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Employment Lands and Economy Review Quick Start Actions:
Mount Pleasant I-1 Amendment and New I-1C District Schedule

RECOMMENDATION
A.

THAT the General Manager of Planning, Urban Design and Sustainability be
instructed to make an application to amend the Zoning and Development By-law:
(i)

to amend the I-1 District Schedule to add Health Care Office as a
Conditional Approval Use, generally in accordance with Appendix A;

(ii)

to create the new I-1C District Schedule, generally in accordance with
Appendix B;

FURTHER 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 Appendices A and B,
for consideration at Public Hearing;
AND FURTHER THAT the recommendations C through F, be referred to Public
Hearing for consideration along with A above.
B.

THAT Recommendation A be adopted on the following conditions:
(i)

THAT passage of the above resolutions creates no legal rights for any
person, or obligation on the part of the City and any expenditure of funds
or incurring of costs is at the risk of the person making the expenditure or
incurring the cost;

(ii)

THAT any approval that may be granted following the public hearing shall
not obligate the City to enact any rezoning by-laws; and
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THAT the City and all its officials, including the Approving Officer, shall not
in any way be limited or directed in the exercise of their authority or
discretion, regardless of when they are called upon to exercise such
authority or discretion.

C.

THAT Council approve the Mount Pleasant Employment-Intensive Light Industrial
Rezoning Policy and Guidelines (I-1C), generally as shown in Appendix C.

D.

THAT Council amend the Policy on Consideration of Rezoning Applications and
Heritage Revitalization Agreements during Broadway Planning Process,
generally as shown in Appendix D.

E.

THAT, subject to approval of the amendments to the Zoning and Development
By-law, the Vancouver Development Cost Levy By-law be amended generally in
accordance with Appendix E;
FURTHER THAT the Director of Legal Services be instructed to bring forward the
amendment to the Vancouver Development Cost Levy By-law at the time of
enactment of the amendments to the Zoning and Development By-law.

F.

THAT, subject to approval of the amendments to the Zoning and Development
By-law, the Vancouver Utilities Development Cost Levy By-law be amended
generally in accordance with Appendix F;
FURTHER THAT the Director of Legal Services be instructed to bring forward the
amendment to the Vancouver Utilities Development Cost Levy By-law at the time
of enactment of the amendments to the Zoning and Development By-law.

REPORT SUMMARY
Council adopted the Employment Lands and Economy Review Phase 2 Report: Emerging
Directions for Consideration Through Vancouver Plan (“ELER Phase 2”) on October 22, 2020 to
guide further research, policy and program development and inform the economic foundations
of the Vancouver Plan process. As part of ELER Phase 2, Council also approved the
implementation of five immediate quick start economic recovery actions (“Quick Starts”)
requiring staff to report back with proposed by-law amendments for referral to Public Hearing.
This report addresses two of the Quick Starts which predominantly impact the Mount Pleasant
Industrial Area (“MPIA”).
The first Quick Start is to add ‘Health Care Office’ as a conditionally permitted use in the I-1
District Schedule as directed by Council in response to a request from the development
industry. The location of properties subject to the I-1 District Schedule is shown in Figure 1. The
ELER Phase 2 recommended further work to modernize the city’s Industrial land use definitions
and explore increased flexibility in the permitted uses in the MPIA. While this review will take
some additional time to undertake, staff are recommending that ‘Health Care Office’ be added to
the list of conditional Office Uses permitted in the I-1 District Schedule, generally as shown in
Appendix A.
The second Quick Start is to enable sites within a sub-area of the MPIA, shown in Figure 2, to
redevelop with employment-intensive light industrial uses and limited retail uses on lower levels,
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and compatible office and service uses above. This report recommends the following by-law
amendments, new policies and guidelines:
•

creation of a new industrial zone (“I-1C District Schedule”), generally as shown in
Appendix B;

•

approval of the associated Mount Pleasant Employment-Intensive Light Industrial
Rezoning Policy and Guidelines (I-1C) (“Rezoning Policy and Guidelines”) to:

•

o

permit and inform consideration of future rezoning applications for sites to
change their Zoning District from I-1 to I-1C, and

o

provide guidelines against which Rezoning and Development Permit Applications
will be evaluated by staff, generally as shown in Appendix C; and

amendments to the Policy on Consideration of Rezoning Applications and Heritage
Revitalization Agreements during Broadway Planning Process (“Broadway Plan IRP”) to
permit consideration of rezoning applications within this specific area only, generally as
shown in Appendix D.

