Church, Hall and Theatre; and 
 
• Recreational uses, including Bingo Hall, Bowling Alley, Casino – Class 1, Hall, Rink, 

and Swimming Pool.  This is consistent with existing Council policy to allow Bingo 
Halls and Casinos to locate along Marine Drive and Grandview Highway. 

 
Amendments to existing City policies pertaining to Bingo Halls, Casinos and Churches 
are contained in Appendix B to reflect the proposed changes. 
 
Locational Criteria 
 
In order to consider rezoning for non-industrial uses along Grandview Highway and 
Marine Drive, the following locational criteria would apply: 
 
• Potential sites must have frontage along Marine Drive or along Grandview Highway 

in order to minimize potential conflicts with industrial traffic on internal roads; 
• Vehicle access to sites must not conflict with industrial traffic or bike 

routes/greenways; and 
• Shared access to sites should be implemented where possible. 
 
Rezoning Criteria 
 
The review of rezoning applications along Grandview Highway and Marine Drive would 
include, but not be limited to, the following: 
 
• Building design, seeking high quality building expression; 
• Traffic, parking and access with mitigation measures, if necessary; 
• Linkages to public transit and rapid transit; 
• Public realm improvements (e.g. sidewalks, landscaping and street trees, lighting); 
• Connections between open space, greenways and bikeways; 
• Environmental considerations, including sustainable features; 
• On and off-site improvements (e.g. roads, utilities, etc.); and 
• Community Amenity Contributions or other public benefits (e.g. heritage 

retention). 
 

Proposed Revised Grandview Highway Policies 
 
Appendix D contains the revised Grandview Boundary Industrial Area Plan and the 
revised policies for the area that clarify the locational policies and rezoning criteria 
for non-industrial uses that are proposed for consideration in the area.   
 
Marine Drive Policy Options 
 
Staff was directed by Council on June 30, 2005 to report back on the implications of 
repealing the Marine Drive Highway-Oriented Retail (HOR) area.  This review is the 
subject of a companion report and Council’s decision on this report will influence the 
proposed amendments for accommodating non-industrial uses. Staff recommend that, 
subject to Council’s decision on the large format retail policies, the policies and 
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guidelines which currently apply to highway oriented retail uses along Marine Drive be 
amended to include provisions for other non-industrial uses that are proposed for 
consideration in the area and to change the name of the area to Large Format Area, to 
better reflect the type of uses that may locate in the area. The “I-2 Conditional 
Institutional, Cultural and Recreational Uses Policies and Guidelines:  Marine Drive 
Industrial Area” would become redundant once they are incorporated into the revised 
Marine Drive policies and should be repealed. 

 
Terminal Avenue – False Creek Flats Planning Study 
 
In addition to areas along Grandview Highway and Marine Drive, some parts of the 
False Creek Flats, along Terminal Avenue, have also been identified as potential sites 
to accommodate some of the cultural and recreational or excluded uses that may be 
displaced from the I-2 zone.  A separate planning process is currently underway to 
develop a land use plan and overall development policies for the False Creek Flats 
Area.  Once completed (anticipated to be in 2007), the Plan may make specific 
provisions to allow a limited range of non-industrial uses in selected areas of the False 
Creek Flats.   
 

3. New policies and guidelines for existing NICU in the I-2 and M-2 zones 
 
If some NICU are removed from the I-2 and M-2 zones, some existing businesses will 
become non-conforming.  Based on the proposed by-law amendments (see Section 1), 
staff recommends that Council adopt policies and guidelines (generally in accordance 
with Appendix C) to provide guidance to the public and staff for considering the 
retention of existing NICU in the I-2 and M-2 zones.  The policies and guidelines 
provide for the following: 
 
• Existing businesses whose land uses are proposed to be removed from the list of 

NICU in the I-2 and M-2 zones may continue to operate as legal non-conforming 
uses until they cease to operate for a period of 90 days (at which time the uses 
shall no longer be permitted); 

• Existing businesses that become non-conforming as a result of the proposed zoning 
amendments (approximately 30 businesses) may apply for site-specific, owner-
initiated rezonings to CD-1 to regularize these non-industrial uses and/or allow for 
redevelopment, subject to mitigation of traffic, parking and other impacts on 
adjacent properties and nearby industrial operations; and 

• Existing businesses whose land uses are not proposed to be removed from the list 
of NICU in the I-2 and M-2 zones may continue to operate and potentially expand.  
New NICU may be considered under the Development Permit process subject to 
applicable regulations and provisions in city bylaws. 

