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Executive Summary 
 

In 2010, a detailed parcel-based Industrial Lands Inventory was prepared for all 
industrial lands located within the Metro Vancouver region.  The purpose of this study 
and inventory was to:  

• Estimate how much land was allocated for industrial use in Metro Vancouver and 
where those industrial lands were located within the region. 

• Estimate how much of the industrial land base was utilized by industrial activity, 
and how much was vacant (not utilized by industry, but designated for future 
industrial development). 

• Compare these 2010 results with the findings of the 2005 inventory to assess 
changes. 

 
The last detailed industrial land inventory was prepared by Metro Vancouver in 2005.  
The 2010 inventory update is part of the research program supporting the Metro 
Vancouver Regional Growth Strategy (RGS) adopted by the Metro Vancouver Board in 
July, 2011.  A key component of the RGS is to ensure an adequate supply of industrial 
land to support a diverse, efficient, and prosperous regional economy. 
 
The Industrial Lands Inventory provides a snapshot of the industrial land supply in 
Metro Vancouver in mid 2010.  The inventory can be used as a reference to past and 
future years for monitoring and tracking changes and absorption of industrial land in 
the region.  The inventory can also be used by Metro Vancouver and member 
municipalities as the basis for making informed land use decisions around the supply 
and use of industrial lands in Metro Vancouver.   
 
The industrial land inventory / supply comprises both developed and vacant industrial 
lands, and uses the following definitions: 

• Industrial Land – designated by municipal Official Community Plans for industrial 
uses, or land zoned and utilized for industrial uses. 

• Developed Industrial Land – industrial land that is wholly or partially utilized for 
industrial related uses, which includes properties used for outdoor storage. This 
also includes office, retail, or institutional uses that are allowed within municipal 
industrial zones. 

• Vacant Industrial Land – industrial land that is not utilized for industrial related 
uses, which includes industrial properties that are completely vacant as well as 
industrial properties currently utilized for residential and agriculture uses.  
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2010 Inventory 
 
For the 2010 Inventory, the Metro Vancouver Industrial Lands Task Group provided 
input on the draft industrial land classification mapping and study.  The Task Group 
included representatives from member municipalities, the real estate brokerage 
community, and various government agencies.   
 
As of mid 2010, there were approximately 28,200 acres (11,400 ha) of industrial land 
in Metro Vancouver. The Surrey/White Rock subregion comprised 22% of the region’s 
industrial lands.  Richmond and Delta/TFN comprised a further 30% of the region’s 
industrial lands, and Burnaby/New Westminster and the Northeast Sector an additional 
24%. 
 
In Metro Vancouver, approximately 76% of the industrial land base, or 21,600 acres 
(8,700 ha), had been developed as of 2010.  The remaining approximate 24% of the 
industrial land base, or 6,600 acres (2,700 ha), was vacant.  The majority (35%) of the 
vacant industrial land in the region was located in Surrey/White Rock. 
 
Distribution of Industrial Lands by Subregion, 2010 
 

Developed Vacant Total
Industrial Land Industrial Land Industrial Land Regional

Subregions (acres) (acres) (acres) Share
North Shore 955                       59                         1,014                    3.6%
Vancouver 1,510                    67                         1,577                    5.6%
Burnaby / New Westminster 3,241                    349                       3,590                    12.7%
Northeast Sector 2,870                    183                       3,053                    10.8%
Richmond 3,552                    935                       4,487                    15.9%
Delta / TFN 2,860                    1,066                    3,926                    13.9%
Surrey / White Rock 4,041                    2,293                    6,334                    22.4%
Langleys 1,829                    674                       2,503                    8.9%
Ridge - Meadows 754                       1,008                    1,762                    6.2%
Metro Vancouver 21,612                   6,634                    28,246                   100.0%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently utilized for 
industrial activity; this may include properties with non-industrial uses, as well as properties having environmental 
and other constraints on development.  The term developed industrial lands includes both lands wholly or partially 
utilized for industrial related purposes; these lands may have additional development capacity.  
 
Of note, roughly 3% (807 acres) of the developed land inventory included properties 
zoned and utilized for industrial uses but not designated for industrial activities in 
municipal Official Community Plans (OCPs).  These lands were included in the 
inventory.  However it is important to note that these lands are anticipated to convert 
over to non-industrial uses in the future and therefore may not form part of Metro 
Vancouver’s long-term industrial land supply.  
 
As for the size of parcels, of the vacant industrial land (6,600 acres), approximately 
29% (1,900 acres) was in the form of parcels less than 5 acres in size, 26% (1,800 
acres) on parcels between 5 to 20 acres, and 45% (3,000 acres) on parcels greater 
than 20 acres.  Of the developed industrial lands, 73% were in the form of parcels 
under 20 acres in size. 
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Changes to the Industrial Land Inventory Between 2005 and 2010 
 
Between 2005 and 2010, there was a net increase of 1,226 acres to the region’s total 
industrial land inventory.  Major inventory changes included the addition of industrial 
lands in Tsawwassen First Nations (332 acres), Pitt Meadows Airport Area (188 
acres), Delta / Tilbury (185 acres) and Maple Ridge (105 acres).  Major deletions 
included lands in Surrey Campbell Heights (231 acres to park and conservation), 
Surrey South Fraser Perimeter Road (200 acres), and Coquitlam Fraser Mills (65 
acres to residential). 
 
Including the net industrial land added and deleted from the inventory between 2005 
and 2010, there was an overall net increase of 1,242 acres of developed industrial 
land over the period.  This represented an average annual land absorption rate of 
approximately 250 acres over the five year period.  Along with the net increase of 
1,242 acres of developed land to the inventory, there was a net decrease of 16 acres 
of vacant industrial land.  The following table compares the total inventories in 2005 
and 2010. 
 
Comparing the Industrial Land Inventory Parcel Status: 2005-2010 
 

Revised 2005 2010 Net Change
Industrial Land Industrial Land 2005 vs 2010

Industrial Land Status (acres) (acres) (acres)
Vacant 6,650                   6,634                   (16)                       
Developed 20,370                 21,612                 1,242                   
Total Industrial Land 27,020                 28,246                 1,226                    
 
Note: With the benefit of additional data clarification, some corrections and revisions were done to the 2005 inventory to 
enable a direct comparison with the 2010 inventory.   
 
While the developed industrial land inventory increased over the study period, the net 
change in the vacant land inventory was negligible because other vacant lands, such 
as in Tsawwassen First Nation, Delta and Maple Ridge, were added to the land 
inventory.  
 
Land Supply Considerations 
 
The Metro Vancouver Regional Growth Strategy (RGS) establishes two regional land 
use designations for industrial related uses: ‘Industrial’ and ‘Mixed Employment’.  Of 
the total 2010 industrial lands inventory, 66% was located within the RGS Industrial 
designation, 23% within the Mixed Employment designation, 9% within General Urban, 
and 2% within other RGS designations. For a copy of the RGS:  
http://www.metrovancouver.org/planning/development/strategy 
 
In addition to the remaining vacant land capacity, it is assumed there is additional 
development capacity available on currently developed sites which are under-utilized.  
It is anticipated that a significant amount of new industrial development will continue to 
occur through building expansion or redevelopment on existing developed sites.  
 
It is important to note that land inventory is a “gross” estimate of land, some of which 
may be currently occupied by non-industrial uses, have environmental, servicing or 
other development constraints.  There can also be many factors affecting the 
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availability, desirability and development potential of industrial lands, such as location, 
current uses, accessibility, lot assembly, market considerations, soil conditions, need 
for pre-loading or high development costs.  These factors are not considered in this 
inventory study. 
 
Industrial lands are not all equal, and location is a very important factor for many 
industrial users.  Some industries are more able to locate in a wider range of locations, 
whereas other industries must have direct and reliable access to transportation 
infrastructure.  For industrial businesses involved in trade, transportation, 
warehousing, storage, and logistics, proximity to highways, ports, rail yards, and 
airports are of vital importance.  These types of users cannot be accommodated on 
poorly located lands; much of the industrial land inventory in the region is simply not an 
option for these types of users. 
 
Furthermore, this study does not include a detailed assessment of potential 
development constraints, but cautions that such constraints could affect the availability 
and development potential of the industrial land supply.  Additionally, the study does 
not consider the quality of the lands in terms of location, market or transportation 
factors.  Thus, although the total inventory of industrial land in the region may be 
significant, much of it may not be useable for many industries.  As such, the actual 
available and usable industrial land may be notably lower.  However, at the same time, 
industrial lands currently considered developed may eventually re-develop at higher 
densities / intensities, and other lands may be added to the industrial inventory. 
 
Further analysis of the industrial lands in the region will be completed through separate 
detailed industrial land demand / utilization / intensification studies.  The completion of 
this additional work will better inform the current and future industrial land situation in 
the Metro Vancouver region.   
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1 Introduction 
 

1.1 Background 
In 2010, Metro Vancouver (Greater Vancouver Regional District) conducted an 
Industrial Lands Inventory covering the Metro Vancouver geographic area.  The 
previous region-wide Industrial Lands Inventory was completed in 2005.   
 
