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LOWER MAINLAND EMPLOYMENT STUDY 

Background 

The Lower Mainland Enlployment Study was.sponsored by the Fraser Valley Regional 

District, the Greater Vancouver Regional District, the Squamish-Lillooet Regional 

District, and the Ministry of Transportation and Highways. 

The main objectives of the Lower Mainland Employment Study are to: 

describe the factors that determine the geographic distribution of employment 

throughout the region. 

forecast the likely future distribution of employment growth for 1996 to 2021, based 

on existing policies. 

describe the extent to which the geographic distribution of employment can be 

influenced by public policies or initiatives, in order to achieve better balance between 

population and jobs. 

Characterization of the Lower Mainland Regional Economy 

The Lower Mainland regional economy is highly diversified. The sectors which account 

for a large number of jobs include the services, wholesale and retail trade, and 

manufacturing sectors. Most of the rapidly growing sectors of the economy are within 

the services sector. 

The Lower Mainland economy is heavily tied to the Asia Pacific region, strongly but 

decreasingly to the rest of BC, and to a limited extent to the rest of Canada. Therefore, 

patterns of employment growth and demographic change in the Lower Mainland will 

probably not closely resemble the patterns in the rest of BC or Canada. 
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The Lower Mainland's economic roles and competitive advantages are particularly well- I 

suited to the sectors of the global economy that are likely to produce substantial numbers 
I 

of high quality jobs, including technology, film and television, finance, trade, electronic 1 
I 

commerce, communications, professional services, transportation, healthleducation, and 
1 

tourism. I 

Historical Trends in Po~ulation and Em~lovment Growth: 1981 to 1996 

Source: Statistics Canada, census data. 

I 

POPULATION 

GVRD 

PVRD 
-- 

SLRD 

Lower Mainland 

Source: Statistics Canada, census data. 

EMPLOYMENT 

GVRD 
- 

PVRD 

SLRD 

Lower Mainland 

Lower Mainland population and employment grew at a similar pace from 1981 to 1996, 

with population growing at an average annual growth rate of about 2.58% and i 
1 

employment growing at an average annual growth rate of about 2.54%. 

1981 
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Population 

1,268,093 

135,601 

- 
18,889 

1,422,583 

Growth 

1981-1996 

563,572 

86,877 

10,512 

660,961 

Share of 
Lower 

Mainland 

89% 

10% 
-- 

1% 

100% 

1996 

1981 

Population 

1,83 1,665 

222,478 

29,401 

2,083,544 

Employment 

638,900 

48,035 

8,690 

695,625 

Share of 
L~~~~ 

Mainland 

88% 

11% 

1 % 

100% 

Growth 

1981-1996 

274,925 

36,310 

7,205 

3 18,440 

Share of 
Lower 

Mainland 

92% 

7% 

1 % 

100% 

1996 

Employment 

913,825 

84,345 

15,895 -- 
1,014,065 

Share of 
Lower 

Mainland 

90% 

8% 

2% 

100% 



The Lower Mainland's population and jobs are heavily concentrated in the GVRD, but 

from 1981 to 1996 employment in the FVRD and SLRD grew at higher average annual 

growth rates than in the GVRD. Accordingly, the FVRD and SLRD increased their 

shares of total Lower Mainland employment. 

From 1981 to 1996, the services sector accounted for 62% of total employment growth in 

the Lower Mainland. In recent years, most expansion in the services sector in the Lower 

Mainland has been in the technology, tourism, film and television, and community 

products/se~ices sectors. Employment in all other sectors in the Lower Mainland also 

grew. 

Forecast of Employment Growth and Distribution, 1996 to 2021 

Employment in the Lower Mainland is projected to grow at an average annual growth 

rate of about 1.8% to 2.1% from 1996 to 2021, or at an average annual increment of 

about 23,000 to 28,000 jobs. The following table outlines our base forecast of total 

Lower Mainland employment and regional distribution in 202 1 .  This forecast assumes 

that existing policies and trends continue over the next 25 years and that there are no 

major shifts in the relative competitive advantage of any subregion. 

Most employment growth will be in the community oriented products/services, 

technology, film/television, tourism, and transportation~communication/utilities sectors. 
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About 40% of all employment is directly related to providing community services and 

retail goods and will therefore tend to follow population distribution (at the subregional 

but not neighbourhood level). 

About 35% of job growth will likely locate in light industrial and business park locations. 

Communities in the central part of the Lower Mainland (i.e., Burnaby, Surrey, Delta, 

Coquitlam, Port Coquitlam, Richmond and Langley TownshipLangley City) have 

experienced rapid rates of industrial and commercial development and have available 

vacant industrial land. These areas will likely continue to attract large shares of this 

component of future employment growth. 

About 20% of employment growth will likely locate in specialized areas or facilities such 

as universities, hospitals, airports, port facilities, and downtown Vancouver. 

About 5% of employment growth will be flexible in its locational decisions, although it 

will tend to choose locations in downtown Vancouver or town centre/commercial centre 

locations. 

Based on the above locational tendencies, the two most important influences on the future 

distribution of employment will be the distribution of population and the availability of 

accessible, central, good quality vacant industrial and business park land. 

Influencing the Future Geograuhic Distribution of Emplovment 

One approach to influencing the composition of the Lower Mainland's economy and the 

distribution of employment is direct government investment. Major investments in 

tourism infrastructure, post-secondary education institutions with a strong research and 

development orientation that can generate spin-off employment, and transportation 

facilities (such as at the Abbotsford Airport or a major port development in a location 
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other than Burrard Inlet) could each generate employment nodes on the order of about 

5,000 jobs. This influence is significant subregionally, but not at the regional level. 