These policies will introduce much-needed new employment space in the form of modernized
stacked light industrial with intensified office space above. They will also help to balance the 2nd
Avenue streetscape between the taller residential buildings of Southeast False Creek to the
north and the one-storey and two-storey industrial buildings to the south, provide a better
transition between industrial, commercial and residential areas, and improve 2nd Avenue as a
great street with enhanced walkability, wider sidewalks and more active ground-floor uses.
Should Council approve the new I-1C District Schedule, future development proposals would
require submission of a rezoning application for each site by the proponent, in accordance with
the new I-1C District Schedule and associated Mount Pleasant Employment-Intensive Light
Industrial Rezoning Policy and Guidelines. Each of these rezoning applications would include a
staff review, public notification and Council’s consideration at Public Hearing.

COUNCIL AUTHORITY/PREVIOUS DECISIONS
•
•
•
•
•
•
•
•

2007: Metro Core Jobs and Economy Land Use Plan: Issues and Directions
2013: Regional Context Statement Official Development Plan
2010: Mount Pleasant Community Plan
2012: Transportation 2040 Plan
2013: I-1 Zoning District Schedule amendments
2016: I-1A and I-1B Zoning District Schedules Enacted
2019: Broadway Plan - Phase 1 Engagement and Proposed Guiding Principles
2020: Employment Lands and Economy Review Phase 2 Report

REPORT
Background/Context
Launched in January 2019, the Employment Lands and Economy Review is a major research
and stakeholder engagement initiative designed to inform the economic foundations of the
Vancouver Plan process. Since the onset of the COVID-19 pandemic in March 2020, the work

Employment Lands and Economy Review Quick Start Actions:
Mount Pleasant I-1 Amendment and New I-1C District Schedule – RTS 14082

4

program for the ELER has shifted to incorporate emergency response initiatives that support
workers and employers as well as identification of short-term recovery actions that the City can
take to support economic recovery during and following the pandemic.
Five Quick Start ELER Actions were approved by Council on October 22, 2020, including the
two detailed in this report to add ‘Health Care Office’ as a conditionally permitted use in the I-1
District Schedule and to intensify job space along the south side of 2nd Avenue between Yukon
and Quebec Streets shown in Figure 2. Approval of the recommended by-law changes attached
as Appendix A and B requires a Public Hearing.
The Importance of Industrial Land
The Mount Pleasant Industrial Area (MPIA) is a designated Metro Vancouver Industrial Area.
Industrial lands are critically important for Vancouver’s economy and play a key role in:
•

Providing space for economic activity that draw capital and investment from outside the
city, such as the Port’s cargo and cruise ship terminals

•

Providing a base for city-serving production, distribution and repair activities as well as
supporting the operation of supply chains across the region

•

Retaining employers that are able to offer higher-wage, low-barrier employment, adding
to the city’s diversity of livelihoods

•

Increasing the overall diversity and resiliency of the city’s economy

•

Sustaining a concentration of cultural, social and institutional spaces

Vancouver has a limited industrial land base, comprising only 846 hectares or about 7% of the
city’s land area. Demand for industrial land is high and the City must balance the facilitation of
investment and job growth in the local economy with maintaining local-serving industrial uses
and affordable spaces for cultural uses, some of which can only take place on industrial-zoned
land.
Council approved changes to the I-1 zone to allow for more general office use in 2013. The
goal was to enhance the area as a job centre and support the local economy by allowing for
more potential jobs in the area, more flexibility for business retention and expansion, and
more options for mixed-use industrial buildings.
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Figure 1: I-1 Zoning Districts (shown in red dashes)

