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The following draft report has been prepared on behalf of the DTES CEDSAC, under the direction of Ray Cam Cooperative Centre and the 
Strathcona Residents’ Association, with assistance from the City of Vancouver’s Great Beginnings Program. 

Local Serving Business Survey: Strathcona/Ray-Cam  

Summary 
As part of the Community Economic Development work in the Downtown Eastside, the following is a partial analysis of the 
local serving business environment in and around Strathcona. Two separate surveys targeted local businesses and local 
residents with questionnaires to determine what we have, what we need, and what we can do. 
 
Strathcona and neighbouring sub-areas represent a diverse population, including but not limited to seniors, families and 
youth, new Canadians, non-native English speakers, and Urban Aboriginals -- inclusive of low, moderate and high income 
households and a variety of housing tenure types. Many of our neighbours live in extreme poverty. Many suffer from 
chronic health issues. Some of our neighbours are substance abusers and/or engage in survival sex trade work. 
 
This project aims to articulate some of the retail and service needs of the local population and answer the questions: What 
are local-serving businesses? What are heritage businesses and how do they relate to placemaking? Where do people 
shop? What are people asking for? What’s important? 
 

Please Note: These are in no way definitive results. There is an obvious bias towards a housed and non-marginalized 
population in our resident survey. This bias is a result of the methods and capacity by which we conducted surveys: 
using local teen researchers, surveying door to door and at public events, using online surveys that are dependent on 
internet access and computer literacy, or via targeted focus groups.  

 
Input from Chinese elders proved a little more challenging as one-on-one interviews were not very constructive, instead 
we relied on “focus group sessions” — hijacking an existing event with an abbreviated set of questions to get a snapshot 
of current opinion. We trust the city and interested parties rely on some of the excellent work by local advocacy groups like 
the Hua Foundation, the Chinatown Youth Collaborative, and Chinatown Action Group for a deeper look at the concerns 
and aspirations of the local Chinese community. 
 
Specifically missing from this data is a full inventory of every single vacant and occupied businesses in the prescribed 
area, though we feel this presents a good overview.  
 
It should be noted that questions were entirely voluntary, and results are based on only what was answered, so any 
percentage values are of responses to questions not number of surveys. 
 
A caveat, the area is changing faster than we’ve documented. 
The following is presented with the understanding that the retail environment and gentrification is a very fluid situation. 
Even since the first round of surveying late summer 2016, some businesses have folded, and new ones have opened up. 
Property values have jumped significantly with this month’s 2017 assessments. More new development projects are 
breaking ground or in the process of rezoning and permitting with cascading speculation and rent increases as a result. 
Chinatown in particular is changing very quickly; and increase pressure from the viaduct removal, new Saint Paul’s 
Hospital precinct, and industrial let-go areas identified in the DTES LAP continue to manifest significant potential change. 
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Summary Findings 
On Local Businesses: 
378 catalogued, including 132 detailed responses and dozens of in-depth interviews.  
Land use distinctions varied by sub area, with industrial and service businesses more concentrated in the east, and retail 
on the west. A considerable number of businesses surveyed are locally-owned small businesses that have been in the 
area for ten years or more; they hire local and identify as having a strong local customer base. Respondents seem 
cognizant of gentrification and its role — some are resigned to this, some resent it, and some favour it, but there is a 
potential to brook an understanding to help mitigate negative impact. Some longer tenured local businesses worried about 
themselves being gentrified out of the area. 
 
Businesses in general are calling for the city to take a much more assertive role in managing cleanliness, security and 
safety as well as improved communication. A significant number of businesses that do, or would like to contribute to “local 
social good” and there may be an opportunity here for CEDSAC to take a leadership role in making this happen.  
 

 

On Local Residents: 
563 individual surveys, plus around 125-150 participants in ad hoc Chinese elders’ focus groups.  
Responses were predominantly Strathconans of self-identified modest income. 
Residents show a strong preference towards local shopping but clearly want more options. The most sought after shops 
are the kind of normal high street businesses one would find in a typical neighbourhood: 

- Grocery Stores 
- Restaurants (including family friendly and budget options) 
- Medical Clinics, pharmacies, Seniors and Family drop ins 
- Full service drug store, post office 
- Sundry Shops like Hardware, Books, Clothing, Thrift 

 
In an apparent nod to the area’s creative and quirky spirit, there was a strong preference to more arts and crafts shops 
and shared creative, “maker” type spaces. 
 