A second approach to influencing employment distribution is the use of government 

policy levers, such as land use and transportation planning policies. The three main areas 

of policy that can be used to influence employment distribution are: 

the distribution of the population, which can be influenced via land use and 

transportation planning. This is the single most influential factor that can be used to 

influence employment distribution, as about 40% of employment follows population 

(subregionally). 

the supply of accessible, central, good quality industrialhusiness park land, which 

can be improved by designating new lands and improving access in selected 

locations. This tool can affect the distribution of about 35% of employment. 

Business park employment will be strongest in areas with optimal combinations of 

accessibility, centrality to the region's overall labour pool, housing supply, and 

amenities/infrastmcture. The relative competitive advantage of individual locations 

can be improved by improving accessibility andlor adding land supply, but only if 

they have all the attributes that firms are looking for. Transportation improvements 

or land supply additions on their own will not necessarily lead to higher shares of 

employment. 

enhancing the attractiveness of regional business centres by attracting anchors, 

improving transportation links within subregions, encouraging residential 

densification in or near Town Centres and commercial business centres, and 

providing amenities that improve the attractiveness of regional business centres. 

Steps to reduce land costs (e.g., lowering property taxes or offering land at 'below- 

market' prices) in outlying locations will not have a significant effect on the distribution 

of employment. Employment growth has concentrated in the central part of the region 

because of the locational advantages. Low land prices are a reflection of low appeal; they 

are not an incentive. 
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To illustrate the degree of influence that is possible, we produced two forecasts that show 

how (hypothetical) policy directions could shift employment distribution away from the 

base case forecasts. Two policy scenarios we selected as illustrations are: 

encourage greater centralization of employment in the GVRD. 

encourage broader distribution of employment throughout the Lower Mainland. 

We are not advocating either of these; we chose them simply to illustrate the extent to 

which the trajectory of employment distribution can be manipulated through land use and 

transportation policy. 

The table below shows the distribution patterns for the two scenarios and the base case. 

The scenarios show the great momentum of existing distributional trends. The policy 

maker's scope for influence is a shift of a few percentage points of regional share. 

GVRD 
-- 

FVRD 

SLRD 

Lower Mainland 

~p 
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1996 

90% 

8% 

2% 

100% 

'Base Case' 
Forecasts 

2021 

87% to 88% 

10% to 11% 

2% 

100% 

Encourage 
Centralization of 
Employment in 

the GVRD 
2021 

88% to 89% 

Encourage Broader 
Distribution of 
Employment 

throughout the 
Lower Mainland 

2021 

85% to 86% 

9% to 10% 12% to 13% 

2% 

100% 

2% 

100% 
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The Lower Mainland of BC contains over half of the -Province's population and 

employment. The region has a diverse and expanding economic base, which has helped 

to make it one of the fastest growing urban areas in North America over the last two 

decades. While the economy of BC is currently experiencing a period of turbulence, in 

which some sectors are suffering decline or adjustment while others are growing rapidly, 

the Lower Mainland generally continues to attract people, businesses, and investment. 

Population and economic growth have bestowed many benefits on the region, including 

jobs, cultural diversity, investment in infrastructure, and a richer urban life. There have 

been costs as well, many of which are immediate and tangible such as traffic congestion 

and air pollution. Increasing opposition to urban development in many communities is 

just one symptom indicating that some people think the region has reached the point at 

which the costs of growth appear to outweigh the gains. 

Like it or not, the region's assets ensure that growth will continue. This attractive 

metropolis -- in a setting of sea, mountains, farms and forest; in a country that offers 

political stability and the rule of law; on the Pacific coast of North America -- is a magnet 

that will draw population and jobs. 

To maintain the quality of life and environment while absorbing more people and 

development, regional growth must be managed. Urban development, transportation, 

open space conservation and the other fundamental building-blocks of the metropolitan 

landscape must be co-ordinated to minimize the impacts and costs of expansion, such that 

residents perceive growth as beneficial rather than detrimental to the region. 



To manage growth, the three Regional Districts that make up the Lower Mainland are 

creating strategic plans to co-ordinate land use and transportation. A central goal of these 

regional strategies is to create urban development patterns that minimize transportation 

demand. Reducing travel to work (and to shopping, school, recreation), or at least 

focusing travel patterns to be supportive of public transit, can reduce the need for 

expensive road improvements, reduce air pollution and increase the quality of community 

life. 

Regional planning efforts to date have involved considerable attempts to influence the 

distribution of residential growth, by seeking to concentrate growth in urban areas that 

are readily served by transit, that encourage higher density residential development 

(rather than continued low density residential sprawl), and that avoid intrusions into 

agricultural land. Less effort has been invested in understanding the dynamics of 

employment distribution, yet this is the essential other determinant of the pattern of travel 

to work. The aim of the Lower Mainland Employment Study is to analyze the factors that 

will determine employment distribution. 

Recognizing that the Lower Mainland is a large economic region and that employment 

distribution is only partially influenced by local government boundaries, the three Lower 

Mainland Regional Districts (Greater Vancouver, Fraser Valley, Squamish-Lillooet) 

agreed to collaborate in this metropolitan area employment Study. Because of the 

significant implications for regional highway planning, the Ministry of Transportation 

and Highways (MOTH) also agreed to participate in sponsoring the Study. 



LOWER MAINLAND EMPLOYMENT STUDY 

The main objectives of the Lower Mainland Employment Study are to: 

describe the factors that determine the distribution of employment throughout the 

region. 

forecast the likely future distribution of employment growth, based on existing 

policies and conditions. 

describe the extent to which the distribution of employment can be influenced by 

public policies or initiatives, in order to achieve a better balance between population 

and jobs. 