 
Integration with City-Wide Policies 
 
The proposed amendments to the I-2 and M-2 zones outlined above are consistent with City-
wide policies such as CityPlan, Community Visions, City Transportation Plan, etc.  The 
removal of NICU from the two industrial zones supports the City-wide Plans in the following 
ways: 
• Re-directs smaller scale non-industrial uses to neighbourhood commercial centres where 

they are closer and more accessible to neighbourhood residents; 
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• Reinforces neighbourhood centres; 
• Preserves industrial-zoned lands for industry; and 
• Reduces industrial/non-industrial traffic and parking conflicts. 
 
Appendix H presents a more detailed summary of how the proposed amendments integrate 
with City-wide policies. 

PUBLIC CONSULTATION 

In December 2004, Staff sent an information package and survey to all property owners, 
building tenants with valid business licenses, and business improvement area community 
groups in and near the I-2 and M-2 zones.  Approximately 2,700 copies of the package were 
distributed to obtain written input on: 
 
• whether respondents support the overall changes to the I-2 and M-2 zoning schedules, and 
 
• whether respondents support the proposed restrictions on retail store type and size of 

restaurant. 
 
Survey Response Rate 
 
A total of 313 completed surveys were returned, representing 153 property owners, 99 
business owners, 56 respondents who identified themselves as both property owners and 
business owners, and 5 respondents who did not indicate their ownership status.  This 
represents a 12% response rate.  Approximately 50 phone calls and 16 letters were also 
received.   
 
For analysis purposes, respondents were asked to identify the location of their property or 
business.  The industrial areas were divided into several specific areas (identified in Appendix 
F):  False Creek Flats and Clark Drive; Marine Drive and Barnard Street; Port and Powell 
Street; Grandview/Boundary; and South of Kent Avenue.  For all surveys returned, the highest 
response rates were from the False Creek Flats/Clark Drive and Marine Drive/Barnard Street 
areas at 29% and 28% respectively.  The response rates for the latter three areas were 18%, 
13% and 10% respectively.   
 
Survey Findings 
 
Respondents were generally equally split between supporting and not supporting 
implementation of the proposed zoning changes.  The survey findings are summarized as 
follows: 
 
Topic Support Against Neutral No Response 
1.  Proposed changes to the I-2 and M-2 

zones 
39% 42% 17% 2% 

2.  Proposed changes to retail store type 
and restaurant size 

37% 39% 20% 4% 
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While the actual number of property owners and business owners who supported the changes 
was about the same, approximately double the actual number of property owners were 
against the changes, as shown in the table below.  This suggests that owners are more 
concerned about the proposed changes which restrict the range of land uses. 
 
Against Property 

Owners 
Business 
Owners 

Both Property & 
Business Owner 

Unknown 

1.  Proposed changes to the 
I-2 and M-2 zones 

60% 18% 20% 2% 

2.  Proposed changes to 
retail store type and 
restaurant size 

61% 12% 24% 3% 

 
From a geographic perspective, the areas that were most supportive of the proposed changes 
were False Creek Flats/Clark Drive and South of Kent Avenue.  The overwhelming response 
from the Grandview/Boundary area was against the zoning amendments, while both Marine 
Drive/Barnard Street and Port/Powell were generally evenly split between supporting and not 
supporting the proposed changes. 
 
