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reports, newspaper and magazine articles, the Internet, and 

selected Masters' theses, 

A literature review was also conducted on social research 

methodology with a view to design and analysis of key informant 

interviews and a survey questionnaire. 

Kev Informant Interviews 

Key Informant Interviews (Klls) were used to gather qualitative 

information. These included planners, Dunbar residents and 

merchants -- the three major stakeholder groups in the planning 

of Dunbar. Interviews were carried out in various settings: in 

offices, over the telephone and on the Study site; they lasted from 

10 minutes to an hour. 

Key informants are listed in the References. They were selected 

by using the 'snowball sampling" technique. They were asked 

questions according to their role in the community. For example, 

the planners were asked, 

What factors contribute to a successful community retail 

district? 

What are the strengths and weaknesses of the Dunbar retail 

district? 

What can be done to strengthen the Dunbar retail district? 

The interview findings are variously reported and referenced in 

Chapters 2,3 and 4. 

Survev questionnaire 

An 'on-the-street' survey was developed to investigate the 

shopper characteristics and behaviour. It provides an 

understanding of shoppers' needs and preferences, expenditures, 

etc.; and their "appreciation" of the Dunbar retail district have a 

direct bearing on the viability of the district and its prospects for 

improvements. 

The questionnaire design, sampling and survey administration, 

and key findings are presented in Chapter 5. 

Site Visits 

The Study site was visited numerous times during the course of 

the research (May 1998 to February 1999) -- to conduct the 

shopper survey and to carry out "descriptive observation", a 

technique used to describe the setting, the people and the 

activities taking place at the site (Robson, 1993:300). 





PART I 

A study of retailing at the community level should begin with a 

review of some of the theory and trends on the retailing structure 

and patterning. Such makes it easier to understand where and 

how community retailing fits into the broader environment of 

neighbouhood and community. 

This chapter consists of two sections: The first discusses the 

urban retailing structure; the second traces the trends and forces 

that have been at work in shaping the North American retail 

environment since the beginning of this century. These trends 

are examined with an eye on their relevance to retailing in 

Vancouver generally, and Dunbar in particular. 

1 .I Retailing and Urban Settlement Patterning 

Retailing structure must be understood in conjunction with human 

settlement patterns; the two are inextricably linked. Jones and 

Simmons (1 987) describe the reciprocal relationship between 

retailing and human settlements: 

Villages, towns, and cities are as much a product of the distribution 
system as they are its cause. Stores serve the spatial markets 
represented by settiernents, but settlements are also built around 
retail and service adivities. (Jones and Simmons, 1990:142) 

The relationship between retailing and human settlement can best 

be understood through the theory of urban structure. Many land 

uselgrowth models have been developed, notably: the Concentric 

Zone Model, the Sector Model, and the Multiple-Nuclei Model 

(Whynne-Hammond, 1985232-234). The Concentric Zone 

Model, developed by Ernest Burgess in the 1920s, consists of a 

core or Central Business District (CBD) ringed by zones with 

different uses. Around the same time, the Sector Model was 

developed: owing to differential rental values within the city, the 

Sector Model takes on a radial pattern with sectors of different 

land uses radiating out from the CBD. With the advent of the 

automobile and subsequent decentralization, Hams and Ullman, 

in 1945, proposed a new form, the Multiple-nuclei model. It varies 

very much from the earlier models, in that it takes on a cellular 

structure with land uses not arranged in a predictable manner 

from the CBD outwards, It demonstrates that more than one 

centre can exist and, based on functional or market 

interdependencies, related or functionally-linked land uses will 
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Convenience store clusters 

Neighbouhood centres 

several communities. Most convenience and comparison goods 

can be found here, except for the most specialized commodities 

Community centres offered in the CBD or in idiosyncratic, specialization areas. 

Regional centres 

It is important to note that whether planned or unplanned, the 

Convenience store clusters comprises of between one and four 

business types; and they serve local residents living within 

walking distance - customarily a two- or three-block or 350-metre 

radius (Gamer, 1966:6). 

Neighbouhood centres are also intended to serve customers 

residing in the immediate vicinily; but they are a step up from the 

convenience cluster because they will likely have personal 

services such as a barber, a dry cleaner, etc., in addition to 

groceries and sundries. 

centres in each level of the hierarchy all share the same 

functional composition. Nevertheless, they can differ greatly in 

morphology, market composition and ownership. 

Berry's typology (Figure 1.2) further distinguishes Ribbons and 

Specialized Areas, each with sub categories, some of which can 

be subsumed within one or other of the five types of Centre. 

Ribbons are linear strings that develop along major transportation 

arterials. They can be either automobile-oriented (e.g . , highway 

commercial strips) or pedestrian-oriented (e.g., traditional 'main 

street'' type shopping shopping ribbon). Specialized areas contain 

Community centres have greater thresholds and rnarkeVtrade a number of functionally-related establishments; examples would 

areas. They serve the needs of an entire community -- each include furniture districts providing a range of home furnishing 

containing two or more neighbourhoods. In addition to a wide products from lamps to dining table sets, and medical centres. 

range of everyday goods and services, they will usually offer a 

range of "comparison goods" such as clothing and jewelry stores. Further, specialty retailers and business services can be 

dispersed or concentrated. Generally, merchants who offer 

Regional centres provide next-to-complete shopping and service highly-specialized products (such as collectors' items) do not 

facilities for a defined regional markevtrade area comprising need to be concentrated, while other specialty businesses take 





than altering or expanding the zone boundaries (City of Figure 1.3: Vancouver Commmial Structure 

Vancouver, 1971 :8). Vancouver's present retailing structure Source: Adapted from the City of Vancouver, 1979. 

(patterns) can be understood in relation to Christaller's hierarchy 

of centres and 6eny1s retail typology. A dearly discernible 

hierarchy of centres exists across the retail landscape; however, 

not all of the typological categories in Berry's model are found in 

Vancouver, 

According to a City of Vancouver report (1979), Vancouver's 

commercial areas have been categorized and depicted as shown 

in Figure 1.3: 

1 , Centres -- various 

2. General Business Areas 

Like Berry's Chicago model, Vancouver also has a retailing 

structure characterized by a hierarchy of centres; except that 

Vancouver's comprises only three, not four orders outside of the 

CBD. In order of ascending functional complexity, these are 

designated by the City (op. cit.) as local, district, and regional -- 
corresponding to 8erry1s neighbourhood, community, and regional 

'%en tres" (See Figure 1.2). 

Shopping 
Business Areas 

Central Business 

Regional 1-1 (e.g Oakridge) I 

(e.g. 1'' 8 Nanaimo) 1 
Highway Oriented 

Urban Arterial 
(e.g. Main Street) H 

Specialized 
(e.g. Ctr. Broadway) 







the intersedions of highways or major thomughfares; and they 

include large areas for free, on-site parking. 

Commonly, the shopping structures take on a box-like form, with 

little design or environment attractions to them. Compared to the 

traditional ribbon shopping areas, which evolved gradually over 

time, retail unit by unit, so to speak, planned shopping centres are 

less attractive in form and scale because of their standardized 

dimensions, overwhelming scales, etc. Though convenient and 

diverse and functionally-rich, they have created a retail landscape 

that is homogeneous and alienating to pedestrians (Knox, 

1994: 123). 

Despite the social policy critique and the perceived negative 

aspects of planned shopping centres, planners continue to 

support them - mainly because they 'remove' the traffic, noise 

and parking problems often associated with unplanned retail 

strips in residential communities such as we find in Dunbar (Jones 

and Simmons, 1991:218). Still, the late 1980s and decade of the 

1990s has been witness in every city to a revival and retail 

intensification along 'ribbon' - mainst reel-type environments - 

such as 17b Avenue SW and 4" Street SW in Calgary. 

The most recent trend is big-box" retailers -- typically chain 

stores. They are preferred tenants of the new shopping centre 

because they are 'less likely to default on payments due to the 

supporting network of their parent organizations and there is 

greater cash flow available due to their generally higher sales 

volumes"(Russell, 1 988: 18). 

They are also popular amongst consumers because of their 

abilities to offer more competitive prices and larger selection by 

capitalizing on the economies of scale (Barry, 1998). As 

'destination stores" that provide immense parking space and easy 

access, big box retailers are able to capture significant market 

share from the smaller, independent retailers. There are three 

main types: specialty stores, discount stores, and supercentres. 

Specialty stores have a single product line, and couM be anything 

from computers to eyeglasses: examples are Toys R Us, 

Chapters, The Gap. Discount stores contain a wide variety of 

products under one roof b provide for "one-stop shopping; 

Zellers and Wal-Mart are examples. Super-centers differ, in that 

they combine functions found in a supermarket and a discount 

store; a Canadian example of this is Coslco which sells groceries 



and a variety of non-food products. Big-box stores are generally 

not aeshetically-pleasing in design; very often they constitute 

eyesores because of their visual incompatibility with adjacent 

uses; and they contrast sharply with the customary, diversified 

retail streetscape that offer sociability as well as retail service. 

However, a recent study suggests that, although the megastores 

will continue to be major players in the retail environment, they 

are likely to reach a saturation limit over the next five to ten years 

(Barry, 1 998), 

1.3.4 Convenience store chains 

Convenience store chains are also transforming the retail 

landscape'. For purposes of the present Study, this is especially 

significant. Similar to big-box retailers, they are able to take 

advantage of the economies of scale and compete successfully 

with independently-owned competitors. This puts the position of 

smaller, convenience stores at stake; many neighbourhood mom- 

and-pop stores are finding it increasingly hard to survive. As 

demonstrated by a 30 percent decline in sales experienced by the 

- - - 

Foto Grocery -- a comer-store in the west end of Toronto that has 

been in business for close to 20 years -- small merchants have to 

work longer hours (13 hour days) in order to sustain their 

businesses (Globe and Mail, March 2 1999:A3). In Dunbar, the 

trend is equally apparent; independent grocers remain open 

during the weekend to compete a higher share of sales from the 

two Mac's convenience stores in the community. 

1.3.5 Neighburhood Specialty retailing 

Counteracting the large, corporate powers within retailing is the 

development of neighboumood specia/ty stores. They differ from 

the big-boxes in that they are usually relatively small in scale, 

independently owned, and offer unique, sometimes exotic 

products. Examples include gift boutiques, antique shops, and 

ethnic food stores. Moreover, these stores emphasize quality and 

service rather than quantity and price-efficiency, Neighbourhood, 

mainstreet-type specialty retailing is gaining ground in recent 

times, partly because of changes in demographics and lifestyles - 
aside from an increasing rejection of the sterility and anonymity of 

planned shopping centres (Foot, 1996: 103). 

A recent merger between two Canadian convenience store giants: 
Alimentation Couche-Tard Inc. and Silcorp Ltd, reinforces this trend. Under the 
deal, the merger will create 1,600 convenience stores and 435 gas station Into the 21 century, Canada is moving from a predominantly 
outlets stretching from Quebec to British Columbia, expecting annual sales of 
$1,6 billion (Globe and Mail. March 2 1999:B111. young to a predominantly middle-aged society. The one single 



age group, or the so-called baby-boomers- those born between 

1947 and 1966 - counts for one-third of Canada's population 

(Foot, 1995:105). The preeminence of this age group suggests 

there is a trend towards shopping environments that are more 

leisure-based and sociable, and that place more importance on 

convenience, quality, service and 'neighbourly" ambience. 

Neighbourhood specialty shopping areas provide just that; they 

ate close to people's homes, they offer unique experiences, and 

they encourage social interactions, Into the future, Dunbar will 

follow this trend and serve as a Neighbourhood specialty 

shopping district within the larger Vancouver retail landscape. 

1.3.6 Some Prospects: Return to Community District 

Retailing 

The malls won't disappear but their glory days are over. In the next 
20 years to come, the demographic shin will favour a revival of 
neighbouhood specialty stores supported by loyal customers for 
whom price is no longer the most important factor in a purchase 
decision. (Foot, 1995: 83) 

Very few regional shopping malls wilt be built within the next few 
years because they're so expensive ...I the] trend will be to smaller 
centres, a bunching of specialty shops or upscale neighbourhood 
and strip shopping areas close to customers. (Hall, 1986:38) 

small-scale, neighbourhood stores offering convenience, quality 

and senrice. Present societal conditions appear to move toward 

community district retailing; many studies seem to confirm a 

strong possibility that large-scale retail operations will reach their 

saturation level within the next decade (Barry, 1998; Foot, 1995, 

Ryan, 1994, Hall, 1986). 

