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Submit comments to Council

TO: Standing Committee on Policy and Strategic Priorities

FROM: General Manager of Planning, Urban Design and Sustainability

SUBJECT: Employment Lands & Economy Review — Update on Phase 1 and Next
Steps

RECOMMENDATION

THAT Council receive this project update report and initial list of economic and
employment lands challenges and opportunities and direct staff to continue engagement
with Vancouver Economic Commission (VEC), stakeholders, and others, including
integration into the Vancouver Plan engagement processes, to identify high level policy
directions and report back to Council in mid-2020 in parallel with the Vancouver Plan
report back on challenges and principles.

REPORT SUMMARY

This report provides City Council with an update on the Employment Lands & Economy Review
project (“the Review”). The Review provides foundational information for the Broadway Planning
Program and the Vancouver Plan process endorsed by Council earlier this year. This report
gives an overview of the engagement and technical research work undertaken in Phase 1, an
overview of key economic issues staff has heard throughout the process, and a summary of
anticipated next steps including alignment with The Vancouver Plan process.

Phase 1 of the Review provides an overview of Vancouver's economy (current state,
opportunities and challenges) along with jobs and job space projections. The findings of Phase
1 are based on research, data, technical analysis and public engagement. Phase 2 will further
explore the economy and develop high level policy direction recommendations to guide future
planning work through integration with The Vancouver Plan process. Staff anticipates a second
report to Council in mid-2020 with the results of Phase 2 in parallel with the Vancouver Plan
report back on challenges and principles.


https://vancouver.ca/your-government/contact-council.aspx
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COUNCIL AUTHORITY/PREVIOUS DECISIONS

e 2007: Metro Core Jobs and Economy Land Use Plan: Issues and Directions

e 2009/10: Regional Context Statement and Regional Growth Strategy

e 2010: Mount Pleasant Community Plan

e 2011: Greenest City Action Plan

e 2012: Mayor’s Task Force on Housing Affordability

e 2012: Transportation 2040 Plan

e 2012: Climate Change Adaptation Strategy

e 2012: Neighbourhood Energy Strategy

e 2013: Heritage Amenity Bank and Transfer of Density

e 2014: City of Reconciliation Framework

e 2014: Healthy City Strategy

e 2014: The Mayor’s Engaged City Task Force

e 2014: Downtown Eastside Local Area Plan

e 2016: Grandview Woodland Community Plan

e 2016: DTES Community Economic Development Strategy

e 2016: Mount Pleasant Industrial Area — Amendments to the Zoning and Development
By-law

e 2017: Railtown I-4 (Historic Industrial) District Zoning and Development By-law

e 2017: Amendments: False Creek Flats Plan — 2017

e 2017: Housing Vancouver Strategy

e 2018: Interim Hotel Development Policy and Related Amendments to the Downtown
Official Development Plan

e 2019: Climate Emergency Response

e 2019: A City-wide Plan for Vancouver: Report back on General Planning and
Engagement Process

e 2019: Culture|Shift: Blanketing the City in Arts and Culture, Vancouver Culture Plan
2020-2029, Making Space for Arts and Culture: Vancouver Infrastructure Plan and
Vancouver Music Strategy
2019: Broadway Plan - Phase 1 Engagement and Proposed Guiding Principles

CITY MANAGER'S/IGENERAL MANAGER'S COMMENTS

The City Manager recommends approval of the foregoing.

REPORT

Background/Context

Why the City is Planning for Employment Lands and the Future of the Economy
Vancouver is a growing city in the centre of a growing region. Vancouver contains 33% of all
jobs in the region and 26% of residents. As our population grows, the economy needs to keep

pace. The Housing Vancouver Strategy encourages the provision of the “right supply” of housing
to match local needs and ensure opportunities for a diverse population over time. Planning for
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the future of the local economy requires a similar approach. City policies for the economy need
to be resilient to a range of external forces, build on existing strengths while also ensuring
opportunities for growth in a broad range of economic sectors to match local needs and abilities.
The Review provides an opportunity to take stock of the local economy through comprehensive
engagement, research and data analysis, and consideration of related policy planning initiatives.

Through this work, the City is developing a deeper understanding of the key challenges facing
Vancouver’s workers and the business community both today and looking ahead to the future.
The information and understanding developed through the Review is a foundational input to the
Vancouver Plan process and future economic development work conducted by the City and
partners.

The City is engaged in economic development planning in order to improve the economic future
and quality of life of all of its diverse residents. The Review builds on all economic development
work done before it on these lands—the traditional, unceded territories of the X¥maBkway am
(Musqueam), Skwxwu7mesh (Squamish) and salilwata?t (Tsleil-Waututh) peoples. As a City of
Reconciliation, the City is committed to incorporating Indigenous perspectives into all of its work.
This Review acknowledges that Indigenous peoples have been running their own prosperous,
sustainable and equitable economies for thousands of years on this land. It also acknowledges
that this ability was taken away through the devastating impacts of colonization which still
persist today. In spite of this, the Musqueam, Squamish, Tsleil-Waututh and Urban Indigenous
people are working on major economic development initiatives of their own and leading their
communities in economic endeavours important to the future of Vancouver’s economy. The staff
team coordinating the Review are humbled and grateful for the contributions made by the
Indigenous people who have engaged in the project so far.

Who has Been Involved so Far

Staff has engaged with a wide range of individuals, groups, businesses and other levels of
government in Vancouver's “Economic Development Ecosystem” (Figure 1) to improve our
understanding of the broad spectrum of interests that exist and to build relationships between
organizations and facilitate ongoing collaboration. Over 6500 engagement contacts have been
made so far.

Figure 1: The Vancouver Economic Development ‘Eco-system’
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How People, Businesses and Groups Have Been Involved

Individuals and groups have been involved through a variety of activities since the beginning of
the Review (See Appendix A for full Engagement Summary Report). Highlights of some of the
approaches to engagement are described below.

Indigenous People

The staff team sought to include Indigenous perspectives into this work through meeting with
and presenting to various Indigenous groups and groups that serve Indigenous communities
such as the MST Intergovernmental Staff to Staff Meeting, the Metro Vancouver Aboriginal
Executive Council (MVAEC), Vancouver Native Education College, Exchange Inner City, Urban
Core and ACCESS/Bladerunners. In addition, the staff team attended a cultural competency
tour of Musqueam with Councillor Morgan Guerin.

External Advisory Group

The City of Vancouver assembled an External Advisory Group (EAG) to help inform the Review.
The role of the EAG is to provide input and insight at key milestones throughout the planning
process. Three major workshops were held with the EAG during Phase 1 of the Review.
Represented on the EAG is a diverse range of perspectives from industry associations, labour
representatives, non-profit organizations, representatives from the development industry and
businesses from over 18 economic sectors. See Appendix A for full list of members. The
feedback collected at the EAG workshops was a critical input into the planning process
throughout Phase 1. Summaries of feedback collected at the EAG meetings are also available
in the Appendix A.

Stakeholder Meetings

The staff team met with a wide range of stakeholders on a targeted and upon-request-basis.
This engagement included a presentation and discussion questions for each group and
sometimes included a tour of a particular site of relevance. Groups ranged from 1-50 people in
attendance. The Vancouver City Planning Commission provided advice and input at two
meetings during Phase 1 of the Review.

Participation in Concurrent Planning Initiative Events

The staff team attended stakeholder engagement events, open houses, workshops, walking
tours and site visits for concurrent planning initiatives such as the Retail/Commercial Small
Business Study, the Small Business Roundtable, the Broadway Plan and the Poverty Reduction
Plan (Arts, Culture & Community Services). Groups ranged from 5-750 people in attendance.

Business and Worker Engagement Surveys

Two ‘Talk Vancouver’ surveys were conducted. The Business Survey received 684 responses
from business owners and operators in Vancouver. It asked questions about the type of
businesses they run, plans for the future, what kind of spaces they need, challenges they face
operating in Vancouver, and ideas for how to ensure an appropriate supply of land. We heard
from businesses across sectors and all parts of Vancouver, operating in industrial, office, and
commercial spaces. About 95% of the businesses that responded employed 50 or fewer people,
and roughly 85% of the businesses occupy spaces under 5,000 square feet.