Appendix I provides a summary of suggestions, issues, observations and concerns raised by 
respondents in the survey questionnaires, by letter and by phone.  Responses are noted in the 
following categories: 
 
• Purpose of the current study, and timing of survey distribution (before Christmas); 
• Suggestions with respect to specific NICU’s; 
• Concerns about continued operation of respondent’s businesses and legal non-conforming 

status; 
• Restrictions on uses affecting flexibility and diversity of businesses in the area; 
• Suggestions to change or broaden the industrial land base; 
• Commentary about past and ongoing changes to types of industry and the land base, as 

well as the industrial economy, jobs, need for viability and stability, and business in 
general; 

• Concerns about increases in taxes and decreases in property values; 
• Issues about traffic and access, as well as industrial impacts and noise; and 
• Observations about neighbourhoods, the community and environment, and ideas for future 

planning work. 
 
In December 2005, several property owners and business operators in the Marine 
Drive/Barnard Street area redistributed the City’s survey.  The response rate was 82% and the 
results indicated strong opposition (80-95%) to the City’s proposals.  The results are not 
consistent with the results from staff’s survey. 
 
The public input and survey responses from the staff survey indicate mixed reaction and a 
generally even split between support and non-support for the proposed zoning amendments.  
However, based on concern about the impacts of non-industrial conditional uses on industrial 
operations, and the objectives of protecting industrial areas for industrial use and 
encouraging small scale uses to locate in neighbourhood centres, staff recommend that the 
proposed amendments be brought forward for Council consideration and referral to a Public 
Hearing. 
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FINANCIAL IMPLICATIONS 

There are no financial implications associated with the proposals in this report. 
 
 
CONCLUSION 
 
This report recommends amendments to the I-2 and M-2 District Schedules to reinforce the 
industrial intent of those zones by removing various non-industrial conditional uses.  To 
ensure that limited opportunities are retained for the removed NICU, policies and guidelines 
are proposed to allow for rezoning for selected non-industrial uses along portions of 
Grandview Highway and Marine Drive and to consider rezoning applications which would 
enable existing NICU to remain in the I-2 and M-2 Districts. 
 

* * * * 
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DRAFT ZONING AND DEVELOMENT BYLAW AMENDMENTS  
 
Note: An amending bylaw will be prepared generally in accordance with the provisions listed 

below, subject to change and refinement prior to posting. 
 
Proposed Amendments to Section 2 
 
1. Add the following definition to Section 2 under “Retail Uses”: 
 

Limited Service Food Establishment means the use of premises for the primary 
purpose of selling, or selling and serving, prepared food to the public during all hours 
of operation, where the premises include not more than 16 indoor or outdoor seats for 
customers consuming food purchased on the premises, but where customers may also 
purchase food for take-out, and where live entertainment is not available. 

 
Proposed Amendments to the I-2 Industrial District Zoning Schedule 
 
1. Delete the following uses from Section 3.2.C: 
 

• Billiard Hall. 
• Bingo Hall. 
• Bowling Alley. 
• Casino – Class 1. 
• Club. 
• Fitness Centre. 
• Hall. 
• Rink. 
• Swimming Pool. 
• Theatre. 

 
2. Delete the following uses from Section 3.2.I: 
 

• Church. 
• School – Elementary or Secondary. 
• School – University or College. 

 
3. Delete the following uses from Section 3.2.R: 
 

• Liquor Store. 
 

4. Replace “Retail Store” in Section 3.2.R with the following: 
 

• Retail Store limited to: 
− rental retail store with at least 50% of the floor area devoted to the 

storage of inventory 
− Limited Service Food Establishment 
− convenience store, in conjunction with a Gasoline Station – Full Serve or  

Gasoline Station - Split Island 
− accessory retail. 
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5. Delete the following uses from Sections 3.2.S: 
 

• Barber Shop or Beauty Salon. 
• Drive-through Service. 
• Neighbourhood Public House. 
• Restaurant – Drive-in. 
• School – Arts or Self-Improvement. 
• School – Business. 

6. Add the following to Section 4.7.1: 
 

(f)  the floor area in convenience store in conjunction with a Gasoline Station – Full 
Serve or Gasoline Station – Split Island use shall not exceed 200 m2  per site; 
and 

(g)  the floor area in Restaurant – Class 1 use shall not exceed 300m2. 
 