In summary, the trends discussed in Section 1.3 have all, to some 

degree or other, impacted on the evolution of the Dunbar retail 

district. Particularly, neighbouhood specialty retailing plays an 

imperative role in the viability of Dunbar's business environment. 

Chapter 4 will return to neighbwhood retailing in the Dunbar 

district context, 

Presently, there are two counteracting trends at work: one led by 

megastores operating on economies of scale and the other by 



CHAPTER 2: RETAILING AND PLANNING 

The intent of this chapter is to discuss the role of retailing in 

community planning. It begins with a brief discussion on the 

urban village concept: a notion that has unveiled the importance 

of retail activities in building cohesive and people-oriented 

communities. It then identifies the key ingredients of a successful 

community shopping area for gauging the Dunbar study district in 

Part II. The last section (2.3) provides an account of the 

Vancouver planning policies and programs currently guiding retail 

development at the community level. 

Retailing plays a critical role in supporting local needs; and where 

retail activities congregate usually constitutes a focus for 

community energy and spirit. Such a focus point is indispensable 

in building a cohesive community where people can come 

together and join in community life: a vibrant community shopping 

district encourages social interactions, provides venues for 

cultural events, contributes to neighbourhood amenities, and 

creates jobs close to people's homes. 

-- -- 

Figure 2.1: A Vibrant Community Shopping District: 
Comfortable Sidewalk, Tree Pkntingc, Varhd 
Storefronts, etc. Source: Sucher, 1995 



2.1 The Urkn Village Concept 

The importance of retailing is possibly best embraced in the 

"Urban Villagen concept. Urban village refers to a city made up of 

"individual neighbouhoods with dynamic mixes of housing, shops 

and offices and by . ..human scale, intimacy.. .vibrant street lifen 

(Sucher, 1996:7) (See Figure 2.1). One of the earliest visions 

was Ebeneezer Howard's idea of a "Garden City". Proposed in 

the late nineteenth century, Howard's plan was based on a new 

kind of communitylsettlement that embodied the best of both 

worlds: the natural setting and social connections of the rural 

village and the services and cultural amenities of a village-scaled 

town centre (LeGates and Stout, 1996:345). Thus, Garden City 

was to consist of a clearly recognizable, spatially-defined and 

circumscribed town centre that provides a focus for social 

interaction as well as retail services. Differing land uses 

(residential, commercial, transportation) were to be overlapped to 

produce dense developments that allowed resident to walk to the 

town centre within a short period of time. 

In the 1960s, sociologist Herbert Gans used the term "urban 

villagers" to describe groups of both inner city and suburban 

dwellers in Boston who still maintained a lifestyle that very much 

reflected their pre-existing village-like, physical environments, 

cultures and personalities. A more contemporary notion of urban 

village emanated from the New Urbanism movement (Duany and 

Plater-Zyberk, 1991: Calthorpe, 1993). The main thrust is to 

design compact communities that are self-sufficient in amenils, 

shops and housing and made up of physical elements that are 

friendly and inviting to pedestrians. 

Thus, the term 'Urban Villagem reflects a blend of the modem and 

the traditional; but it cries out all the contradictory feelings that 

people have about the places they live in. On the one hand, they 

want familiarity -- a sense of belonging in their local social 

network; on the other hand, people want anonymity - privacy in 

pursuing their interests and domestic life. This tension between 

the social and the anonymous minors the two counteracting 

retailing trends presently at work, viz., neighbouhood specialty 

stores in community retail districts versus big-box retail chains 

located on the suburban peripheries. People value the personal 

contacts and the sense of intimacy in neighbourhood specialty 

stores, and yet they also desire the diversity in choice and the 

anonymity when shopping in big-box centres. A well-conceived 

urban village seeks to create a living environment that combines 

the physical compactness and diversity of the city with the social 

intimacy and familiarity of the "local", the 'village". 
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-- - -- 

are organized around the Historic Town and the Festival 

Marketplace themes, respectively. 

2, Qualitv of Public Soaces 

Public spaces refer to the spaces between the storefront and the 

sidewalk curb, and any other open spaces between and around 

buildings. The quality of public spaces is determined by a range 

of physical characteristics, such as the design of building facades, 

the availability of street furniture, and the cleanliness of the area. 

Generally, there is a positive correlation between the quality of 

public space and the level of social activities. As Gehl (1987) 

observes: 

In streets and city spaces of poor quality, only the bare minimum of 
activity takes place, People hurry home. 

In a good environment, a completely different, broad spectrum of 
human activities is possible. 

In this sense, the quality of street and other public spaces is an 

important factor for planning lively shopping districts. Attractive, 

pleasant and secure public spaces not only draw people to a 

shopping district, they also encourage people to linger, socialize 

and participate in other activities. When people socialize and 

-- -- - -- 

enjoy being there, they tend to extend their stay, which then 

increases the frequency of patronizing stores. 

Many elements go into making good public spaces; for example, 

width of sidewalk, basic street provisions for comfortable walking 

and sitting, weather protection, building f e e  design, and 

vegetation. Appropriate sidewalk width for a shopping street is a 

highly subjective matter because the 'tolerances and demands for 

space vary a great deal from person to person, within groups of 

people, and from situation to situalion" (Gehl, 1987:135). In 

general, a desirable width allows two groups of people of 2 to 4 

persons to pass each other comfortably from opposite directions 

without too much adjustment to continuing on their way (Sucher, 

1995:30). See Figure 2.1. Width of sidewalk must not be so wide 

as to destroy the feeling of intimacy on the street. For sitting, if 

there are no such provisions, people generally do not stay long in 

an area. Common forms of seating on a retail street are public 

benches and cafb chairs. People like watching other people and 

observing the activities happening on the street. Gehl's (1987: 

29) research has shown that the most-used seats are those with a 

view of intense pedestrian activity (Figure 2.3). 





3, Parkina and Accessibility It is a skeet dearly designed for people to be on, to walk, to meet, to 
talk. And it succeeds. The wide, central, bee-lined and canopied 
promenade, a focus for walking, with cartways for aulomobiks 
pushed to the sides in grand reversal of the norm, is a sttoke of 

Success of a community shopping district depends very much on genius thal eslablishes the social orientations of the street. 

convenient parking. The most successful districts are those that 

allow the coexistence of moving and curb-side parked cars and Figure 2.4: The RamMac: P e t r i a n  Seating on the 
Central Promenad8 with Namm Car Lane8 

people -- not their wide separation, as in shopping malls. Behind Source: Jacobs, 1993, 

Therefore, the solution is not to fully eliminate car traffic in a 

shopping area (as in the case of a mall) but instead to find ways 

to calm car traffic so that cars can come and go without 

threatening the safety of pedestrians. There are many ways to 

"calmn traffic in shopping districts. One is to narrow the streets for 

car use and devote the gained spaces to pedestrians, plants, and 

street furniture, 

Some streets are, however, made wider than they need to be to 

accommodate traffic at present and in likely the future. Dunbar, 

the main thoroughfare that runs through the three shopping sub- 

areas, is one such example; it could be narrowed. The 

dimensioning of Dunbar will be discussed in Chapter 4. 

A good European example of a street that allows for the peaceful 

co-existence of people and cars is the "Ramblas" in Barcelona, 

Spain. As Jacobs (1 393) describes it: 
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The beauty of this commercial boulevard lies in its ability to give 

the right-of-way to pedestrians by placing the main pedestrian 

walk in the centre while at the same time accommodating car 

traffic by allowing cars to arrive and park in the two, nanow- 

driving and one parking-lane on each side of the walkway. A 

different, Canadian example exists in Granville Island, Vancouver. 

There, the combination of cars, bikes, pedestrians and transit use 

and the various types of parking, including free surface parking 

and paid lots, all contribute to making the area easily accessible 

and convenient for its shoppers. Traffic moves at speeds of only 

5 to 10 kilometres per hour. In Kenisdale, Vancouver, the use of 

different paving material at key intersections and the provision of 

a free, underground parking lo! half a block from the main 

shopping street make it a desirable community shopping district. 

4, Neighbourina Uses and Amenities 

Normally, a community shopping district is abutted by residences 

comprising mostly of single-detached homes. The surrounding 

residential population -- along with those living in apartments 

situated above retail stores -- very much determines the character 

and 'magnetism' of the retail district. A local retail district 

surrounded by low-income groups will be very different from one 

supported by higher income households. In addition, community 

- - -- - - -- - -- 

retail districts are commonly surrounded by, or sometimes contain 

within them, neighbouhood amenities. Neghbouhood amenities 

refers to all the environmental features and civic services that 

contribute to a more convenient and enjoyable life: for example, 

parks, library, movie theatre, community centre, sporting facilities, 

etc. Amenities can sometimes serve to draw shoppers horn 

outside the market area of the neighburhood. In Chapter 4, the 

Dunbar amenities are discussed, 

5. Community Theme 

Another idea that is supposed to add to the success of a 

community shopping district is the presence of a unifying 

community theme. Schofield (1998) argues that a theme can help 

to strengthen community identity by involving elements that tell 

the history and character of the local culture and residents. A 

unifying community theme is said to reinforce the connection 

between residents and their community by adding to their sense 

of home and place. 

Today, many new communities are designed with a central theme 

for marketing. Mackenzie Towne in Calgary, for example, 

captivates homebuyers by the 'Olde Towne" theme, a 

combination of 'Georgian' townhouses and ranch-like single- 
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Specialty retailing creates a unique shopping environment by 

offering functions with a specific product focus; for example, 

antiques and art, ethnic foods and restaurants and ban. People 

patronize these areas for the convenience of onestop 

comparison and, sometimes, for goods not available elsewhere. 

The intersection of Main Street and West 49m Avenue in 

Vancouver is one example of a local, specialty retail district. 

Referred to as the "Indian Market*, the area sells a range of ethnic 

products from exotic spices to traditional lndian sarees. Similarly, 

the retail strip between West Broadway and West 5m Avenue on 

Granville Street in Vancouver specializes in antiques and art. In 

Calgary, the Westhills factory outlet area represents specialty 

retailing in an outlying suburban setting, providing selections of 

brand name fashions at discount prices. 

Finally, many community shopping districts fall under the 

ueclectic"retailing group. Since the 1970s, demographic and 

lifestyles shifts have led to changing demands in community retail 

districts (Foot, 1996: 83). Many have diversified in function in 

order to sewe a wider clientele and to stay competitive. Fourth 

Avenue in Vancouver and the Kensington area in Calgav are 

good examples: both are characterized by compact streetfronts 

lined with small, individualized stores with a rich mix of products 

and services. Like specialty retail areas, these community 

shopping areas with an eclectic mix of functions draw people fmm 

'ci ty-wide'. 

The three district categories just outlined are not necessarily 

mutually exclusive; many community retail districts are hybrids 

and take on a considerable number of functions that fall outside of 

any one particular retail concentration. Dunbar follows a 

convenience retailing focus, although it also exhibits 

characteristics of specialty and eclectic retailing. 

7, Market composition 

The success of a district depends largely on the characteristics of 

its market. A market refers to a a t  of consumen. According to 

Jones and Simmons (1990), a retail market can be defined by: 

Location 

Income 

Demographics 

Lifestyle 

location: A market is defined by location: it refers b a set of 

consumers contained within a spatial unit such as a 

neighbourhood, a community district, or a metropolitan region. 



Income: Incomes is a key aspect. Different groups have varying 

levels of purchasing power and thus capture uneven shares of the 

market. Market size, when defined by income, is measured in 

monetary terms - i.e., number of households x household 

income. Income determines purchasing power and also shopping 

patterns in space. Certain retail businesses will depend on 

specific income levels. Thus, for example, high-income groups 

are more likely to patronize up-scale restaurants than will low- 

income groups. 

Demographics: Population is broken down into different groups, 

by age and sex; demographic structure of the market population 

greatly affects the mix of products in a district. Variations in 

household compositions generate different demands for retail 

products. For example, a retail district in a suburban residential 

community consists primarily of family-oriented businesses such 

as children's clothing and family restaurants; whereas an inner- 

city-yuppies district, with predominantly singles and young 

couples, will be occupied mainly by bars and fashion boutiques. 