By achieving these objectives, the Regional Districts, MOTH and the municipalities of the 

Lower Mainland will have a better understanding of the probable future pattern of 

commercial and industrial development, which has significant implications for land use 

and transportation planning. As well, these agencies will understand the levers available 

to them to influence the distribution of employment. 

The Study also yields two useful by-products. First, understanding the dynamics of 

employment distribution requires an understanding of employment growth and the forces 

that generate it. The Study, therefore, yields insights that can inform the economic 

development initiatives of the Province, Regional Districts and municipalities. 

Second, influencing the distribution of employment includes, by definition, influencing 

the distribution of commercial and institutional uses that create transportation demand for 

reasons other than commuting to work (such as shopping, health care, school, 

entertainment). Therefore, understanding how to influence employment distribution can 

lead to insights that help encourage the development of complete communities with 

reduced travel requirements for non-work trip purposes and higher quality of life. 
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The study area for the Lower Mainland Employment Study is the area made up of the 

three regional districts (GVRD, FVRD, SLRD). This is a logical boundary for regional 

analysis because this large metropolitan area: 

includes the entire urban area of Greater Vancouver and all the communities whose 

character and growth are tied closely to the growth of the urban core. 

tends to function as a single large trade area for goods and services. Other urban 

centres (such as Victoria, Seattle, Kelowna, Kamloops) meet to varying degrees the 

goods and services needs of populations beyond the Lower Mainland study area, 

although of course the Lower Mainland 'exchanges' business with these areas. 

tends to function as a single large labour market. People commute within the entire 

region. 

encompasses some natural environmental elements (such as the entire Fraser River 

valley and agricultural area, the major mountain recreation and park areas used by 

Lower Mainland residents, and the entire regional watershed) that should be 

considered in their entirety. 

has a highly connected and comprehensive transportation infrastructure system 

(major highways, International Airport, seaports, rail system, public transit) that is 

clearly distinct from infrastructure networks outside the region. 

In short, while the Lower Mainland (as all metropolitan areas do) imports and exports 

goods and services, it is clearly a distinct economic and urban region. Drawing the 

boundary much smaller would leave out a ring of communities that are strongly linked to 

the Greater Vancouver urban and economic core (such as Whistler or Chilliwack), but 

drawing the boundary much bigger would take in a ring of communities (such as 

Nanaimo, Bellingham, or Merritt) that are only partly influenced by what goes on in 

metropolitan Vancouver. 



STUDY AREA 
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The Lower Mainland study area has a dense urban core that contains most of the region's 

residents and commercial and industrial floorspace. This core is highly interlinked in 

terms of population and employment and it is essentially self-contained in terms of the 

availability of common goods and services. This urban core is slightly smaller than the 

GVRD, in that the eastern reaches of Langley and Maple Ridge are functionally more a 

part of the Fraser Valley rural and agricultural area. 

The urban core is surrounded by communities that are influenced by the core, but are far 

enough away and sufficiently distinct to have a measure of economic independence. 

Squamish, Pemberton, Abbotsford, Chilliwack and Hope have subregional economies 

that include resource sectors that would exist even if the urban core was more distant. 

Whistler draws considerable visitation from Greater Vancouver, but would do so even if 

it were further away, and it of course draws substantial numbers of non-local visitors. 

This distinction between the core and the surrounding communities is important in 

forecasting future employment growth and distribution, as the "outer" areas will enjoy 

growth in their local, independent economies & growth that is linked to the expansion 

of the urban core. Over time, of course, the core will continue to expand. Thirty years 

ago, all of Langley would have been regarded as part of the Fraser Valley agricultural 

area whereas today the western half of Langley is clearly a major urban residential 

growth area in the urban core and the eastern half retains its largely agricultural character. 

While the Agricultural Land Reserve and geographic features will maintain physical 

separations between the urban core and most of the surrounding area, thirty years from 

now it is likely that Squamish, Abbotsford and Chilliwack will be more integrated within 

the urban economic and residential growth sphere. 
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The "regional economy" is a subject that can become a black hole of analysis. The role, 

structure, and growth of a complex metropolitan region in the national and global context 

@articularly a Pacific Rim city with an uncommonly diverse economy) could be a 

lifetime of study. Even with a lifetime (and budget to match) there are major constraints 

on the degree of precision that can be achieved in modelling and predicting the size and 

shape of the regional economy in the long term, because there are so many variables and 

so many interactions. This Study has adopted an essentially pragmatic approach, 

meaning: 

relying heavily on existing information and the conclusions of other credible studies. 

working with ranges and estimates, recognizing that the limits of available data and 

the complexity of a regional economy preclude a high degree of precision. The Study 

strives to forecast the general size and structure of the economy and trends in the 

distribution ofemployment over a relatively long time frame. 

concentrating on identifying factors that influence growth patterns, regardless of the 

precise rate of growth that actually occurs. As an input to policy, identifying the 

trajectory of employment growth (the type, the approximate rate, the distributional 

tendency) is the main objective of the Study. 

The main steps in the Study were: 

1. Analyze the Lower Mainland economy in terms of: its role in the provincial, 

national, Pacific Rim, North American and global context, the structure of the 

region's economic base, its relative advantages and disadvantages compared to 

competing regions, and historical trends in population, industrial and commercial 

floorspace development, and employment. 
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2. Survey a broad cross-section of employers regarding their locational decisions and 

prospects for employment to better hderstand the regional distribution of firms (and 

therefore employment). 