Proposed Amendments to the M-2 Industrial District Zoning Schedule 
 
1. Delete the following uses from Section 3.2.C: 
 

• Club. 
• Fitness Centre. 
• Hall. 
• Rink. 

 
2. Delete the following uses from Section 3.2.I: 
 

• Child Day Care Facility. 
• Church. 
• School – Elementary or Secondary. 
• School – University or College. 

 
3. Delete the following uses from Section 3.2.R: 
 

• Furniture or Appliance Store. 
• Liquor Store. 

 
4. Replace “Retail Store” and “Vehicle Dealer” in Section 3.2.R with the following: 
 

• Retail Store limited to: 
− rental retail store with at least 50% of the floor area devoted to the 

storage of inventory 
− Limited Service Food Establishment 
− convenience store, in conjunction with a Gasoline Station – Full Serve or 

Gasoline Station - Split Island 
− accessory retail. 

• Vehicle Dealer, in conjunction with Motor Vehicle Repair Shop. 
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5. Delete the following uses from Section 3.2.S: 
 

• Auction Hall. 
• Barber Shop or Beauty Salon. 
• Drive-through Service. 
• Funeral Home. 
• Neighbourhood Public House. 
• Restaurant – Drive-in. 

 
 
6. Add the following to Section 4.7.1: 
 

(d)  the floor area in convenience store in conjunction with a Gasoline Station – Full 
Serve or Gasoline Station – Split Island use shall not exceed 200 m2  per site; 
and 

(e)  the floor area in Restaurant – Class 1 use shall not exceed 300m2.
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TABLE OF NON-INDUSTRIAL CONDITIONAL USES – PROPOSED REVISED I-2 and M-2  ZONING SCHEDULES 
April, 2005 
Use = Use to be Removed from Zoning Schedule 
Bold italics = Changes or Restrictions 
Use is Conditional unless noted as Outright (O)  

REVISED M-2 
 

REVISED I-2  REVISED M-2 
 

REVISED I-2 

CULTURAL AND RECREATIONAL 
 

 RETAIL 
 

Artist Studio B  Artist Studio B  Furniture or Appliance Store Furniture or Appliance Store 
 Billiard Hall  Gasoline Station – Split Island  Gasoline Station - Split Island 
 Bingo Hall  Liquor Store Liquor Store 
 Bowling Alley  
 Casino – Class 1  
Club Club  
 Community Centre or 

Neighbourhood House 
 

Fitness Centre Fitness Centre  
Hall Hall  
Marina Marina  
Park or Playground Park or Playground  
Rink Rink  

Retail Store, not exceeding 1 000 m2 per 
site, limited to: 
 
• Rentals 
• Limited service food 

establishments 
• Convenience store, maximum 

200 m2 in conjunction with 
gasoline station 

• Accessory retail 

Retail Store, not exceeding 1 000 m2 per 
site, limited to: 
 
• Rentals 
• Limited service food 

establishments 
• Convenience store, maximum 

200 m2 in conjunction with 
gasoline station 

• Accessory retail 

 Swimming Pool  
 Theatre  

Vehicle Dealer 
In conjunction with Auto Repairs 

Vehicle Dealer 

INSTITUTIONAL 
 

 SERVICE 
 

Ambulance Station Ambulance Station  Auction Hall Auction Hall 
Child Day Care Facility Child Day Care Facility  Barber Shop or Beauty Salon Barber Shop or Beauty Salon 
Church Church  Drive-through Service Drive-through Service 
Public Authority Use Public Authority Use  Funeral Home Funeral Home 
School – Elementary or Secondary School – Elementary or Secondary  Laboratory Laboratory (O) 
School – University or College School – University or College   Laundromat or Drycleaning Establishment 
Social Service Centre Social Service Centre  Motor Vehicle Wash Motor Vehicle Wash(O)  
   Neighbourhood Public House Neighbourhood Public House 
     Photofinishing or Photo Laboratory Photofinishing or Photo Laboratory (O) 

 Photofinishing or Photo Studio Photofinishing or Photo Studio 
 Print Shop Print Shop 
 Repair Shop – Class B Repair Shop – Class B 
 Restaurant – Class 1 

• maximum size 300 m2 
Restaurant - Class 1  
• maximum size 300 m2 

 Restaurant – Drive-in Restaurant - Drive in  

Uses proposed to be removed from the I-2 and M-2 zones are permitted in other zones.  
City policy would allow for some of these as large-format uses to be considered along 
Grandview Highway and Marine Drive via rezoning.  Location, size and operational 
issues (including traffic impacts) of these uses on industrial operations would be 
reviewed via site-specific rezoning applications. 