.
Figure 2: Proposed Mount Pleasant I-1C Permitted Rezoning Area (shown in red dashes)
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Strategic Analysis
Overall, the research and engagement work undertaken in Phase 2 of the ELER has found that
COVID-19 is amplifying and reinforcing the key economic challenges identified throughout
Phase 1 of the project. The work program for the ELER has been updated to respond to the
COVID-19 crisis and Council approved the implementation of two immediate Quick Starts that
predominantly impact the MPIA. This comes in the form of adding a use to the existing I-1
District Schedule, and intensifying employment space within a focussed area of the MPIA.
MPIA is a unique neighbourhood in the City, home to a diverse and successful mix of industrial,
office, high-tech, retail and other uses. There are currently 24 Development Permit applications
in process for nearly 1.3 million sq. ft. of new commercial development in Mount Pleasant. It is
considered one of the most dynamic job clusters in North America according to industry experts
engaged through the ELER and Broadway Plan processes (e.g. industrial land brokers, policy
planners from peer cities, local and regional developers), and represents the best location to
intensify and modernize the City’s industrial uses. Staff are recommending two immediate Quick
Starts in this area.
I-1 Quick Start: Health Care Office
The first Quick Start is the addition of ‘Health Care Office’ as a conditionally permitted use in the
I-1 District Schedule, generally as shown in Appendix A. This amendment was directed by
Council in response to a request from the development industry who have identified Mount
Pleasant as an attractive location for medical offices at the relative mid-point between VGH and
the future new St. Paul’s Hospital. This amendment is mainly intended for Mount Pleasant, but
also introduces this use to one block of I-1 at the southwest corner of 6th Avenue and Clark
Drive.
Further opportunities to modernize land use definitions and increase flexibility in the permitted
uses in the Mount Pleasant area will be explored through the Broadway Plan and ELER work
programs. While this review will take some additional time to undertake, staff are confident that
the minor amendment proposed by Council to add ‘Health Care Office’ to the permitted uses will
not have major impacts to the function of these areas. It will be regulated identically to the
current policies and guidelines for General Office, and have no impacts on form, density or other
considerations. Transportation and parking impacts are anticipated to be negligible.
I-1C Quick Start: Intensification of Job Space along the South Side of 2nd Avenue
The second Quick Start is to introduce new by-laws, policies and guidelines for the south side of
2nd Avenue, between Yukon and Quebec Streets, to support employment-intensive stacked
light industrial and limited retail uses on lower levels with compatible office and service uses
above. A bird’s eye view of this area is shown in Figure 3. Despite its limited geographic extent,
this action could help deliver up to 3,500+ new jobs and provides a number of key benefits to
the area:
•

Encourage buildings that reflect the form and scale of Southeast False Creek to the
north to better balance the 2nd Avenue streetscape;

•

Provide a better overall transition between industrial, commercial and residential areas;

•

Make 2nd Avenue a great street with improved walkability, wider sidewalks, high quality
public realm treatments and more active ground floor uses;
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•

Increase the City’s land use capacity for industrial space;

•

Introduce much-needed new employment space and a new form of modernized stacked
light industrial with intensified office space above, and

•

Deliver infrastructure upgrades and adaptive, flood resilient building designs along 2nd
Avenue to mitigate existing challenges in the area associated with low topographic
elevations and sea level rise.
Figure 3: Bird’s eye view of proposed I-1C Permitted Rezoning Area (shown in red dashes)

A New I-1C District Schedule and Rezoning Policy and Guidelines
As proposed, the new I-1C District Schedule and the associated Mount Pleasant EmploymentIntensive Light Industrial Rezoning Policy and Guidelines (I-1C) will:
•

Allow twice the density permitted in I-1 (from 3 to 6 FSR) as shown in Figure 4, as long
as a full 2 FSR is dedicated to light industrial uses such as production, distribution and
repair;