The majority of residents identified locally serving retail as: “Relevant, accessible to broad range of locals” 
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Scope, Methodology, and Timeline of Research 
Starting in August of 2016 two questionnaires were developed to survey: 

1. Local businesses in order to determine the address, tenancy, type of business  
and range of local multipliers. 

2. Local residents to determine local serving retail needs and aspirations. 
 
Survey questions were developed over the course of two small focus groups  with Strathcona Residents’ Association 
(SRA) and Ray Cam Cooperative Centre (Raycam), as well as emailed input from interested local residents. Additionally, 
survey questions were cross-referenced to include some of the questions proposed in the similar survey by Carnegie 
Community Action Project, in the interest of providing some standardized baselines. Unlike the CCAP survey’s focus on 
low income, our focus was on “local serving” retail (reflecting the overall Strathcona-Kiwassa-RayCam demographic). 
 
Local teens from Strathcona and Ray-Cam youth programs were hired over late Summer 2016 to survey and record local 
businesses and residents. The teens dressed smartly with IDs and clipboards, surveys, cover letters (see Appendix D) 
and walked their assigned areas in teams of two. While the focus was Strathcona and the immediate surround, we did 
deploy our surveyors into parts of Gastown and Chinatown as long as they felt safe and unthreatened. 
 
FIGURE 1: MAP OF SURVEYED AREAS 

 
 
Challenges with business research included a reluctance to talk to surveyors, distrust of survey objectives, locked, 
inaccessible and by-appointment only businesses, situations where the teens felt unsafe, and ESL businesses. Given the 
fluidity of property movement and development, most vacant properties were either stricken from the list or not recorded. 
 
Challenges with residential surveys included a reluctance to provide information, distrust of survey objectives, reaching a 
wider population, and ESL. Based on survey responses, we determined the most effective outreach for ESL (Chinese) 
seniors were informal group settings adjunct to existing programming, asking questions of the group, with show of hands 
and recording of any comments (rather than a one-on-one format). 
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Additional responses were collected from local residents by way of electronic surveys distributed through the Strathcona 
Residents’ Association newsletter, it should be noted that these results showed a preponderance toward self-identified 
high and modest income respondents. 

Local Business Survey 
See Appendix A for sample survey. 378 businesses recorded. 
Door-to-door surveying of local businesses by local teens took place in Summer 2016, several hundred business entries 
were recorded. Businesses that were of an adult nature, seemed unsafe, too busy, required special follow-up or were 
vacant are not recorded here. Special follow up detailed interviews took place between October 2016 and January 2017. 
Businesses recorded are almost exclusively “storefronts” (as opposed to walk up or office spaces). 
Not all questions were answered (or could be answered) by respondents. 
Full spreadsheet of Local Business Survey (comments redacted) can be found here: goo.gl/O1l1mR 
 
Summary: 
There seems to be an understanding that local hiring and local procurement could provide positive benefits, and it seems 
enhancing those opportunities might dovetail with CEDSAC objectives. Businesses are not unsympathetic to the pros and 
cons of gentrification — though most feel that the area could benefit from being cleaner, more orderly and accessible to 
everyone. There are a number of businesses successfully engaging in local low income and social enterprise 
partnerships, and many more who would like to -- which might be a positive opportunity for CEDSAC to nurture and 
enhance. Many businesses explained they are looking for ways to get more involved in the community. Furthermore, 
several identified the need for more and better communication with city and local businesses, which might point to a future 
role for CEDSAC too. 
 
A number of businesses expressed concern that zoning and land use changes, speculation and gentrification were 
pushing them out or were concerned that they would soon. This was most apparent in Chinatown and industrial let-go 
areas like DEOD and Kiwassa, but even in the protected Industrial-zoned land north of Hastings, tenants cited land 
assembly and increased speculation as a serious threat. 
 
Several interviews business owners had pointed words for the city regarding general maintenance of the public realm and 
poor planning for the area (despite the recent DTES LAPP). 
 
Statistical Highlights* of this survey 
Land Use: 40% Retail, 20% Service, 20% Industrial 
Significant Land Use Subcategories: Shops, Services, Manufacturing and Production, Food Services, Distribution 
Local Serving: Of those that are open to public, a considerable number are local serving  
Small Businesses: Majority small business, small staff. Many have some local hires. 
Local Procurement: There is good support for local procurement  
Locally-owned: Majority are local (not chain) business. 
Low Income Partnerships: About half of the 91 responses indicate partnerships with local social programs. 
Low Income Discounts: About one quarter offer discounts for low income. 
Years Business in Area: Of those who responded, more than half had been in the area more than ten years 
New Businesses: Of the twenty or so businesses that self-identified as being in the location for less than 2 years, most 
cited low rent, potential, and location as motivators. Many also cited history and sense of community. 
 