The Worker Survey received 2215 responses and asked questions about demographics, type of
job, opportunities and plans, information about work location, and likes/dislikes about working in
Vancouver. Staff heard from respondents in all sectors and working in locations across the City.
About 86% of working (not retired) respondents identified as working full time, and 15% as self-
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employed. Approximately 25% of working respondents identified as having a job in a non-profit,
co-operative, or social enterprise. The key findings from the surveys are provided in Appendix A.

Related Policy Planning Work

Metro Vancouver Industrial Lands Strategy

Metro Vancouver has convened a Task Force to oversee the development of the Regional
Industrial Land Strategy. The Strategy will establish a vision for the future of industrial lands
across Metro Vancouver to the year 2050, and provide a set of recommendations to guide a
broad range of stakeholder actions to achieve that vision. City staff has been working closely
with colleagues at Metro Vancouver to ensure that work programs are aligned and
complementary. The Metro Vancouver study has found that industrial land continues to play an
important role in the regional economy and that the region is likely to run out of industrial land in
the next 16 — 22 years® based on a range of assumptions regarding future growth. It is
anticipated that the Metro Vancouver Industrial Land Strategy will be finalized over the coming
months. The strategy will provide important regional context for the City-specific policy
recommendations that Council will consider as part of the Review in mid-2020.

Broadway Plan

The regional and city-wide context provided by the Review provides foundational information to
the Broadway Plan project. In October 2019, Council approved the following guiding principle
with respect to the future of jobs and economy in the Broadway Plan area:

Foster a Robust and Diverse Economy

The amount and diversity of job space should be increased to strengthen Central
Broadway as the Province’s second largest jobs centre, particularly in the Uptown area.
Industrial and mixed employment lands should be retained and foster an evolving creative
economy. Key shopping villages and opportunities for small and local businesses should be
enhanced, including new neighbourhood-serving shops and services.

Final recommendations for the Broadway Plan will be presented to Council in late 2020.

Making Space for Arts and Culture

On September 11, 2019 City Council approved Vancouver’s new culture plan, Culture|Shift as
well as Making Space for Arts and Culture that set cultural space targets including areas for
growth and no net loss of cultural space. As well as the following action:

Explore mechanisms to support affordable non-profit arts and cultural space in commercial and
industrial zones, including density bonusing, commercial linkage fees, cultural districts and in
some cases limits on stratification.

Community Economic Development Strategy

The Downtown Eastside Community Economic Development Strategy, developed in 2016,
empowers communities to shape how the local economy provides for residents and impacts
their lives. It helps create an economy that's more just, equitable, and sustainable. Local
businesses, industries, and economic sectors help by:

! Metro Vancouver. (2019) Changing Nature of Industry and Industrial Land Demand in Metro Vancouver.
http://www.metrovancouver.org/services/regional-
planning/PlanningPublications/ChangingNatureofIndustryandindustrialLandDemandinMetroVancouver.pd
f



http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ChangingNatureofIndustryandIndustrialLandDemandInMetroVancouver.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ChangingNatureofIndustryandIndustrialLandDemandInMetroVancouver.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ChangingNatureofIndustryandIndustrialLandDemandInMetroVancouver.pdf
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- Creating diverse, inclusive employment
- Adapting to challenges
- Being proactive, prepared, and resilient

Through the development of the strategy, residents and community partners identified when and
where the economy fails people, and worked to identify and develop solutions.

Poverty Reduction Plan
The poverty reduction plan is in the final stages of development and is scheduled to be
presented to Council in 2020. The plan aims to improve the lives of people that are struggling to
make ends meet by:
- Creating systems change to disrupt cycles of poverty
- Increase economic equity within an integrated framework to enhance opportunities for
people to get out of poverty and prevent people from entering into poverty
- Better understand ‘Market Basket Measures’ that ensure quality of life and wellbeing for
Vancouverites

The plan will be informed by the new poverty reduction frameworks of both the federal and
provincial governments, both of which included input by Vancouverites.

The Vancouver Plan
On July 16, 2019, Vancouver City Council approved a general planning and engagement
process for a city-wide planning program for Vancouver. The plan will include:

- Along-term vision for the future of Vancouver looking out to 2050 and beyond

- Astrategic policy framework

- Ahigh-level physical plan

- Apublic investment strategy

- Key metrics and reporting

- Partnerships for implementation

The economic and employment lands planning challenges identified through the Review help to
inform and shape the discussion that The Vancouver Plan process will convene. In early 2020,
the two processes will begin joint engagement sessions on the future of Vancouver’s economy
and develop draft principles for Vancouver’'s economy together.

Scope of the Research and Technical Analysis Undertaken to Date

Research and Analysis of Current Economic Structure and Historic Trends

Staff has developed a series of “fact sheets” that provide descriptive statistics about
Vancouver’s economy. Many of these facts sheets contain data collected through the 2016
Statistics Canada Census; while others contain information from other sources such as industry
reports. A fact sheet highlighting the key economic characteristics of Vancouver was provided to
Council as part of a staff memo in April, 2019 (See Appendix B). The full list of fact sheets
prepared to date is available on the project website at www.vancouver.ca/employment-lands. In
addition, staff conducted internal research and considered recent research conducted by
partner departments and organizations such as the Vancouver Economic Commission.

Employment and Job Space Demand Scenarios

The City has retained Hemson Consulting to prepare employment and job space demand
scenarios to 2051; identifying alternative forecasts for the number and type of jobs that could
exist in the city and the amount and type of space that will be required to accommodate those



http://www.vancouver.ca/employment-lands
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jobs. The use of multiple scenarios allows the City to test the resilience of current policies
against a range of potential futures. The scenarios build on what we know from our recent past
and current trends, while also considering potential changes on the horizon that could shift the
trajectory of growth and needs for different types of employment space in the future. The
demand scenarios were developed in close consultation with the EAG. A high level overview of
the demand scenarios is presented in Figure 2 below. The detailed methodology and
descriptions of the scenarios are attached as Appendix C.

Figure 2: Employment and Space Demand Projections, 2016 to 2051
Low Scenario Reference Scenario High Scenario
Additional Additional Additional
Additional Space Additional Space Additional Space
Jobs (M sq. ft.) Jobs (M sq. ft.) Jobs (M sq. ft.)
Major Office 41,900 5.4 56,200 10.5 76,600 15.4
Commercial
_ Hotels 2,600 0.9 3,500 3.0 4,800 4.3
Commercial 34,600 5.2 48,300 13.6 63,100 19.0
— Other
Industrial 5,900 1.9 8,300 4.9 10,800 6.4
Institutional 15,700 4.5 22,000 8.7 29,300 11.5
Footloose /
Work at Home 14,900 - 19,100 - 24,100 -
Total 115,600 17.7 157,400 40.7 208,700 56.6

Supply Projections: Development Capacity Modelling

In consultation with Hemson Consulting, City staff created a development capacity model to test
the scenarios for potential floor space demand against the potential for the market to deliver
supply under existing zoning and policy. The capacity modelling identifies likely redevelopment
sites to 2051 and the expected change in floor space on those sites (gains and losses) given
existing development policy and market trends. Combining the two models described above
allows for the identification of potential gaps between supply and demand. A description of
potential issues related to the supply and demand modelling is provided as part of the Strategic
Analysis section below.

Strategic Analysis
What We've Learned through the Engagement and Research Work to Date

The research and engagement work completed to date has allowed for the identification of
many issues and challenges facing Vancouver’s economy, businesses, non-profit organizations
and workers. Figure 3 provides examples of some of the economic themes, drivers and
disruptors that emerged in Phase 1 of the Review.
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Figure 3: Examples of Economic Themes, Drivers and Distruptors
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The staff team has consolidated all of the learnings from Phase 1 engagement, research and
technical analysis into an initial list of five challenge areas or themes to build off of in Phase 2.
The five key challenges/themes are described below.

Challenge Area/ Theme #1: Diversity of Job Opportunities, Workforce Supports &
Economic Resiliency

Vancouver Needs a Wide Variety of Jobs and Livelihoods
The diversity of Vancouver’s economy is a strength. Vancouver has jobs in a wide variety of
economic sectors; with no single sector accounting for more than 16% of total jobs (Figure 4).

Figure 4: Distribution of Jobs in Vancouver
Statistics Canada 2016 Census: Jobs by NAICS (2 digit).
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Planning for a wide range of jobs for residents goes beyond encouraging job growth in a wide
range of economic sectors. It also involves both the formal and informal economy. The
Livelihoods Continuum provided as Figure 5 below acknowledges that people create their



Employment Lands & Economy Review — Update on Phase 1 and Next Steps 8
— RTS 13395

livelihoods in diverse ways, some of which are less formal and structured than others. Policies
and programs that provide for job training, employment supports, entry-level opportunities, post-
secondary education and small business support help to create opportunities for economic
mobility from one type of livelihood to another in different phases of a worker’s life.