•

Maintain the area’s industrial land use designation within the Metro Vancouver Regional
Industrial Lands Strategy (MVRILS) by maintaining that a minimum of one-third of the
overall floor area of each site is secured for industrial uses;

•

Maintain the same use provisions as the I-1 industrial zone, except that mini-storage and
other low-intensity uses are not permitted;

•

Allow a maximum height for up to 46.5 m (152.5 ft.) to reflect the form and scale of
SEFC across the street to the north and balance the 2nd Avenue streetscape;
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•

Limit shadowing on the north sidewalk of 2nd Avenue and secure a 1.5 m (5 ft.)
dedication along 2nd Avenue for public realm improvements including wider sidewalks
and street trees to enhance the pedestrian experience;

•

Introduce building setbacks above four storeys to ensure that new higher buildings are
sculpted to relate to lower buildings;

•

Permit a variety of new building forms, including terraced, tower and childcare forms, as
illustrated in Figure 5.
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One conceptual illustration of how these developments could look at full build-out is shown in
Figure 6.
Policy approach and processing
The Broadway Plan will seek to deliver amendments to the Broadway planning area’s industrial,
office and residential subareas through pre-zoning where possible, but these changes require
further testing and community engagement through the remaining phases of the planning
process. The Broadway Plan is targeted to be drafted and ready for Council’s consideration in
mid-2021.
In order to deliver this quick start ELER action in a compressed timeline a “hybrid rezoning
approach” was selected for these sites, whereby:
•

A new District Schedule (I-1C) is created.

•

A new Rezoning Policy is created through a City-initiated planning process to allow staff
to accept developer-initiated rezoning applications from I-1 to I-1C in the area shown in
Figure 2 for Council’s consideration.

•

The Broadway Plan Interim Rezoning Policy is amended to allow consideration of these
rezonings while the planning process is underway.

This differs from a standard rezoning approach in that applicants are not rezoning to a sitespecific Comprehensive Development District (CD-1), but instead to an established District
Schedule (I-1C). This approach is similar to district-to-district rezoning for RM-8A townhouse
projects, and has a number of benefits including:
•

The City’s Regional Context Statement (RCS ODP) prohibits consideration of developerinitiated site-specific rezoning applications on lands designated for industrial use unless
they are based on a City-initiated planning process. The City-initiated process to create
the new I-1C District Schedule and associated Rezoning Policy meets this requirement.

•

The form of development is regulated by the new District Schedule, which will allow the
rezoning process to be streamlined. Building design will be evaluated at the
Development Permit stage.

•

This approach aims to minimize potential impacts on existing businesses, which may
already be struggling during the COVID-19 pandemic. Requiring landowners to apply for
the additional development potential allows the City to seek a community amenity
contribution proportionate to the increase in value and seeks to lessen any property
assessment impacts. However, given the ongoing uncertainty in the real estate market,
the actual impact on property values will depend on the market response to the
proposed zoning changes.
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Figure 4: Density Comparison between I-1 and proposed I-1C District Schedules

Figure 5: Flexibility for Design Options

Figure 6: Conceptual build out of mixed-use industrial and office projects along W 2nd Avenue

9

Employment Lands and Economy Review Quick Start Actions:
Mount Pleasant I-1 Amendment and New I-1C District Schedule – RTS 14082

10

•

This hybrid process ensures that the City can secure necessary utility upgrades through
rezoning conditions reducing the costs and risks to the City.

•

The public consultation process will include a public hearing for each rezoning
application and should Council approve the rezoning application at public hearing, the
public will have the opportunity to review and provide feedback on a detailed submission
package at the Development Permit stage. These projects are anticipated to require
consideration by the Development Permit Board, providing another forum for public input
on proposed developments.