3. Review a variety of forecasts for economic indicators such as population, economic 

growth, and industry sector growth. 

4. Produce preliminary forecasts of Lower Mainland and Regional District employment 

by 2021 and hold a regional forum on employment and growth prospects in the 

Lower Mainland. 

5. Forecast total Lower Mainland employment by 2021 

6. Forecast future distribution of employment among the three Regional Districts and 

major subregions in the Lower Mainland. 

7. Examine the potential to influence the future pattern of employment distribution. 

The main sources of information relied on in this Study are: 

detailed employment data from the 1981, 1991, and 1996 census. 

detailed commercial and industrial floorspace data for the whole study area over the 

period 1981 to 1997, because floorspace distribution is an excellent surrogate for 

employment distribution at a finer-grained level than employment data (by economic 

sector) allows. 

a survey of employers regarding locational decisions and prospects, conducted as part 

of this Study. This survey is an important reality check on the conclusions that might 

be reached solely based on broad statistical data. 

various statistical indicators (including population, income, unemployment) that 

provide perspectives on how the region's economy has been changing. 

a literature search on the subject of economic development and employment 

distribution at the metropolitan level. 



a wide variety of reports on the Lower Mainland and its economy and on various 

economic sectors that are important in BC and the Lower Mainland. 

This Study was produced during a time in which some sectors of the economy of BC (and 

the Lower Mainland) are faltering and in which there is considerable debate about the 

impacts of government policy, taxation, -labour relations and other highly charged 

subjects along the seam between politics and economics. This Study necessarily takes a 

long term view, looking backward over two decades that have included two (or three, 

counting 1998) recessions and two major growth periods, and looking forward over a 

period that may include several more climbs and dips on the economic roller coaster. 

The Study's findings, therefore, are geared toward trends over the long term and changes 

that will occur over the course of decades, rather than trying to anticipate actual year to 

year changes. Three fundamental assumptions are incorporated in this Study: 

BC is often described as a political pendulum in which there are cyclical policy shifts 

on issues such as labour relations, taxation, government spending (capital and 

programs), and government regulation. However, compared to most places in the 

world, the Province offers a stable political and economic environment. The 

pendulum never swings too far and, over time, traces a course that aims to balance 

economic, social, and environmental interests. This "big picture" stability is assumed 

to continue. 

during the entire twentieth century the world's economy has moved through 

remarkable surges and downturns. As portfolio managers were quick to remind 

investors during the most recent global market meltdown, the long term world trend is 

one of growth. Certainly there are major global and local questions about the 

distribution of the benefits of economic growth, but generally the long term economic 

outlook for the world is regarded as positive. This report assumes the same outlook 

regarding economic growth, particularly in the Pacific Rim which most affects the 

Lower Mainland. 
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the Lower Mainland lives with the risk of a major earthquake and it is well known 

that a large seismic event would cause extensive damage. This report assumes that 

geological events (and other unforeseeable disasters such as major floods) do not 

radically alter the economic outlook. 

The forecasting period for this report is 1996 (the most recent year for which complete 

employment data is available) to 2021. 

The documentation for the Lower Mainland Employment Study includes: 

this main report which summarizes all background analysis and conclusions. This 

document is structured as a report with appendices. Appendix 1 includes a summary 

of the regional forum held as part of the Study. Appendix 2 is a set of exhibits 

containing the detailed statistical data and background information. Appendix 3 

outlines the detailed forecasting methodology. In addition, a brief summary of 

findings is included in the beginning of this document. 

several background research papers on the structure of, and outlook for, the Lower 

Mainland economy. 

detailed results of the survey of employers. 

profiles for each of the subregions that make up the Study area. The subregional 

profiles are grouped into three reports - one for each Regional District. 



2.0 CHARAC~ERIZATION OF THE LOWER MAINLAND REGIONAL ECONOMY 

This chapter describes the general nature of the Lower Mainland economy: the role the 

region plays in the global and North American contexts, the structure of the region's 

economic base, and the advantages and disadvantages compared to competing regions. 

The aim of this section is to outline the major factors and prospects that will influence the 

rate and type of economic growth that will likely occur in this region over the next 25 

years. The exhibits referred to in the text are contained in Appendix 2. 

2.1 STRATEGIC ROLES OF THE LOWER MAINLAND 

One useful way to characterize a metropolitan area is to describe the strategic role it plays 

in the world's commerce. This role, which is rooted largely in the region's history and 

geography, is the platform on which the regional economy is based. The Lower 

Mainland has six strategic functions in the domestic and international economy: 

1. Gatewav. The region has a strategic provincial, national and international 

transportation function. The marine port, the International Airport, the provincial 

highway system and the rail system create this gateway function, which draws a wide 

variety of commercial and industrial activity. 

2. Exchange. Information and capital are exchanged here, in part because of the 

gateway function, the telecommunications infrastructure, and the "connectedness" to 

the rest of the country and the world (owing to geographic assets such as being on a 

great circle route to Asia and having time-zone advantages for dealings with Asia, 

Europe, and America). 

3. Network. A large immigrant population (from within Canada and from the rest of the 

world), coupled with the gateway and exchange functions, mean that the Lower 

Mainland has an extraordinary degree of network contact in the domestic and 

international marketplace. 



4. Central Place. While not on the scale of Toronto, New York or London, Vancouver 

is an urban centre that provides head office, management, administrative, education, 

health, retailing, warehousing/distribution and other functions to an area much larger 

than the Lower Mainland. Many of these functions serve the rest of BC and many 

specialized functions serve national and global markets. The Lower Mainland's role 

a s  the head office and management centre for the Province's resource-based 

industries has been affected by the declines in these sectors, but the impact is diluted 

in the increasingly diverse economy. 