Figure 5: Livelihoods Continuum
City of Vancouver Community Economic Development Strategy (2016)
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There are Several Key Sectors that are Driving Job Growth in the City and Region

Key sectors that are driving job growth in Vancouver include: Tourism (70,000 jobs in the
Region), Film (60,000 workers in BC), High Tech (75,000 jobs in the Region), and Port (52,800
jobs in Vancouver). The Port of Vancouver, in particular, plays a critical role in Vancouver’s
economy. It enables the annual trade of approximately $200 billion in goods nationally, and
corresponds with $3.01 billion in local annual wages. The Port is also responsible for the
operation of cruise ship facilities, a key contributor to the tourism sector in Vancouver.

It is also important to recognize the role of the non-profit sector in the local economy and the link
between the health of that sector and the health of the overall economy. The non-profit sector is
an important source of jobs and economic activity accounting for 86,000 jobs in the province
and $3.3B towards provincial GDP for all community non-profits (excludes labour and
professional organizations, hospitals and higher education). Not only does this sector provide a
significant number of jobs and economic output, it also provides critical services that support the
workforce overall such as childcare, mental health services, employment services, assistance to
newcomers and others.

Workforce Supports are Vital

Access to supports such as housing, childcare, transportation, and social services that are
affordable, reliable and convenient is important to the overall health of the economy. For
instance, many of the local businesses engaged in the Review noted challenges retaining
workers who cannot access secure and affordable housing (including market rental and below-
market rental housing) in proximity to their workplace. Not having childcare also keeps people,
especially women, out of the workforce and can also negatively impact business productivity.
Additionally, every dollar spent on quality childcare results in $6 dollars of economic benefit and
offers a good start to the workforce of the future.?

2 Conference Board of Canada (2017)
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Equity is an Important Consideration for Future Work

Vancouver is a growing city with a thriving economy and low unemployment rate—yet many of
Vancouver’s residents and workers are struggling to make ends meet. Vancouver’s median
income is consistently one of the lowest of Canada’s major cities, it has a high cost of living,
income disparity is growing, and approximately 20% of residents are living in poverty. Many of
the external forces that could impact our economy into the future could also lead to the further
exclusion of women, people who identify as 2SLGBTQQIA, and Black, Indigenous and People
of Colour (BIPOC) from our economic and labour systems.

In a tight labour market, recruiting and retaining local employees has mutual benefit for both
employers and employees. The City’'s Equity Framework (under development) will identify both
processes and outcomes for access to income generation, employment and labour. The data
and research analysis to date indicates racial inequity in Vancouver is negatively impacting
access to economic inclusion and mobility in the higher paid labour force and through
generations of land and property ownership. Further work needs to be done to ensure an
equitable economy. The Community Benefit Agreement (CBA) policy, Community Economic
Development Strategy, poverty reduction plan and the Vancouver Plan will all explore ways to
expand opportunities to communities, groups and individuals experiencing poverty due to
systemic racism and exclusion.

Planning for the Future of Vancouver’'s Economy Requires a Resiliency Approach

An economy that can survive, adapt and thrive in the face of shocks and stresses is an essential
element of a resilient city. Technological changes, automation, affordability, and the changing
nature of work are examples of stresses that could impact the ability of residents and
businesses to thrive in the future. Furthermore, Vancouver’s employment lands are vulnerable in
the face of sea level rise and the local economy is vulnerable to regional disasters such as
forest fires. In the face of these challenges, flexible and adaptive land-use and development
policy that supports a robust and resilient economy will be essential to ensuring our capacity to
withstand, recover quickly and thrive.

In April 2019, Council approved a set of six (6) “Big Moves” that would guide the City of
Vancouver’s work in response to the climate emergency. Big Move #1: ‘Walkable Complete
Communities,’ is particularly relevant to the resilience of the local economy. More complete
neighbourhoods that have daily destinations, such as shops, services, jobs, parks, schools,
childcare, community centres and social services, within walking/rolling distance of where
people live and work add to the attractiveness of Vancouver as a workplace and place of
business by increasing access to customers and the quality of workers lives.

The health of the economy depends, in large part, on the movement of goods and people. The
Port, for example, facilitates the trade of over $200 billion in goods on an annual basis and local
businesses rely on their supplies. Businesses also need their employees to be able to get to
work. Big Move #2 refers to significantly improved transit capacity and efficiency, better-
connected active transportation networks city-wide, and continued expansion of high-quality
reliable transit across the city and region. For example, the expansion of the Broadway Subway
to UBC will provide more access to employment opportunities and significant overall benefits for
the city’s economy®.

® KPMG. Broadway to UBC: Strengthening Metro Vancouver's Regional Economy (2019)
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Implications for Phase 2 of the Review and The Vancouver Plan

Phase 2 of work will include the development of policy directions to encourage a diversity of job
opportunities to match Vancouver’s diverse workforce, support Vancouver’s workforce and
increase economic resilience. This will include actions to support the ongoing viability of the
non-profit sector in the city.

Challenge Area/ Theme #2: Job Space Affordability

Rents are Increasing

Affordability challenges are impacting many aspects of Vancouver and job space affordability is
a major concern for many organizations in the city. Over the past 4 years, net asking rents have
increased for: Office space (+21%); Retail space (+12%); and Industrial space (+46%). Small
businesses, non-profits and arts and culture are particularly vulnerable to these pressures.

Affordability Impacts are Wide-Ranging
Engagement and research work completed as part of the Review to date has identified the
following examples of the implications of decreased affordability:

* Risk of business relocation out of Vancouver

< Inability for businesses to grow into new spaces

* Loss of social and cultural assets and vibrancy

e Threat to a diverse economy and innovation

Vulnerability of the Arts and Culture Sector and the Non-Profit Sector

The arts and culture sector and the non-profit sector are both critical to the local economy. The
arts and culture sector is recognized as a key economic sector for growth, attracting investment
and highly skilled workers to cities like Vancouver. Rent and property tax (through triple net
leases) increases have rapidly increased costs and artists and cultural non-profits are
vulnerable to displacement. For example, over the past year, more than 16 studios in industrial
spaces, with approximately 300 artists, have either closed or have been under threat of
displacement or closure”. Eastside Culture Crawl has been able to document 400,000 square
feet of visual art studio spaces in the inner-city neighbourhoods that have been lost as a result
of residential or commercial conversions and redevelopment over the past 10 years.
Additionally, 27% of artists in the worker survey were looking for new space due to their studio
space being sold/demolished/redeveloped®.

Vancouver’s non-profit organizations also lack affordable, suitable, secure spaces and struggle
with maintaining long-term operational funding. Their in-person services require proximity to the
local community making affordable spaces further away untenable. Without ownership or secure
tenure, increases in rents and property taxes (though triple net leases) will continue the
precarious outlook towards more displacement.

Planning for a diverse local economy will require policy options that deal with the key
vulnerabilities facing the arts and culture and non-profit sectors; including access to affordable,
appropriate and secure spaces.

Implications for Phase 2 of the Review and The Vancouver Plan
The affordability of job space will be a key consideration in future phases of policy development
work. In particular, the staff team will work with stakeholders to examine the potential for

* Making Space for Arts and Culture: Vancouver Cultural Infrastructure Plan (2019)
® Eastside Culture Crawl Society, A City without Art (2019)
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enabling affordable, appropriate and secure space for non-profit and arts and culture operators
in the city.

Challenge Area/ Theme #3: Viability of Small Independent Business and Capacity for
Growth of Commercial Services to Serve a Growing Population

Small Independent Businesses and Neighbourhood Shopping Districts are an Important Part of
the City’'s Economy

Small independent businesses maintain a local culture of entrepreneurship and innovation that
often provides support to other businesses and enhances economic capacity and
competitiveness. These businesses provide economic multipliers that circulate benefits back
into the local economy in many ways including local procurement of goods and services,
employment opportunities, re-investment of profits locally, and the ripple effects from local jobs
and spending. Neighbourhood shopping streets are also ‘third spaces’ that function as the
centres of public life in their communities, fostering a sense of place and belonging.