  School - Arts or Self-Improvement 
    School - Business 
   Sign Painting Shop Sign Painting Shop (O) 
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INTEGRATON OF PROPOSED AMENDMENTS WITH CITY POLICIES 
 
The proposed approach to remove selected NICU from the I-2 and M-2 zoning schedules and 
direct some of these uses to fronting sites along Marine Drive and Grandview Highway is 
consistent with and supports overall City-wide policies as described below: 
 
CityPlan 
 
CityPlan, which was adopted in 1995, outlines a broad vision for the City upon which to base 
local decision-making.  Two of its directions are to: 
 
• Protect industrial land for industrial uses to help create a vibrant and diverse local 

economy; and 
• Reinforce neighbourhood centres as places to live, work and play. 
 
The removal of many NICU from the I-2 and M-2 zoning schedules supports the direction of 
CityPlan as these NICU will be redirected to other zones and areas in the City which are closer 
to local neighbourhoods.  This action will help preserve the industrial areas for industrial use. 
 
Community Visions 
 
After adoption of CityPlan, the City embarked on the Community Visions Program to bring 
CityPlan’s city-wide directions to the community level and reach all communities within 
several years.  “Community Vision” documents have been adopted for 8 neighbourhood areas. 
 
Themes common to all the Visions include: 
 
• Strengthening neighbourhood shopping areas so that residents do not have to travel far for 

goods and services; and 
• Having recreational and cultural services and facilities close to growing neighbourhood 

populations. 
 
The removal of NICU from the I-2 and M-2 zones will help encourage some of these uses to 
locate in neighbourhood commercial areas that are closer and more accessible to 
neighbourhood residents.  NSAs will also benefit if there are opportunities elsewhere for 
larger uses.  The LFAs provide this opportunity. This approach supports the directions outlined 
in the Visions. 
 
City Transportation Plan 
 
The City’s Transportation Plan, which was adopted in 1997, outlines a vision to improve 
access throughout the City and promote alternate forms of transportation (e.g., transit, 
cycling, walking).  A key component of the Transportation Plan is to improve truck access 
through industrial areas and through the City to facilitate efficient goods movement. 
 
The reduction of NICU within the I-2 and M-2 zones may reduce the amount of non-industrial 
traffic in industrial areas.  This will, in turn, reduce industrial/non-industrial traffic conflicts 
and provide better access and goods movement for industrial traffic. 
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Furthermore, the location of NICU in neighbourhood centres may help them become more 
accessible to patrons by alternative forms of transportation (walking, cycling, transit).  The 
proposed rezoning policy for large format non-industrial uses would also consider the 
transportation issues related to these uses, require a traffic impact analysis and appropriate 
mitigation measures. Some institutional, cultural and recreational uses can also be 
encouraged to rely more heavily on transit and other alternative means of transportation. 
 
Industrial Lands Strategy 
 
The Industrial Lands Strategy, which was adopted in 1995, outlines a policy for managing 
industrial lands.  As early as 1990, some industrial lands along Marine Drive were deemed as 
unsuitable for industrial use (much of it was already developed with retail use, some legally, 
some through Board of Variance appeals and some illegally) and was subsequently “let go” 
from the industrial inventory.  The Marine Drive frontage area and a section of the Grandview 
Boundary Area were subsequently designated as Highway-Oriented Retail (HOR) areas in 
which Council could consider rezoning applications for large-scale retail uses.   
 
