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April 9, 2020 

 
Eric Aderneck  

Senior Planner 
Regional Planning and Housing Services 

Metro Vancouver 
4730 Kingsway 

Burnaby, BC  V5H 0C6 
 

Dear Mr. Aderneck: 
 

Re: Metro Vancouver Regional Industrial Lands Strategy 
 

I would like to thank you and James Stiver for meeting with UDI’s 
Industrial/Commercial Standing Committee on March 10 regarding the draft 

Metro Vancouver Regional Industrial Lands Strategy. As requested, we are 
providing our comments on the draft Strategy. They are similar to the 
comments provided by stakeholders at your December 10 Workshop. While 

we support most of the elements in the Strategy, UDI is concerned that there 
are some critical recommendations in the plan that would add complexities 

and inflexibility to land use decision making. This would stifle needed 
innovation in our economy as industrial uses evolve over time. It would also 

undermine Metro Vancouver’s goals of intensifying industrial sites and 
bringing more industrial land to market.   

 
Metro Vancouver has identified ten priority actions over the next two years to 

address the supply of industrial lands and space. UDI’s Industrial/Commercial 
Standing Committee has reviewed the priorities and has the following 

comments.  
 

1. Define Trade-Oriented Lands: UDI is not opposed to providing 

clarity on what would be ideal “Trade-Oriented Lands”. However, we 

are very concerned about some of the other recommendations in the 

Hemson Consulting Report that could substantially impact “Trade-

Oriented Lands,” such as the proposed Industrial Land Reserve (ILR), 

Trade-Enabling Overlay/Zoning and potential restrictions on 

stratification. These measures would, in effect, downzone and/or 

devalue properties - discouraging private sector investments in 

industrial lands at a time when Metro needs and is prioritizing these 

investments (e.g. for intensification and bringing industrial land to 

market). UDI advises against the ILR, Trade-Enabling 
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Overlay/Zoning and stratification restrictions on industrial land 

– especially if there are no offsetting measures put in place 

(e.g. density transfers or property tax mill rate reductions).  

 

We are also concerned about how quickly Metro Vancouver is moving 

forward with defining “Trade-Oriented Lands”. The work is intended to 

be completed by Summer 2020 – even though the Regional Land Use 

Assessment (see below) will not be finished until next year. It is 

important that land owners of properties which could be defined as 

trade enabling are extensively involved in the consultation process, 

which short timeframes would prevent – especially with the current 

COVID-19 pandemic. As such, UDI recommends that this action 

item be incorporated in the Regional Land Use Assessment.   

 

2. Conduct a Regional Land Use Assessment (RLUA): UDI is 

strongly supportive of this priority action. We have been 

recommending this for several years. We were also pleased to hear 

that the RLUA includes more than just industrial and employment 

uses. However, it is not clear about whether agricultural uses will also 

be considered in the assessment. We agree with NAIOP, “… there 

could be more efficient ways to use these agricultural lands with 

regards to their supply chain needs.” This could include allowing food 

processing, food packaging and cold storage on some agricultural 

lands. We note that the B.C. Food Security Task Force recommended 

allowing some agricultural-industrial uses in the Agricultural Land 

Reserve. UDI recommends that agriculture be included in the 

RLUA.  

 

3. Strengthen Regional Policy: UDI did not support having a voting 

threshold to change the designation of industrial lands when it was 

introduced in the Metro Vancouver 2040 Regional Growth Strategy, so 

we do not support increasing it further. We were especially concerned 

about the potential of freezing obsolete industrial properties in 

congested urban areas near transit lines. We are pleased that Hemson 

is suggesting that mixed and residential uses be allowed on 

employment lands within 200 metres of rapid transit stations. 

However, given that TransLink has identified the catchment area 

for riders is 800 metres walking distance to transit stations, we 

suggest that commercial and residential rental uses be allowed 

beyond the 200 metres. In addition, these uses should also be 

considered for light industrial – not just employment lands in 

areas near high order transit. This would encourage the 

intensification and use of industrial sites. In addition, there is a 

meshing of commercial and industrial uses for new economy 

https://www.translink.ca/~/media/documents/plans_and_projects/transit_oriented_communities/transit_oriented_communities_design_guidelines.ashx
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businesses. We ask that this issue also be addressed in the 

RLUA.  

 

Much more consultation with industry and land owners is 

needed with regard to the “no net loss of land” approach which 

Metro Vancouver is exploring for when industrial land is re-designated. 

It is not clear how this would be operationalized.  

 

With regard to the clarification of definitions and permitted uses on the 

industrial and mixed employment lands, please see our comments 

below.    

 

4. Seek Municipal Consistency in Definitions and Permitted Uses:  

We are concerned that this priority action may lead to 

prescriptive restrictions on land uses, and prevent innovative 

businesses that local governments may wish to locate in their 

communities. In addition, this consistency could lead to a “one size fits 

all” approach. For example, as discussed on March 10, some uses such 

as artist studios or film production may not be suitable for industrial 

areas in some communities, but appropriate in others. We agree with 

NAIOP that this approach would also add complexity to the regulatory 

environment – hindering Metro Vancouver’s goals to intensify 

industrial sites and bring industrial lands to market. 