*weighted against answers, not overall number of survey responses 
 
 

 

http://goo.gl/O1l1mR
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Summarized Business Feedback 
Many respondents were reluctant to have ascribed comments appear on any sort of formal report. The following notes are 
based on in-person follow up interviews, and redacted survey question responses. 
 
Positive 

- Area affords larger, older spaces and cheaper land values, while still close to downtown. 
- Urban context and rich history of the area. 
- Sense of community. 
- Many expressed interest and willingness to get more involved in community but don’t know how. 
- Majority of respondents were sympathetic towards struggles of marginalized people and felt we (governmnet) 

should do better. 
- Gentrification: new condos and market rentals are bringing new money and business opportunities to the 

community (this opinion, was not surprisingly mostly limited to retail and restaurant businesses that were 
generally newer). 

 
Negative 

- Anxiety in industrial let-go areas, this fear was especially pronounced in sub areas of Kiwassa and DEOD, 
where the DTES LAP has provided for rezoning toward significantly denser residential and puts significant 
pressure on less dense light industrial spaces. Tenants report neighbours being squeezed out, and landlords 
preparing to sell for more profit. Many expressed they would no longer be able to stay in the city 

- Land assembly, in particular along the Hastings Corridor; but several also point to assembly north of Hastings 
(in the Industrial Zone) and suggest that a well connected developer and speculator is buying i-zoned properties 
and raising rents in order to shift away from “dirty” industry towards tech as part of a larger long term land play. 

- Poor maintenance by city: crime, nuisance, garbage, pests. 
- Need for more amenities: lighting, bike parking, parking, garbage bins, parks and street beautification. 
- Lack of clarity or leadership with DTES planning. In particular a number of small businesses felt betrayed by the 

city over the DTES LAP, and that implementation of things like CED are long overdue (a few described this 
survey as a “waste of time”) 

- A lot of anger over the loss of Chinatown. Even among those who support and benefit from its gentrification, 
many expressed dissatisfaction with scale, built form, and impacts.  

- Poverty and homelessness, though differing nuances and degrees of empathy around how businesses (and 
employees) feel about this; the general tone is that it is unnacceptable. 

- Drugs; in particular petty crime and drug dealers, discarded needles 
- Sex trade; in particular johns 
- Parking (lack of) 
- Traffic management and trains. Earlier responses seemed to indicate areas of concern were primarily a new 

arterial to replace Prior, what traffic would look like if/when the viaducts come down and completing the Powell 
Street bikeway. Since the new year, in subsequent follow ups, concerns are about traffic impacts resulting from 
new rail on the Burrard Inlet Line, and to a lesser extent proposed changes to the Union-Adanac bikeway and 
impacts on traffic and operations. 

 
Opportunities 

- Improving lines of communication between business and city and agencies and people. Improving opportunities 
for business to give back to the community. Some of the BIAs do a better job of this than others, but this might be 
an opportunity for CEDSAC to take a more proactive role in coordinating this  

- Facilitating a means for businesses to give back to community in meaningful ways 
- Alliance building to “raise the rates”, the appetite seems to be there among the business community to accept this 

as a well reasoned argument.  
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Sample Survey Question Responses 
 
What is Your position on Gentrification? How do you see your role? 
Generally, most businesses saw benefits and inevitability to some gentrification, but were not wholly uncritical 

- It is both interesting, but sad. The Chinatown past is long gone and will never return. Like the small bits of 
revitalization, wish it was more about Chinatown. 

- To me gentrification is not an issue, as it rejuvenates an area in dire need for this. However it's nice to retain 
some of the cultural elements. 

- It's good and maintaining cultural here 
- F*ck Rob Rennie. F*ck C.O.V. Gentrification not result of small business. Result of corrupt development deals. 