The Industrial Lands Strategy’s overall objective is to “Retain most of the City’s existing 
industrial land base for industry and service businesses to meet the needs of port/river 
related industry, and city-serving and city-oriented industries.”  Several action items were 
identified to be undertaken, including: 
 
• Updating the definitions of industry to better accommodate service businesses; 
• Revising the height and bulk limits to ensure compatibility with nearby residential areas; 

and 
• Revising the provisions for conditional uses (i.e., culture, recreation, education) to 

determine which uses can locate in industrial areas and which uses should be excluded. 
 
The removal of some NICU from the I-2 and M-2 zones supports the Strategy’s direction to 
retain existing industrial lands for industrial use and supporting services.  The re-direction of 
NICU to areas along Marine Drive and Grandview Highway is also consistent with the Strategy 
which recognizes that these areas are suitable for a range of non-industrial uses that may not 
easily fit into traditional neighbourhood commercial areas. 
 
Clouds of Change/Community Climate Change Action Plan (CCCAP) 
 
The report of the Task Force on Atmospheric Change, entitled “Clouds of Change”, was 
adopted in 1990.  It outlines a number of recommendations aimed at improving air quality 
and reducing emissions.  The CCCAP establishes strategies and actions to reduce greenhouse 
gas emissions. 
 
Several of the recommendations focused on creating energy-efficient land use policies to 
reduce the need for transportation.  Strategies to achieve this include integrating work, 
residence and shopping in mixed use development, decentralizing commercial and community 
services to create self-contained communities and reduce travel distances, and ensuring that 
major public facilities have provision for walking and cycling access to transit. 
 
The re-direction of some NICU out of industrial areas into neighbourhood centres supports the 
policies of “Clouds of Change” and the CCCAP because it places them closer to the resident 
population that will likely use them.  The location of some NICU along Marine Drive and 
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Grandview Highway, rather than dispersed throughout remote industrial areas, places them in 
areas that are/will be more accessible by public transit and rapid transit as well as by 
automobile.  
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ADDITIONAL COMMENTS SUBMITTED WITH SURVEYS 
 
This appendix provides a summary of suggestions, issues, observations and concerns raised by 
survey respondents: 
 
Purpose of the current study, and timing of survey distribution 
 
• Commentary was focussed on the scope and timing of the study (i.e., before Christmas); 
• Suggestions were made to widen the distribution of the survey (e.g., to nearby residents 

in the Marpole area); 
• It was suggested that analysis of industrial land demand should be undertaken; 
• Additional time should be given to owners and nearby residents to review the proposal; 
• Meetings should be set up as part of the process to allow for discussion of the proposal; 
• Some concern was expressed by owners and representatives in the Marpole area regarding 

the effect of the proposed changes to the pending planning process for that area; 
• Some respondents thanked staff for soliciting input, indicating their full support for the 

proposed changes; and 
• Other respondents were strongly opposed to the initiative and wanted to see the zoning 

schedules remain unchanged. 
 
Suggestions with respect to specific NICU’s 
 
• Several individual comments were received in this category, ranging from full support of 

the proposal (e.g., keep the areas industrial, definitely remove schools, daycares and 
playgrounds) to questioning the removal or restriction of one particular use (e.g., fitness 
centre, restaurant, hall and club) or retention of a particular use (e.g., artist studio, 
social service centre); 

• Some respondents felt that particular uses should be retained (e.g., barber shop, 
churches, neighbourhood pubs, schools) or even encouraged (e.g., live/work, big box 
retail); 

• In some instances, owners suggested uses which may be more suitable for certain lots 
(e.g., small parcels on arterial roads, including small commercial or office type uses which 
need arterial frontage and visibility); 

• Many Grandview/Boundary respondents felt that more retail and larger restaurants should 
be allowed to serve business people in the area; and 

• Only one restaurant operator was opposed to the proposed size restriction of restaurant, 
but would support an increase in the maximum size to 500 m² as long drive-through 
service was retained as a permitted ancillary use.  It was felt that this size would enable 
existing restaurants to handle the existing customers in the area but still discourage large, 
destination restaurants. 