Lifestyle: Within a spatial unit (e.g, a neighbourhood), there is 

diversity of lifestyles and preferences. Ethnicity is the main 

determinant of lifestyle sub-markets. For example, asians have 

distinct food preferences, as do Europeans or Africans. 

The four market composition characteristics - location, income, 

demographics and lifestyle - discussed above will be examined in 

the Dunbar context in Chapter 3. 

8, Com~etition/Trade Area 

Location plays a strategic role. A retailer is likely to succeed 

when it locates in an area where the demand for its specialization 

is high andlor is not being met by existing businesses. Where 

demand is relatively low and when there are many competitors 

offering similar products in close proximity, success is less 

probable. When planning takes place, one needs to be 

concemed only with the retail centres on the same level of the 

retail hierarchy as the intended location. For example: a 

community grocer serving the immediate neighbourhood does not 

need to be too concerned with a chain supermarket in a regional 

shopping mall located 20 city blocks away. Although it is likely 

that major patrons of the grocery store also make occasional trips 

to the regional supermarket, the supenarkel is likely to have little 

effect on the competitiveness of local grocer in a neighbourhood. 

When a store offering highly-demanded prcducts is introduced to 

a particular retail district, it can pull market shares from its 

competitors - either within the district or from other districts. Such 



effects appear to be stronger in community shopping districts than 

downtown or regional shopping centres. In Kemsdak, the 

establishment of a GAP and several up-scale clothing boutiques 

has increased its competitiveness by offering comparison 

products unavailable in nearby shopping districts. The location of 

similar stores in a regional centre or the CBD would not have the 

same effect because these centres already offer functions of 

equal ranking. 

Thus, for a community retail district to increase its 

competitiveness, it needs to distinguish itself from competitors. 

To capture a greater market share, it will have to identify the retail 

products and features that serve as the main draws for its 

customers, and then focus in and expand on them accordingly. 

Chapter 4 and 5 will identify and analyze the assets and 

opportunities possessed by Dunbar; and Chapter 6 will discuss 

how Dunbar can capitalize on them to increase competitiveness 

and economic viability. 

9, Retail District lm~rovement Oraanizations 

Commonly, neighbourhood retail districts face factors - 
compelition, physical environment, etc. - that are favourable to 

the retail environment or threatening and problematic. Successful 

community retail districts tend to have a recognized management 

body that is able to deal effectively with these variable and 

various forces by uniting resources and professional talents to a 

common business front. There are two major forms of 

management: 

A. Merchant Associations 

B. Business Improvement Areas (BIAS) 

Merchant Associations 

A merchant association is formed by voluntary members 

consisting of merchants and property owners within a defined 

retail area. Merchant associations vary in effectiveness in dealing 

with problems confronting their business areas. Generally 

speaking, the most successful and stable associations are those 

with clearly defined missions; and they consist of members who 

have been in the area for a long time (Vaisbord, 1998, pers, 

comm.). Active leadership by a few skilled and knowledgeable 

members, combined with prolonged commitment by the 

members-at-large are key to organizational success. The West 

10lh Avenue Merchant's Association in Vancouver is one 

organization that has done well in improving the local business 

environment. Established for over 50 years, the association 
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metropolitan levels, community visioning delivers a true 

partnership building program between the City and its residents. 

The Visions Program is facilitated by a community liaison group, 

which consists of about 30 volunteers from Re community and 

represents a variety of in teresk, cultures, demographic 

characteristics and professions. Its role in Re Program is critical 

because it serves as the major linkage between the community 

and the city staff (Stekl, 1998, pers. comm.) Besides advising city 

staff on community involvement, they also serve a "watchdog" 

function in the process by making sure that community input is 

camed into subsequent stages of the program (Stekl, 1998, pers. 

comm). 

In January 1997, Dunbar was one of two pilot communities 

selected to test this new approach. According to Haw Weidner 

(1998), Dunbar was chosen because it had received very little 

previous attention from the City. Also, it has been a stable 

community with many long-lime residents who genuinely care 

about the future of their community. In the summer of 1997, a 

series of workshops and seminars were held. As well, an 

extensive survey, consisting of directions developed through 

workshop sessions, was conducted on community residents. 

Among the various topics addressed in the program 

(environment, transportation, housing, etc.) is the shopping 

environment. The workshop participants recognized the 

importance of the retail district in fostering community life in 

Dunbar and identified it as a major priority for improvement (City 

of Vancouver, 19985). The major issues concerning the Ounbar 

shopping district and the planning implementation strategies in 

resolving these will be discussed in chapters 4,5 and 6. 

2.3.2 Zoning Policy 

Zoning is probably the most important (though not exclusive) 

instrument at hand by which planning for the Dunbar retail district 

will be achieved. The following presents a summary view of the 

current and potential zoning situation. 

The Vancouver By-Law contains schedules for the various zoning 

districts (Zoning District Plan). The schedules outline the 

activitiesluses, land use-building densities, design compatibility 

and height restrictions. 

Retail uses in Vancouver are mostly contained within three zoning 

districts: i) Comprehensive Development, ii) Historic Area and iii) 

Commercial. Comprehensive Development zoning (CD) 

oversees areas that require special attention such as the 



Downtown, waterfront districts and neighbouhaods in transition. 

Each of the CD zones is accompanied by a separate by-law or an 

official development plan tailor-made to the intended form of 

development. Unlike other zonings that are, for the most part, 

exclusive to one type of land use, CD districts typically comprise 

several ditterent and varying land uses. 

The Historic Area District (HA) provides special measures for the 

development and preservation of areas with historic signit  ance; 

they permit a mixture of uses, including retailing business 

services and some types of manufacturing. Examples of HA 

districts include Gastown, Yaletown and Chinatown, all of which 

are major, inner-city shopping districts characterized by distinctive 

historic buildings and vibrant retailing activities. 

The Commercial Districts (C) governs most of the unplanned 

retail strips in suburban residential communities. It is intended to 

provide for commercial uses, predominantly retailing and personal 

services, in residential neighbourhoods (City of Vancouver, 1997). 

Among the categories under the Commercial Districts, C-1 and C- 

2 are !he most common zonings for community shopping districts; 

(see Table 2.1). Typically, C-1 zones contain small-scale 

convenience establishments (i.e. corner grocers and "mom & pop 

stores) and limited service functions to serve the needs of the 

- - - - - -- 

immediate neighbouhood. C-2 zones allow a broader range of 

goods and services, and they are intended to serve several 

neighbourhoods. Both zonings permit residential uses, as long as 

the architectural design is 'compatible" with commercial uses 

(City of Vancouver, 1997). In C-2 areas, buildings with only 

residential uses are also permitted in cases where commercial 

uses are considered unsuitable; although the guidelines do not 

make explicit what constitutes un-suitability (Neale Staniszkis Doll 

Architects, 1991:7). Whereas C-2 zones generally stretch along 

major streets in a ribbonlstrip fashion, C-1 zones are more 

localized and tend to take on a nodal form at minor intersections 

where traffic is less intense. The intended form of development is 

low-rise, at heights not exceeding 30 and 40 feet, in C-1 and C-2 

zones, respectively. In special cases where the design meets 

the relaxation conditions in the By-law, height relaxations may be 

permitted in C-2 at the discretion of the planning authority. 

For example, when a proposed development adjacent to a low- 

density residential zone will exceed the maximum allowable 

height, significant terracing of the upper storeys from the rear 

property is required to mitigate overshadowing and privacy 

invasion of the residences behind. Further, C-1 and C-2 have 

differen! floor space ratio (FSR) requirements. C-2 permits more 

total and residential floor space on a given lot than C-1, with an 



overall FSR of 3.0 and a residential FSR of 2.5, (as opposed to 

1.2 and 0.75 for C-1, respectively). This means that C-2 zones 

allow not just higher buildings but a higheredensity as well. FSR, 

in conjunction with height restrictions and other design regulations 

control the bulk of development while allowing developers certain 

freedom to decide on the placement and the height of the building 

on the lot, 

In summary: In community shopping districts, zoning regulations 

have worked only somewhat effectively toward minimizing 

adverse effects of retailing activities on adjacent residential 

neighbourhoods. At the same time, private market forces are 

constantly in tension with public regulatory controls. As 

communities grow, the push for development heightens because 

of increased needs in housing, retail and other services and 

amenities. Generally speaking, the situation is especially acute in 

Vancouver because of the city's natural geographic boundaries 

and limited amount of developable land. At a more local level - in 

Dunbar to be specific - development is picking up pace in 

response to the city-wide shortage of developable land. 

Development activities are mostly concentrated in the three C-2 

pockets that constitute the Dunbar retail district, due to untapped 

development potential existing in those zones after modifications 

in the Zoning By-Law. 

Table 2.1: C=l & C-2 Zoning DitMcb Source: Neale Staniszkis Ddl 
Architects 

Category C-1 C-2 

Permitted uses - commercial - commercial 

- commercial & - commercial 0 

residential if compatible residential if compatible 

in design in design 

- 'all-residential" if commercial 

deemed inappropriate 

Location - in suburban residential - in suburban residential 

neigh bouhoods neighbourhoods 

- secondary slreets - major streets 

and intersections and intersections 

Market area - immediate neighbourhood - several neighbourhaods 

Form - free-standing nodes - stripdribbons 

Building height - 30 feet - 40 feet (relaxation permitted) 

Floor Space Ratio - 1.2 overall - 3.0 overall 

- 0.75 residential - 2.5 residential 

Over the past few decades, Vancouver has had to adapt and 

accommodate zoning regulations to growth forces. There has 

been a move toward less rigid zoning application -- to allow more 

freedom in development. In particular, C-1 and C-2 zones were 



--  

lifted of housing disincentives in 1989'; this has led to an Mixed use development is not a new phenomenon or idea: it can 

intensification of housing developments in community shopping be traced back centuries to the earliest developments in cities and 

districts, often in the form of mixed use buildings. In Dunbar, over towns, including the early 20m century in Canada. Until the turn of 

the past five years or so, all new property developments in the C- this century, all land uses were intermixed; cities were compact, 

2 zones have been mixed use, and almost all reach the maximum and people did not have to travel far to obtain daily commodities 

allowable height in the By-law to maximize on the number of or services. Then came the intmduction of 'zoningn measures 

dwellings above the ground floor. This trend is expected to which developed such as to proscribe mixed uses. For many 

continue into the near future, as just within the last year, close to decades, planners used zoning to confine individual activities in 

five new development proposals have been put fomard in the single use zones believing that such a practice would 'remove 

Dunbar retail district. 'nonconforming' uses, and create 'tidier' and more ordered 

patterns of land usen (Coupland, 1997: 30). Intense uses such as 

2.3.3 Return to Mixed Use Property Development commercial and industrial were thought to be disruptive to the 

harmony of quiet residential neighbwhoods, creating nuisance 

Mixed use development commonly implies a building with a mix of and eyesore. In most cities of North America, efforts on 

residential and commercial uses. A mote specific definition is preven ling mixed uses have concentrated in residential areas. In 

provided by the Urban Land Institute (1987), which states that a commercial areas, the separation of uses has not been enforced 

mixed used development 'must have three or more significant as stringently. 

revenue-producing uses, with significant physical and functional 

integration (including uninterrupted pedestrian connections). In Vancouver, the first controls on commercial activities were 

introduced in 1928. Under Zoning By-law No. 2074, enacted in 

1930, commercial and industrial activities were not allowed to 

'Prior to 1989, developers were penalized for incorporating residential space in encroach into the adjacent residential zones (City of Vancouver, 
mixed-use projects. The penalty was imposed by the 'residentail floorspace 
multiplier', which reduces the total FSR allowable as more residential space is 1971 : 8). The more recent versions of the By-law (NO. 3575 and 
added, i.e. 1 square feet of residential space is equivalent to 2 X square feet in 
FSR calculation. No. 7841) have preserved the same zoning districts but moved 



toward a more favourable regulatory environment for mixed use 

developments. This is partly due to the increasingly apparent 

downsides of single-use areas, perceived by some as being 

'lifeless, inconvenient, and unappealing* (US Department of 

Housing and Urban Development, 1981 :41), and partly due to the 

rising demand in alternative forms of housing. 