Earlier in 2019, the City commissioned a Retail/Commercial Small Business Study to assess the
state of small independent business in the city, measure change in six representative
neighbourhood shopping districts and develop a methodology for maintaining a dashboard to
track change on an ongoing basis. The study was conducted in close collaboration with BIA
leadership and included quantitative and qualitative analysis. Initial results suggest that while
there has not been a significant increase in chain businesses replacing independent businesses
in most study areas, vacant storefronts have become more prominent in many of the study
areas. The study also identified several key challenges facing small independent businesses.
These include:

Affordability & property taxes/ assessments

Safety and maintenance

Parking

Permitting/licensing

Labour costs/retention

Leasing Issues: triple net, demolition clauses

Changing neighbourhood demographics/ preferences

NoosrwdhE

The final report and dashboard from the consultant team will be circulated to Council and posted
on the City's website as soon as it is available.

Going forward, staff will continue to work closely with the BIAs to expand data collection work to
include additional study areas; providing a more robust baseline of information to identify trends.
Through Phase 2 of the Review, staff will continue to engage with small independent
businesses to develop a deeper understanding of key challenges and identify recommended
actions to improve support for small independent businesses in neighbourhood shopping areas.

Results of Employment Lands and Economy Review Consultant Supply and Demand Scenarios

Demand

The amount of jobs in retail and commercial services such as restaurants and personal services
is closely tied to the size of the local population who create demand for those services (including
the tourist population). As described previously, modelling completed as part of the review
indicates that there will be demand for between 5.2 million to 19.0 M sq. ft. to 2051 (space for
34,600 to 63,100 additional jobs).
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Supply
There is 2.7 M net sq. ft. of commercial/retail space in the development pipeline today. Looking
out beyond the existing developments underway, the City’s capacity model for floor space
change on likely redevelopment sites to 2051 is projecting a small net loss/no net increase in
commercial space. There are several key reasons for this finding:
e There are a relatively limited number of redevelopment sites in the city where existing
policy requires a significant increase in retail/commercial space.

 There are several older shopping plazas and large format retail stores in the city that are
likely to be redeveloped between now and 2051. Given existing policy and market
trends, these sites are likely to generate a net loss in commercial space. Redevelopment
of existing 2 storey commercial buildings into mixed-use residential buildings with
commercial space on the ground floor can result in a net loss in commercial floor space.
o ltis important to note however that this can vary between projects. Analysis from
the Rental Housing Incentives Review found that over the past decade, rental
housing development in commercial areas zoned C-2, C-2B, C-2C, and C-2C1,
generally created a net increase in commercial floor space.

An overview of the capacity modelling is provided below (Figure 6):

Figure 6: Retail/Commercial Development Capacity to 2051

Anticipated Change
Existing Inventory in Development on Potential Re- Total Potential
2016 Pipeline Development Sites Capacity in 2051
Commercial Space 51.5 M sq. ft. 2.7 M sq. ft. 0.2 M sq. ft. 54.4 M sq. ft.

Implications for Phase 2 of the Review and The Vancouver Plan

Small independent businesses are facing challenges. Future work will include reviewing
opportunities for the City and partners to further support the viability of independent businesses.
In addition, supply and demand models are indicating that there is potentially significant demand
for additional supply of commercial space and little capacity for net increases to 2051 given
current policy and market trends. Phase 2 of the Review will examine options and implications
for increasing retail/commercial capacity.

Challenge Area/ Theme #4: Viability of City-Serving Industrial Businesses

Vancouver has a Limited Supply of Industrial Land and Demand is High

There are only 842 hectares of industrial and mixed employment land in Vancouver (~7% of the
city’s overall land base). The vacancy rate for industrial space in Vancouver is 1.4% and rents
are rising.

Industrial Lands are Critical to Metro Vancouver’'s Economy

Research completed for the Metro Vancouver Industrial Lands Strategy found that ~47% of
Metro Vancouver jobs are in industries that can be classified as “community serving” while
~53% of jobs are in industries that can be characterized as “economic drivers”. Economic driver
jobs are in sectors that draw in revenues from outside the region; helping to grow the economy
and create jobs for local people. About half of these economic driver jobs are in industries that
depend on industrial land to operate.
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Industrial Lands have Social, Cultural and Environmental Value

In addition to significant economic value, industrial lands also have significant social, cultural
and environmental value to the economy. In terms of social value, industrial areas are often
home to businesses offering higher wage, lower-barrier jobs for residents without post-
secondary degrees or for those with limited English. Some businesses in these areas also
operate around the clock, providing opportunities for shift work to those needing more than one
job. In terms of cultural value, a high concentration of arts and cultural production spaces as
well as some social services, schools and institutions, are located on these lands. Industrial
lands are particularly significant for viable art production studios (welding, sculpture, maker
spaces, etc) where this activity cannot necessarily take place in other areas of the city. In terms
of environmental value, keeping industrial users closer to their end user/market reduces
emissions, waste and road congestion.

In Vancouver, Industrial Lands Provide Space for Key City-Serving Uses

There are a wide range of businesses operating in Vancouver’s industrial areas today. Many of
these businesses provide important city-serving functions that support the health and resilience
of the overall economy; providing goods and services to both residents as well as other
businesses. Examples include light industrial uses such as food manufacturing (e.g. bakeries,
breweries), auto & equipment repair services and distribution centres. City-serving industrial
also takes place in the form of heavier industrial uses such as recycling and waste processing.

Many of these city-serving industrial businesses rely on having a central city location for
proximity to both customers and suppliers; lowering transportation costs and GHG emissions
and increasing the overall resilience and competitiveness of the supply chains upon which other
businesses are reliant. For example, of the roughly 100 businesses with a location in industrial
and mixed employment areas that completed the City’s 2019 business survey, over 70%
estimate that at least half of their revenue comes from within the city of Vancouver and roughly
60% estimated that at least half of their goods and services come from suppliers who are also
located in the city.

There is Strong Competition for the Use of Industrial Land in the City and there are Conflicting
Opinions Regarding the Types of Activities that should be Prioritized
In addition to city-serving industrial uses, Vancouver’s central city industrial and employment
areas are also playing an increasing role in providing space for new business sectors that are
driving investment and job growth in the local economy such as Creative Products
Manufacturing (CPM) and Digital Entertainment Information and Communications Technology
(DEICT). Businesses in these sectors are involved in activities such as:

e clothing and furniture design and prototyping

e data security, storage, management and processing

e e-commerce

e video game development

e visual effects

Vancouver’s industrial areas are attractive to businesses in these sectors for a variety of
reasons such as relative affordability, proximity to target workforce, the amount and type of
amenities available in the area and connections to the regional transit system. In addition, many
of Vancouver’s inner-city industrial areas provide access to buildings with employment space
attributes that are not typically available in traditional office buildings such as laboratories,
motion picture screening spaces, testing and prototyping facilities, as well as areas for housing
specialized telecommunications and information technology infrastructure.
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In general, city-serving industrial businesses cannot afford to pay as much for space as DEICT
and CPM businesses and staff has heard opposing views regarding the uses that should be
supported in Vancouver’s industrial areas. Some stakeholders are calling for additional flexibility
in permitted uses in order to increase the adaptability of these lands to changes in technology
and to support entrepreneurship. Other stakeholders have raised concerns regarding the
increasing presence of uses that could potentially be accommodated in other areas.

In addition, some stakeholders are raising concerns regarding the increasing prevalence of
lower intensity employment uses such as self-storage and car dealerships; calling on the City to
restrict these uses in Vancouver’s industrial areas.

Striking a balance between these conflicting views will be a significant challenge in the next
phase of work.

Interest in Mixed-Use Development at Rapid Transit Stations in Industrial and Mixed
Employment Areas
In addition to the challenges described above, staff notes that there are a number of rapid
transit stations in the city that are located in industrial and mixed employment areas (e.g. Rupert
Station, Renfrew Station and Marine Drive Station). Currently, City and Regional Policy do not
allow residential uses in these areas. Introducing residential above or adjacent to industrial uses
may have impacts on compatibility, land values, affordability of industrial space, and long term
viability of industrial uses. This issue is being explored through the Metro Vancouver Industrial
Lands Strategy process. During Phase 2 of the Review, staff will continue to work with
stakeholders to develop recommendations for guiding principles to inform future station area
planning work. It is anticipated that the guiding principles for station area planning will address
the following:

* Neighbourhood vibrancy and transit ridership

e Capacity for significant job growth

e Space for city-serving industrial businesses today and overtime

* Resilience and ability to adapt to meet future challenges

e Preservation of industrial affordability

Results of Consultant Supply and Demand Scenarios

Demand
As described previously, it is expected that there will be demand for between 1.9 million to 6.4 M
additional sq. ft. to 2051 (space for 5,900 to 10,800 jobs).