 
Concerns about continued operation of respondent’s businesses and legal non-conforming 
status 
 
• Some respondents were specifically concerned about the viability of the proposed changes 

on their own properties or businesses, given unique site circumstances, context of area, 
history of tenants, etc.; 



 APPENDIX I 
 PAGE 2 OF 4 

 

• Some felt that their long-standing existing businesses or tenants (e.g., restaurants, 
schools, and clubs) should be allowed to be retained as permitted uses; 

• Some concern was expressed regarding proposed changes which could negatively impact 
existing businesses or force them out of their current locations; 

• Suggestions were given to retain multi-storey buildings which are becoming functionally 
obsolete in the changed industrial landscape (e.g., retaining industrial at grade such as 
wholesale distribution with expanded smaller commercial/office/industrial uses, allowed 
on upper storeys which generally have poor access for loading, low ceiling heights, narrow 
column spacing, and high operating costs); 

• Many respondents queried the legislation which allows for lawful non-conforming uses to 
continue operation, and felt that 90 days was not adequate to enable owners to fill a 
tenancy; and 

• Others felt that previously approved uses should not have to incur the cost and time in 
applying to rezone to regularize their uses if they become lawfully non-conforming due to 
the proposed zoning changes. 

 
Restrictions on uses affecting flexibility and diversity of businesses in the area 
 
• Many respondents indicated concurrence with the City’s desire to retain as much 

industrially-zoned land as possible and recognized the increasing demand to use the land 
for “higher” uses, but queried restrictions on certain uses in particular areas, such as 
Marine Drive. In this area, for example, it was felt that restricting uses will not improve 
those factors which may serve to encourage more industry to locate in the area; 

• Some owners had indicated that they already experience difficulty in leasing their 
properties under the current regulations, and concern was expressed that the proposed 
restrictions will further reduce owners’ and landlords’ options to find tenants, creating 
greater hardship for owners; 

• Many respondents felt that the existing zoning was too restrictive already, and that more 
flexibility would be preferred to enable potential business development in the areas and 
keep the areas vibrant and viable; and 

• Some respondents felt that the areas should be allowed to develop “naturally”, without 
City “interference”. 

 
Suggestions to change or broaden the industrial land base 
 
• Some respondents discussed important factors in the location of industry (e.g., low rental 

rates, proximity to customers, ease of access for customers, employees and trucks, 
parking availability for staff and customers, excess land for future expansion and 
reasonable property tax rates); 

• Some felt that the current industrial standards should be retained but analysis needs to 
consider marketplace considerations (e.g., actual demand for industrial property); 

• Recognition should be given to existing uses currently in place (e.g., semi-commercial 
uses along Marine Drive) and permit more of the same; 

• Some industrial land parcels are not suitable for industrial use per se and should be 
removed from industrial zoning, including some waterfront being used for non-marine 
based industry, and some buildings which are no longer practical industrial buildings, 
which would be better suited to mixed-use; 

• One respondent noted the desire for a less restrictive industrial park; 
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• One respondent indicated that the proposed changes do not provide for new and emerging 
uses which are complementary to and compatible with “traditional” industrial uses and 
would provide greater job creation and economic possibilities for the community; 

• The City needs to adapt to changing times; zoning should be updated to accommodate 
current and future uses and opportunities to reflect the future direction of industry and 
commerce; 

• Some suburban municipalities are implementing changes to deal with the changing 
industrial landscape, and many companies have relocated from an “unfriendly” Vancouver 
to more welcoming suburban locations. 