In Commercial zones, residential frontage is restricted at grade to 

permit only entryways to dwelling units. This is to ensure the 

continuity of retail frontage, as well as to enhance the privacy of 

residential units (Neale Staniszkis Doll, 1991:7). In Vancouver, 

mixed use buildings typically consist of retailing on the ground 

level and residential andlor office uses on the upper floors. They 

range in size from the two stony buildings consisting of one or 

two dwelling units above one shop, to the much larger four storey 

structures comprising of multiple retail outlets and more than 50 

residential units. Over the past few decades, developments in 

Vancouver have followed the larger version to maximize the 

potential of scarce commercial property. 

Recent city policy orientations in Vancouver demonstrate a 

renewed interest in mixed use developments. In 1975, the City 

implemented a density bonus system as an incentive for 

developers to incorporate residential units within office 

developments in certain parts of Downtown. This was initiated as 

an efforl to spread population more evenly across Downtown, as 

prior regulations concentrated residential population in the West 

End, one of the densest residential areas in North America. 

Outside the CBD, mixed use developments have also been 

encouraged. Mixed use developments help to achieve Cityplan 

objectives such as the creation of more diversified forms of 

housing and the minimization of distances between home, 

services and amenities. Cityplan policies, combined with zoning 

amendments, have led to the spread of mixed use developments 

in Vancouver suburban communities. Between 1974 and 1985, 

over 150 mixed use buildings were built outside of the CBD, 

adding close to 1000 units to the Vancouver housing stock 

(Mclntyre, 1985:2). 

The renewed interest in mixed use development is due to two 

main reasons. First, it offers developers the most profitable uses 

of a site and allows the full development potential to be realized. 

Recent market conditions generate insufficient commercial floor 

space demand for developers to devote a building entirely to 

commercial uses. Demand for residential units in community 

retail districts, however, has been high. This explains why mixed 

use buildings rarely take advantage of the overall 3.0 FSR 

permitted in C-2 zones but instead maximize on the allowable 2.5 
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residential FSR. Mixed use developments allow developers to 

spread the risk between a retail and a residential component 

according to market conditions. 

Second, mixed use developments provide alternative forms of 

housing and increase housing choices for residents. More and 

more people are choosing to live in mixed use buildings because 

of the convenience of being able to work, shop and use amenities 

and setvices within proximity of their homes. In a residents 

survey conducted on mixed use living environment, close to 85% 

of the respondents reported either very satisfied or satisfied with 

their housing choice (Mclntyre, 1985). 

Apart from the practical reasons for mixed uses such as more 

housing choices and better investment value, mixed use 

developments also enhance community life. Research has 

shown that a stronger sense of community exists in mixed use 

neighburhoods than single-use areas (Nasar & Julian, 1995: 

178). Social interaction is more intense in mixed use areas 

because people are more likely to walk than use their cars for 

shopping and recreational trips. In this light, mixed use 

developments help to build more cohesive and healthier 

communities. 

- - - - - - - - - -  

With respect to Dunbar, mixed use development is likely to 

continue with the cunent demand in alternate forms of housing 

and the scarcity of developable land in Vancouver. City 

improvement programs and zoning, as discussed in Sections 

2.3.1 and 2.3.2, sewe as effective instruments in ensuring that 

mixed use developments occur in a manner that is consistent with 

the goals of the Cityplan, i.e, to create 'completen communities 

with well-defined 'Neighbourhood Centres". Chapter 6 will 

discuss how City programs and zoning could be used as part of 

an implementation proposal to revitalize the Dunbar retail district. 



PART II 

CHAPTER 3: DUNBAR COMMUNITY 

3.1 Origins 

Dunbar is among the earliest residential suburbs in Vancouver. It 

first appeared as "Dunbar Heights", in the old Municipality of Point 

Grey which amalgamated with Vancouver in 1929. Dunbar 

Heights was developed by Charles Trott Dunbar, a speculator 

who acquired large tracts of land. He distributed free calendars 

advertising "Dunbar Heights" and paid the B.C. Electric Railway 

Company (BCER) $35,000 to extend streetcar senrice to the area 

(Wynn & Oke, 96). This, along with other infrastructure 

improvements, including the paving of roads and sewer work, 

quickened the development of Dunbar in the 1920s. By 1929 

more than 80% of the 583 lots in Dunbar Heights were occupied. 

Like Kerrisdale, Kitsalano, and Fairview, Dunbar was another 

"suburban dream". The majority of residents were young couples 

employed in white-collar and skilled blue-collar professions. 

Gripped by the concept of "home", they settled in Dunbar to start 

their families away from the increasingly congested downtown. 

Many remained at the same address for years; although records 

also reveal that several blocks in Dunbar Heights had moderately 

high property turnover rates between 1921 and 1961 (Wynn & 

Oke, 1992:98). Even still, the fond memories of early residents 

documented in books and newspaper articles indicate that many 

grew up in the area and that at least some, if not most, felt a 

strong sense of belonging to the neighbourhood. 

Prior to the arrival of the streetcars, Dunbar depended on horse 

wagons to deliver daily goods such as milk, vegetables and wood 

(Diggins, December 7 1983). On can imagine the a~duousness 

of hauling goods up Dunbar hill, rising as high as 122 metres at 

Dunbar Street and 26h Avenue - recorded as the third highest 

point in Vancouver. 

3.2 The Community Today' 

Dunbar today is a mature, suburban community in Dunbar- 

Southlands, one of the 23 designated districts (Figure 3.1). The 

community is a relatively stable one: between 1986-1991, only 

47% of the residents moved, compared to 58% citywide. Stability 



is also reflected in the high rate of home ownership: in 1991,81% Figure 3.1: The Dunbar~Southkndr Dktrict 
Source: City of Vancouver, 1W. 

of dwellings were owner-occupied. 

The population is characterized by a high proportion of baby- 

boomers (born between 1947 and 1965). In 1991, they 

constituted one-third (32%) of the population. As the primary 

income-earning and child-rearing group, the boomers have 

significantly affected -- and will continue to influence -- the 

demand for housing, shopping facilities and recreational 

amenities. Children had also become a major population group: 

between 1986 and 1991, the under 14 ages had increased by 

16%. 

Dunbar is characterized by a population whose mother tongue is Dunbar is a fairly well-to-do community; household incomes are 

predominantly English. However, between 1971 and 1991, there relatively high: median income is $69.162 (1991), approximately 

was a significant increase in residents who identified Chinese as double that of the City-wide median. Only 10% of Dunbar 

their mother tongue. Chinese has replaced German as the residents are classified as low-income, as compared to 25% city- 

second most common mother tongue; and the proporlion of wide, 
residents of Chinese origin was 10% in 1991, 9% higher than in 

1971. 3.2.1 Community Organizations 

A number of community organizations exist in Dunbar. Two are of 

particular interest because of their role in the retail district: the 
' Information from this section is mostly drawn from Dunbar-Southlands: A 
Community Profile, Cily of Vancouver, 1994. 



Dunbar Business Association and the Dunbar Residents 

Association, 

The Business Association was formed by a small group of local 

merchants who saw the need for a united effort directed to 

improving the business environment. Although the organization is 

listed by the City as one of the "activen community groups, it is 

somewhat loosely formed and not yet very effective. Compared 

to its counterparts in other areas of the city, it has not been as 

successful in achieving a distinctive community business image. 

This is mostly due b a lack of consensus among merchants on 

'the issues", and thus failing to arrive at common goals. At 

present, the organization is not as active as it used to be; nor has 

it accomplished any improvements in the built environment or 

successfully shaped the district's destiny. 

The Dunbar Residents Association, on the other hand, is an 

active organization. There are 400 members, and the 

organization meets regularly to discuss and respond to all that 

affect the community, ranging from design to safety issues 

(Spielgement, 1997, pers. cornm.). Many members were adive 

participants in the "Dunbar Community Visions" workshops; some 

also belong to the Dunbar Liaison Group which selves as a 

"watchdog" to ensure that residents' input is fully and fairly 

represented. 

3.2.2 Zoning 

Dunbar is zoned for the most part as single-family residential, 
under RS-1 and RS-5 (Figure 3.2). RS-5 regulates most of 

Dunbar; it differs from RS-1 in that it enables the City to have 

more control over the appearance and desgn of the house. RS-5 

allows more floor space than RS-1 by requiring a design review 

that covers overall design, materials, landscape and detailing. It 

also encourages new houses to take on a traditional architectural 

style (circa late 1920s). In the northern part of the community -- 
north of 20th Avenue -- additional units or secondary suites within 

single-detached homes are permitted. Two-family dwellings are 

also found in Dunbar, but these are restricted to two small 

pockets adjacent to the three retail strips zoned C-2. 

The current zoning does not allow much for residential density 

andlor diversification in housing types, thereby limiting the size 

and composition of the local customer base. As will be proposed 

in Chapter 6, rezoning of certain residential areas is required to 

increase the economic viability of the Dunbar retail district. 



Flgun 3.2: Dunbar Zoning Dhkicts 3.3 Dunbar Street: Paat and Present 

Dunbar Street first came into existence in the 1910s in the old 

municipality of Point Grey. Streetcars came in 1913, with service 

every half hour from 10m Avenue to 41sl Avenue, routing via 

Crown, 16h Avenue and Dunbar (Diggins, 1983:36). In 1925, 

service expanded along Dunbar Street to connect West Point 

Grey with the Vancouver Downtown. By 1927, three streetcar 

routes operated on Dunbar. Gradually, Dunbar became a major 

neighbourhood street - houses interspersed with comer stores. 

The earliest retailing occurred at the intersection of 41a Avenue 

and Dunbar, a streetcar interchange at the time. Soon aftenward, 

businesses emerged in random, linear fashion along other 

sections of the street; specifically between 16n and 19m Avenues, 

and between 26b and 29m Avenues (See Figure 3.7). By the 

1930s, the physical boundary of the business areas on Dunbar 

Street had more or less taken shape; and these have changed 

little to present day. 

Dunbar Street is one of the four primary arterials in the 

community, along with Southwest Marine Drive, 41s' Avenue, and 

King Edward Avenue; see Figure 3.3 (City of Vancouver. 1997). It 

stretches 34 city-blocks north-south from 121 Avenue to South- 



west Marine Drive, close to 3.5 kilometres in length. The Street 

has an above-standard width, with a rightof-way of 26 metres, 

even though it consists of one lane of moving traffc and one 

parking lane on each side. Today, cars are often travelling at a 

speed at or over the limit of 50 kmhour. Thus, tralfic speed and 

pedestrian safety on Dunbar Street, especially along the retail 

stretches, are worries for local residents. The City Transportation 

Plan (1997) recognizes the potential of expanded pedestrian, 

bike, and transit uses along Dunbar Street. 

Dunbar Street is now experiencing unprecedented changes, 

particularly along the stretches within the three C-2 zones (Figure 

3.7). Recognizing its increasing importance as a city-wide 

transportation arterial and a community shopping street, the City, 

developers and residents are paying close attention to the street 

and its role in the community shopping district: Dunbar has been 

identified as a major place for improvement in the Community 

Visions Program; it has also become the target of many 

development ventures. 

Prior to the 1989 removal of residential penalties in C-2 districts 

Figure 3.3: Major Arterials Through P e  Dunbar Community 

(discussed in Section 2.3), developers have shown little interest in 

the Dunbar retail district (Vancouver Courier, 1997, April 23). I PUMAC~ APTW/*L - 
Currently, redevelopment is occurring at a startling pace: over the - j~cc;dnWY WfeC-t Nr 



past few years, two large-scale, mixed-use buildings have been 

constructed, and four more will begin construction shortly. All the 

projects involve tearing down one or two storey buildings and 

turning them into modem -- four-storey complexes with 

commercial on the ground level and residential units above. 

Some of them incorporate underground parking for housing units. 

This trend is expected to persist under the current provisions of C- 

2 zoning. 