5. Production. The Lower Mainland is not a manufacturing power at the national or 

world scale, for reasons related to labour cost, location relative to final customers, and 

other factors. However, there is a significant manufacturing sector that includes 

products aimed at the local market, some wood products mills (although the number 

is declining), and a diverse range of service, informational, technological, and cultural 

products. The region also contains a substantial agricultural production sector and 

there are limited mininglquanying operations (including aggregates) and forest 

production within the region. 

6. Destination. The Lower Mainland's natural environment assets, recreational and 

cultural attractions, and tourism infrastructure draw large numbers of visitors from the 

rest of BC, Canada and other countries. The Lower Mainland has a role as a tourist 

destination and convention/conference centre. 

The Lower Mainland's strengths in these six areas have resulted in a comparatively 

diverse economy that has generally been more stable over the past decade or so than 

Toronto and Montreal, which historically have been proportionately more dependent on 

manufacturing, and the rest of BC, which has proportionately been more dependent on 

natural resources. 



There are many ways to characterize a regional economy. Traditionally, statistics are 

available for labour force and employment by industry sector, but the sectors include 

categories such as "business services" that include diverse employment groups such as 

video rentals, software designers, and architects. "Forestry" jobs can show up in primary 

resources (logging), manufacturing (a cedar shake mill), construction (a builder of a new 

mill) or services (a forestry consultant). Statistics are also grouped by occupation, but 

"clerical" could refer to an office worker in a tourism, technology, or banking business. 

Some information is available by business group (e.g., technology businesses), but these 

figures are not uniformly collected among all groups and there is great risk of inaccuracy 

(figures for employment in technology, film and television, and professional services 

might all claim a consultant in digital image processing, for example). 

Therefore, to fully characterize the regional economy it is useful to look at several 

indicators. 

Exhibits 1 and 2 show total employment, by industry sector and occupational group 

respectively, for the Vancouver, Toronto, and Montreal Census Metropolitan Areas 

(CMAs) from 1989 to 1996. Exhibits 1 and 2 show that: 

recent employment growth has been more rapid in Vancouver than the other two 

regions. 

the Vancouver CMA is proportionately less dependent on manufacturing, and the 

Vancouver CMA's manufacturing sector has been more stable. In 1996, 

manufacturing jobs accounted for 19.8% of jobs in the Toronto CMA, 18.5% of jobs 

in the Montreal CMA, and only 11.8% of jobs in the Vancouver CMA. The 

proportion of total jobs in the manufacturing sector in the Vancouver CMA remained 

fairly constant, growing from 11.2% in 1989 to 11.8% in 1996. However, in the 

Toronto CMA the share of total jobs in the manufacturing sector declined from 20.9% 



in 1989 to 19.8% in 1996, and in the Montreal CMA the manufacturing sector's share 

of total jobs declined from 22.9% in 1989 to 18.5% in 1996. 

the Vancouver CMA is proportionately more dependant on primary employment. In 

1996, the primary sector accounted for 0.6% of jobs in the Toronto CMA, 0.7% of 

jobs in the Montreal CMA, and 1.6% of jobs in the Vancouver CMA, suggesting that 

the Vancouver CMA is proportionately more dependent on the resource sector. 

the Vancouver CMA's share of managerladministrative/professional jobs and services 

jobs grew faster than the other regions. The Vancouver CMA's manager1 

administrative/professional jobs and service jobs grew at an average annual rate of 

3.6% from 1989 to 1996, compared to 2.8% in the Montreal CMA and 1.0% in the 

Toronto CMA. 

Exhibit 3 shows total employment in the entire Lower Mainland at 1981 and 1996, by 

industry sector. Exhibit 3 shows that: 

all industrial sectors grew over the 15 year period. 

employment growth was heavily concentrated in the services sector (over 60% of 

jobs), which grew at over 4% per year over 15 years. This trend generally matches 

growth in major metropolitan areas and the North American economy as a whole. The 

emergence of the "information economy" has generated explosive growth in business 

and advanced producer services (e.g., consulting, software design, film and 

television). 

wholesale and retail trade, financelinsurancelreal estate and construction grew at rates 

similar to the overall rate of population growth over the period (about 2.5% per year). 

primary and manufacturing employment added only a few jobs to the regional 

economy, but job shifts within components of these two sectors changed the nature of 

the primary and manufacturing sectors. Stagnation or decline in forestry-related 

businesses offset growth in agriculture and other manufacturing sectors such as 

technology. 



Exhibit 4 shows 1996 total employment in the Lower Mainland by business group. This 

table draws on a variety of sources to patch together an estimate for groupings such as 

tourism and technology, rather than the traditional sectoral or occupational divisions. 

Exhibit 4 shows that: 

almost 40% of employment is directly related to providing community services and 

retail goods to residents of the region. Assuming that a significant share of 

wholesaling, some manufacturing, some transportation, and most community college 

and hospital jobs are also highly locally (i.e., dependent on the resident population in 

a particular subregion) driven, over half of the region's employment is directly 

associated with serving the resident population. Population-sewing employment 

follows population very closely at the subregional level, and to lesser degrees, the 

municipal or neighbourhood level. 

the technology, film and television, and tourism groups (which are not distinguished 

in typical employment data by industry sector) account for almost 15% of all 

employment. 

resource-based and manufacturing jobs (other than those in technology) account for 

13% of all jobs. While these are sometimes overlooked in discussions about the future 

of the regional economy (because they are not "knowledge based" or glamorous), 

they remain an important component of the economic base. 