Go to hell. 
- certain amount is okay if it's clean and safer for everyone. get rid of drug dealers, but also to many dangers 
- Terrible, very bad. The city doesn't care about the heritage of Chinatown. 
- Make Chinatown more traditional 
- Chinatown is dying, becoming too westernized. 
- Official business, Chinese customers are less. 
- it happens, don't always agree 
- necessary different income people. Done with more recognition of diversity. Not be boring, variety of age 
- Too much traffic, many homeless, druggies. Too many apartments 
- I like it, Like it, Good,  
- Not a fan, revitalization 
- Can better tell local stories 

 
If anything, what could you do to better serve the local community? 
Most respondents mentioned wanting to get more involved in the community 

- Providing more diverse range of programming. Increase community. Partners. 
- More involvement in volunteer programs and giving back. 
- CLEANING THE AREA 
- Program like "Buy local" 
- support local businesses. Keep items affordable. Keep area clean & safe 
- More pre employment training, get more youth to work. 
- More programming for people who challenge. Employ more locals 
- help local businiess, increase % local purchases. 
- Family prices, friendly to customers. 
- Being more active with strathcona. 
- keep community dialogue going 
- Give discounts to low income 
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What Could the City do to help you better serve the local community? 
This got the most responses of the long answer questions, mostly focussed on cleanliness, security, and safety. A lot of 
concern for saving Chinatown. There were calls to lower property taxes, many suggested more housing and more shelters 
as well as addressing the drug market. Requests for more bike racks and more (car) parking. Concerns about traffic 
management with viaducts coming down. An interesting idea was a call to help with renovations/vandalism repair. 

- More security 
- GARBAGE / NEEDLE PICKUPS 
- More parking, more malls. (big malls) 
- There is no parking 
- Make Area safer 
- More supportive for small business, fewer permits, have a plan for Chinatown, more night shops/nightmarket 
- Get rid of BIA, cleaning dumpster, make more access, preserve Chinatown, get Chinese to get here 
- Pedestrian safety crossing the bike route on Union. Princess possible crosswalk. Prior St. 
- Calm traffic after viaduct removal on Malkin. Do not make Union street just a bike road, or block access into 

neighborhood. 
- Bike racks got stolen, replacement would be nice. 
- More vocal, share issues more. 
- More residents non low income 
- Allow less restrictions on patio space. 
- Clean up neighborhood. Offer more affordable housing 
- Promote local shops. 
- Taking care of mental people down the streets. Not taking taxes 
- Offer the parking. Bring down meter prices 
- Kick homelessness and druggies out 
- Implement tax breaks for chinese to stay in Chinatown. Preserve Chinatown. 
- Clean up Hastings St. whatever shops do the city should too. 
- Stop putting condos everywhere. Stop having giant chain businesses 
- Remove homeless people because of disruption 
- Help with renovations, renovation is too expensive and people ruin windows 
- Better bike routes 
- Remove drug dealers from Hastings 
- Get rid of Chinatown BIA, clean dumpsters, make more access, preserve Chinatown and get Chinese to get 

here 
- Lower taxes 
- Redistribution of Funds 
- Education on pest control 
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Local Residents Survey  
 
Individuals Surveyed 
563 Individual surveys were collected door-to-door (208), in public areas and at public events (113), and online (242). 
Door-to-door visits were conducted by our teen surveyors in August-September. Areas covered included 
Strathcona-Kiwassa residences (detached and townhouses), housing projects at MacLean and Stamp’s Place, Mau Dan 
Co-op, and in local park. See Appendix C for sample survey.  
 
In creating these surveys, we tried to keep the data we collected light and general in order to mitigate privacy concerns. 
Nevertheless, in a general sense, householders were still reported to be reluctant to answer the surveys, and our 
surveyors reported discomfort at having to ask.  
 
In surveying residents we asked what kinds of businesses the would like to see more or less of; how much local 
purchasing they do; and what locally serving retail means to them. Residents self identified income level and place of 
residence. 
 
The data suggests local residents would shop locally if they could, and there is a strong desire across neighbourhoods 
and incomes for more of the kind of businesses other neighbourhoods take for granted: in particular grocery stores, family 
friendly facilities and restaurants. 
 
Focus group Surveys 
Chinese Seniors were very reluctant and difficult to sample for individual surveys, instead informal focus groups were 
used. About 150 participated in informal adhoc focus groups adjunct to existing programming. These focus groups were 
very informal, and results might be corrupted by “group think” or peer pressure, although appeared consistent across 
groups and with overall resident surveys. 
 
An abbreviated set of questions yielded similar results to the individual surveys, with priorities identified as groceries, 
Chinese groceries, produce groceries, butcher, fish store, senior’s drop-in, full service drug store, pharmacies and 
herbalists. Most identified as living in Strathcona and shopping locally 
 
Though the questions were not specifically asked, all were 50+ in age and considered to be low income (pensioners).  
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Local Resident Survey - Individual Results 
See Appendix C for sample survey.  
 