 
Commentary about past and ongoing changes to types of industry and the land base, as 
well as the industrial economy, jobs, need for viability and stability, and business in 
general 
 
• Several respondents indicated that industrial zoning should be retained; 
• A respondent supported the view that an industrial base in the city is vital but has more 

recently questioned whether this is indeed the case; 
• Some respondents noted that industrial uses have decreased in the areas over the past 

several years and will continue to do so, with industry today less associated with 
traditional manufacturing; 

• Some indicated that industrial zoning should be phased out of the city as many industrial 
users cannot locate or stay in the city due to high taxes and high cost of housing for 
employees, and are moving to more affordable locations; 

• For owners of existing buildings, concern was expressed that their space, which is less 
functional or cost-effective for today’s industrial tenants, cannot compete with modern, 
single storey buildings that have high ceiling heights; 

• A respondent felt that an “unchallenged presumption” is that heavy industrial zoned land 
is necessary for the City’s economic health; 

• A respondent indicated that survey or analysis to establish that there is an economic 
demand for industrial land in the City, or in particular areas, needs to be done to 
determine feasibility of retaining industrial land; 

• A few respondents noted that much industrial land has been converted to other uses in 
the City in recent years; 

• Much industrial land in the City is undeveloped and has remained so for some period of 
time, and the City should be more business-oriented or business-friendly; 

• Respondents in the Grandview/Boundary area tended to feel that the area is ready for 
change; 

• The proposed changes will result in longer vacancies while buildings remain empty 
“awaiting interest” from prospective tenants who conform to the more restrictive zoning; 

• One respondent felt that removing the “peripheral” non-industrial uses will not stimulate 
the revitalization of the industrial land base without some future catalyst; 

• Some respondents were comforted by the proposed changes to protect the City’s 
industrial land base, noting that that the proposed changes would be important in keeping 
the remaining industrial land in the City as it plays a vital part in the diversity of business 
to ensure affordable land and building use for small manufacturing and industrial 
companies, hopefully ensuring long term stability and employment opportunity; and 

• One respondent indicated a lack of small industrial properties to purchase and feel they 
are being pushed out of the City by regulations and larger companies, and have received 
offers from other cities to relocate.   
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Concerns about increases in taxes and decreases in property values 
 
• Concerns were expressed about potential increases in property taxes and decrease in 

property values due to the proposed changes.  Many noted that the current mill rate for 
industrial properties is too high for business tenants to pay, and that is a key reason for 
industrial users to leave the City and relocate to other municipalities; and  

• Restricting uses would reduce the value of the properties and reduce lease income. 
 
Issues to do with traffic and access, as well as industrial impacts and noise 
 
• A range of comments were received about transportation issues, ranging from where 

industrial traffic should be restricted, parking problems for employees and of particular 
uses (e.g., funeral home, auction halls) or on particular streets (Powell Street), to 
concerns about maintaining or improving traffic flow and access by road to serve 
industrial businesses and keep cartage costs down; 

• One respondent indicated that the volume of heavy traffic in industrial areas is 
incompatible with pedestrian and passenger vehicle traffic; 

• Some uses (e.g., social service centre) would attract and increase pressure for on-street 
parking; 

• Respondents in Grandview/Boundary noted how far workers have to drive for services and 
restaurants; 

• One respondent noted that traffic generated by a school use is best located in industrial 
areas, away from residential areas; and 

• A few comments were noted about industrial impacts on adjacent communities, including 
odour, noise, safety, and traffic.   

 
Observations about neighbourhoods, the community and environment, and future 
planning work. 
 
• Some respondents noted the changes which are being contemplated in various areas (e.g., 

Marine Drive) and the impact large projects may have on adjacent properties for industrial 
users; 

• One respondent wants to protect his community from a highly industrialized atmosphere 
and does not support the changes; 

• Representatives from Marpole requested a study and review of the viability of the 
proposed zoning changes in that area and along the waterfront, urging the City to 
undertake an updated planning process for this area given pending redevelopment of the 
Eburne lands for industrial purposes; 

• Others hoped that the proposed changes would clean up “eyesore” areas and remove 
crime, prostitution, and the drug trade in some industrial areas; 

• Some were concerned that the proposed restrictions will cause a lot of businesses to “give 
up”, leading to further deterioration with more empty buildings; 

• Some mentioned the need for Vancouver to have a better image along the Grandview 
corridor as a gateway to the City, and that some existing uses in certain areas (e.g., 
Barnard Street) are appropriate as a gateway to the adjacent residential area; and 

• Others felt that more diverse uses were needed to liven industrial neighbourhoods at night 
(e.g., by including a live/work component in developments). 

 