This industrial inventory study is part of the research program supporting the 
Metro Vancouver Regional Growth Strategy which has a key policy objective of 
assisting in the protection of industrial and employment lands.  . 
 
Industrial activities have played an important role in Metro Vancouver’s historical 
development and continue to provide a significant contribution to Metro 
Vancouver’s economy.  According to the Statistics Canada Labour Force Survey, 
over 23% (287,500 jobs) of the region’s labour force was employed in the 
industrial sector in 2010, including manufacturing, wholesale trade, construction, 
transportation, and utilities. 
 
According to the 2010 Metro Vancouver Land Use Inventory, approximately 13% 
(28,200 acres) of all urban land in the Metro Vancouver was designated for 
industrial uses in Metro Vancouver.1   
 

1.2 Purpose 
The purpose of the 2010 study and inventory was to: 

• Estimate how much land was allocated for industrial use in Metro Vancouver 
and where those industrial lands were located within the region. 

• Estimate how much of the industrial land base was utilized by industry, and 
how much was vacant (not utilized by industry, but designated for future 
industrial development). 

• Compare these 2010 results with the findings of the 2005 inventory to assess 
changes. 

 
To fulfill this objective, a detailed parcel-based Industrial Lands Inventory for 
Metro Vancouver was assembled to provide a snapshot of the region’s industrial 
land supply for mid 2010.  This inventory can be used as a comparison to the 
inventory completed in mid 2005, and to provide a baseline for future 
comparisons over time.   
 
This study documents the methodology and findings of the inventory at a 
subregional and municipal level.  The study also offers recommendations for the 

                                        
1 For the purpose of this report, urban is defined as all lands located within the region’s Urban Containment 
Boundary as defined in the Metro Vancouver Regional Growth Strategy, plus designated industrial lands 
located outside of the Urban Containment Boundary. 
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further development and updating of the inventory and conducting additional 
research. 
 
The Industrial Lands Inventory has multiple uses.  It can provide the basis for 
making informed land use decisions around the supply and use of industrial 
lands by member municipalities. It can also assist in the coordination of industrial 
land use policy and transportation investments.  Finally, the information can 
generally be used as an economic development tool for industrial activity in the 
region. 
 

1.3 Industrial Lands Task Group 
In late 2010, the Metro Vancouver Industrial Lands Task Group provided input on 
mapping classification of lands and in early 2011 comments on the draft study.  
The Task Group consisted of representatives from Metro Vancouver, member 
municipalities, real estate brokerages, and various government agencies.  A list 
of the task group members is included in Appendix B.  
 

1.4 Study Structure 
This study is organized into five sections, followed by appendices. 
 
Section 1 is the study introduction. 
 
Section 2 presents the approach, methodology, and limitations of the study and 
Industrial Lands Inventory.  
 
Section 3 discusses various factors affecting industrial land supply.  
 
Section 4 presents the key findings from the Industrial Lands Inventory. 
 
Section 5 provides study conclusions.  
 
Appendix A provides a list of reference documents. 
 
Appendix B provides a list of the Industrial Lands Task Group members. 
 
Appendix C provides tables of the Industrial Lands Inventory broken down by 
municipality and subregion.   
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2 Methodology 
 

2.1 Study and Inventory Approach 
The Industrial Lands Inventory was undertaken using a comprehensive technical 
and consultative approach.   
 
Both the 2005 and 2010 industrial inventories used a GIS-based parcel 
inventory.  With this approach, data at the smallest level of geography – 
individual parcels – were used for populating and querying the database.  The 
advantage of this approach was that it facilitates maintaining and updating the 
database.  In addition, it allowed the data to be related to other databases, such 
as the BC Assessment Authority data.  The parcel-level approach for the 
database enables data to be queried at sub-municipal levels of geography, such 
as major industrial areas. 
 
Second, the inventory involved a consultative process, from refinement of the 
methodology to the review of the inventory at the parcel level.  Experts were 
involved in the review process, including representatives from the member 
municipalities, the real estate brokerage community, and various government 
agency representatives. 
 

2.2 Data Sources 
 
The following are the main data sources that were used for the 2010 Industrial 
Lands Inventory: 

• Cadastral GIS data (Integrated Cadastral Initiative and Metro Vancouver data 
sources) 

• BC Assessment Authority 

• Land Use and Zoning GIS files from the member municipalities 

• Orthophoto image (flown in mid 2009) 

• Municipal planning staff and local industrial brokerage experts 
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2.3 2005 Inventory Refinements 
 
With the benefit of additional and improved data the inventory for 2005 was 
slightly refined and revised.  These improvements to the 2005 inventory were 
based on the following factors: 

• Improved GIS mapping / boundaries information 

• Improved consistency in terms of applying developed vs vacant criteria for 
such lands as outdoor storage 

• Improved consistency in terms of recognizing site constraints (physical and 
environmental) 

• Removing un-developable lands due to transportation and infrastructure right-
of-ways 

• Removing lands below the foreshore waterline 
 
These refinements improve the 2005 inventory and also make it possible to 
directly and accurately compare the revised 2005 inventory with the 2010 
inventory results to assess changes. 
 

2.4 Geographic Areas 
 
The data was compiled at the parcel level and summarized by municipalities, 
subregions, and for Metro Vancouver as a whole.   
 
Industrial lands on Indian Reserves were not included in this inventory; however 
lands within the Tsawwassen First Nation were included. 
 
The Vancouver International Airport was included within the Richmond inventory, 
and all port lands were included within their respective local municipality. 
 
The majority of the data in the body of the study is presented at the subregional 
level; municipal level data are in the appendices.  There are nine subregions in 
Metro Vancouver.  The following figure shows the location of the subregions and 
the municipalities within each subregion, and the table indicates the 
correspondence between municipalities and subregions.  
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Figure 2-1: Map of the Metro Vancouver Municipalities and Subregions 

 
 
Table 2-1: Correspondence Between Municipalities and Subregions 
 
Subregion: Municipalities included: 
North Shore Village of Lions Bay, Bowen Island Municipality, District of 

West Vancouver, City of North Vancouver, District of 
North Vancouver 

Vancouver City of Vancouver, University Endowment Lands, 
University of British Columbia 

Burnaby / New 
Westminster 

City of Burnaby, City of New Westminster 

Northeast Sector City of Port Moody, City of Coquitlam, City of Port 
Coquitlam, Village of Anmore, Village of Belcarra 

Richmond City of Richmond (including Vancouver International 
Airport) 

Delta / TFN Corporation of Delta, Tsawwassen First Nation 
Surrey / White Rock City of Surrey, City of White Rock 
Langleys City of Langley, Township of Langley 
Ridge – Meadows District of Maple Ridge, City of Pitt Meadows 
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2.5 Definitions 
 
The following provides the key definitions used in this study.  Note that these 
definitions were slightly revised for clarity from the terms used in the 2005 
inventory study; however the intents are still the same:   
 
Industrial Land – This is land designated by municipal Official Community Plans 
for industrial uses, or land zoned and utilized for industrial uses, such as 
processing, manufacturing, assembling, storage, transportation of goods or other 
industrial related uses. 
 
Developed Industrial Land – This is industrial land that is wholly or partially 
utilized for industrial related uses, which includes properties used for outdoor 
storage.  A property is considered utilized when it has been cleared and worked 
with footings in place or if there is discernable (outdoor) storage on the site.  This 
also includes office, retail, or institutional uses that are allowed within municipal 
industrial zones. Although these properties are classified as developed, they may 
be only partially utilized and have additional development capacity. 
 
Vacant Industrial Land – This is industrial land that is not utilized for industrial 
related uses.  This includes industrial properties that are completely vacant as 
well as industrial properties currently utilized for residential and agriculture uses. 

 
Zoned Industrial, but Not Designated Industrial Land – This includes 
properties that are zoned for industrial use, but do not have an industrial land use 
designation in a municipality’s Official Community Plan.  If such a property is 
currently utilized for industry, it is included in the inventory as developed; 
however given the land use designation these lands are likely to ultimately 
redevelop in a non-industrial form.  If such a property is not utilized for industry, it 
is not included in the inventory. 
 
Vacant Land / Vacant Building – Vacant land is distinct from a vacant industrial 
building.  If an industrial site has been developed, but is currently vacant of 
tenants, it would be included as “developed” in the Industrial Lands Inventory.   
 
Industrial lands with residential and agricultural uses are classified as vacant with 
future industrial development potential, whereas industrial lands with office, retail 
or institutional uses are classified as developed.  This reflects the likelihood of 
these lands re-developing as industrial. 
 
Also note: The developable part of a significant portion of the vacant industrial 
lands may be hindered or delayed by factors such as location, current uses, 
accessibility, lot assembly, market considerations, soil conditions, need for pre-
loading or high development costs.  This study does not include a detailed 
assessment of potential development constraints, but cautions that such 
constraints could affect the availability and development potential of the vacant 
industrial land supply.  However, at the same time, lands currently considered 
developed may eventually re-develop at higher densities / intensities.  
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The Metro Vancouver Regional Growth Strategy applies regional land use 
designations to the entire region.  The RGS establishes two regional land use 
designations for industrial related uses as follows:  
 
• “Industrial,” which are areas primarily intended for heavy and light industrial 

activities and appropriate accessory uses.  
 