Full spreadsheet of individual resident surveys can be found here: 
https://docs.google.com/spreadsheets/d/1s6TJwkOrUUxBZeU-r7xuy9poy8BCU0hvz16B1yT3oDI/edit?usp=sharing 
 
Highlights of this survey 
Respondents: 61% Strathcona, 10% Kiwassa, 16% Stamp’s Place, 3% Chinatown, 6.4% MacLean Housing 
Income: 56.4% modest income,      31.3% low income,      12.2% high income 
Ages: 56% 20-50      18.5% <20       25.3% 50+ 
 

 
 
The predominant demographic of survey respondents were English-speaking, self identified moderate income 
Strathconans. It should be noted that several respondents identified as Strathcona, rather than sub areas like Kiwassa, 
Stamps or Maclean, DEOD or even Chinatown. No specific measure was provided to determine income. 
 
A significant number of respondents do their local purchasing of groceries in the neigbourhood, this is high across all 
income sectors, but perhaps a little higher among self-identified low income. It is worth noting though, that shopping 
patterns are dictated by existing availability to some extent —  
 
As far as businesses people want to see more of: groceries, family friendly facilities, restaurants, full service pharmacy, 
clothing, thrift stores, medical clinics, fitness facilities — basically, regular high street type businesses you would find in a 
typical neighbourhood. Noteworthy that there is a fairly strong resistance to more marijuana dispensaries. Also noteworthy 
is that despite a plethora of existent pharmacies, most surveyed would like to see more — this might suggest the negative 
impact of small pharmacies is not as problematic as has been assumed in some reports. 
 
There are otherwise only a few income based patterns of priority preference (see below). 
 
Only positive or negative reactions are recorded. Non-answers are not included. 
 
 
  

 

https://docs.google.com/spreadsheets/d/1s6TJwkOrUUxBZeU-r7xuy9poy8BCU0hvz16B1yT3oDI/edit?usp=sharing
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What people want* (strong positive reactions in bold, negative in red) 

Arts & Craft Supplies: MORE 76.2% 
Bank/Credit Union: MORE 66.5% 
Barber / Hair Salon: MORE 53.1% 
Book Store: MORE 81.7% 
Boutiques: TIED 51% more 
Butcher: MORE 73.3% 
Coffee Shop: MORE 67% 
Clothing Stores: MORE 71% 
Cheque Cashing: LESS 76.5% 
Dollar Store: TIED 
Electronic/Appliance: LESS 54.5% 
Entertainment/Music/Game: MORE 56.5% 
Family Drop In: MORE 80% 
Fast Food: MORE 59.2%  
Fish Store: MORE 71.7% 
Fitness Gym: MORE 72.6% 
Florist: MORE 73% 
Full Service drugstore: MORE 81% 
Government / Service Office: MORE 62% 
Grocery Store: MORE 91% 
Grocery Store- Chinese: MORE 75% 

Grocery Store- Produce: MORE 90.1% 
Grocery Store- Speciality / Import: MORE 76.4% 
Hardware Store: MORE 75.6% 
Herbalist: MORE 55.8% 
Laundromat: TIED 
Liquor Store: MORE 55.3% 
Medical Marijuana Dispensary: LESS 74.8% 
Medical Clinic: MORE 84% 
Pharmacy: MORE 77.5% 
Post Office: MORE 83% 
Restaurant: MORE 83.2% 
Restaurant- budget: MORE 81.3% 
Restaurant- family friendly: MORE 88.1% 
Shoe Store: MORE 69.5% 
Senior’s Drop In: MORE 73.6% 
Shared Artist/Creative/Maker Space: MORE 75.9% 
Thrift/Consignment: MORE 76.9% 
Wholesalers: LESS 55.8 

 
*weighted against answers, not overall number of survey responses 
 
When we dig a little deeper, there are some patterns based on self-declared income level that weight the overall results. 
What people want by income, EXCEPTIONS TO ABOVE PATTERNS: 
 
LOW INCOME 

- Electronic/Appliance store (high) 
- Dollar Store (high) 
- Fast Food (moderate) 
- Laundromat (moderate) 
-  

MODEST INCOME 
- Liquor Store (moderate) 

 
HIGH INCOME 

- Fast Food (low) 
- Electronic/Appliance store (low) 
- Liquor Store (moderate) 
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APPENDIX A: BUSINESS SURVEY 
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APPENDIX B: BUSINESS SURVEY (VACANT) 
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APPENDIX C: RESIDENT SURVEY 

 

 



 
 
CEDSAC - Great Beginnings Research Project -- January 18, 2016 
Local Serving Business Survey: Strathcona/Raycam --  January 18, 2016                   16 

 

APPENDIX D: SAMPLE COVER LETTER  

 

 