The picture that emerges from these indicators is a regional economy with these features: 

relatively high diversity and stability compared to other major centres. 

not highly concentrated in any sector, but diversified among many industries. The 

economy is not heavily dependent on manufacturing or primary jobs for which 

growth prospects are probably limited. 

growing rapidly in the services sector. 

possessing strategic economic roles and competitive advantages that are particularly 

well-suited to the sectors of the global economy that are likely to produce substantial 

numbers of high quality jobs, including technology, film and television, finance, 



-- 

trade, electronic commerce, communications, professional services, transportation, 

and healthleducation. The Lower Mainland is also well-poised to enjoy gains in 

tourism and agricultural products. 

Greater Vancouver is not an independent economic unit; it has a role within a provincial, 

national, and global setting. 

To forecast the future economic performance of the Lower Mainland, it is important to 

understand the extent and nature of its linkage to these different contexts and how their 

economic fortunes will drive the regional economy. 

The six strategic roles that were identified in Section 2.1 indicate that the Lower 

Mainland performs a variety of economic functions that will depend in part on the 

economic future of BC, Canada, and the world. The extent of this interdependence (and 

the relative significance of provincial, national, and global connections) is important to 

gauge. 

The Lower Mainland in the Provincial Context 

Historically, one of Greater Vancouver's primary roles was the headquarters for a 

resource-based provincial economy. Greater Vancouver provided the port, the 

management, the financial and business services and the investment conduit for a 

provincial economy based almost entirely on forestry and mining. For years, tourism was 

BC's "third" industry and there were no high profile rankings below that. However, the 

rapid growth of other sectors of the Greater Vancouver economy over the last two or 

three decades has diluted this resource-based role and consequently weakened the link 

between the economic health of Greater Vancouver and the rest of the Province. 



Exhibits 5a and 5b compare key statistics for the Lower Mainland and the rest of BC for 

1981 to 1996. The Lower Mainland has increased its share of total provincial 

employment from 52% to 56%. Employment in the Lower Mainland grew by 2.5% per 

year over this period, while the rest of BC lagged at 1.4% per year. As shown in Exhibit 

6, unemployment has consistently been lower in the Lower Mainland than the rest of BC 

for the last decade. New business startups in the Lower Mainland consistently accounted 

for 70% to 77% of business incorporations in BC between 1982 and 1997'. 

While the Lower Mainland has reduced its linkage to the resource-based provincial 

economy, the rest of the Province has in some respects reduced its dependence on the 

urban core of Greater Vancouver. The growth of regional centres such as Kamloops, 

Prince George, Kelowna and Nanaimo has enabled more local self-reliance for education, 

health, retail, services and other functions. 

In short, BC is increasingly a province of two economies: the Lower Mainland (and the 

Greater Victoria area) and the rest. Forecasting the fate of forestry, mining, and fishing is 

vital to understanding the future of employment in most of BC's communities, but it is 

just one of many factors needed to understand the future of the Lower Mainland. 

The recent and ongoing turmoil in the Province's economy is an excellent illustration. 

Major declines in forestry, fishing, and mining have produced double-digit 

unemployment in many small communities but have had much less impact on total 

Lower Mainland employment. Recent Labour Force Survey statistics suggest that 85% 

of employment growth in BC from 1997 to 1998 occurred in the Vancouver CMA, 

reflecting the strength of the regional economy despite the provincial economy2. In their 

' Source: BC Stats, online statistics. 

Source: Statistics Canada, Labour Force Survey data. 



"Economic Analysis of BC", the Savings and Credit Unions of British Columbia recently 

noted that: 

"The division between the economies of the Lower Mainland and the rest of 

BC is noteworthy. Based on year-to-date average employment levels, 14,500 

jobs have been created in BC over the same period in 1997. Of these, 80% 

were in the Lower Mainland. Reflecting BC's regional disparities, the 

resource and related manufacturing industries have shed jobs, while gains 

have been concentrated in the trade, public administration and business 

services sectors, which tend to be more urban-ba~ed.~" 

The Lower Mainland in the Canadian Context 

The Lower Mainland over the long term has been a net receiver of residents from 

elsewhere in Canada, including retirees. The region also draws tourism dollars from the 

rest of the country, ships prairie grain, provides specialized goods and services to other 

urban centres in Western Canada, and is a western regional headquarters for many firms. 

The region is also affected by national issues such as the Quebec question, the value of 

the Canadian dollar, interest rates, and major bank lending policy. However, it is 

interesting to compare the Lower Mainland's economic history with that of the rest of the 

country. 

Exhibit 7 shows employment changes in five major regions of Canada from 1981 to 

1993. BC was in recession in the early 1980s, in contrast to employment expansion 

everywhere else. From 1989 to 1993, though, BC (and to a lesser extent the prairies) 

expanded, while central Canada and the east coast suffered employment losses. Exhibit 

8 shows that from 1991 to 1995, the Lower Mainland outpaced Toronto, Montreal, 

Calgary and the rest of BC in growth in total employment income. In 1997, 1998 and 

the beginning of 1999, BC has been experiencing a downturn, in contrast to economic 

3 Source: Savings and Credit Unions of British Columbia. Economic Analysis of British Columbia. 

Volume 18, Number l I ,  December 1998. 



gains in the rest of the country. Recent forecasts for economic growth in Canada 

during 1999 and 2000 anticipate much slower growth in BC than in the rest of 

canada4. Continuous job growth in BC seems to contradict slowing provincial economic 

growth, but in recent months most provincial job growth has come from gains in the 

tourism and high-tech industries (mostly located in the Lower Mainland), while the 

majority of losses have come from forestry and mining (mostly located outside the Lower 

~ainland)'. 