 

 
As noted at our meeting, we also recommend that Metro Vancouver 

and local governments consider allowing expanded uses in industrial 
zones (e.g. recreation uses) if there are caps placed on the number of 

those businesses. Some local governments are considering this 
approach in the Region.  

 

5. Encourage Intensification: UDI is strongly supportive of Metro 

Vancouver working with local governments to provide 

incentives to intensify industrial lands and research the 

barriers preventing multi-storey industrial spaces. We also agree 

with NAIOP that governments need to be careful about applying other 

prescriptive and inflexible policies on industrial land, which would 

undermine this priority action.  

 

UDI is pleased that one of the recommendations in the Hemson Report 

is to “… study the implications of the current approach to property tax 

assessment and tax rates based on the highest and best use of a 

property with regard to its impact on industrial businesses.”  Higher 

taxes have been an impediment to intensification and bringing 
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industrial land to market.   

 

6. Advance Bring-to-Market Strategies: Again, UDI is strongly 

supportive of this priority action. We also agree with NAIOP that 

local governments need to consider front-ending the 

infrastructure required for servicing new industrial lands and 

providing clarity to industrial builders about the costs and 

timing of infrastructure.  

 

7. Coordinate Strategies to Encourage Local Economic Growth: 

UDI is strongly supportive of this priority action – especially 

utilizing the Regional Economic Prosperity Service. As with other 

business groups, UDI believes there needs to be more regional 

coordination with regard to economic development, research, data 

sharing and attracting new investments.  

 

8. Ensuring Transportation Connectivity: UDI is strongly 

supportive of all the recommended initiatives in the Hemson 

Report to improve transportation connectivity for the region’s 

industrial lands. This is essential to achieve Metro Vancouver’s 

objectives to expand and intensify the regions industrial lands. 

 

9. Improve Data and Monitoring: UDI is strongly supportive of 

conducting the Regional Industrial Lands Inventory and the 

Employment Survey. We ask that this work be done in collaboration 

with the industry and other stakeholders. Included in this section, 

there is also a recommendation (#29 in Hemson Report) that there be 

a data sharing partnership between the Port, YVR, industry and other 

stakeholders. We agree with NAIOP that this partnership should also 

include the Agricultural Land Commission.   

 

10.Develop a Framework for Economic & Land Use Planning 

Coordination: UDI is strongly supportive of this priority action. 

However, we believe that it should be expanded beyond just the 

regional districts of the Fraser Valley and Squamish Lillooet. Some of 

the activities related to logistics and goods movement could be done in 

other locations (e.g. Prince George, Ashcroft, Calgary and Edmonton) 

where there less constraints on the supply of land. Metro Vancouver 

has a limited land supply as well as a rapidly growing economy and 

population. We need to consider whether storing cargo containers in 

the Region is an efficient and appropriate use of our limited land 

resources.  
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In addition to the Province, the Federal Government should also be 

involved as the Port and YVR fall under their jurisdiction. As such, we 

are very supportive of recommendation 35 in the Hemson Report – 

“That the federal government, in implementing the Port’ Modernization 

Review, take a broader provincial perspective for ports in British 

Columbia, in part to alleviate land pressure in the Lower Mainland.” 

 

We would also like to provide comments on a couple of other 
recommendations in the Hemson Report that do not fall under the priority 

actions. First, it is our understanding from our March 10th discussion that no 
assessment has be done regarding the impact of the railway guidelines on 

current and future land use plans. We suggest that Metro Vancouver and/or 
local governments assess this before recommendation 16 is fully adopted. If 

there are impacts on landowners, we ask that they be consulted as well. We 
also concur with NAIOP’s concern that it is not clear whether adopting 

recommendation 16 would result in another level of oversight and approvals 
for builders.  
 

Second, UDI is supportive of adapting to rising sea levels and flood events 
for industrial lands (recommendation 12). However, it is not clear how the 

work of the Regional Industrial Lands Strategy will be coordinated with other 
provincial, regional and local climate adaptation efforts. It is important to 

note that efforts to restrict industrial land uses will make it more difficult to 
fund adaptation measures to protect industrial lands.  

 
Thank you again for meeting with our Industrial/Commercial Committee 

regarding the Regional Industrial Lands Strategy. UDI wants to ensure that 
we can expand the availability of industrial space in Metro Vancouver over 

the next thirty years for businesses and workers in this critical sector. We 
believe that this can be best done by avoiding a complex and inflexible 

regulatory structure.  We look forward to working with Metro Vancouver, 
local governments and stakeholders on the Strategy, its implementation and 

the upcoming Regional Growth Strategy Update.  
 

Yours sincerely, 
 

 
 

Anne McMullin 
President & CEO 

 
CC:  

James Stiver, Manager, Growth Management and Transportation, Metro  
Vancouver 

Heather McNell, General Manager, Regional Planning and Housing Services, 
Metro Vancouver 