Supply

There is 2.0 M net sq. ft. of industrial space in the development pipeline today. Looking out
beyond the existing developments underway, the City’s capacity model for floor space change
on likely redevelopment sites to 2051 is projecting limited capacity for growth due to limited land
and the economics of multi-level space.

Figure 7: Industrial Areas Development Capacity to 2051

Anticipated Change
Development on Potential Re- Total Potential
Existing Inventory Pipeline Development Sites Capacity in 2051

Industrial Space 28.9 M sq. ft. 2.0 M sq. ft. 1.8 M sq. ft. 32.7 M sq. ft.




Employment Lands & Economy Review — Update on Phase 1 and Next Steps 15
— RTS 13395

Impact of Sea Level Rise on Industrial Areas

Based on best science and advice from the provincial and federal governments, the City is
planning for 1 metre (3 feet) of sea level rise by 2100. Without the implementation of flood
management measures, areas in blue (Figure 8) are vulnerable to flooding due to a major storm
(1:500 year storm) and 1 metre of sea level rise—many of which include large portions of
Vancouver’s industrial lands.

Figure 8: Areas Vulnerable to Flooding in a 1:500 Year Storm

e -
\“N‘/ %

No adaptation measures in place
significant disruption to

= 2,800 parcels
* 13 sq.km of land
= 53,000 existing jobs

Implications for Phase 2 of the Review and The Vancouver Plan

There is significant demand for additional industrial space and a limited amount of capacity for
net increases to 2051. The impacts of sea level rise and flooding may mean that the city and
region have even less industrial land capacity in the future. Phase 2 of the Review will include
the development of policy options that provide for an industrial land base that ensures the
continued viability of city-serving industrial businesses while also providing space for new
business sectors to grow and diversify the city’s economy. Working with partners to develop and
recommend a land use policy that balances these challenges will be a key focus of the next
phase of work.

Challenge Area/Theme #5: Appropriate Capacity for Office and Hotel Growth

Vancouver is the Central City in the Region and Demand for Office Space is High

High intensity employment in Vancouver is well supported by the regional rapid transit system.
The Central Business District in downtown Vancouver and the Broadway Corridor are the two
largest employment centres in the province and demand for continued growth in office space is
high. Vacancy rates are less than 3% and ~70% of office under construction in the region is in
Vancouver. Industry experts are projecting that demand for office space in the central city of
Vancouver will continue in the near term.

Hotels are Critical to the Economy and Demand is High

As the central city in the region, Vancouver is a major leisure and business destination and as
such the city’s hotel room supply is integral to this role. Vancouver received 10.7 million visitors
in 2018 and the city’s hotels provided them with a temporary base to be a part of the Vancouver
economy. Aside from supporting the tourism sector, hotels also enable business to business
interactions and the expansion of economic relationships domestically and internationally.
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Corporate demand for hotel rooms continues to be strong with the continued popularity of
conventions and trade fairs, trends for which the profile of Vancouver’s hotel supply (mix of large
and small hotels with diversity of service levels) will need to be able to accommodate. Tourism
Vancouver research indicates that demand will continue to be high over the medium term.®
While demand for increased hotel space is clear, in terms of land use, hotels compete with
office uses for space in areas like the Central Business District and Central Broadway. As such,
Phase 2 will explore ways in which growth in hotel space can be achieved in parallel with
Vancouver’s high demand for office space.

Results of Consultant Supply and Demand Scenarios

Demand

It is expected that there will be demand for between 5.4 to 15.4 M additional sq. ft. of major
office space to 2051 (space for 41,900 to 76,600 jobs). In addition to this, it is expected there
will be demand for between 0.9 to 4.3 M additional sq. ft. of hotel space (space for 2,600 to
4,800 jobs), which competes for similar types of developable land. Combined, these two land
uses are expected to result in demand for between 6.3 and 19.7 M additional sq. ft. of high
density commercial space (space for 44,500 to 81,400 jobs).

Supply

There is 8.9 M net sq. ft. of office space and hotel in the development pipeline today. Looking
out beyond the existing developments underway, the city’s capacity model for floor space
change on likely redevelopment sites to 2051 indicates that there may be significant capacity for
growth of office and hotel space. However, much of this capacity is located in areas outside of
the downtown peninsula. Based on existing policy, the potential for additional growth in major
office and hotel space is mostly located in the following areas: Grandview Boundary, Downtown
West, Eastern Core, and Central Broadway (Figure 9).

Figure 9: Major Office and Hotel Space Development Capacity to 2051

Anticipated Change

Existing Inventory

Development
Pipeline

on Potential Re-
Development Sites

Total Potential
Capacity in 2051

Major Office &
Hotel Space

42.3 M sq. ft.

8.9 M sq. ft.

23.0 M sq. ft.

74.3 M sq. ft.

Implications for Phase 2 of the Review and the City-wide Plan

The supply and demand scenarios developed through Phase 1 of the Review provide critical
baseline information for future conversations about Vancouver’s long term role in the region and
the role of key sub-areas in Vancouver in supporting that role. Through future phases of work,
staff will continue to engage with stakeholders to explore these issues and identify the
appropriate capacity for office and hotel growth in the city.

CONCLUSION

This report provides Council with an update on Phase 1 of the Employment Lands & Economy
Review. The insights gained through the engagement and research work undertaken to date
provide foundational information for The Vancouver Plan process and will help guide the city’s
vision for the future of the economy — ensuring an appropriate supply of job space and type to

® Tourism Vancouver 2030 Draft Scenario Report (2018)
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accommodate future job growth. Going forward, through this Review and The Vancouver Plan,
the City needs to do future work on an initial list of economic challenges: 1) maintaining a
diversity of job opportunities, workforce supports and economic resiliency, 2) pursuing creative
solutions to job space affordability, 3) ensuring the viability of small, independent business and
capacity for growth of commercial services to serve a growing population, 4) ensuring the
viability of city-serving industrial businesses, and 5) identifying appropriate capacity for office
and hotel growth.

* k k% %
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f) Where is the new location you are expanding to?

Of the 684 business owners, 39% (266) identified they were considering or in the
process of expanding to a new and different location; 55% indicated it would be in
the city of Vancouver.

Number of respondents = 266

In the City of Vancouver 55%
Elsewhere in Metro Vancouver 21%
Somewhere else in BC (outside ] 8%
Metro Vancouver) 0
Outside BC 7%
Don’t know location yet 9%

% of responses

g) Plans for business locations by Land Use Category

Within each land use category, respondents with locations attributed to ‘industrial’ and
‘major office’ were the most frequent to have plans for expansion, with 32% and 30% of
respondents within each category. However, locations categorized ‘industrial’ were also
among the most frequently identified for closure (7%) and downsizing (5%).

Number of locations (n)=762

Figure 19: Plans for business by Land Use Category

e

vsjor Office | 4ol R S S s
population Related | |G GRS N 56
Work from Home | s SEIEEANN M S S

Institutional -S%M

20% 0% 20% 40% 60% 80% 100%

% of responses

Downsize M Close M Updating ™Expanding ® No Change
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3.4) Challenges

a) What do you think are the key challenges for Vancouver (if any), when it
comes to ensuring an appropriate supply of spaces for business and
employment? Choose the top 3 challenges

‘Lack of affordable space’ was the top challenge identified by participants by a
substantial margin, with 71% of respondents placing it in their top three. After
affordability, respondents most often selected ‘stable and reliable property taxes (40%),
‘zoning and land use policies’ (34%) and ‘lack of available space’ (32%).

Some of the common themes from comments left by respondents who selected “other”
include affordability (both for work and residential spaces), municipal taxes (especially
property taxes), lack of suitable space, parking, permitting, and congestion/traffic.

It should be noted that several of the challenges are causally related, so respondents
may have been identifying aspects of the same challenge. For example, affordability
contributes to lack of available space, and can be affected by property taxes and
speculation. In qualitative analysis of open ended questions, these linkages were
frequently made by respondents (see Section 5).