• “Mixed Employment”, which:  

o supports a mix of industrial, commercial, office and other related 
employment uses, while maintaining support for established industrial 
areas, including potential intensification policies for industrial activities, 
where appropriate; and  

o allows large and medium format retail, where appropriate, provided that 
such development will not undermine the broad objectives of the RGS. 

 
Industrial activities are allowable in other areas, however are predominantly 
located in the Industrial and Mixed Employment designations. 
 
All references to the inventory of industrial lands in this study are independent of 
their designation in the Regional Growth Strategy. 
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2.6 Inventory Process 
 
Generally consistent with the 2005 inventory, and building on this past study 
where appropriate, the 2010 Industrial Lands Inventory was prepared using the 
following steps and process:   
 
Step 1) Review of Literature 
 
A literature review was undertaken of industrial land inventories from other 
jurisdictions, to identify possible parameters to include in the industrial lands 
database. 
 
Step 2) Design of Database 
 
The structure of the industrial lands database was designed to link GIS parcel 
data with attribute data from municipalities and property characteristics from the 
BC Assessment Authority (BCAA).  The database was designed for use at the 
parcel-level.  The database structure was set up as a relational database to be 
linked with the BCAA database, which includes assessed value and other 
property parameters.  
 
Step 3) Obtaining Property GIS Data 
 
Metro Vancouver obtained applicable property data from member municipalities 
and BCAA, and overlaid this with an aerial photograph from mid 2009.  
 
Step 4) Creation of GIS Parcel Layer 
 
Metro Vancouver created a region-wide parcel layer to be used as the foundation 
for the parcel-based inventory.  The data were based on municipal cadastral data 
files from the Integrated Cadastral Initiative (ICI) and Metro Vancouver data for 
areas lacking data from the ICI database.  
 
Step 5) Revisions to 2005 Inventory 
 
The 2005 inventory was revised based on additional available mapping data and 
refined definitions. 
 
Step 6) Identification of Developed and Vacant Industrial Lands 
 
All lands that were defined as industrial were included in the inventory.  In 
addition, properties that were not designated industrial, but were zoned industrial 
and developed, were included and classified as developed (see definitions).  All 
other parcels were excluded from the inventory as shown in the following table.  
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Table 2-2: Lands Included in Industrial Lands Inventory 
 

OCP Land Use Designation  
Designated Industrial Designated Non-Industrial 

Zoned 
Industrial    

DEVELOPED 
INVENTORY Zoned Non-

Industrial  X 
Zoned 
Industrial  X  

VACANT 
INVENTORY Zoned Non-

Industrial  X 
 = included in Industrial Lands Inventory 

X = not included in Industrial Lands Inventory 
 
All the parcels in the Industrial Lands Inventory were reviewed to identify which 
parcels were developed and which were vacant.  Parcels that were zoned non-
industrial (residential, agricultural) but had an industrial OCP land use 
designation were classified as ‘vacant’.  Parcels with some industrial activity (or 
office, retail, institutional uses), including outdoor storage, were classified as 
‘developed’. 
 
A GIS overlay of the industrial parcels with 2009 aerial orthophotos was 
undertaken.  Developed parcels were identified through air photo interpretation. 
The classification procedure enabled the examination or removal of anomalies in 
the database.  In total, there were over 11,000 parcels included in the regional 
industrial lands database. 
 
Step 7) Review of Developed and Vacant Industrial Parcels 
 
In late 2010, large-scale hard copy maps showing individual industrial parcels 
were reviewed by municipalities that had large industrial land holdings, as well as 
other parties such as the Vancouver Airport Authority and Port Metro Vancouver 
and local brokerage firms, and their feedback was incorporated into the 
database.  This included an Industrial Lands Task Group meeting. 
 
In early 2011, the draft study was distributed to the Task Group for review and 
comment at a second meeting.  The feedback from this review culminated in the 
final 2010 Industrial Lands Inventory Study.   
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2.7 Limitations 
 
Information on all potential development constraints was not readily available. 
Where available, such as the Fraser River Estuary Management Program 
(FREMP)2 red-coded areas, this information was captured and these parcels 
were excluded.  Steep slopes, setbacks from streams and water bodies, 
environmental constraints or sensitive areas, and lands prone to natural hazards 
all reduce the amount of land potentially developable for industrial purposes.  
 
This study does not include a detailed assessment of potential development 
constraints, location, or usability, but cautions that such constraints could 
significantly affect the availability and development potential of the industrial land 
supply. 
 
The 2005 inventory study included a section on the ‘market readiness’ of the 
vacant industrial land base.  Market readiness status was based on a 
combination of variables, including proximity of adequate infrastructure (water, 
sewer, drainage, roads) and the probability of when those could be available for 
industrial development of the properties.  However, properties may require 
rezoning or other development approvals, and may be subject to other 
development constraints, such as location, current uses, accessibility, lot 
assembly, market considerations, soil conditions, need for pre-loading, high 
development costs or other factors.  Determining the market readiness of land 
was very challenging, as many different factors may affect the development 
potential and timing of lands and cannot be known with any certainty or applied in 
a consistent fashion.  As such, no market readiness component was completed 
in the 2010 study. 
 
The 2005 study also included a component on under-utilized industrial lands, 
considering such factors as the level (value or floor area) of improvements 
relative to the value or size of property.  This section has not been included in 
this 2010 study, however will be further analyzed in greater detail in separate 
industrial land utilization and demand studies.  (While the presence of under-
utilized lands does not increase the overall regional supply of industrial lands, the 
potential for redevelopment does provide for the opportunity of new industrial 
development at higher densities.) 

                                        
2 For more information, please refer to FREMP Estuary Management Plan: 
http://www.bieapfremp.org/fremp/managementplan/colourcoding.html 
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3 Industrial Land Supply Sources and 
Factors Affecting Supply 

 

3.1 Sources of Industrial Land Supply 
 
The overall industrial land supply was determined by the amount of land 
designated by land use plans (namely Official Community Plans) in each of the 
municipalities.  These properties were not all necessarily zoned for industrial use.  
There were a small number of properties within the region that were not 
designated industrial, but were zoned industrial and developed as industrial.  
These properties were included as developed within the inventory totals, but are 
expected to redevelop into non-industrial uses in the future and therefore may 
not be part of the region’s long term industrial land supply. 
 

3.2 Development of Industrial Lands 
 
Industrial designated properties were categorized as either developed or vacant, 
with both having future (re)development potential.  Vacant properties include 
sites that are not currently used for industrial activities, and are available to be 
developed.  This includes ‘greenfield’ sites that have never been developed, as 
well as ‘brownfield’ sites already developed for a variety of non-industrial uses.  
 
Although the developed properties are currently utilized by industry, many of 
those properties are under-utilized sites that can be further developed or 
redeveloped.  In the inventory, industrial lands that are partially used or used for 
only outdoor storage purposes are classified as developed industrial lands.  An 
important aspect of future industrial capacity is the redevelopment potential of 
under-utilized sites, which will be further explored in other studies.  
 
Note that for both inventories, steep slopes, setbacks from streams and water 
bodies, environmental constraints or sensitive areas, and lands prone to natural 
hazards all reduce the amount of land that is potentially developable for industrial 
purposes.  Further, because of site constraints, as well as location and market 
factors, some lands may not be developed for some time. 
 
Industrial lands are not all equal, and location is a very important factor for many 
industrial users.  Some industries are more able to locate in a wider range of 
locations, whereas other industries must have direct and reliable access to 
transportation infrastructure.  For industrial businesses involved in trade, 
transportation, warehousing, storage, and logistics, proximity to highways, ports, 
rail yards, and airports are of vital importance. These types of users cannot be 
accommodated on poorly located lands; much of the industrial land inventory in 
the region is simply not an option for these types of users.  
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3.3 Factors Affecting Industrial Land Capacity 
 
There are various factors that can affect the development capacity of industrial 
lands.  These factors include: 
 
• Environmental constraints 

o Stream and water body setbacks 
o Environmentally sensitive areas 
o Contaminated sites 

• Natural hazard constraints 
o Steep slopes 
o Areas prone to flooding 
o Loss of developable area due to the requirement to provide mitigation 

measures for flooding and other natural hazards 
• Re-designation/rezoning of industrial land for other uses, such as housing, 

office, retail, institutional, etc 
• Acquisition of industrial land for road / transit right-of-ways or utility corridors 
• Inclusion of non-industrial uses as permitted uses in industrial zones (e.g.  

large format retail and free standing offices) which reduces the supply of land 
for industrial uses 

 
Also of note, some industrial lands may have significant legal / title / tenure / use 
limitations in terms of potential uses.  This may be such lands as those owned by 
the airport authority which are restricted to airport related uses or port lands 
restricted to port related activities.  Restrictions may also apply to lands within 
Indian Reserves or the Tsawwassen First Nation.  Additionally, there are lands 
which are used for rail yards and infrastructure / utilities which are not 
conventional market lands.  These types of lands may not necessarily be 
available to develop as industrial.  
 