Public Benefits:
For rezoning applications proposing leasehold developments in the I-1C area, staff will apply the
commercial linkage target for non-stratified commercial development as set out in the City’s
Community Amenity Contributions Policy for Rezonings to value contributions towards public
benefits. Per the policy, Community Amenity Contributions (CACs) will be allocated towards
meeting the City’s targets for affordable housing and childcare in the Metro Core area.
Applicants will be required to sign a Section 219 – Non-Stratification Covenant prohibiting the
separate sale and the strata subdivision of the property.
For rezoning applications proposing stratified developments or for rezonings not willing to sign a
non-stratification covenant, a negotiated approach will be required to estimate the additional
value that Council’s enactment of a rezoning would generate above the current land value.
Applicants will be required to work closely with City staff to review project pro formas and
finances to determine an appropriate contribution towards public benefits, and should anticipate
additional processing time for this scenario.
All new development in the I-1C zone will be subject to both the City-wide DCL and City-wide
Utilities DCL levied at the Mixed Employment (Light Industrial) DCL rate category. A Public art
contribution will be required for all rezonings over 100,000 sq.ft. in floor area.
These new developments will increase demand for workforce supports in the area such as
childcare. Applicants are strongly encouraged to consider delivery of public or private childcare
spaces as an amenity for workers. This is incentivized by providing a relaxation for floor space
for childcare uses or other amenity spaces, up to 10% of the total building floor area. Otherwise,
childcare and other public amenities will be funded through Development Cost Levies (DCLs)
and Community Amenity Contributions (CACs).
Public Consultation:
This Quick Start Action builds upon the feedback received through the ELER and Broadway
Plan public and stakeholder consultation processes, which identified the MPIA as a key location
for intensification and modernization of the City’s industrial uses. Broadway Phase 1 had over
10,000 engagement contacts through 40 events, workshops, meetings and surveys (PreCOVID), while the ELER Phases 1 and 2 combined for more than 7,400 engagement contacts
through 4 workshops, 3 surveys, 20 tours and over 150 meetings, calls, interviews and
presentations.
The Broadway planning process will continue to review the larger I-1 industrial area and will
consider opportunities for employment intensification, broadening permitted uses and
supporting arts and culture among other objectives. This on-going process will have further
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opportunities for community engagement. Generally the I-1 area is working well today, and
minimizing displacement of existing small businesses will be a key consideration. A hybrid
rezoning process was selected for this quick start ELER action to align with the City’s Regional
Context Statement, increase and intensify industrial jobs and support economic recovery, and to
ensure public consultation for each project application.
Staff will bring each rezoning application to I-1C in this area forward to Council for referral to
public hearing. If referred by Council, each application will include an opportunity for the public
and stakeholders to provide feedback and address Council at the public hearing. The public will
also have opportunities to provide feedback on the design throughout the Development Permit
process. These projects will likely require consideration by the Development Permit Board,
providing another forum for public input on proposed developments.
Anticipated Outcomes and Metrics:
The 32 individual parcels in the subject area could consolidate into approximately 9-10 rezoning
projects in the proposed I-1C rezoning area. As a result, redevelopment could help deliver
approximately:
•

1.07 million sq. ft. of new job space over the present condition;

•

685 thousand sq. ft. of job space above current zoned capacity;

•

3,500+ new jobs; and

•

$7.2 million in public benefits (based on commercial linkage targets as described above)
or more if developments are stratified.

Financial Implications
The City-initiated, hybrid rezoning approach streamlines the development process, provides a
degree of certainty for the community and future applicants, and helps reduce the costs and risk
of development. It also preserves the City’s ability to secure necessary utility upgrades through
rezoning conditions reducing the costs and risks to the City.
Projects that rezone to the new I-1C district schedule area will be subject to the rezoning
policies in place at that time such as the current Community Amenity Contributions Policy for
Rezonings and may be subject to engineering related rezoning conditions. Developments would
be subject to the applicable development cost levies as building permit issuance.
Implementation of the proposed recommendation will be undertaken with existing budgets and
personnel.