Number of respondents (each providing up to three responses) = 684

Figure 20: Top challenges for Ensuring Appropriate Supply of Space

Lack of affordable space 71%
Stable and reliable property taxes 40%

Zoning and Land Use policies 34%

Lack of available space 32%
Improving transit and the transportation system to serve.. 25%
Lack of local trained and available workers 23%

Curbing land use speculation 21%

Other (please specify): 16%
Business spaces are often hard for customers to get to 5%
Don't know | 2%

No challenges | 1%

% of respondents

Employment Lands and Economy Review — Business and Workers Surveys — Summary Report
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b) What issues are most pressing to you as a small business owner?

Of the 684 respondents, 88% (600) identified as “small business”. When asked about
the most pressing issue for small business 517 respondents provided comment, and the
following key themes emerged. They are separated into “First Tier” and “Second Tier” in
terms of their relative frequency.

Percentages in brackets are the percent of total comments (517) about each topic (not of
all survey takers).

First Tier Themes:

o Workspace affordability and property tax were the most commonly identified
issues, respectively mentioned in 35% (181) and 28% (144) of comments. The
two were also strongly linked. Almost 20% of comments on workspace
affordability included comments on property taxes, often connecting the two;
sometimes high property taxes were seen as contributing to the overall
affordability challenges. Business tenancy (i.e., businesses as renters) figured
into these affordability challenges as security and stability of leases are impacted
as land prices rise.

e Labour issues and residential affordability were the third and fourth most
commonly issues cited in 22% (113) and 13% (65) of all comments. Respondents
also strongly linked the two: 58% of residential affordability comments were in the
context of challenges finding and retaining labour, including on how affordability
drives up wages. It is felt by some that this dynamic affects the ability of
Vancouver companies to be competitive in attracting skilled talent.

Second Tier Themes:

e General cost of business in Vancouver was mentioned as an issue in 6% (31)
of comments, which respondents often linked to the major themes discussed
above (e.g., lease/rent on work spaces, property tax) as well as increasing
wages. A number of respondents also pointed to the costs of navigating City
permitting processes as an additional challenge in this regard, either from the
direct costs of permit fees, or indirectly from the time lost while permits and
licenses are processed.

e Availability of space was also cited as an issue in about 6% (31) comments
affecting industrial, office, and commercial/retail types. This also included several
comments about spaces specific to artists, including for productions (e.g.,
studios, rehearsal spaces) and display (e.g. galleries, theatres).

e Congestion/vehicular access and parking were mentioned in 5%

(24) and 4% (22) of comments, respectively. Respondents indicated this was
both an issue for attracting and maintaining customers, accessing labour, and for
businesses servicing the city efficiently.
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3.5) Actions

a) What do you think are the key ways to help ensure an appropriate
supply of space for businesses and employment in Vancouver, as our
economy grows?

Respondents commented on issues, concerns, and goal-level aspirations as well as
actions ideas. The following are the themes that emerged from qualitative analysis of the
commentary. They are separated into “First Tier” and “Second Tier” in terms of their
relative frequency.

Percentages in brackets are the percent of total comments (673) about each topic (not of
all survey takers).

First Tier Themes:

e Property taxes for business are too high (15% of all people who commented);
people feel that assessments based on a future (potential) use is unjust

e Employment lands (office, retail, and industrial) are too expensive (13%).

e Encroachment by “higher” uses is an issue (8%). For all employment uses,
residential is the main cause, but there are perceived conflicts within employment
lands, as office and commercial are seen to encroach on industrial land.

e Zoning/land use regulations were mentioned frequently (10%), but in a variety of
contexts, the main including people interested in seeing more flexibility (in terms
of zoning types and enforcement), more mixed use development, protection of
old building stock, and commentary on the link between rezoning and
encroachment/speculation.

e Speculation (5%) is also commonly linked to the topic of residential
encroachment.

o Efficiency (5%) and ease (2%) of permitting for new construction and
renovations.

Second Tier Themes:

e There were a variety of comments around type of spaces groups would like to
see, including:

o Diverse and flexible work spaces in terms of size and use (4%) which
always came up in the context of affordability

o Smaller scale development (1%), including for retail, office, and industrial
space

o Spaces for artists, makers and the creative sector (3%)

e Business tenancy and land ownership (3%) comments typically focused on the
challenge of uncertain tenancy among renting businesses and the difficulty of
rental increases and passing along of property tax increases. Lease/rental
controls (3%) was often mention in this context.

e There were a variety of comments about different forms of subsidies, incentives,
tax breaks or grants (3%) to help with affordability in a range of contexts (small
businesses, artists, etc.)
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Action Ideas - Summary:
The following action ideas were extracted from the comments, and organized under
general strategic direction:

e Support the provision of more affordable work spaces

O
O

o O

O O O O

o O

Reduce commercial property taxes

Regulate property tax increases that are passed on to tenants (often
small businesses operating on extremely slim margins)

Initiate a ceiling on the price change of pre-development to sale of new
supply of space constructed or rezoned.

Protect/encourage development of lower grade office space (A,B, and C),
not just AAA

Incentivize owners of older buildings to keep them operational
Encourage landlords to fill vacant spaces (e.g. fining or taxing empty
spaces higher after 3 months sitting empty)

Reinstituting monthly property tax payments

Offer density bonus to developers who provide "low income" office space.
Explore protections for commercial renters

Making the temporary modular homes into mixed space for small
businesses.

Convert City owned empty buildings to mixed use or office space.

Make available to the public an annual summary of the past average
rental prices and available vacancy rates.

¢ Prevent encroachment into employment land

o
o

o
o

Enforce existing zoning (to curb encroachment)

Do not permit residential/condo development in industrial/commercial
areas

Limit the amount of institutional use in commercial space

Do not allow office uses in industrial areas

e Increase supply of suitable and well-located work spaces

o

(@)

Ensure supply of well-located (close to employment or transportation)
affordable housing in order to support an engaged population and
workforce.

Encourage more office and commercial space for small and medium
businesses downtown

Allow higher density for industrial zoned land

As part of a community planning process it should be mandatory to
include retail spaces that are a decent size to service the residential
around it, particularly when you are increasing density.

All new or renovated residential buildings should have ground floor
commercial

Expand zoning for schools

Encourage community-based services (bakers, butchers, grocers,
restaurants)

Ensure adequate supply of commercial space enforcing new buildings to
offer a more significant portion of commercial over residential units.
Support property owners to subdivide vacant space

Preserve major corridors for business locations and access for suppliers.
Business locations reserved near transit hubs for customer access.
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o More mid-rise development around main transit routes
o Develop more office space clusters close to rapid transportation

e Allow more mixed use development

o Ensure all mixed use development allow office space

o Consider mixed use that combines residential and light industrial

o Rezone south of 2nd avenue to mixed commercial and residential to
match the growth in Olympic village while encouraging developers to
accommodate wholesale businesses with street front access

o Create new business parks with easy access to car

o Mix retail throughout industrial and residential zones

e Allow for more flexibility and diversity in work space development

o Increase diversity and flexibility of work spaces (and the zoning that
enables it)

o Encourage creation of more shared spaces

o Build and zone for local businesses with small to moderate frontages.

o Support the development of more flexible space (studios, performance
and live-work spaces) for artists and makers

o Loosen up the zoning policies in M and | zones to allow more office space
for designers, creative businesses, etc. Not just for Tech companies which
is what has been added to the zoning more recently.

o Eliminate tiny retail spaces stuffed around ground floors of condo towers,
suitable only for dollar pizza/nail salons.

o Break down the rigid zoning regulations in place. There just isn't enough
flexible use zoning. More I-3 zoning, for example, change all Rm-4 zoning
to I-3.

o Continue to develop mixed use spaces such as business centres and co-
working spaces to accommodate the growing trend of consultants,
freelancers, remote workers, etc. in the marketplace.

o Exempt homes/apartments that have been purchased for the sole use of
a business from the empty homes tax

e Make spaces for the Arts and Culture Sector

o Secure affordable industrial space for arts and culture

o Create a complex for artists to rent private studios with shared amenities
like a wood shop, metal shop, photo lab, etc.

o Industrial Art Use areas or zoning established.

o More than live/work spaces but other type of light industry/art production
spaces.

o More available live/work zoned spaces not all located in the crosstown
area.

e Make City processes faster and fairer
o Improve the efficiency and transparency of development and business
permitting processes
o Streamline and shorten the approvals process for new construction of
office and light industrial buildings
o Make the permit and application process faster, and make sure answers
from the inquiry line are correct
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Ensure information from City related to business is consistent, coherent
and clear

Set up an ombudsman or similar person in City Hall to review complaints
of unfair leasing practice / gouging.