The supply of industrial land can also be increased by designating new lands for 
industrial uses and/or mitigating site constraints.  
 
 
 
 



   

METRO VANCOUVER 2010 INDUSTRIAL LANDS INVENTORY |  Page 15 

4 Industrial Land Inventory 
4.1 Total Industrial Land Supply 

 
As of mid 2010, there were approximately 28,200 acres (11,400 ha) of industrial 
land in Metro Vancouver.  Of the 22 Metro Vancouver municipalities (including 
the Tsawwassen First Nation), 16 of the municipalities had a supply of industrial 
lands.  The six municipalities without a supply of industrial lands are: West 
Vancouver, Lions Bay, Bowen Island, Belcarra, Anmore, and White Rock.  
However, each of these municipalities is located in subregions that do have 
industrial lands. 
 
The majority of the industrial land base is both designated in the municipality’s 
Official Community Plan and zoned for industrial use.  However, roughly 3% (807 
acres) of the developed industrial land inventory included properties zoned and 
utilized for industrial uses but not designated for industrial activities in municipal 
Official Community Plans (OCPs).  These lands were included in the inventory.  
However, it is important to note that these lands are anticipated to convert over to 
non-industrial uses in the future and therefore may not form part of Metro 
Vancouver’s long-term industrial land supply.   
 
Conversely, there are also lands designated industrial which are occupied by 
non-industrial uses.  The amount of lands falling into this category is unknown, 
but will be explored in greater detail in separate utilization studies.  
 
The distribution of industrial lands are shown in the following tables and figures 
and further explained in the following sections.  
 
Table 4-1: Distribution of Total Industrial Lands by Subregion, 2010 
 

Developed Vacant Total 
Industrial Land Industrial Land Industrial Land Regional

Subregion (Acres) (Acres) (Acres) Share
North Shore 955                      59                        1,014                   3.6%
Vancouver 1,510                   67                        1,577                   5.6%
Burnaby / New West. 3,241                   349                      3,590                   12.7%
Northeast Sector 2,870                   183                      3,053                   10.8%
Richmond 3,552                   935                      4,487                   15.9%
Delta / TFN 2,860                   1,066                   3,926                   13.9%
Surrey / White Rock 4,041                   2,293                   6,334                   22.4%
Langleys 1,829                   674                      2,503                   8.9%
Ridge - Meadows 754                      1,008                   1,762                   6.2%
Metro Vancouver 21,612                 6,634                   28,246                 100.0%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
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Figure 4-1: Map of the Regional Distribution of Industrial Lands, 2010 
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Table 4-2: Distribution of Total Industrial Lands by Municipality, 2010 
 

Developed Vacant Total 
Industrial Land Industrial Land Industrial Land Regional

Municipality (Acres) (Acres) (Acres) Share
Burnaby 2,845                   294                      3,139                   11.1%
Coquitlam 809                      34                        843                      3.0%
Delta 2,860                   734                      3,594                   12.7%
Langley City 210                      8                          218                      0.8%
Langley Township 1,619                   666                      2,285                   8.1%
Maple Ridge 473                      765                      1,238                   4.4%
New West 396                      55                        451                      1.6%
North Vancouver City 324                      13                        337                      1.2%
North Vancouver District 631                      46                        677                      2.4%
Pitt Meadows 281                      243                      524                      1.9%
Port Coquitlam 952                      119                      1,071                   3.8%
Port Moody 1,109                   30                        1,139                   4.0%
Richmond 3,552                   935                      4,487                   15.9%
Surrey 4,041                   2,293                   6,334                   22.4%
Tsawwassen First Nation -                       332                      332                      1.2%
Vancouver 1,510                   67                        1,577                   5.6%
Metro Vancouver 21,612                 6,634                   28,246                 100.0%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 
Note that within the Richmond subregion, the Vancouver International Airport 
(Sea Island) had approximately 877 acres of industrial land (546 acres 
developed; 331 acres vacant). 
 
The following figure presents a breakdown of the total industrial land supply by 
subregion.  The Surrey/White Rock region comprised approximately 22% of the 
region’s industrial lands.  Richmond and Delta/TFN comprised a further 30% of 
the region’s industrial lands.  Burnaby/New Westminster, and the Northeast 
Sector comprised an additional 24% of the industrial lands.  The remaining 
consisted of the Langleys (9%), Ridge-Meadows (6%), Vancouver (6%), and the 
North Shore (4%).  Approximately 61% of the region’s industrial land supply was 
located south of the Fraser River (including Richmond).  
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Figure 4-2: Distribution of Total Industrial Land Inventory  
by Subregion, 2010 
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The industrial land supply comprises both developed and vacant industrial lands.  
In Metro Vancouver, 76% of the industrial land base, or 21,600 acres (8,700 ha), 
was developed as of 2010.  The remaining 24% of the industrial land base, or 
6,600 acres (2,700 ha), was vacant.  The following figure shows the breakdown 
of the land supply by both developed and vacant land status by subregion.  A 
detailed municipal breakdown of the industrial land is included as Appendix C.   
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Figure 4-3: Industrial Lands by Developed and Vacant Status  
by Subregion, 2010 
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Within the subregions, the proportion of the total industrial lands which were 
vacant varies greatly, from a low of approximately 5% (such as North Shore, 
Vancouver and Northeast Sector) to over 30%.  The highest were Surrey/White 
Rock with 36% of its industrial land base vacant, and Ridge-Meadows with 57%. 
 
Table 4-3: Percentage of Total Industrial Land Inventory Vacant  
by Subregion, 2010 
 

Total Percent of Land
Industrial Land Vacant by

Subregions (acres) Subregion
North Shore 1,014                    6%
Vancouver 1,577                    4%
Burnaby / New Westminster 3,590                    10%
Northeast Sector 3,053                    6%
Richmond 4,487                    21%
Delta / TFN 3,926                    27%
Surrey / White Rock 6,334                    36%
Langleys 2,503                    27%
Ridge - Meadows 1,762                    57%
Metro Vancouver 28,246                   23%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 
The following sections provide a more detailed picture of the developed and 
vacant industrial lands in the region.  
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4.2 Developed Industrial Land Supply 
 
The developed industrial land inventory consisted of lands that were either 
designated industrial and utilized by industry, or zoned but not designated 
industrial and utilized by industry.  There is also an unknown amount of 
developed lands that are designated for industrial, but are used for office, retail, 
and institutional uses.  These issues will be further explored in a separate 
utilization study. 
 
In 2010, there were 21,600 acres (8,700 ha) of developed industrial lands in 
Metro Vancouver.  Of this, 97% (20,800 acres) consisted of lands designated for 
industrial in municipal Official Community Plans (OCPs) with the balance 3% 
(807 acres) zoned but not designated, and likely to redevelop as non-industrial 
uses in the future.  Of note, approximately two-thirds of these lands were within 
400 metres of urban centres or existing rapid transit stations. 
 
Approximately 57% of the developed industrial lands (12,300 acres) were located 
south of the Fraser River (including Richmond).  A significant amount of 
developed industrial land was also located in Burnaby / New Westminster (3,200 
acres) and the Northeast Sector (2,900 acres).  
 
Note that a small percentage of the developed industrial land included properties 
that were zoned for permitted non-industrial uses (such as office, retail, 
institutional). 
 
Table 4-4: Developed Industrial Lands by Subregion, 2010 
 

Developed
Industrial Land Regional

Subregion (Acres) Share
North Shore 955                      4.4%
Vancouver 1,510                   7.0%
Burnaby / New West. 3,241                   15.0%
Northeast Sector 2,870                   13.3%
Richmond 3,552                   16.4%
Delta / TFN 2,860                   13.2%
Surrey / White Rock 4,041                   18.7%
Langleys 1,829                   8.5%
Ridge - Meadows 754                      3.5%
Metro Vancouver 21,612                 100.0%  
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Figure 4-4: Developed Industrial Lands by Subregion, 2010 
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The location of the developed industrial lands is shown on the following figure.  
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Figure 4-5: Map of the Regional Distribution of Developed Industrial Lands, 
2010 
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The following two tables show the breakdown of the developed industrial land by 
parcel size and by subregion.  Demand for land can vary based on many factors, 
including the size of parcels.  Approximately 43% (9,300 acres) of the developed 
industrial land was in the form of parcels less than 5 acres in size, 30% (6,400 
acres) on parcels between 5 to 20 acres, and 27% (5,900 acres) on parcels 
greater than 20 acres. 
 
On a proportional basis, the largest concentration of large developed industrial 
parcels was located in the North Shore, the Northeast Sector and Ridge-
Meadows.  Approximately 55% of the industrial land in the North Shore occurred 
on parcels greater than 20 acres in size, while this number was only 8% in the 
Langleys.  In the Northeast Sector and Ridge-Meadows, approximately 43-47% 
of the developed industrial lands occurred on parcels greater than 20 acres.  The 
Northeast Sector had the region’s largest supply of developed parcels greater 
than 50 acres. 
 