With the recent mixed-use developments, Dunbar Street is 

entering another phase (Figure 3.4). Over the years, it has 

matured, slowly and gradually, and without active public 

- - 

Figure 3.4: A Recent Mixed-use Drvelopmnt on Dunbar 
Street: R m i b n c r  over Shop, Higher 
Architectural Profile, Higher Ikmity 

interventions that might direct or precipitate changes of a 
Figun 3.5: Original Buildings on Dunbar Street 

particular kind or character. Thus, the three Dunbar shopping 

sub-areas have taken on an otd, unplanned retail form, retaining , 1 '\ 
'i 

much of the original building structures (some of which were -.-. 
houses). See Figures 3.5 and 3.6. However, with recent 

j. 

changes in zoning regulations and market conditions, Dunbar 

Street is now destined to undergo dramatic transformations. 
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Dunbar Central (Fiaure 3.8) 

Dunbar Central is the main area within the dishict. It is defined by 

4 % blocks along 440 metres from King Edward Avenue to 30m 

Avenue. It is the heart of the community - the 'Neighbouhood 

Centren. With a lineal retail frontage of approximately two times of 

the North and South areas, Central is the largest, and consists of 

the widest variety of stores, sewices and activities. 

Three major recreational and cultural amenities belong to this 

area: the Dunbar Community Centre and Memorial Park West, 

located just a short block from its southern edge, and a 

community library on the comer of Dunbar and 29m Avenue. 

Dunbar Central is also the home to Vancouver's last, independent 

supermarket - Stong's; and a movie theatre until only recently, 

when development pressures forced its closure for a four-storey 

mixed use building. The west side of the street has a much better 

sense of retail continuity, as the storefronts are smaller and 

narrower. A strip mall and several larger structures dominate the 

east side, some of them occupying close to an entire city block for 

store space and customer parking. Most of the buildings in this 

area are no more than two storeys high, with a few exceptions on 

the northern edge of the shopping area, which is occupied by the 

two new four-storey mixed used buildings and an apartment 

building. 

Figure 3.8: Dunbar Central Building Footprint 





Dunbar South lFioure 3.10) 

Like Dunbar North, Dunbar South is also limited in the present 

range of retail functions and amenities. However, the junction 

with 41st Avenue does not act as much of an impediment to a 

successful retail area as in the case of Dunbar North because the 

terrain is more leveled and the intersecting street is not as wide. 

At present, Dunbar South is experiencing the most changes 

among the three areas. Three lots have been cleared and slated 

for development, including one on the comer of 41~1 Avenue and 

Coilingwood street that used to house a popular local grocery 

store. Just recently, an additional development proposal has 

been put forward for a stretch along 41st Avenue, which will result 

in the demolition of four small structures that have been in 

existence for a long time. Similar to recent developments in 

Central and North, these lots will be occupied by new mixed use 

buildings. Two of the four have a proposed height of four-storeys 

(maximum allowable height in C-2 zoning) and are immediately 

adjacent to quiet residential properties; consequently, they have 

not been well received by residents in the community. 

~p - - -- 

Figure 3.10: Dunbar South Building Footprint 

A 1998 study assessed the "completeness" of each of the sub- 

areas by using major amenities as an indicator (Table 3.2). The 

Vancouver CityPlan emphasizes the importance of "completen 

community shopping areas to provide residents with the most 

essential daily needs, as discussed previously in Section 2.2, 

Chapter 2. 



Needs may differ with individuals, but in general they refer to a 

basic range of goods and services and recreational provisions. 

Table 3.2 shows results that are consistent with the site 

evaluations given previously. Dunbar Central is by far the most 

complete out of the three sub-areas. Most of the major amenities 

can be found here, except for a gas station and a liquor store. 

Dunbar North, being the smallest and the least cohesive area, 

has the fewest number of amenities. Dunbar South is 

intermediate between the other two areas in terms of the level of 

amenities. Together, the three areas complement one another 

and provide the sum of daily needs to the Dunbar community. 

Table 3.2: Major Amenities in Dunbar Subareas 
Source: Bennett, 1998. 

3.4.1 Nature of Retail Burinesur in the Study District 

Park (blocks to) nearest) 
Pharmacy 
Professional Offices 
Supermarket 

To understand the nature of businesses in the Dunbar retail 

district, it is necessary to examine the numbers and types of 

stores within the study district. Tracing the changes in retail 

businesses over time will reveal the major trends that have 

occuned in Dunbar as well as indicate the stability of the study 

district. The conclusions from this section will provide a basis for 

thinking out future directions (Chapter 6). 

To examine this question I used the Vancouver City Directory and 

determined the nature of business change in the Dunbar 

shopping district over the last twenty years; the 1979 and 1998 

directories were consulted. The method of using directories to 

study the nature of business change has been used in many retail 

studies. Ratcliff (1949) successfully used this method to reveal 

and explain the changes occurring in the Madison CBD. Elsamny 

(1976) took it a step further by studying the evolving patterns of 

categories to predict the future of Robson Street, Vancouver. 

Although the directory method has sometimes been criticized for 

not being fully descriptive as to retail types -- and for lacking year- 

to-year consistency, it has proven useful when other sources of 

information are unattainable, 
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Services 

Services have increased at the expense of retail goods from 1979 

to 1999, The total number of services rose from 93 to 120, 

changing by +29%. The highest increases were in the Food and 

Beverage and Other Services Categories, with net gains of 11 

and 17 stores, respectively. This implies a shift in lifestyle over 

the last 20 years: Dining out has become an increasingly popular 

activity for Dunbar residents. Businesses in the Other Services 

Category have more than doubled, indicating that services have 

diversified in the Dunbar district. Another category that has 

experienced a relatively high increase is financial, as reflected by 

the high number of banks and real estate f i n s  presently in the 

district (refer to Appendix A for complete business listings). 

Decreases in services have mainly concentrated in the 

Automotive and Buildingllnstallationllool Repair categories. One 

reason for the decline in these businesses may be that their large 

space requirements no longer allow them to operate profitably 

with the rising rent levels in Dunbar. 

Total Goods and Services 

Overall, Dunbar experienced a net increase of 11 businesses in 

total goods and services from 1979 to 1999. This increase is not 

significant, considering that it was over a twenty-year period. The 

low gain in told businesses can be explained by two reasons. 

First, the population size of Dunbar has changed only slightly 

since the 19?0s, increasing from around 18,000 to 20,000 in the 

1990s. Such a small increase in the local threshold population 

means that the demand for goods and services has also 

remained relatively constant since the 1970s. Second, Dunbar 

businesses are confined within the three sub-areas (Central, 

North and South) by zoning regulations. Retail space is restricted 

to the ground level; therefore only a limited amount of space can 

be occupied by business operations. This further helps to explain 

why business increases have mainly been in the service rather 

than in the goods categories. Whereas services (many of which 

are of a commercial nature, i.e. professional offices) can kcate in 

upper floors, retail goods stores require ground Roor space to 

maximize sales from exposure to pedestrians. Recent mixed-use 

developments in Dunbar have increased the commercial floor 

space in Dunbar by extending vertically within the C-2 zoning 

boundaries. 

Stability of Businesses 

While the aggregate number of businesses had changed only 

slightly over the twenty-year period, the business turnover rate 



-- - - -- - - -- - 

had been significant. Out of the total of 170 businesses that Business turnover has been rapid over the past twenty years, 

operated in the study district in 1979, only 44 (25.88%) had despite little change in total number of businesses. 

remained by 1999. This means that close to threequarters of the 

businesses had either been displaced to locations outside the The above conclusions will be explored further in the situatiinal 

study district, or had been unable to continue their operations analysis (Chapter 4), and the shopper survey (Chapter 5). The 

altogether. Many of these were small, independently owned findings from these sections will be of particular impMtance for 

businesses, which were pushed out by rising rent levels within the the proposals in Chapter 6. 

study district. The quickening pace of new property 

developments over the past decade or so is partly responsible for 

the rapid business changeover within the study district. 

Summary of Trends 

A number of conclusions can be drawn for the district as a whole: 

Retail goods have declined in numbers and types. The 

proporlion of comparison goods (i.e. clothing, shoes, jewelry, 

etc.) has been low relative to convenience goods. 

Services have diversified in numbers and types, mostly in the 

financial, food and beverage and "other" services categories 

There has been an orientation toward more specialized 

products and services (i.e. food, gifts and novelties, 

professional and food and beverage services) 



Table 3.3: Business Change in the Dunbar Retail District, 19794999 

- .  

- - - . . - . . - - 
82. Building, installation and Tool Repair 

- - - - - - . - - 



CHAPTER 4: A SITUATIONAL ANALYSIS OF DUNBAR RETAIL DISTRICT 

This chapter discusses the weaknesses and threats, as well as 

the strengths and opportunities, presently experienced by the 

Dunbar retail district. This analysis, together with the survey 

findings reported in Chapter 5, will be used to identify some 

priorities for improvement in Chapter 6. 

"Taking in" Dunbar street, one is struck by the juxtapositions of 

the old and the new, the small and the large, the loud and the 

quiet, and the 'contradictory' streetscape elements between old 

housing units converted to retail and the recent, four-storey, 

modem structures that accommodate a mixture of uses. 

A general impression is that Dunbar lacks visual consistency and 

property upkeep. Graffiti claim their place on the side walls of 

buildings; and garbage receptacles are here and there filled to 

capacity. A sense of continuity is missing from the intermixing of 

old storefronts, modem glass openings and paved store-parking 

at the mall frontages. Outside some stores, people park hastily to 

purchase what they need, and within moments they are out of 

sight. Perhaps they are rushed for time, or perhaps they simply 

cannot find a place to sit and linger on the street. Yet those who 

do walk on the street seem to enjoy themselves, taking their time 

to go from store to store and occasionally stopping to carry on 

conversations with community people they know. Couples 

dressed in sporty attire stroll with their dogs toward the 

neighbouhood park. Others exit from the community library and 

head to the nearby coffee shop for an afternoon caffeine boost. 

On one comer, the shop owner of a food market asks an old 

woman how her son is doing while busy arranging the 

merchandise for sale. Here and there, people are running their 

errands from one store to another. The street is never 'saturated' 

with people, although it is evidently occupied by neighburhood 

residents lor most par! of the day. 

All this unfolds a picture of the contrasting characteristics of the 

Study district. On the one hand, it is ue~ed by problems of visual 

disharmony, inadequate maintenance and development 

pressures. On the other hand, it is gifted with friendly people, rich 

amenities and a local ambiance. More recently, the problems 

seem to have taken their toll and overshadowed the potential the 

Study district possesses as an attractive community shopping 

street. At present, Dunbar embodies few of the elements of a 

successful community retail district as postulated and discussed 

in Chapter 2. 
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4.1 Weaknesses and Threats 

Table 4.1 provides a summary view of the results of the 

situational analysis conducted on the Dunbar study site. 

Property Bl k h t 

Dunbar consists of many old buildings that are physically and 

functionally obsolete. Recent investment interests in properties 

along Dunbar Street have done little to improve the overall 

physical environment; they have concentrated mainly on the 

clearing of sibs to make room for new developments rather than 

the rehabilitation of old buildings. The un-attended and 

dilapidated structures speak to the presence of blight. Blight is 

commonly used by urban researchers to refer to the decline of a 

retail district (Berry, 1963; Jacobs, 1969; Elsamny , 1976). Blight 

can exist in many forms, and the forms of blight affecting Dunbar 

are largely physical and functional in nature. 

"Physical" blight is typically associated with older areas but can 

also occur in more recent areas where buildings are constructed 

poorly and inadequately maintained or rehabilitated. "Functional" 

blight occurs when changes in technology render the buildings in 

an area inefficient or obsolete. For one example: the size of 

many supermarkets built during the 1950s is now too small for 

profitable operations. Another example could be that old housing 

units originally converted to accommodate small-scale retail 

operations no longer provide adequate space for a new phase of 

business expansion. In Dunbar, physical and functional blights 

are present; but they are unevenly distfibuted along the street. 

Figure 4.1 shows a Dunbar building that suffers from physical 

andlor functional blights. 