The present economic situation in the Lower Mainland has much to do with events in 

Asia and some linkage to the downturn in the provincial resource sector (which in turn is 

linked to the Asian crisis). However, it appears not to be directly linked with the 

performance of the Canadian economy. 

The Lower Mainland in the Global Context 

BC's total trade (figures are not available just for the Lower Mainland) is split roughly 

60% US, 30% Asia, and 10% everywhere else. This is relatively diverse, compared with 

the rest of Canada, but it shows where our bread is buttered. 

The impacts of the Asian situation and the effect on the provincial economy of significant 

changes in the US are evidence of key economic dependencies in BC. The Lower 

Mainland (being increasingly uncoupled from the rest of the Province's economy) is less 

directly tied to resource market changes, but is clearly affected by Asian and American 

conditions. For example, BC exports were down by about 8% in the first 10 months of 

For example, the Savings and Credit Unions of BC forecast Real GDP growth as follows: 
--.- 
i Real GDP growth i 1997 / 1998 forecast 1999 forecast 1 
i BC 2.2% / 
I -0.9% /. i 3 %  ! 
; Canada 
L.- 

3.8% - _  ! 2.9% i 2.3% 1 -- 
Source: Savings and crkdit Unions of BritisA ~ o l u m b i a . ~ c o n o ~ i c  Analysis of ~ r i i s h  Columbia. Volume 18, 
Number 8, September 1998. 
TD Bank. Economic Forecasts. January 1999. 



LOWER MAINLAND EMPLOYMENT STUDY 

1998 compared to the first 10 months of 1997, mostly due to the decline in demand from 

Asian countries, which are the destination for about one third of BC's exports6. 

Culturally and economically, the Lower Mainland is clearly and primarily an Asia Pacific 

linked region. Film/television links to California, technology links to the western US, 

and trade and finance links to Hong Kong, Taiwan, and Japan are just a few illustrations 

of this. 

The implication of this review is that the future of the Lower Mainland economy is tied 

heavily to the Asia Pacific region, strongly but decreasingly to the rest of the Province, 

and to a limited extent to the rest of Canada. Within the Lower Mainland, patterns of 

employment growth (which sectors will expand or contract) and demographic change 

will not closely resemble the patterns in the rest of BC or Canada; they will be unique to 

the Lower Mainland, driven by its three very different economic functions: urban 

metropolis on the Pacific Rim, BC's economic capital city, and Western Canadian 

business centre. 

Economists have attempted to define and analyze the concept of comparative advantage, 

as applied to nations, for at least 200 years. Historically, this type of analysis focused on 

the availability and quality of natural resources and the cost of producing commodities. 

With the transition to what is called the "post industrial" or "informational" economy, 

many factors in addition to resources, labour and capital determine a region's economic 

lot in the world. With the enhanced portability of some economic activities enabled by 

computer and communications technology, a wide range of qualitative factors (such as 

environment and quality of life) comes into play. 

Savings and Credit Unions of British Columbia. Economic Analysis of British Columbia. Volume 19, 

Number 11, December 1998. 

CORIOLIS CONSULTING CORP. PAGE 19 
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Even so, it is important to keep in mind that most employers are not the footloose 

wanderers that economic development policy sometimes assumes. Many businesses are 

tied to specific regions because they serve markets in those areas, or require materials or 

specialized inputs not available elsewhere. 

Any metropolitan area's employment can, broadly speaking, be divided into two 

categories in terms of susceptibility to competition: 

employment that is "bound" to the region, neither competitively won in the first place 

nor subject to poaching by other regions. The principal example is the large 

proportion of employment that serves local residents (e.g., retail, personal services, 

medical care, teachers). While some of this employment can be "lost" if demand is 

reduced due to lower incomes or declining population, this is quite different than 

what is meant by labelling an employer "footloose". Another example is employment 

that can only locate in this region because of a specialized or unique resource, as in 

the case of the portion of the Lower Mainland's marine-related and airport-related 

employment that is bound to the region because of the existing major infrastructure 

and geographic location of the area. 

employment that is, to varying degrees, "footloose", in -that employers may have 

considered other regions before choosing the Lower Mainland, or they may relocate 

to another region if there are net benefits from doing so. 

The concept of "competitive advantage" mainly applies to this footloose group. 

Exhibit 9 outlines a theoretical approach to evaluating competitive advantage, listing the 

attributes of interest to modem, footloose firms. There has not been a complete 

comparative analysis of many urban regions based on these factors, though, so it is 

necessary to take a more empirical approach to evaluating the Lower Mainland's 
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competitive position. Drawing on a variety of sources, the Lower Mainland's principal 

advantages appear to be: 

geographic location on the North American coast of the Pacific Rim. This 

"motherhood" statement actually encompasses some key strategic advantages: port; 

good time-zone positioning relative to North America, Asia and Europe; great circle 

route to Asia (i.e., despite what a flat map shows, BC is geographically closer to Asia 

than the United States because the earth is round); historical and current business ties 

to Asia; and immigration from Asia. For example, cargo tonnage through the Port of 

Vancouver illustrates the region's ties to Asia, with at least 46% of total tonnage 

traded between the region and Japan alone in 1997'. 

high quality environment, which provides a high quality of life (and working 

environment), and outstanding natural beauty (for recreation and for tourism). 

extensive infrastructure including marine port, airport, highways, utilities and 

telecommunications, convention and conference facilities, recreation/tourism 

facilities. 

high quality public services and institutions including education and health care. 

readily available energy and water. 

connectedness to international communities. 

political stability and the rule of law. 

strong financial institutions. 