Table 4-5: Distribution of Developed Industrial Land Area by Parcel Size  
by Subregion as Acres, 2010 

Less than 1 acre to 5 acres to 10 acres to 20 acres to 50 acres Total 
Subregion 1 acre 4.9 acres 9.9 acres 19.9 acres 49.9 acres and over Land Area
North Shore 102              180              84                63                302              224              955              
Vancouver 355              607              206              143              28                171              1,510           
Burnaby / New West. 336              1,094           523              421              337              530              3,241           
Northeast Sector 112              696              354              361              138              1,209           2,870           
Richmond 236              1,215           740              522              411              428              3,552           
Delta / TFN 119              961              521              425              123              711              2,860           
Surrey / White Rock 365              1,684           685              480              484              343              4,041           
Langleys 120              848              424              296              141              -               1,829           
Ridge - Meadows 51                194              98                85                255              71                754              
Total 1,796           7,479           3,635           2,796           2,219           3,687           21,612           
 
Table 4-6: Distribution of Developed Industrial Land Area by Parcel Size  
by Subregion as Percentage, 2010 

Less than 10 acres to 20 acres
Subregion 10 acres 20 acres and over
North Shore 38.3% 6.6% 55.1%
Vancouver 77.4% 9.5% 13.2%
Burnaby / New West. 60.3% 13.0% 26.8%
Northeast Sector 40.5% 12.6% 46.9%
Richmond 61.7% 14.7% 23.6%
Delta / TFN 56.0% 14.9% 29.2%
Surrey / White Rock 67.7% 11.9% 20.5%
Langleys 76.1% 16.2% 7.7%
Ridge - Meadows 45.5% 11.3% 43.2%
Total 59.7% 12.9% 27.3%  
 
The following figure shows the distribution by parcel size of developed industrial 
lands within each subregion. 
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Figure 4-6: Developed Industrial Lands by Parcel Size and Subregion, 2010 
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The regional supply of larger (greater than 20 acres) developed industrial 
properties was predominantly located in the Northeast Sector, Richmond, Delta / 
TFN, and Surrey / White Rock.  Burnaby / New Westminster, Richmond, Delta / 
TFN, Surrey / White Rock and the Langleys had a significant number of smaller 
(under 5 acres) properties. 
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4.3 Vacant Industrial Land Supply 
 
There were approximately 6,600 acres (2,700 ha) of vacant industrial land in 
2010 in Metro Vancouver.  The following table shows the breakdown of the 
vacant industrial land by subregion.  Approximately 75% of the vacant industrial 
land was located south of the Fraser River (including Richmond).  Specifically, of 
the region’s vacant industrial land: 35% was located in Surrey/White Rock, 16% 
in Delta/TFN, 14% in Richmond, and 10% in the Langleys.  The largest portion of 
vacant land north of the Fraser River was located in Ridge-Meadows (15%), 
Burnaby / New Westminster (5%) and the Northeast Sector (3%).  The North 
Shore and Vancouver comprised each only 1% of the region’s vacant industrial 
lands. 
 
Table 4-7: Vacant Industrial Lands by Subregion, 2010 
 

Vacant
Industrial Land Regional

Subregion (Acres) Share
North Shore 59                        0.9%
Vancouver 67                        1.0%
Burnaby / New West. 349                      5.3%
Northeast Sector 183                      2.8%
Richmond 935                      14.1%
Delta / TFN 1,066                   16.1%
Surrey / White Rock 2,293                   34.6%
Langleys 674                      10.2%
Ridge - Meadows 1,008                   15.2%
Metro Vancouver 6,634                   100.0%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
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Figure 4-7: Distribution of Vacant Industrial Lands by Subregion, 2010 
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The location of the vacant industrial lands is shown on the following figure. 
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Figure 4-8: Map of the Regional Distribution of Vacant Industrial Lands, 
2010 
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The following two tables show the breakdown of vacant industrial land by parcel 
size and subregion.  It shows that approximately 29% (1,900 acres) of the vacant 
industrial land was in the form of parcels less than 5 acres in size, 26% (1,800 
acres) on parcels between 5 to 20 acres, and 45% (3,000 acres) on parcels 
greater than 20 acres.  Approximately 41% of the large vacant industrial parcels 
greater than 20 acres in size were located in Surrey/White Rock and Richmond, 
with also a significant amount in Delta/TFN and Ridge-Meadows.  Surrey/White 
Rock and the Langleys had a relatively large supply of parcels less than 5 acres.  
 
Table 4-8: Distribution of Vacant Industrial Land Area by Parcel Size  
by Subregion, 2010 
 

Less than 1 acre to 5 acres to 10 acres to 20 acres to 50 acres Total 
Subregion 1 acre 4.9 acres 9.9 acres 19.9 acres 49.9 acres and over Land Area
North Shore 5                  9                  6                  -               39                -               59                
Vancouver 8                  36                7                  16                -               -               67                
Burnaby / New West. 44                63                36                93                113              -               349              
Northeast Sector 10                35                47                24                67                -               183              
Richmond 72                97                91                141              387              147              935              
Delta / TFN 11                150              112              79                373              341              1,066           
Surrey / White Rock 140              720              378              279              371              405              2,293           
Langleys 21                447              108              42                -               56                674              
Ridge - Meadows 17                60                107              196              425              203              1,008           
Total 328              1,617           892              870              1,775           1,152           6,634            
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 
Table 4-9: Distribution of Vacant Industrial Land Area by Parcel Size  
by Subregion as Percentage, 2010 
 

Less than 10 acres to 20 acres
Subregion 10 acres 20 acres and over
North Shore 33.9% 0.0% 66.1%
Vancouver 76.1% 23.9% 0.0%
Burnaby / New West. 41.0% 26.6% 32.4%
Northeast Sector 50.3% 13.1% 36.6%
Richmond 27.8% 15.1% 57.1%
Delta / TFN 25.6% 7.4% 67.0%
Surrey / White Rock 54.0% 12.2% 33.8%
Langleys 85.5% 6.2% 8.3%
Ridge - Meadows 18.3% 19.4% 62.3%
Total 42.8% 13.1% 44.1%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 
The following figure shows the distribution by parcel size of vacant industrial 
lands within each subregion.
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Figure 4-9: Vacant Industrial Lands by Parcel Size and Subregion, 2010 
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Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 
The regional supply of larger (greater than 20 acres) vacant industrial properties 
was predominantly located in Richmond, Delta / TFN, Surrey / White Rock, and 
Ridge – Meadows.  Surrey / White Rock and the Langleys had a significant 
number of smaller (under 5 acres) properties. 
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4.4 Revised 2005 Inventory 
 
Based on the refined data and definitions applied to the 2005 inventory (see 
section 2.3), the net change from the original 2005 inventory to the revised 2005 
inventory was 931 acres, however within this was a reduction of 209 acres of 
vacant lands and an increase of 1,140 acres of developed lands.  This 
refinement to the 2005 inventory allows for the comparison of the 2005 results 
with the 2010 results. 
 
Table 4-10: 2005 Original and 2005 Revised Inventory and Net Change 
 

Original 2005 Revised 2005 Net Change
Industrial Land Industrial Land Original 2005 vs Revised 2005

Industrial Land Status (acres) (acres) (acres)
Vacant 6,859                   6,650                   (209)                                                 
Developed 19,230                 20,370                 1,140                                               
Total Industrial Land 26,089                 27,020                 931                                                   

 
The following table shows the 2005 inventory (revised) for the region: total 
27,000 acres (10,900 ha), of which 20,400 acres (8,200 ha) were developed and 
6,600 acres (2,700 ha) were vacant. 

 
Table 4-11: Distribution of Industrial Lands by Subregion, 2005 (Revised) 

 
Developed Vacant Total

Industrial Land Industrial Land Industrial Land Regional
Subregion (Acres) (Acres) (Acres) Share
North Shore 939                       75                         1,014                    3.8%
Vancouver 1,505                    73                         1,578                    5.8%
Burnaby / New West. 3,195                    396                       3,591                    13.3%
Northeast Sector 2,817                    237                       3,054                    11.3%
Richmond 3,243                    1,244                    4,487                    16.6%
Delta / TFN 2,771                    443                       3,214                    11.9%
Surrey / White Rock 3,628                    2,564                    6,192                    22.9%
Langleys 1,643                    778                       2,421                    9.0%
Ridge - Meadows 629                       840                       1,469                    5.4%
Metro Vancouver 20,370                  6,650                    27,020                  100.0%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 
Appendix C includes the revised 2005 inventory tables by municipality and 
subregion.  All other references in this study to the 2005 inventory are to the 
revised 2005 numbers. 
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4.5 Change in Inventory Between 2005-2010 
 
The refined methodology used in 2010 was applied to determine the revised 
2005 inventory to allow for direct comparison of results and assessment of 
changes over the period.   
 
Using consistent methodology, between 2005 and 2010, there was a net 
increase in industrial land in the region of 1,226 acres; this comprised a notable 
net increase in the amount of developed lands (1,242 acres), and a minor net 
decrease in the amount of vacant lands (16 acres). This represented a net 4.5% 
increase in the size of the industrial land inventory over the period.  The 
percentage of the total inventory that was developed was nearly equal in both 
years, at 76%. This total does not consider the change in profile / location / 
quality of the inventory over the period. 
 