Table 4.1: The Dunbar Study District: Weaknes8~ and 

Threats, Strengths and Opportunities 

Weaknesses 

- Property Blight 

- District Image 

- Business Cooperation 

- Traffic Volume and Speed 

- Merchandise Mix and Quality 

Threats 

- Retail Chain Stores 

- Ethnic Shifts 

- Competition from Adjacent Districts 

Strengths 

- Accessible Location 

- Relatively Stable Community 

- Local Atmosphere 

- Specialty Stores 

- Nearby Amenities 

Opportunities 

- Zoning Amendment 

- Community Visions 

- Business Improvement Area (BIA) 



Figure 4.1: Blight in Dunbar Dunbar environment. The reason for this is twofold: Independent 

property owners are reluctant to invest in their properties for fear 

of tax increases; in most cases, it is more economically beneficial 

for them to completely redevelop their property than to renovate 

the original building (Vaisbord, 1999, pers.comm). Tenants also 

avoid building rehabilitation due to the possibility of rent 

increases. Second, the unwillingness of small businesses to re- 

invest in the building is directly related to the viability of their 

business; many are struggling to stay afloat and are thus wary of 

large expenditures that may not produce a commensurate return. 

According to a study conducted by the City of Vancouver, 

approximately half of the structures were over 40 years of age in 

the Dunbar study area in 1970 (City of Vancouver, 1970). This 

figure has remained steady until recent years, when modifications 

in C-2 regulations fuelled some redevelopments in all three 

Dunbar shopping sub-areas. Still, a significant number of old 

buildings remain amidst the new developments. The 1970 study 

also assigned ratings based on building condition, general 

appearance, vitality and character of Vancouver districts. Dunbar 

received a rating of 2.65, well below the 2.90 benchmark for what 

was considered an "acceptable" condition. Blight has been a 

major feature for a long time; and it is still much a pan' of the 

District Image 

Adding to the issue of blight is a poor or unattractive street image. 

Along some stretches of the shopping district, particularly in 

Dunbar South, the sidewalks are "baren - they have liL 

vegetation and minimal street furniture (Figure 4.2). Besides the 

dully-designed lampposts and the widely spaced trees, nothing 

exists to provide shoppers the comfort of strolling along the 

streets. Few stores are adorned with interesting awnings or the 

kinds of signage that could help improve their look appeal to 

casual shopper or the visual stimulation and excitation that 

strolling shoppers like to enjoy. Street accessories such as 

benches and flower planlings are almost non-existent, apart from 
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lengthy shopping excursion on foot. Il hinders the possibility of automobile-oriented shopping complexes, where parking space is 

Dunbar succeeding as a pedestrian-oriented, community-theme abundant and shoppers are not required to share the rightaf-way 

district. Further, the width and slope of 16fi Avenue is particularly with cars. In the case of Dunbar, high levels of car traffic, if not 

troubling to pedestrians; and it too acts as an impediment to managed properly, can be detrimental to the pedestrian 

developing a cohesive shopping district. atmosphere that is so critical to its success. 

Figure 4.3: Heavy Tnffic and Pedestrian Unfriendly Retail Chain Stores 
WidthlEnvironmnt on Dun bar Street 

Dunbar has long been a shopping district occupied primarily by 

small, independently-owned businesses. However, the retail 
' landscape is gradually changing as more and more corporate 

I retailers move into the district. Retail chains are not altogether 

newcomers in Dunbar; among the earliest were Safeway and 

Shell (Vancouver City Diredwy, 1939), and prior to the 1950s 
rn only two or three retail chains were present at any one time. 

7;- Today, more than ten retail chains are present within Dunbar - 
including for example, the IGA supermarket, the Mac's 

[ convenience store, fast food outlets such as Dominoes Pizza and 

Subway, and a number of banks and gas stations. It is important 

to note that the retail chains operating in Dunbar are for the most 
On the other hand, high trafic volumes can be advantageous to part "convenience" type outlets. Unlike the neighbouring 
businesses, as they increase the threshold and range for a shopping dislricl, Kerrisdale, Dunbar has not seen the 
business zone by bringing in more shoppers from further appe,,,nc, of retail chains with a merchandise focus in 
distances. However, that is more the case for planned comparison goods (such as GAP, Shoe Strings, elc,), 



It seems reasonable to expect that retail chains will exert 

increasing preeminence on Dunbar's retail landscape in the not- 

loo-distant future. Only retail chains and extremely well-to-do 

individual businesses can afford the higher rents in the new, 

mixed-use structures, of which construction has quickened in 

Dunbar over the past decade. These new developments provide 

the wider storefront and larger space requirements desired by 

most chain stores. 

Retail chains pose a threat to Dunbar in so far as they radically 

alter its retail streetscape. The changes incurred by retail chains 

on traditional, 'unplanned' retail strips have been observed 

elsewhere in Vancouver. Along Robson Street many small 

businesses and narrow storefronts that once defined its unique 

flavour were displaced by chain stores with wide, architecturally- 

uniform facades. The same happened along West 4h Avenue 

and Broadway, although to a lesser degree. Although it is true 

that retail chains contribute to the vitality of a shopping district 

because of their immense draw of consumers, they can very 

much destroy the original character of a shopping district; and 

they usually create traffic and parking problems that arouse the 

concerns of nearby community residents. With redevelopment 

now occurring at a faster pace, Dunbar must manage the arrival 

of retail chains carefully if the intimacy and local nature of its 

- -- - ppp - - - - - 

shopping district, which are critical to the community identity, are 

to be preserved - and even enhanced. 

The Dunbar community was originally people of British descent; 

however, in recent years the anglophone population has dwindled 

in size and propodion. Particularly, there has been a dramatic 

increase in the Chinese ethnic group. From 1981 to 1991, the 

number of Chinese residents multiplied more than threefold, 

reaching a total of 2,050 (10.2%) from the original 590 residents 

(3.2%) in 1981 (City of Vancouver, 1994). Slighter increases 

were observed in the "Other" ethnic groups (mostly East Indian, 

Spanish, and Filipino), and Italians, which now account for about 

8% and I%, respectively, of the present population compared to 

6% and 0.2% in 1981. Accompanying these ethnic shifts, there 

was a net decrease of 355 (2.2%) in the number of English 

residents, 

These shifts in the ethnic profile can have significant implications 

for the local business environment. Already, several second-hand 

and consignment stores have been affected by the influx of 

affluent Chinese who are less inclined to patronize those stores 

than their Canadian-European neighbours. Generally, the 



- 

Chinese prefer to shop in areas with up-scale chain stores, as 

brand name producls are of more importance to them than price 

or convenience. Many of the long-time residents and merchants 

therefore see these recent ethnic shifts as a threat to the 

traditional identity of the Dunbar shopping district and to its 

prosperity as well (Wuschke, pen. comm.). The emergent ethnic 

Chinese market is already evident along Dunbar Street where 

merchants have included Chinese characters in their advertising 

signs to attract business from this newly-arrived consumer group. 

This trend can be viewed as more of an opportunity than a threat; 

the more diversified ethnic make-up of the community could lead 

to the emergence of more interesting and diversified businesses, 

thereby contributing to a revitalization of the Dunbar shopping 

district, 

Comwtition from Adiacent Districts 

Two major neighbouring shopping districts also serving a 

community function are Dunbar's major competitors. One is in 

Kenisdale, located approximately 10 city blocks east of Dunbar 

South at the intersection of West Boulevard and 4 l s t  Avenue 

(Figure 4.4). The other is in Point Grey, along 10m Avenue 

between Tolrnie and Discovery Streets. Both are "unplanned" 

pedestrian-oriented retail strips located in communities with 

similar population and income characteristics as the Dunbar 

district; and they both belong to the same hierarchical ranking as 

Dunbar within the Vancouver retail structure. 

Kemsdale is the single largest competitor because of its location 

on 41s '  Avenue, s h a d  by Dunbar South, and because of its 

more advanced shopping functions. Kenisdale offers a much 

wider selection of goods and services. In addit'in to a full range 

of convenience goods and sewices, and some of the city's most 

popular up-scale boutiques and specialty goods stores. 

Figure 4.4: Kerrisdale Retail District 
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It also embodies rich amenities that act as a draw for both "local" 

and unon-lacal" shoppers. Furthermore, the renewed interest in 

mixed-use property development sparked by recent changes in 

commercial zoning presents an opportunity to expand shopping 

facilities and customer base. 

In Chapter 6, a development scenario addressing some of the 

most important aspects identified in the situational analysis will be 

presented for the Dunbar retail district: 

A more attractive shopping environment providing better 

public spaces and safer streets for pedestrians shoppers. 

A stronger community focus with the concentration of retail 

activities in the ucenttal"location, 

An enhancement of existing amenities to capitalize on their 

abilities to draw shoppers from within and outside the 

community. 

A larger development envelope - through appropriate zoning 

measures - for mixed-use property developments and 

alternative housing to increase the level of retail goods and 

services and local customer base. 



CHAPTER 5: DUNBAR SHOPPER SURVEY=QUESTIONNAIRE: FINDINGS AND PROSPECTS FOR THE FUTURE 

This chapter looks at the distribution, preferences, and spending 

patterns of Dunbar shoppers. The findings will be used in the 

development of future directions and improvement measures for 

Dunbar in Chapter 6. Six issues are of interest: 

Where do Dunbar shoppers come from and how are they 

distributed spatially? - the "trade area* 

e What transportation did Dunbar shoppers use to amve at their 

destination? 

For what purposes do people go to Dunbar? and how often 

do they go there? 

Why do people choose to shop in Dunbar? and how satisfied 

are they with the types of goods and services offered there? 

Which other retail districts do Dunbar shoppen go to and 

why? - the 'competition" 

What is the spending behaviour of Dunbar shoppers? 

5.1 Dunbar Shopper Survey 

examine shopper origins, their needs and wants and spending 

behaviour (DeMarco, 1999, pers. comm.; Maas, 1998, p. 

comm). The survey consists of 15 questions, grouped into four 

parts, and was designed to take about five minutes to complete. 

A first draft, pre-survey questionnaire was conducted on 30 

pedestrians. During this test, it was found that some questions 

needed rewording; and the survey questions were therefore 

revised. 

Two researchers conducted the survey over a twoday period in 

February, 1999, including a weekday and a Saturday. The two 

interviewers stood in the approximate centre of each of the three 

sub-areas within the Dunbar district, one on each side of the 

street. Interviews proceeded randomly, by interviewing the first 

shopper to pass the interviewer after the completion of the 

previous interview; where the "first person" declined, the interview 

was conducted on the next willing shopper to pass the 

in terviewee, 

To answer the above questions, an on-site shopper survey was One hundred survey-questionnaires were conducted - a standard 

developed (Appendix A). Such surveys are commonly used to sample size for a population of around 25,000 (Maas, pers. 
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cornm, 1999); the residential population of Dunbar in 1991 being density of home locations fall, a method used by a City of Calgary 

20,535. retail study (1993). According to the study, this is the preferred 

method because it represents actual shopping behaviour and 

5.2 Survey-Qurtionnaire Results automatically accounts for all the major trade area-affecting 

variables including ease of access, physical barriers and 

5.2.1 Shopper Origins and Distribution merchandize mix, 

T r i ~  oriain Figure 5.1 : Trip Origin 

Figure 5.1 shows that the majority of shoppers arrived at the 

survey point from 'home". Only minor shares of customers came 

from 'Work" and "Other" originating points. Thus, Dunbar mostly 

depends on the local community residential population for the 

supporl of its businesses. The low workers population reflects the 

location of Dunbar in a quiet residential suburb, where office 

space is as yet very limited. 

Other 

To find out the geographical distribution of Dunbar shoppers, 

respondents were also asked for the closest intersection to their 

points of origin. The locations are mapped and presented in 

Figure 5.2. As Figure 5.2 shows, the majority of survey 

respondents come from the immediate vicinity of the Dunbar retail 

district, with 64% in the primary trade area. The primary trade 

area was determined by delineating the area in which the highest 







These data indicate that people generally do not go to Dunbar Survey parlicipants were also asked how often they visit the 

with the "window shopping" or "just looking" attitude. This may be Dunbar retail district. Close to hvo-thirds of them (64%) 

due to the low selection of comparison goods in the district as responded 'more than once a week' (Table 5.1). This allows us to 

concluded in Section 4.1, suggest that Dunbar can be easily accessed by most of its 

shoppers. It also suggests that Dunbat serves a convenience 

The respondents who stated "Other" purposes were primarily in function, in that people frequent it for everyday needs. 

the district for a walk; but they had no intentions of patronizing the 

stores or services. A few indicated they were in the district Table 5.1 : Trip Frequency 

because of an amenity -- such as the library or the park -- 
supporting the finding that amenities can and do draw people to a 

shopping district (Chapter 4). 