Support small and local businesses

O

O

Support the construction/supply of subsidized incubator spaces, including
cubicle spaces with support spaces like meeting rooms, etc. These need
to be distributed into the West Side, e.g. deep into Point Grey.
Prioritization of local businesses which employ local workers over
multinational corporations to ensure as much capital as possible is
retained in the local economy.

Become more business friendly and supportive

Tax deduction or subsidize payroll for small businesses.

Foster a free and user-friendly platform/job site for workers and
employers to connect together.

Create an efficient transportation system for commutes and goods/services

delivery
o Encourage and provide funding for smaller vehicle parking (like stances
to lock up bikes, or smaller parking areas for scooters and motorcycles).
o Reduce congestion for commercial traffic
o Allow trades to park in the city with a special permit
o Remove traffic congestion barriers on key roadways like Granville and

Oak street
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4) Workers Survey Results

4.1) General Profile of Respondents

The Workers Survey was completed by 2,215 respondents.

a) What is your gender identification?

Number of responses = 2,215

Figure 21: Respondent Gender Identification

0% 1% 3%

m Male
m Female
® Transgender

52%

m Other/None of the above.

Prefer not to say

a) Whatis your age?

Number of responses = 2,215

Figure 22: Respondent Age

70+ years
65-69 yrs
60-64 yrs
55-59yrs
50-54 yrs
45-49 yrs
40-44 yrs
35-39 yrs
30-34 yrs
25-29 yrs
20 -24 yrs
19 yrs and under

0% 2% 4% 6% 8% 10% 12% 14% 16%
% of respondents
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a) Whatis your household income?

Number of responses = 2,215

Figure 23: Respondent Household Income

Prefer not to say

$120,000 and above
$100,000 to under $120,000
$80,000 to under $100,000

$60,000 to under $80,000 19%
$40,000 to under $60,000 0%
$20,000 to under $40,000
Between $1 to under $20,000
No income
0% 5%  10%  15%  20%  25%

% of respondents

a) Which of the following describes the highest level of education
you've completed?

Number of responses = 2,215

Figure 24: Respondent Educational Attainment

Other (please specify):
Earned doctorate (Ph.D)
Master’'s degree (M.A.)
Professional school graduate
Bachelor’s degree 36%

College or university certificate or diploma
Apprenticeship or trades certificate or diploma

Secondary school or equivalency

No certificate, diploma or degree

0% 20% 40%
% of respondents
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4.2) Employment Profile of Respondents

a) How are you involved in the work force?

Respondents were primarily employees of a business or organization (77%), with

another 20% identifying as self-employed. “Other” includes people looking for work, not

looking for work, stay at home parents, and people taking a break to fulfill other

responsibilities.

Number of responses = 2,566 (respondents could choose multiple options; percentages calculated as share

of 2,215 respondents)

Figure 25: Respondent workforce involvement

| am an employee for a business or
organization

| am self-employed

| am retired
| am a student 4%
Other 7%

77%

0% 20% 40% 60% 80%

% of respondents

b) How many jobs do you currently have?

Nearly 80% of respondents identified as having one job. Another 20% have multiple

jobs.

Number of respondents = 2,034
Figure 26: Number of jobs for each Respondents

4% 1%
None
m One

ETwo

E Three
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c) Is this a full-time or part-time position?

Most respondents (86%) work full time (working 30 hours or more per week) either as
employees or self-employed. Just under 20% identified as part-time (working less than
30 hours per week).

Number of respondents = 1,983

Figure 27: Full-time/part-time Status

g Voarl”

® | am employed for an organization
full-time
m | am self-employed full-time

1%
m | am employed for an organization

part-time
m | am self-employed part-time

Other

d) Where is your primary job located?

Almost three-quarters (73%) of respondents identified as working exclusively in the city
of Vancouver, with another 17% indicating they work in Vancouver at least some of the
time.

Number of respondents = 1,983

Figure 28: Location of Primary Job

9% 1%

®Yes — | only work in the city
of Vancouver

179

o m | work sometimes in the city of
Vancouver and also outside it

®No — | only work in Metro
Vancouver, but it's outside the city

of Vancouver
No - | only work outside of Metro

Vancouver
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e) What Vancouver neighbourhood do you spend most of your time
working in?

Of the 1,775 that identified as working at least some of the time in the city of Vancouver,
39% of respondents (684) say they spend most of their time working downtown, and
another 22% (395) work in the Mt. Pleasant and Fairview areas.

Number of respondents = 1,775

2%

® Downtown

m Mt. Pleasant/ Fairview

m Other parts of the City
Outside the City

22%

f) Is this job at a not-for-profit organization, a co-operative or a social
enterprise (Primary or Secondary job)?

Roughly 19% (441) of jobs associated with respondents are in of a not-for-profit
organization, and another 6% (138) are in a co-operative or social enterprise.

Number of respondents = 1,983 (Primary job); 398 (Secondary job)

Figure 29: Work in not-for-profit, co-op, or social enterprise

Not-for-profit
organization
m Co-operative

m Social enterprise

= Does not apply

Employment Lands & Economy Review | Phase 1 Engagement Report | Appendix 3

136



g) Which occupation best describes your (i.e. your roles, responsibilities
and duties in this job)?

Approximately 68% of jobs associated with respondents involve roles related to one of
four occupations: ‘education, law and social, community and government services’
(24%), ‘management positions’ (17%), ‘natural and applied science’ (14%), and
‘business, finance and administration’ (13%).

Number of respondents = 1,983 (Primary job); 398 (Secondary job)

Figure 30: Respondent Occupations (Primary and Secondary Jobs)

Education, law and social,
community and government services

Management
Natural and applied science

Business, finance and administration

Health
Arts and culture m Primary job
Sales and services m Secondary job

Unsure
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(0]
operators and related 3%

Recreation and sport 1%

Natural resources and agriculture 1%

Manufacturing and utilities 1%

0 100 200 300 400 500 600 700
Number of respondents (% as labels)

Employment Lands and Economy Review — Business and Workers Surveys — Summary Report

3
Employment Lands & Economy Review | Phase 1 Engagement Report | Appendix 3

137



h) Which best describes the industry your job is in?

Roughly 50% of respondents identified as working in one of four sectors: ‘design,
scientific and technical services’ (14%), ‘health care and social services’'(14%), public
administration or government’(13%), and ‘educational services’'(9%).

Number of respondents = 1,983 (Primary job); 398 (Secondary job)

Figure 31: Respondents Sectors (Primary and Secondary Jobs)
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Number of respondents (% as labels)
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4.3) Work Space

a) Which best describes the kind of work space your primary job is in?

Most respondents (83%) work in an office, with roughly 15% working in a space of a
more industrial nature, and 5% in a retail space.

Number of respondents = 1,983

Figure 32: Workspace Type

Office 83%
Other (please specify)
Storage/Warehousing

Retail/Showroom

Manufacturing/Production

Distribution 2%

Repair ] 2%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%
% of respondents

b) Sufficiency of workspace

Of the 1,983 that responded, 32% (641) said there was not enough space at their
primary workplace to accommodate all the activities there. When asked why, the
following themes emerged:

e Causes
o Company growth (18% of comments) and the high cost of workspaces
(17%) were the two most dominantly cited causes of a lack of space.
o Roughly 7% of comments indicated limitations to the existing building
(e.g., an old building that limited adaptation and renovations), and 5% of
comments indicated that there was a lack of supply of space, or suitable
spaces weren’t available
e Specific shortages
o The most commonly identified workspace shortage were workstations
(offices, desks, etc.) with 18% of comments, followed by meeting rooms
or flex spaces (15%) and storage (13%).
o Workplace amenity spaces (e.g., lunchrooms, kitchens, showers, change
rooms) were mentioned by 6% of respondents, and
workshops/productions spaces were mentioned as lacking by 3%.
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o About 10% of comments cited sector specific space shortages, such as
performance space and studios, classrooms, examinations rooms, and
hospital rooms/beds.

e Implications of shortages

o Crowding (10% of comments) and privacy (4%) were the most common

challenges associated with space shortage.

c) In general, has the size of workspaces per worker changed in your
industry?

Nearly half (46%) of respondents indicated that the amount of workspace per worker has
decreased.