Table 4-12: Net Change In Regional Industrial Land Inventory  
Between 2005-2010 
 

Revised 2005 2010 Net Change
Industrial Land Industrial Land 2005 vs 2010

Industrial Land Status (acres) (acres) (acres)
Vacant 6,650                   6,634                   (16)                       
Developed 20,370                 21,612                 1,242                   
Total Industrial Land 27,020                 28,246                 1,226                    
 
It is important to note that these are the net changes in areas between the two 
periods.  Within these changes, there were both significant additions to the 
inventory and significant deletions, as well as many other smaller changes. 
 
The reason that the total inventory was higher in 2010 than in 2005 is due to the 
total additions to the inventory exceeding the total removals from the inventory 
for the period.  Further, the net change in the vacant land inventory was 
negligible because other vacant lands, such as in Tsawwassen First Nation, 
Delta and Maple Ridge, were added to the land inventory during this period.  If 
there had not been a number of significant additions over the period, the net 
change in total inventory would have been negative.  
 
Of the 2005 vacant industrial land inventory, by 2010 1,314 acres had become 
developed.  Further, of the 2005 developed industrial land inventory, by 2010 173 
acres had become vacant.  This provides for a gross change of 1,314 acres over 
the period, and a net change of 1,141 acres. 
 
Within the subregions, the change in inventory is shown in the following table.  
The largest net increases in developed land were in Richmond and Surrey/White 
Rock, thus reducing the supply of vacant industrial lands in these subregions.  
Adding to the supply of vacant industrial lands was Delta/TFN. 
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Table 4-13: Net Change In Industrial Land Inventory by Subregion,  
2005-2010 
 

Net Change Net Change Net Change
Developed Vacant Total 

Industrial Land Industrial Land Industrial Land
Subregion (Acres) (Acres) (Acres)
North Shore 16                        (16)                       -                       
Vancouver 5                          (6)                         (1)                         
Burnaby / New West. 46                        (47)                       (1)                         
Northeast Sector 53                        (54)                       (1)                         
Richmond 309                      (309)                     -                       
Delta / TFN 89                        623                      712                      
Surrey / White Rock 413                      (271)                     142                      
Langleys 186                      (104)                     82                        
Ridge - Meadows 125                      168                      293                      
Metro Vancouver 1,242                   (16)                       1,226                    
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 
The following table shows the major / notable industrial land additions over the 
2005 to 2010 period.  This included the Tsawwassen First Nations (332 acres), 
Pitt Meadows Airport Area (188 acres), and Tilbury Delta (185 acres).  These 
represented new lands (both developed and vacant) in the industrial inventory, 
although most of the lands added to the inventory were vacant as of 2010.  
 
Table 4-14: Notable Industrial Land Additions, 2005-2010 
 

Developed Vacant Total 
Industrial Land Industrial Land Industrial Land

Areas (Acres) (Acres) (Acres)
Tsawwassen First Nation -                       332                      332                      
Pitt Meadows (Airport Area) 88                        100                      188                      
Delta (Tilbury) 50                        135                      185                      
Delta (Gravel Pit) -                       163                      163                      
Maple Ridge (northeast) -                       105                      105                      
Langley Township (Willoughby) 3                          71                        74                        
Total Acres 141                      906                      1,047                    
 
The following table shows the major / notable industrial land deletions over the 
2005 to 2010 period.  This included significant removals in the Surrey Campbell 
Heights area (231 acres) due to refinement of their OCP / NCP regarding 
environmental constrains, the Surrey South Fraser Perimeter Road ROW (200 
acres), and Fraser Mills in Coquitlam (65 acres). These represent removed lands 
(both developed and vacant) from the industrial inventory.  
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Table 4-15: Notable Industrial Land Deletions, 2005-2010 
 

Developed Vacant Total 
Industrial Land Industrial Land Industrial Land

Areas (Acres) (Acres) (Acres)
Surrey (Campbell Heights - topography/environmental) -                       231                      231                      
Surrey (South Fraser Perimeter Road Right-of-Way) 141                      59                        200                      
Coquitlam (Fraser Mills) -                       65                        65                        
Delta (South Fraser Perimeter Road Right-of-Way) 9                          35                        44                        
Coquitlam (Gravel Pit) -                       39                        39                        
Burnaby (Brentwood Town Centre) 27                        -                       27                        
Langley Township (Golden Ears Right-of-Way) 17                        7                          24                        
Total Acres 194                      436                      630                       
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4.6 Pre-2005 Industrial Lands Inventories 
 
The methodologies for earlier industrial land inventories in Metro Vancouver, 
such as the ones in 1996 and 1981, were different and less comprehensive than 
the more recent inventories.  A general discussion is presented below.  The 
numbers from the 1996 study and earlier are an order of magnitude comparison. 
 
As shown in the following table, in 1981, there were an estimated 11,200 acres 
(4,500 ha) of developed industrial land in the region (current Metro Vancouver 
boundaries).   
 
The industrial land supply in 1996 was estimated at 29,900 acres (12,100 ha) in 
Metro Vancouver.  The developed industrial land inventory was estimated at 
18,500 acres (7,500 ha), and the vacant industrial land was 11,400 acres (4,600 
ha). 
 
In 2005, the developed industrial land supply was approximately 20,400 acres 
(8,200 ha) and the vacant industry supply was 6,600 acres (2,700 ha), for a total 
of 27,000 acres of industrial lands. 
 
In 2010, there were approximately 28,200 acres (11,400 ha) of industrial land in 
Metro Vancouver; 21,600 acres developed, and 6,600 acres vacant.   
 
Table 4-16: Comparison of Industrial Land Inventories 
 
Amount of Industrial Land 
(acres) 1981 1996 2005 

(Revised) 2010 

Vacant Industrial Land n/a 11,407 6,650 6,634
Developed Industrial land  11,159 18,508 20,370 21,612
Total Industrial Land n/a 29,914 27,020 28,246
 
Note: Due to the different methodologies for completing the 1996 inventories, the data sets should 
not be compared quantitatively – only at an order of magnitude level. 
 
Based on these limited inventories, it appears that the inventory of developed 
industrial lands has increased over the past three decades.  The net developed 
inventory increased by an annual average of 490 acres for the 1981-1996 period, 
210 acres for the 1996-2005 period, and 250 acres for the 2005-2010 period.  
This indicates that there has been a strong, although declining, demand for 
additional developed industrial lands. 
 
The vacant inventory data for the earlier two periods are less dependable.  For at 
least the 2005-2010 period, the total vacant inventory stayed approximately the 
same; however, although the inventory total was approximately similar, the lands 
within this inventory may have changed. 
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4.7 Industrial Land Absorption 
 
Over the 2005 to 2010 period, there was a net 1,242 acre increase in lands that 
were identified as developed which can be considered absorbed.  This can be 
attributed to previously vacant (or used for other purposes) lands that were 
developed (as defined in this study) and added to the industrial inventory of 
developed lands, minus any developed industrial lands that were removed from 
the inventory over this time.  This represented on average a net annual 
absorption rate of approximately 250 acres for the five year period.  
 
However it is important to note that this absorption of land represents industrial 
lands as defined in this study.  Lands that went from a vacant classification to a 
developed classification may have actually only become associated with 
industrial activity, including outdoor storage, rather than the construction of an 
industrial building.  
 
The following figure shows the location of lands that were absorbed during the 
2005 to 2010 period.  The text labels within each sub-area note the net amount 
of industrial land absorbed over the period, and the percent of the regional total 
this represents.  These lands which became developed over the five year period 
were distributed throughout the region, with significant areas in Surrey, 
Richmond, and the Langleys. 
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Figure 4-10: Map of 2005 Vacant Lands in Metro Vancouver that  
Developed by 2010 
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4.8 Possible Future Land Absorption  
 
The purpose of this study was to profile the supply of industrial land in the region, 
and did not include a detailed industrial lands demand and development forecast.  
However, a very general ‘theoretical’ estimate of the number of years of potential 
supply can be made using historical demand and absorption rates.  Historic 
trends and input from the brokerage industry have generally suggested that 
historic rates of industrial land absorption were between 300 to 400 acres per 
year.  Other studies have ranged from 300 acres to 500 acres, although the 
lower end of these ranges is considered most likely.  
 
The result of applying three different hypothetical industrial land absorption rates 
(200, 250, 300 acres per year) using the 2010 vacant industrial land inventory 
are shown in the following table.  For example, under the absorption rate of 250 
acres per year, the 2010 vacant land inventory would be absorbed by 2037.   
 
Table 4-17: Hypothetical Depletion Timeline for Vacant Industrial Land 
Supply Under Alternative Demand/Absorption Rate Scenarios 
 

Remaining Vacant 
Land at End of 
Period (acres) 

Assumed 
Annual 

Absorption 
Rate 

(acres) 2020 2030 

Year 
Supply 

Depleted

200 4,700 2,700 2044 

250 3,200 1,700 2037 

300 3,700 700 2032 
 
However, there are a complex set of factors that can affect the industrial land 
supply and absorption rates.   
 