Figure 5.5: Trip Purpose 

60 The 13% of shoppers who patronize Dunbar once a month or less 

Trip Frequency 
Everyday 
2-3 times a week 
Once a week 
Once every 2 weeks 
Once a month or less 
Total 

mostly came to the district for special items such as antiques and 

consignment clothing. This indicates that certain stores in Dunbar 

appeal to consumer from further distances. 

Percent 
19 
45 
15 
8 

13 
100 

52.4 Dunbar District Selection Factors 

The district selection factors provide information on why the 

respondents choose to shop in the Dunbar district. In this 



context, survey participants were also asked for suggestions on one task in a single trip to Dunbar, e.g, shop after exercising in 

additional retail businesses in the Dunbar shopping district they 

feel help to better satisfy their expectations and needs. 

As expected, convenience is by far the most stated reason why 

respondents choose to shop in Dunbar. As Figure 5.6 shows, 

54% of responses were uconvenience", followed by 20% 'types of 

storesn and 16% "other". Shoppers were asked to name specific 

stores that they visit regularly; Table 5.2 provides a list of the 

most frequently named stores. Stong's supermarket bps the list 

with 28 frequency counts, or 17% of the total responses. The 

majority of other named businesses were also of a convenience 

nature, such as Home Hardware and Money's Drycleaning. It is 

noteworthy that four of the businesses - Shopper's Drug Marl, 

IGA, Starbucks and Macs - are retail chains, indicating the chain 

stores are gaining a stronghold in Dunbar. The only comparison 

goods store in the list is Cheapskates (consignment clothing and 

sporting equipment). 

the park. 

Figun 5.8: Reasons for selecting Dunbar 
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Table 5.2: Businesses Moat Frequented by Suwey Respondents 

Shopper's Drug Mart 
Home Hardware 

Shoppers who responded 'Othel' mainly said that they patronize 

Starbucks 
Canadian-Italian Deli 

25 
15 

15 
9 

13 
12 

Dunbar because they want to support small neighbouhood 

businesses. Others gave the reason that they used to live in the 

8 
7 

neighbourhood and therefore have established ties with certain 

stores. A few liked the fact that they could accomplish more than 

1 

Video Plus 
Liquor Store 
Chea~skates Consianment 
Thomtree Cafe 
Mac's Convenience Store 
Total 

9 
7 
6 

5 
4 
4 

5 
4 

168 

3 
2 

100 
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Survey participants were asked to name additional businesses 

they would like to see in Dunbar. Figure 5.7 shows the 

percentage breakdown of responses in the most cited store types. 

Clothing is by far the most frequently indicated, and together with 

shoe stores, m u n t  for 35% of all suggestions given. This 

confirms the lack of comparison goods stores in Dunbar. Food 

and beverage services are also very much desired; many 

respondents commented there are not enough cafes providing 

outdoor patio seats for them to 'hang outn. Others mentioned that 

more specialty food and baked goods are needed in Dunbar. 

Figun 5.7: Additional Stores hrlred 

Clothing 
stores 

Restaurants 

Coffee shops 

Shoe stores 

Specialty food 
stores 

Bookstores 

Bagel stores 

Bakery 
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5.2.5 Other District Bloction Facton 

Survey respondents were asked to name the other shopping 

districts that they visit regularly besides Dunbar. The results are 

somewhat consistent with the findings of the situational analysis 

in Chapter 4; viz., Kerrisdale is the number one competitor, (26% 

of total responses). Broadway and Point Grey follow with 21% 

and 1 7%, respectively. 

Figun 5.8: Otlwr Ohtricts Vislted by D u n k  Shoppm 

The Other locations frequently mentioned include Oakrage 

Centre, which is a regional shopping mall, and Granville Street 

between Broadway and 16Vvenue. 
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How often and why do they go to the other shopping districts? As Table 5.3: Frequency of Vhb to Olhr Shopping Dhtricb 

Tables 5.3 and 5.4 show, most of Dunbar shoppers visit the other 

districts once a week or once every two weeks. It is reasonable 

to conclude that many Dunbar shoppers rely on other shopping 

districts for products and services that are either unavailable, 

inadequate or not satisfactory in Dunbar. 

Tables 5.5 and 5.6 summarize the responses given to why they 

choose to go to the other districts. Close to half of these 

responses (45%) were 'Types of Stores", followed by 19% 

uConveniencen and 18% "Goal Selection", It should be noted that 

(Numkr of Responses) 

the top-two other district selection factors were the same as what 

attracted people to Dunbar (indicated in Figure 5.6). Table 5.4: Frequency of Visits to Other Shopping Districts 
(Percentage of Responses) 

Notwithstanding, "Good selectionn received one of the lowest 

responses in Dunbar; thus lending confirmation to observations in 

Chapter 4 that Dunbar lacks the range of product choices offered 

by its competitor retail districts. Notably, some of the reasons 

mentioned under 'Other" were "Lower Prices", 'Easy Parking" and 

"Habit". 
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Shoppers were asked b provide information on the products and Figure 5.10: Purchase by Category on Sumy Day and Urual 

services they purchased on the day of the survey, and what they 

normally purchase when they come to the Dunbar district. Figure 

5.10 shows that, by far, the most purchase were made in 

groceries, totaling 34% at the time of the survey and 31% 

normally. The high proportion of grocery purchase indicates the 

community significance of the two supermarkets and retail food 

stores in the Dunbar district. Other major categories of purchase 

included "Personal Care Items" and "Food d Beverage". Some of 

the purchases in the "Other" category mentioned by respondents 

were pet food, sporting goods, and video rental service. In most 

categories, the discrepancy between what was purchased on the 

survey day and what was normally purchased is not great. 

Approximately two-thirds of the respondents spend less than 

$200 in an average month in the Dunbar district. While most of 

them spend relatively little in the Dunbar shopping district, a 

surprising 12% of the respondents stated they spend more than 

$500 in an average month. These people are the ones who 

depend heavily on local stores and services; they constitute 

mainly the elderly who are less mobile and unable to travel to 

other shopping districts as they wish; and also families with young 

children who patronize the many children-oriented retail stores in 

the Dunbar Central area, 

Other - 
Hardware I) 

Port Ot ire  

DoctorAlcntnt 

Ha~rhesscr i 
Bank w 

Household dems 

Flowers 

Books 
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Table 5.7: Monthly Purchase Amount (Penmbp of Responses) 

Monthly Expenditure ($) 
<200.00 
200.00-299.99 
300.00-399.99 
400.00-499.99 
Equal or >500.00 
,Total 

Percentage 
66 
14 
4 
4 
12 
100 
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CHAPTER 6: NEW DIRECTIONS AND IMPROVEMENTS FOR DUNBAR 

The intent of this chapter is to propose new directions for Dunbar 

and the planning implementation measures needed. They deal 

specifically with the Dunbar unique set of problems and 

characteristics. 

From the theoretical expositions and the findings from both 

qualitative and quantitative analyses presented in Chapters 1 to 5, 

a plausible future is proposed for Dunbar. A development 

scenario is conceived with the aim of improving Dunbar to 

increase its chances of success as a community retail district. The 

key factors of success were discussed in Section 2.1.2. The 

planning implementation measures for Dunbar presented here are 

directed toward incorporating those factors and further, to 

addressing some of the key weaknesses and threats identified in 

the situational analysis in Section 4.3. 

6.1 The Approach to an improved Future 

The scenario is expansionary and optimistic, and it foresees 

expanding the present boundary of the Dunbar retail district to 

increase its economic viability, strengthen its role as a 

"Neigh bourhood Centre" for community residents, revitalize 

certain segments of the street environment, and to improve 

Dunbar's competitive position vis-a-vis such districts as Kenidale 

and Point Grey. A ufull-length" strategy for Dunbar Street (3.5 

Kilometres, three sub-areas) would not be practical. 

Development should rather be focussed, and a concentration of 

effort and resources should be considered, Therefore, a 

development scenario should focus on the Dunbar Central area lo 

reinforce the idea of a 'Neighbourhood Centren (as arliculated in 

the Vancouver Cityplan, Section 2.2) and to allow it to senre as a 

sort of centripetal force in unifying the community. 

This proposal is supported by five major findings: 

Among the three sub-areas, Dunbar Central is the most 

appropriate area for expansion because of its "central" 

location on Dunbar Street and its largest range of goods, 

services and amenities, 

Good public spaces are lacking in Dunbar. An expansion of 

the retail district will - or could - provide more and better 

public spaces for community events, and for informal social 

interactions and gatherings. 



Many shoppers feel that the district, as it is now structured, 

does not fully serve their needs. An extension of retail 

frontage will add to and likely diversify the level and range of 

retail goods and services available to them. 

Two main groups characterize the population of Dunbar: 

aging baby boomers and maturing young adults. With the 

majority of dwelling units now being single-detached homes, 

existing housing choices are limited for these two population 

groups as they progress through various stage of life. 

Expansionary development can add to the diversification of 

housing types in the community, and lo help satisfy the 

present and foreseeable future market - demographic 

demand factors in Vancouver. 

6.11 Expanrionary Scenark: Jurtifications and 

Currently, the population of Dunbar is approximately 20,000. As 

demonstrated by the shopper survey findings in Chapter 5, this 

local population constitutes the core patrons of Dunbar 

businesses. Thus, expansion should be primarily focussed on 

addressing the needs and wants of this core population. With 

foreseeable demographic shifts in Dunbar, the retail district, as it 

is currently structured, will likely become inadequate or not 

optimally attractive for its residents into the next decade or so. A 

second-order objective should be to enhance the attractiveness of 

Dunbar Central for the 36% of shoppers living outside the primary 

trade area; with the expansion, it is expected that the area will 

capture a greater share of non-local shoppers, particularly as 

comparison goods outlets increase in number. 

From 1981 to 1991, Dunbar experienced a population increase of 

1,250 (City of Vancouver, 1994). Into the next ten years (1999 to 

2010), population increases will likely accelerate, for two reasons. 

First, the lifting of residential penalties in C-2 zones in 1989 

(discussed in Section 2.3.2) will likely add more housing units to 

the community, as already witnessed in the quickening pace of 

mixed-use and higher density housing developments on Dunbar 

Street. Second, the improvements articulated by the Community 

Visions Program would likely have taken effect and the Dunbar 

community will attract more people to move there. With these two 

forces in place, it is not unreasonable to predict a net increase of 

5,000 over the next ten years, bringing the total community 

population to 25,000 in 2010. 

As the population increases, so will the number of households. 

The core population of Dunbar is made up of primarily baby 

boomers and young adults. Into the next decade, household 
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structure will change as the boomers grow older and young adults 

mature. It is also anticipated that there will be more seniors 

(empty nesters) and more young singles and couples who will 

require other types of housing (particularly multi-family dwellings) 

that are more affordable than the traditional singledetached 

homes. At present, the average household size in Dunbar is 3.0 

(City of Vancouver, 1994), which yields approximately 6,700 

housing units when divided into a population of 20,000, Into 

2010, the average household size will shrink as changes in 

demographics take place. This means there will be an increase in 

the number of households while the sizes of individual 

households become smaller. Assuming that the average 

household size in Dunbar will decline to 2.8 and population will 

rise to 25,000 in 2010, the number of households should increase 

to approximately 8,900 over the next decade or so. 

Such changes in population and household structures will also 

likely be accompanied by an increase in the total amount of 

disposable income spent on retail businesses in the community, 

making an expansion of retail goods and services feasible for the 

future. 

In addition to increases in local population, number of households 

and disposable income, the expansionary scenario is based on 

the following assumptions and reasoning: 

Continued growing prosperity, i.e, no serious or prolonged 

economic decline in Vancouver: this will allow the same or 

more money to be spent per household on retail goods and 

services over the next ten years. 

The continuous trend of retailers and business offices, etc, 

seeking lower economic rents: Dunbar's rents (property 

costs) are still low relative to the more developed 

neighbouring communities such as Kerrisdale and Point Grey; 

and will remain so for the foreseeable future. 