CONCLUSION
This report recommends updating the Zoning and Development By-law with amendments to the
I-1 District Schedule to allow Health Care Office and the creation of a new industrial zone in a
focused portion of the Mount Pleasant Industrial Area. These changes act on a number of
Council priorities and directives aimed at aiding the recovery from the COVID-19 pandemic and
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provide additional job space along the south side of 2nd Avenue between Yukon and Quebec
Streets.
The new I-1C industrial zone intensifies uses to re-affirm Mount Pleasant Industrial Area’s role
as an industrial employment area by doubling industrial capacity, while also providing significant
new office space to subsidize its development, and new small retail opportunities along 2nd
Avenue.
This action will also create hundreds of additional construction jobs for each project in the short
term to support economic recovery. These updates to the regulatory framework relating to a vital
industrial cluster in Mount Pleasant will sustain employment opportunities not only in this highly
suitable location, but also for the broader Vancouver economy.
The Broadway Plan will continue to explore amendments to the MPIA I-1 area for additional
industrial and office job space through pre-zoning where possible, subject to further testing and
community engagement. The Broadway Plan is targeted to be drafted and ready for Council’s
consideration in mid-2021.
*****

APPENDIX A
PAGE 1 OF 1
DRAFT By-law to amend
the Zoning and Development By-law No. 3575
to add Health Care Office as a permitted use
in the I-1 District Schedule
Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
1.

This By-law amends or adds to the indicated provisions of the Zoning and Development
By-law.

2.

In the I-1 District Schedule, Council adds, in correct alphabetical order, “Health Care
Office” as a permitted use to section 3.2.O [Office].

3.

In section 4.7.1 (b), Council strikes “General Office use” and replaces it with “Office
uses”.

4.

A decision by a court that any part of this By-law is illegal, void, or unenforceable severs
that part from this By-law, and is not to affect the balance of the By-law.

5.

This By-law is to come into force and take effect on the date of its enactment.

*****
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DRAFT By-law to amend
the Zoning and Development By-law No. 3575
to create the I-1C District Schedule
Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
1.

This By-law amends the indicated provisions of the Zoning and Development By-law No.
3575.

2.

Council enacts a new I-1C District Schedule, as attached to this by-law as Schedule A.

3.

A decision by a court that any part of this By-law is illegal, void, or unenforceable severs
that part from this By-law, and is not to affect the balance of this By-law.

4.

This By-law is to come into force and take effect on the date of its enactment.
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APPENDIX E
PAGE 1 OF 1
DRAFT By-law to amend
Vancouver Development Cost Levy By-law No. 9755
regarding I-1C zoning
THE COUNCIL OF THE CITY OF VANCOUVER, in public meeting, enacts as follows:
1.

This By-law amends the indicated provisions of By-law No. 9755.

2.

Council inserts “and I-1C” after “I-1B” in “Schedule C”.

3.

Council strikes the definition of “"mixed-employment (light industrial)" from section 1.2
and replace it with:
“"mixed-employment (light industrial)" means the following zones: (IC-1, IC-2, IC-3, I-1,
I3, I-4, I-1A, I-1B and I-1C zoning districts”.

4.

A decision by a court that any part of this By-law is illegal, void, or unenforceable severs
that part from this By-law, and is not to affect the balance of this By-law.

5.

This By-law is to come into force and take effect on the day of enactment.
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APPENDIX F
PAGE 1 OF 1
DRAFT By-law to amend
Vancouver Utilities Development Cost Levy By-law No. 12183
regarding I-1C zoning
THE COUNCIL OF THE CITY OF VANCOUVER, in public meeting, enacts as follows:
1.

This By-law amends the indicated provisions of Vancouver Utilities Development Cost
Levy By-law No. 12183.

2.

Council inserts “and I-1C” after “I-1B” in “Schedule C”.

3.

Council strikes the definition of “"mixed-employment (light industrial)" from section 1.2
and replace it with:
“"mixed-employment (light industrial)" means the following zones: (IC-1, IC-2, IC-3, I-1,
I3, I-4, I-1A, I-1B and I-1C zoning districts”.

4.

A decision by a court that any part of this By-law is illegal, void, or unenforceable severs
that part from this By-law, and is not to affect the balance of this By-law.

5.

This By-law is to come into force and take effect on the date of enactment.

*****