The development potential of a significant portion of the vacant lands will be 
hindered by factors such as location, current uses, accessibility, lot assembly, 
market considerations, soil conditions, need for pre-loading or high development 
costs.  This study does not include a detailed assessment of potential 
development constraints, but cautions that such constraints could significantly 
affect the availability and development potential of the vacant industrial land 
supply.  
 
Land absorption rates will also be affected by the redevelopment of under-utilized 
properties within developed industrial areas, and the overall vacancy rate of 
existing industrial buildings. 
 
Based on these various constraints, the possible supply of developable lands will 
be substantially lower than the theoretical supply and is not determined in this 
study.  The issue of industrial land demand and utilization will be further 
investigated in separate studies.   
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4.9 Regional Growth Strategy Designation of Industrial 
Land Inventory 

 
As shown in the following table, of the 21,600 acres of developed industrial lands 
in the region in 2010, 15,100 acres (70%) were located within the RGS Industrial 
designation, and 4,100 acres (19%) within the RGS Mixed Employment 
designation. 3 For the vacant industrial lands, 55% was located within the RGS 
Industrial designation and 37% within the RGS Mixed Employment designation. 
 
There was a relatively small but notable amount of industrial lands contained 
within other RGS designations (mostly General Urban) throughout the region. 
 
Overall, of the total industrial land inventory, 66% was located within the RGS 
Industrial designation, 23% within the Mixed Employment designation, 9% within 
the General Urban designation, and 2% within other RGS designations.   
 
Table 4-18: Distribution of Metro Vancouver 2010 Industrial Land Inventory 
by RGS Designations 
 

Developed Vacant Total
Industrial Lands Industrial Lands Industrial Lands

RGS Designations (acres) (acres) (acres)
Industrial 15,075 3,663 18,738
Mixed Employment 4,126 2,470 6,596
General Urban 2,012 471 2,483
Other 399 30 429
Total RGS Designations 21,612 6,634 28,246  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently 
utilized for industrial activity; this may include properties with non-industrial uses, as well as properties 
having environmental and other constraints on development.  The term developed industrial lands includes 
both lands wholly or partially utilized for industrial related purposes; these lands may have additional 
development capacity.  
 

                                        
3See Metro Vancouver Regional Growth Strategy for regional land use designation mapping: 
www.metrovancouver.org/planning/development/strategy 
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5 Conclusions 
 

This study provides a profile of Metro Vancouver’s industrial land inventory as of mid 
2010 and compares these results to the 2005 inventory to assess changes in the land 
supply and characteristics over this period. 
 
For the 2010 inventory, there were 28,200 acres (11,400 ha) of industrial land in Metro 
Vancouver.  Approximately 76% of the industrial land, or 21,600 acres (8,700 ha), was 
developed.  The remaining 24% of the industrial land, or 6,600 acres (2,700 ha), was 
vacant (designated for industrial, but not utilized for industrial purposes). 
 
In 2010, approximately 61% of the region’s total industrial land supply was located 
south of the Fraser River (including Richmond).  Of the vacant industrial land, 75% 
was located south of the Fraser River (including Richmond), with an additional 15% 
located in Ridge-Meadows.  The City of Surrey alone contained 35% of the region’s 
vacant industrial land supply, while the North Shore and City of Vancouver each had 
only 1%. 
 
For 2010, approximately 43% (9,300 acres) of the developed industrial land was in the 
form of parcels less than 5 acres in size, and 27% (5,900 acres) in the form of parcels 
greater than 20 acres in size.  Of the vacant industrial land (6,600 acres), 
approximately 29% (1,900 acres) was in the form of parcels less than 5 acres in size, 
and 45% (3,000 acres) in the form of parcels greater than 20 acres in size.  
 
In 2005 (based on the revised inventory and methodology), there were 27,000 acres 
(10,900 ha) of industrial land in Metro Vancouver.  Approximately 20,400 acres (8,200 
ha) were developed, and 6,600 acres (2,700 ha) vacant.  
 
Between 2005 and 2010, there was a net increase in the total industrial land inventory 
in the region of 1,226 acres (a 4.5% increase over the period); this comprised a 
notable net increase in the amount of developed lands (1,242 acres), and a minor net 
decrease in the amount of vacant lands (16 acres). 
 
The net change in the developed industrial inventory over the 2005 to 2010 period was 
1,242 acres, which represents the net absorption.  This can be attributed to previously 
vacant (or used for other purposes) lands that became developed as industry (as 
defined in this study) and added to the industrial inventory of developed lands.  This 
was the net industrial land absorption, reflecting the many different additions and 
deletions to the inventory over this period.  This represented on average an annual 
absorption rate of approximately 250 acres for the five year period. 
 
It is important to note that the developable part of a significant portion of the vacant 
lands may be hindered by factors such as location, current uses, accessibility, lot 
assembly, market considerations, soil conditions, need for pre-loading or high 
development costs.  This study does not include a detailed assessment of potential 
development constraints, but cautions that such constraints could affect the 
availability, timing, and development potential of the vacant industrial land supply.  
However, at the same time, industrial lands currently considered developed may 
eventually re-develop at higher densities / intensities, and other lands may be added to 
the industrial inventory. 
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Further analysis of the activity of industrial lands in the region will be completed 
through separate detailed industrial land intensification / utilization / demand studies.  
The completion of this additional work will better inform the current and future industrial 
land situation in the region. In addition, the Metro Vancouver Regional Growth Strategy 
contains a number of performance measures which will be used to track land supply, 
vacancy rates, employment, and a number of other measures. 
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Appendix B: Industrial Lands Task Group 
 

Metro Vancouver Staff:   
Eric Aderneck, Regional Planner  
Bob Denboer, Senior Planning Analyst 
Terry Hoff, Senior Regional Planner 
Christina DeMarco, Regional Development Division Manager 
 
Task Group Members: 
 

First Name Last Name Position Organization 
Michael Allen Associate - Industrial Sales 

& Leasing 
Avison Young 

Jim Anholt Project Manager Ministry of Small Business, Technology 
& Economic Dept - Asia Pacific, Trade & 
Investment Division 

Carolyn Armanini  Planner City of New Westminster 
Lee Blanchard Vice President, Investment 

Sales 
Cushman & Wakefield Ltd. 

Russ Bougie Vice President Colliers International 
Mike Brown Senior Planner Vancouver Airport Authority 
Holger  Burke Planner City of Richmond 
Chris Clibbon Planner City of Vancouver 
Paul Crawford Manager, Long Range 

Planning  
Township of Langley 

Ed Ferreira Vice President CB Richard Ellis 
Michelle Gaudry Policy Coordinator BIEAP/FREMP 
Dave Gormley  Vice President, Land 

Development 
The Beedie Group (UDI Rep.) 

Bev Grieve Manager of Planning City of New Westminster 
Mark Hallam  Manager - Property 

Development and Marketing 
Ministry of Transportation - Land 
Management Branch 

David Hawkins Policy Planner District of North Vancouver 
Aubrey Jensen Planner City of Coquitlam 
Stuart Jones Senior Planner City of Surrey 
Bob Laurie Executive Vice President Sequel IRM Inc. (Board of Trade Rep.) 
Yvette Luke Senior Planner Corporation of Delta 
Nancy McLean Planner II Corporation of Delta 
Jennifer Natland  Senior Planner Port Metro Vancouver 
Jeff Rank Managing Director Cushman & Wakefield Ltd. 
Eric Vance Principal Eric Vance & Associates 
Jamie Vann Struth Principal Vann Struth Consulting Group 
Andrea Welburn  Research and Information 

Manager 
Cushman & Wakefield Ltd. 

Richard Wozny Principal Site Economics Ltd. 
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Appendix C: Municipal Inventories  
 

Table C-1: Total Industrial Land Supply by Subregion and Municipality, 2010 
 

Developed Vacant Total
Industrial Land Industrial Land Industrial Land Regional

Municipality / Subregion (Acres) (Acres) (Acres) Share
Burnaby 2,845                 294                    3,139                 11.1%
New West 396                    55                      451                    1.6%
Burnaby / New West. Subtotal 3,241                 349                    3,590                 12.7%
Delta 2,860                 734                    3,594                 12.7%
Tsawwassen First Nation -                     332                    332                    1.2%
Delta / TFN Subtotal 2,860                 1,066                 3,926                 13.9%
Langley City 210                    8                        218                    0.8%
Langley Township 1,619                 666                    2,285                 8.1%
Langleys Subtotal 1,829                 674                    2,503                 8.9%
North Vancouver City 324                    13                      337                    1.2%
North Vancouver District 631                    46                      677                    2.4%
North Shore Subtotal 955                    59                      1,014                 3.6%
Coquitlam 809                    34                      843                    3.0%
Port Coquitlam 952                    119                    1,071                 3.8%
Port Moody 1,109                 30                      1,139                 4.0%
Northeast Sector Subtotal 2,870                 183                    3,053                 10.8%
Richmond 3,552                 935                    4,487                 15.9%
Richmond Subtotal 3,552                 935                    4,487                 15.9%
Maple Ridge 473                    765                    1,238                 4.4%
Pitt Meadows 281                    243                    524                    1.9%
Ridge - Meadows Subtotal 754                    1,008                 1,762                 6.2%
Surrey 4,041                 2,293                 6,334                 22.4%
Surrey / White Rock Subtotal 4,041                 2,293                 6,334                 22.4%
Vancouver 1,510                 67                      1,577                 5.6%
Vancouver Subtotal 1,510                 67                      1,577                 5.6%
Metro Vancouver 21,612               6,634                 28,246               100.0%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently utilized 
for industrial activity; this may include properties with non-industrial uses, as well as properties having 
environmental and other constraints on development.  The term developed industrial lands includes both lands 
wholly or partially utilized for industrial related purposes; these lands may have additional development capacity.  
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Table C-2: Parcel Size of Developed Industrial Land by Subregion and Municipality, 2010 
 