Seniors and young adults spend a relatively large proporlion 

of their disposable income on retail goods and senices. 

These two population groups will be the main supporters of 

Dunbar retail businesses. 

There will be no significant lowering of single-family housing 

prices relative to incomes. Therefore, young adults and 

retirees will be choosing the more affordable, single-family 

attached and multi-family housing types. 
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6.2 Key Development Components three times the desired amount of frontagenand area to be 

6.2.1 Zoning Changw 

The principal planning measure in realizing the expansionary 

scenario is zoning. Rezoning needs to occur for two purposes: 

Extension of the current Dunbar Central C-2 zone boundary 

Designation of multi-family - and higher density -- housing in 

areas in close proximity to retail and personal services 

establishments in Dunbar Central. 

Dunbar Central Zone Extension 

Currently, Dunbar Central stretches four and a half blocks, 

between King Edward Avenue and West 30Uvenue (Figure 6.1). 

The area embodies approximately 800 metres (2,700 feet) of 

lineal retail frontage (both sides included). With a projected 

population growth of 25% (from 20.000 to 25,000), and with a net 

increase of 2,200 households (from 6,700 to 8,900) and some rise 

in average household retail expenditure over the next ten years, it 

is estimated that the central area needs to be extended to 

accommodate at least an additional 200 metres (670 feet), or 

20% to 25% additional frontage, in order to serve the expected 

growth adequately. To ensure that the property market operates 

competitively, i.e. to keep land costs at competitive rates, two to 

converted to retail should therefore be made available over the 

ten-year period. This means that an additional 400 to 600 metres 

(1,300 feel to 2,000 feet) of retail frontage should be incorporated 

in zoning. 

To achieve this desired retail frontage, the physical boundary of 

Dunbar Central should be extended south to 33d Avenue to link 

up with the Dunbar Community Centre (Figure 6.1). This will 

establish connectivity between shopping and other community 

amenities. Extension in the other direction is not recommended 

because of two major impediments for a continuous pedestrian 

shopping environment: a considerable drop in topography beyond 

26h Avenue and the intersecting of Dunbar Street by King Edward 

Avenue - a wide arterial carrying high volumes of automobile 

traffic. At the south, an extension beyond 3 r d  Avenue is not 

desired because the shopping area needs to be kept within 

comfortable walking distance for pedestrian shoppers. 

The area proposed for rezoning is currently single-family 

residential. Rezoning of the area to C-2 (the current zoning 

governing Dunbar Central, explained in Section 2.2.2) could be 

preceded by a zoning impact study that addresses the impacts on 

surrounding residential areas. 





















source of funding for area improvement because once instituted, 

it demands commitment from all merchants and property owners 

within the BIA boundary. 

The initial priorities of the Dunbar BIA should be directed toward 

issues associated with the physical environment. 

Property blight 

As discussed in the situational analysis (Chapter 2)) a number of 

older buildings within the retail district are plagued by blight and 

need to be rehabilitated and maintained. Most required as simple 

as a fresh layer of paint and minor window or roof repairs. Others 

need to be rid of graffiti that has become an eyesore in all three 

sub-areas, 

Communitv theme 

The three sub-areas should be united with a community theme to 

strengthen district identity. Key points at 26b Avenue and 3 1 5 1  

Avenue on Dunbar Street should be marked with prominent 

features announcing entry into Dunbar Central. Year-round 

lamppost banners displaying community related elements should 

be used to reinforce a sense of locality. 

Sidewalks and public spaces 

Additional street furniture, particularly benches and garbage 

receptacles, are needed in Dunbar Central. The situational 

analysis revealed that seating is limited and garbage over-spill is 

a problem. Also, street accessories such as hanging Rower 

baskets, planting boxes and festive lighting should be added to 

the sidewalks and proposed pedestrian spaces to enliven the 

street environment. 

The next stage of the Dunbar BIA should be aimed toward the 

organization of events to help promote local businesses. 

Currently, the Dunbar Day Sidewalk Sale, which takes place once 

a year, is the only promotional event in the community. Similar 

events involving outdoor activities, displays, food and 

entertainment should be encouraged to raise awareness of 

Dunbar as the place to shop, live, and play. These events would 

take place at the proposed Community Plaza. 

6.4 Phasing of Development 

Expansionary development should occur in two phases within a 

period of 5 to 10 years. The initial phase should focus on Dunbar 

Central and surrounding areas to reinforce its status as the 



'centre". This means that, as a 'Neighbourhood CentreM, Dunbar because they feel a sense of belonging to the community. 
Central should become easily discerned by its longer retail 

frontage, more diversified retail businesses, varied housing forms 

and higher residential density relative to Dunbar North and 

Dunbar South. 

As development succeeds in Dunbar Central, it is expected that 

Dunbar North and Dunbar South will follow suit. A second phase 

of development - say six or ten years out -- should involve 

applying rezoning to areas immediately adjacent to the north and 

south areas. However, the emphasis on Dunbar Central would be 

retained by limiting the potential and allowable development 

envelopes in the north and south areas through appropriate 

zoning and urban design measures. 

Change, especially in the expansionary sense involving retail 

extension and residential densificat'ion, will likely be seen by some 

as threatening to their way of life. Thus, the City should carry out 

and pay for neighbouthood facilitation sessions to inform 

concerned groups of the rational behind change and the 

processes entailed. Specifically, a greater effort must be made to 

help community groups understand the goals of the Cityplan and 

the community-level ideas and aspirations. The Community 

Visions Program has made a good start; more issue-specific 

facilitation programs will have to follow with each component of 

properly expansion -- i.e. zoning changes, traffic and parking, 

site-specific building design. 

Involvement of Local People 

6.5 Other Irrum in Retail Development and Revitalization 

While a BIA generates funding and leadership for retail 

Communication for Chancre improvement projects, it does not guarantee or make it a pre- 

condition that there be involvement from local people. A BIA has 

The implementation of an expansionary scenario will likely receive better chances of succeeding when large numbers of local people 

oppositions from certain community members; particularly those are willing to contribute the necessary skills and volunteer labour 

most directly affected by the zoning changes. Many people in (Vaisbord, 1999, pers. comm.). To encourage the involvement of 

Dunbar are long-time residents andlor merchants who are used to residents beyond the member of the Dunbar Residents 

the way the community has always been and who have stayed Association, an alternative program is needed. One way to 
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6.6 The Key to Success 

To succeed in the expansionav scenario, more issue-specific 

studies will have to be camed out. For example, rezoning will 

have to be preceded by a site-specific zoning impact study; and 

likewise, an addition in parking will require a traffic-engineering 

study. It is not in the scope of this project to carry out such 

studies; but rather, the study has sought to identify key areas that 

need to be addressed and to propose rather well-accepted 

implementation strategies that can lead to a better retail 

environment in Dunbar. 

The expansionary scenario will require an incremental approach. 

Phasing the development over time will lessen the demand on 

resources at any one time. As well, it will enable the readjustment 

of priorities as market conditions change and alternate between 

"up" and 'down". In general, however, the initial stages of 

development and revitalization should focus on Dunbar Central 

for concentrated expansion and to strengthen its role as the 

"Neighbourhood Centre". The receptivity to, and effectiveness of 

changes in, Dunbar Central will help to determine the extent and 

the degree of propertylretail developments required in the north 

and south areas in latter stages. 



CONCLUSIONS AND REFLECTIONS 

In older communities like Dunbar, the close interplay between 

retail districts and the surrounding residential areas is a key 

consideration. Developed over time in an incremental fashion, 

older retail districts, built upon a "main street" - ribbon 

morphology, can constitute an important part of community 

identity. It was the intent of this Master's Degree Project to reveal 

the reciprocal relationship between communities and their retail 

districts, in an effort to emphasize the role of retailing in 

revitalizing communities. 

Vancouveri tes have stated they want 'complete neighbourhoods" 

with localized shopping, services and amenities (Vancouver 

CityPlan, 1995). To arrive there one must begin with developing 

and strengthening the established neighbourhoods. Vancouver is 

confined geographically by a number of physical restraints; 

without the ability to expand outward, Vancouver must utilize its 

limited land resources more efficiently. Pressing the situation is a 

growing population that requires more retail goods and services, 

housing, and amenities. This means that development expansion 

and intensification in community retail districts are needed to meet 

future demands, 

This project has discovered that community retail districts work 

best when they are not truncated. That is, when they are 

continuous and not spread over lengthy distances. Improvement 

proposals are most likely to succeed when efforts and resources 

are concentrated on a key 'Centre". Dunbar is a mature 

suburban community; it possesses the right combination of 

physical, demographic and socioeconomic characteristics for the 

implementation of an expansionary program. This project sought 

to create the conditions for focused expansionary development 

and to encourage certain kinds of space-making within the retail 

district, 

Dunbar is undergoing a period of transition not experienced in the 

past. With renewed interests on its retail district, this transition 

phase provides an opportunity for all stakeholders of the Dunbar 

community to join hands and work toward a prosperous, more 

viable future. 
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Location and Time of the Interview (for interviewer use only) 

Interview Location 
North 
Central 
South 

Interview Time 
Weekday AM 1 Weekend AM 3 

PM 2 PM 4 

Good mominglaftemoon. I am a graduate student conducting a 
survey on the Dunbar shopping district for my Master's Degree 
project, a partial requirement for the degree Master of 
Environmental Design (Planning). It will only take approximately 
five minutes. All the information you provide will be treated with 
strict confidentiality. You may skip any of the questions or 
terminate the interview at any time. Your help is greatly 
appreciated. 

Section A: Trip origin, trip mode, trip purpose 

1. Where have you just come from to get here? 
Home 1 
Work 2 
0 t her (Specify) 3 

2. What is the closest street intersection to your 
homeiwork/other? 

and 

3. How did you travel here? 
By foot 
By automobile 
By transit 
Other (specify) 

3a. Did you have trouble finding a parking space close to 
where you wanted? 
Yes 1 
No 2 

4. What is your major reason(s) for being here at this time? 
Shopping 1 
Services 2 
Eating out 3 
Browsing 4 
Other (specify) 5 

Section B: Shoppino preference and frequency 
5. Why do you choose to come here? 

Conveniencelproxirnity to home 1 
Good Selection 2 

. 
Friendly salespeople 3 
Pleasant environment 4 
Types of stores 5 
Other (specify) 6 

6. On average, how often do you come here? 
Everyday 1 
Two to three times a week 2 
Once a week 3 
Once every two weeks 4 
Once a month or less 5 



7. Can you name any stores andlor services here that you go lo 
regularly? 

1, 4, 

8. What additional stores or services would you like to see in the 
Dunbar retail district? 

1, 4, 
2. 5. 

Section C: Purchase rate, purchase made, and purchase 
amount 

9. Have you, or do you intend to, purchase any products today? 
Yes (proceed to 10) 1 
No (proceed to 11) 2 
Other (specify) 3 

10. What types of goods andtor services? 
Groceries 
Personal care items (prescriptions, shampoo) 
Foodbeverage 
Sundries (newspaper, candy, tabacco) 
Clothing 
Books 
Flowers 
Household items (furnishings, appliances) 
Bank 
Hairdresser 
DoctorlDentist 
Post Office 
Other (specify) 

11. In an average month, how much do you spend on goods and 
services in this district? 

Below $200.00 1 
$200.00 - $299.99 2 
$300.00 - $399.99 3 
$400.00 - $499,99 4 
$ 5 0  or more 5 

Section D: Other shopping di~trick 
12. Which other shopping districts in the Vancouver west-side do 

you visit regularly? (circle all that apply) 
Kerrisdale (W 4 1 Ave 8 W Blvd.) 1 
Arbutus (Arbutus Village) 2 
W 4 Ave 3 
Point Grey (W 10 Av 8 Sasamat St) 4 
Broadway 5 
Other (specify) 6 

13. On average, how often do you go to those districts? 
Everyday 1 
2-3 times a week 2 
Once a week 3 
Once every 2 weeks 4 
Once a month or less 5 

14. Why do you choose to go to those districts? 
Convenience 1 
Good selection 2 
Friendly Salespeople 3 
Pleasant Environment 4 
Types of stores 5 
Other (specify) 6 

15. Please provide any additional comments you have on the 
Dunbar retail district: 