Number of respondents = 1,637

Figure 33: Change in workspace size

The amount of space
available per worker has
21% decreased.

®m The amount of space
46% available per worker has
increased.

®m Workspaces have
generally stayed about
the same size.

Don’t know /Unsure

5%

When asked why there was a change in the amount of space per worker, respondents
indicated the following:

Decrease in the amount of workspace per worker

o 28% of respondents identified the affordability/cost of workspace as contributing
to the decrease in space

e 16% indicated that company growth or an increase in hiring contributed to the
lack of space, many commenting that this is related to the challenge of finding
new or affordable space as the company grows.

e New approaches to organizing or allocating space was mentioned by 14% of
respondents, most discussing a move to open office concepts as a means to
maximize worker density within a workspace. Additionally, “hot-desking” (i.e.,
unassigned desks) and remote work options were frequently mentioned as a
response to the space challenge.
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4.4) Employment Satisfaction

a) Do you think your individual income (not household) is enough to
afford the cost of living in Vancouver?

64% of respondents felt their income was not enough to afford the cost of living; 30%
said it was.

Number of respondents = 2,215

Figure 34: Sufficiency of Salary/Wages

2%

Yes
mNo
m Don't know/ Not sure

m Prefer not to say

Respondents were asked open ended questions about what they liked and didn't like
about working in Vancouver. Themes are summarized below.

a) What do you like about working in Vancouver? What are the biggest
opportunities available in Vancouver?

e Respondents liked the conveniences afforded by the compact urban
fabric of Vancouver (24% of 1535 people who commented), including
walkability, bikeability, short commutes, and easy access to amenities.

e Roughly 20% of people liked Vancouver for the job and/or business
opportunities, either in specific industries, or overall (e.g., multiple
potential employers or good access to customers).

e Whether or not they mentioned the compact form of development,
accessibility and mobility was very commonly cited, with roughly 15%
commenting on the quality of transit, 14% of commenting on walkability,
and 10% commenting on bikeability in the city. A short or easy commute
was mentioned by 12% of people.

e Access to amenities (e.g., shops, medical services) was cited by 15% of
respondents, and the diversity, quality, and accessibility of food options
was cited by 13%.

e Factors of the surrounding environment that contributed to quality of life
were also commonly cited, including the beauty of the scenery (10%),
access to nature or the outdoors (7%), access to green space, parks, and
recreational amenities (5%), and generally mild climate (5%).
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b) What don’t you like about working in Vancouver? What are some of
the biggest challenges when it comes to work in the city?

o Affordability was the dominant issue among the 1504 respondents that
commented, with 29% citing housing affordability specifically, and 24%
speaking of the cost of living more generally.

e Transportation issues also figured heavily into the comments, with 22%
identifying different issues with traffic (congestion, noise, delays, safety), 20%
of comments citing frustrations with transit (e.g., service levels, convenience,
or comfort), 15% about the commute in general, and 12% about parking
(availability or cost). While most comments about traffic and congestion were
related to commute, a number discussed the challenge for circulation
throughout the day by goods and services providers trying to access different
parts of the city. Some indicated that the cost of congestion in this regard
stressed viability of their businesses.

e Low wages were mentioned by 15% of respondents, often directly connected
to the affordability challenge. Many linked the issues of affordability, wages,
and commute times, indicating that the option was to live in unaffordable or
poor housing conditions, or endure a long commute. This linked issue was
typically at the heart of challenges with hiring or retaining workers (3%).

e About 7% identified the cost of work space, and 4% identified property taxes
as part of the challenge. Availability of workspaces were also a concern (4%)

e Street conditions and social problems were also regularly cited, with
approximately 6% of people mentioning the issues of homelessness,
inequality, drug use as a source of irritation or concern. Additionally, 5% of
respondents mentioned noise, business, crowding or construction in city
streets, 2% mentioned concerns around safety and crime, and 2% on street
cleanliness.
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4.5) Work in Desired Field
a) Is this job in your desired industry?

More than 70% of respondents said their job (primary or secondary) is in their desired
industry.

Number of respondents = 1,983 (Primary job); 398 (Secondary job)

Figure 35: Working in Desired Industry

73%
72%

Yes

No
17%

14%
12%

Don't know/ Don't have a desired
industry

% of respondents

® Primary job m Secondary job

b) How many years have you spent working in your desired industry?

Roughly 40% of respondents have been in their desired industry for more than ten
years.

Number of respondents = 2,041

Figure 36: Years in Desired Industry

Don't know/ don't have a desired industry
20+ years 24%
16-20 years

11-15 years

6-10 years
1-5 years
Less than 1 year

| haven't worked yet in my desired industry

0% 5% 10% 15% 20% 25% 30%
% of respondents
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c) Which of these BEST describes your desired industry for work?

At 19% of responses, the ‘Arts, Entertainment and Recreation’ industry was the most
desired sector to work in by the 263 respondents who indicated they weren’t working in

their industry of choice.

Number of respondents = 263

Figure 37: Desired Industry of work versus Actual Industry

Desired

Industry
Arts, Entertainment and Recreation 19%
Design, Scientific and Technical Services 14%
Health Care and Social Services 11%
Other industries 10%
Public Administration or Government 7%
Educational Services 7%
Information and Cultural Products 6%
Not sure 6%
Finance and Insurance 5%
Food Services and Drinking Places 2%
Religious, Social and Community Organizations 2%
Real Estate, Rentals and Leasing 2%
Legal and Accounting 2%
Primary Industries 2%
Transportation and Warehousing 2%
Construction and Trades 1%
Manufacturing 1%
Retail Trade 1%
Wholesale Trade 1%
Accommodation Services 0%
Repair and Personal Services 0%
Utilities 0%
Waste management and Remediation Services 0%
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APPENDIX B — Memo to Mayor and Council






co-led by Metro Vancouver and TransLink. The Review provides foundational research for the
upcoming City-Wide Plan process. Staff will provide Council with a briefing on scope of work for
the review and the findings so far in the summer of 2019. More information about the scope
and timing of the review is available on the project website: www.vancouver.ca/employment-
lands

Fact Sheets

A key component of the Review is the research, analysis and development of fact sheets to
ensure that staff, Mayor and Council, key stakeholders and the general public have access to
easily understandable information about Vancouver's economy throughout the policy
development process. A comprehensive series of fact sheets are published on the project
website at vancouver.ca/employment-lands. A summary fact sheet has also been prepared that
provides an overview of key economic statistics for the city and region (see Appendix A). The
following fact sheets have been published on the project website or are currently in progress:

Economic Structure Fact Sheets

e Employment characteristics of e Vancouver's role, from Provincial to
Vancouver International

e Vancouver's role in the region e Gross Domestic Product (in progress)

e Business size in Vancouver ¢ Work from Home (in progress)

Economic Sectors Fact Sheets

Accommodation and food services e Manufacturing
e Administrative support and waste e Other services
management and remediation e Professional, scientific, and technical
Arts, entertainment, and recreation services
Construction Public administration

Educational services

Finance and insurance

Health care and social assistance
Information and cultural industries

Real estate rental and leasing
Retail trade

Wholesale trade

Non-profit (in progress)

Review Timing and Next Steps

Upcoming key dates for the Employment Lands & Economy Review:

External Advisory External Advisory External Advisory
Group Session #2 Group Session #3 Group Session #4

Sep Oct Nov Dec Jan Feb  Mar Apr Ma\+ Jun Jul Aug  Sep ,Oct Nov  Dec [anil 2020

Data Analysis, Best Practices, Demand Scenarios & Testing & Refinement
Surveys and Stakeholder Interviews Gap Analysis of Options

External Advisory
2018 Group Session #1

Recommendations for
City Council:
(Winter 2020)
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http://www.vancouver.ca/employment-lands
http://www.vancouver.ca/employment-lands
https://vancouver.ca/home-property-development/vancouver-employment-lands-and-economy-review.aspx?utm_campaign=employment-lands&utm_medium=Vanity&utm_source=employment-lands_Vanity

If you have any questions, please contact me or Chris Robertson, Assistant Director for City-
Wide & Regional Planning, at 604-873-7684 or chris.robertson@vancouver.ca.

=

Gil Kelley, FAICP
General Manager, Planning, Urban Design and Sustainability

604.873.7456 | gil.kelley@vancouver.ca
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APPENDIX C — Hemson-Vancouver Gap Analysis
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