Less than 1 acre to 5 acres to 10 acres to 20 acres to 50 acres Total 
Municipality / Subregion 1 acre 4.9 acres 9.9 acres 19.9 acres 49.9 acres and over Land Area
Burnaby 305            967            416            361            266            530            2,845         
New West 31              127            107            60              71              -             396            
Burnaby / New West. Subtotal 336            1,094         523            421            337            530            3,241         
Delta 119            961            521            425            123            711            2,860         
Tsawwassen First Nation -             -             -             -             -             -             -             
Delta / TFN Subtotal 119            961            521            425            123            711            2,860         
Langley City 31              147            32              -             -             -             210            
Langley Township 89              701            392            296            141            -             1,619         
Langleys Subtotal 120            848            424            296            141            -             1,829         
North Vancouver City 28              75              26              14              102            79              324            
North Vancouver District 74              105            58              49              200            145            631            
North Shore Subtotal 102            180            84              63              302            224            955            
Coquitlam 33              433            131            100            50              62              809            
Port Coquitlam 54              220            185            145            -             348            952            
Port Moody 25              43              38              116            88              799            1,109         
Northeast Sector Subtotal 112            696            354            361            138            1,209         2,870         
Richmond 236            1,215         740            522            411            428            3,552         
Richmond Subtotal 236            1,215         740            522            411            428            3,552         
Maple Ridge 49              173            82              68              101            -             473            
Pitt Meadows 2                21              16              17              154            71              281            
Ridge - Meadows Subtotal 51              194            98              85              255            71              754            
Surrey 365            1,684         685            480            484            343            4,041         
Surrey / White Rock Subtotal 365            1,684         685            480            484            343            4,041         
Vancouver 355            607            206            143            28              171            1,510         
Vancouver Subtotal 355            607          206          143          28            171            1,510       
Metro Vancouver 1,796         7,479       3,635       2,796       2,219       3,687         21,612      
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently utilized 
for industrial activity; this may include properties with non-industrial uses, as well as properties having 
environmental and other constraints on development.  The term developed industrial lands includes both lands 
wholly or partially utilized for industrial related purposes; these lands may have additional development capacity.  
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Table C-3: Parcel Size of Vacant Industrial Land by Subregion and Municipality, 2010 
 

Less than 1 acre to 5 acres to 10 acres to 20 acres to 50 acres Total 
Municipality / Subregion 1 acre 4.9 acres 9.9 acres 19.9 acres 49.9 acres and over Land Area
Burnaby 39              51              36              93              75              -             294            
New West 5                12              -             -             38              -             55              
Burnaby / New West. Subtotal 44              63              36              93              113            -             349            
Delta 10              141            102            43              215            223            734            
Tsawwassen First Nation 1                9                10              36              158            118            332            
Delta / TFN Subtotal 11              150            112            79              373            341            1,066         
Langley City 6                2                -             -             -             -             8                
Langley Township 15              445            108            42              -             56              666            
Langleys Subtotal 21              447            108            42              -             56              674            
North Vancouver City 5                2                6                -             -             -             13              
North Vancouver District -             7                -             -             39              -             46              
North Shore Subtotal 5                9                6                -             39              -             59              
Coquitlam 3                16              15              -             -             -             34              
Port Coquitlam 5                19              32              24              39              -             119            
Port Moody 2                -             -             -             28              -             30              
Northeast Sector Subtotal 10              35              47              24              67              -             183            
Richmond 72              97              91              141            387            147            935            
Richmond Subtotal 72              97              91              141            387            147            935            
Maple Ridge 12              44              96              160            305            148            765            
Pitt Meadows 5                16              11              36              120            55              243            
Ridge - Meadows Subtotal 17              60              107            196            425            203            1,008         
Surrey 140            720            378            279            371            405            2,293         
Surrey / White Rock Subtotal 140            720            378            279            371            405            2,293         
Vancouver 8                36              7                16              -             -             67              
Vancouver Subtotal 8                36            7              16            -           -             67            
Metro Vancouver 328            1,617       892          870          1,775       1,152         6,634        
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently utilized 
for industrial activity; this may include properties with non-industrial uses, as well as properties having 
environmental and other constraints on development.  The term developed industrial lands includes both lands 
wholly or partially utilized for industrial related purposes; these lands may have additional development capacity.  
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Table C-4: Revised 2005 Industrial Land Inventory by Subregion and Municipality, 2005 
 

Developed Vacant Total
Industrial Land Industrial Land Industrial Land Regional

Municipality / Subregion (Acres) (Acres) (Acres) Share
Burnaby 2,752                 388                    3,140                 11.6%
New West 443                    8                        451                    1.7%
Burnaby / New West. Subtotal 3,195                 396                    3,591                 13.3%
Delta 2,771                 443                    3,214                 11.9%
Tsawwassen First Nation -                     -                     -                     0.0%
Delta / TFN Subtotal 2,771                 443                    3,214                 11.9%
Langley City 210                    8                        218                    0.8%
Langley Township 1,433                 770                    2,203                 8.2%
Langleys Subtotal 1,643                 778                    2,421                 9.0%
North Vancouver City 309                    28                      337                    1.2%
North Vancouver District 630                    47                      677                    2.5%
North Shore Subtotal 939                    75                      1,014                 3.8%
Coquitlam 800                    43                      843                    3.1%
Port Coquitlam 908                    164                    1,072                 4.0%
Port Moody 1,109                 30                      1,139                 4.2%
Northeast Sector Subtotal 2,817                 237                    3,054                 11.3%
Richmond 3,243                 1,244                 4,487                 16.6%
Richmond Subtotal 3,243                 1,244                 4,487                 16.6%
Maple Ridge 441                    692                    1,133                 4.2%
Pitt Meadows 188                    148                    336                    1.2%
Ridge - Meadows Subtotal 629                    840                    1,469                 5.4%
Surrey 3,628                 2,564                 6,192                 22.9%
Surrey / White Rock Subtotal 3,628                 2,564                 6,192                 22.9%
Vancouver 1,505                 73                      1,578                 5.8%
Vancouver Subtotal 1,505                 73                      1,578                 5.8%
Metro Vancouver 20,370               6,650                 27,020               100.0%  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently utilized 
for industrial activity; this may include properties with non-industrial uses, as well as properties having 
environmental and other constraints on development.  The term developed industrial lands includes both lands 
wholly or partially utilized for industrial related purposes; these lands may have additional development capacity.  
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Table C-5: Net Change in Industrial Land Inventory by Subregion and Municipality,  
2005-2010 
 

Net Change Net Change Net Change
Developed Vacant Total

Industrial Land Industrial Land Industrial Land
Municipality / Subregion (Acres) (Acres) (Acres)
Burnaby 93                      (94)                     (1)                       
New West (47)                     47                      -                     
Burnaby / New West. Subtotal 46                      (47)                     (1)                       
Delta 89                      291                    380                    
Tsawwassen First Nation -                     332                    332                    
Delta / TFN Subtotal 89                      623                    712                    
Langley City -                     -                     -                     
Langley Township 186                    (104)                   82                      
Langleys Subtotal 186                    (104)                   82                      
North Vancouver City 15                      (15)                     -                     
North Vancouver District 1                        (1)                       -                     
North Shore Subtotal 16                      (16)                     -                     
Coquitlam 9                        (9)                       -                     
Port Coquitlam 44                      (45)                     (1)                       
Port Moody -                     -                     -                     
Northeast Sector Subtotal 53                      (54)                     (1)                       
Richmond 309                    (309)                   -                     
Richmond Subtotal 309                    (309)                   -                     
Maple Ridge 32                      73                      105                    
Pitt Meadows 93                      95                      188                    
Ridge - Meadows Subtotal 125                    168                    293                    
Surrey 413                    (271)                   142                    
Surrey / White Rock Subtotal 413                    (271)                   142                    
Vancouver 5                        (6)                       (1)                       
Vancouver Subtotal 5                        (6)                       (1)                       
Metro Vancouver 1,242                 (16)                     1,226                  
 
Note: The term vacant industrial lands includes lands planned for future industrial use, but not currently utilized 
for industrial activity; this may include properties with non-industrial uses, as well as properties having 
environmental and other constraints on development.  The term developed industrial lands includes both lands 
wholly or partially utilized for industrial related purposes; these lands may have additional development capacity.  
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