Who wants these assets? Broadly speaking, firms in technology, advanced business and 

professional services (e.g., engineers), finance, trade, tourism, film and television 

production ... businesses in the sectors likely to grow most in an increasingly global, 

informational, and connected economy. These are the sectors that have grown rapidly in 

the Lower Mainland over the last two decades. Empirically, the region's assets have not 

' Vancouver Port Corporation Planning & Statistics. 1997 Statistical Overview 
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been of interest to large scale manufacturers (as evidenced by their absence). This is 

likely due to the fact that BC does not offer a large pool of low cost labour and is further 

from major concentrations of consumers than manufacturing centres such as Toronto. 

Who does the Lower Mainland compete with? There is little hard research about the 

Lower Mainland's experiences in competition with other regions, although there is much 

anecdotal information resulting from the political and media attention that surrounds the 

relocation of a firm to Calgary or the establishment of a large new business in the Greater 

Vancouver area. 

Generally, though, it appears useful to divide the Lower Mainland's regional competitors 

into three broad groups: 

other North American centres with whom the Lower Mainland competes directly for 

a wide variety of firms. These competitors include other large, growing metropolitan 

city-regions in Canada (Calgary, Toronto, Ottawa-Hull) and on the western coast of 

the US (Seattle-Puget Sound, Greater Portland, San Francisco-Bay area). These 

regions all have populations in the 800,000 to 4 million range, have experienced 

strong growth in advanced services and production, are characterized by high natural 

amenities and high quality of life, have attracted investment fiom outside their 

boundaries, and operate within some of the major economic networks (Canada, 

Pacific Rim, US) in which the Lower Mainland is mainly involved. 

regions that compete only in very specific sectors. These are also in North America; 

while they compete on a specialized basis, the targets are businesses that in effect 

have made the decision to be in North America. This includes regions that compete 

for tourism dollars (e.g., other regions with major ski resorts or convention facilities), 

other major ports, or occasional specialized firms that may have reason to consider a 

variety of locations (such as a technology firm that could consider Greater 

Vancouver, Silicon Valley, or Boston). 

all other developed regions in the world that from time to time may compete with the 

Lower Mainland for a specific business or opportunity. 



There are far more similarities between the Lower Mainland and the regions in the first 

two groups above than regions in the third group. Greater Vancouver, Seattle, Portland 

and Calgary (as examples) have much more in common linguistically, legally, politically, 

environmentally, and socially than with (say) Hong Kong or Kuala Lumpur. Because of 

this, it seems more useful to focus on the advantages and disadvantages of BC that 

position it to capture a "market share" of firms that are essentially committed to a North 

American location, particularly a west coast location. 

In considering the Lower Mainland's advantages and disadvantages relative to competing 

regions, it is worth noting that over the last decade or so, the Lower Mainland grew faster 

(in population) than Calgary, Ottawa-Hull, Toronto, SeattleITacoma and the San 

Francisco Bay area. Population growth is a reasonable indicator of economic expansion, 

so the Lower Mainland has been faring well, at least up until 1997 or so. 

There has not been a comprehensive survey and comparison of the competitive 

advantages and disadvantages of these regions. Many of the factors that require 

evaluation are highly subjective in any case. 

As a strategic approach, it is prudent to assume that the competing regions (or at least 

most of them) offer comparably attractive attributes (which is why they have all been 

growing relatively quickly), rather than assume that the Lower Mainland is significantly 

better on a wide variety of fronts. It is more useful to focus on addressing weaknesses 

that could undermine the Lower Mainland's position in the future by counterbalancing its 

advantages. 

Much has been written recently about the economic (and other) problems in BC during 

1997 and 1998 and there is no shortage of prescriptions for what to do. Distilling the 

material (and attempting to extract the politics), yields some principal concerns that can 

be divided into two broad categories: external and internal. 



External 

These are provincial and federal concerns, beyond the direct influence of local 

governments and institutions that affect the Lower Mainland's competitive position, 

including: 

BC is a relatively high tax jurisdiction relative to its competitor neighbours. As 

shown in Exhibit 10, personal tax rates are significantly greater in BC than in 

Alberta, Washington and Oregon. While top marginal tax rates may be a superficial 

indicator of the net impact on employment growth of taxation and social policy (for 

example, what are the "after tax" positions of a Washington resident not covered by 

Medicare and a BC resident?), it is a highly visible factor that can be assumed to 

influence the locational decisions of individuals (particularly high income earners 

and entrepreneurs) and firms. As well, BC has a corporation capital tax which taxes 

assets even for non-profitable companies. So much has been made of the taxation 

issue that it may no longer be possible to distinguish the reality from the perception. 

Presumably the main point to be considered, though, is that higher taxation cannot 

possibly be regarded as an incentive to the location of firms or the attraction and 

retention of highly skilled, highly paid people. This is a provincial issue, but it likely 

has more impact on the Lower Mainland than the rest of the Province, because the 

Lower Mainland is the most likely location for businesses that employ high income 

earners and for entrepreneurs starting new businesses. While the 'brain drain' is 

likely less severe than the media suggest, BC must offer a reasonable taxation 

environment if it wants to compete with other regions in the high growth sectors such 

as technology. 

there are issues associated with labour costs and standards in BC relative to 

competing jurisdictions. This is a complex economic, political and social issue; it is 

sufficient to note here that this could be a factor in the locational decisions of the 

kinds of businesses that the Lower Mainland should try to attract. 

the value of the Canadian dollar against the US dollar is a two-edged sword. "Lower" 

costs attract some kinds of business (e.g., film and television production) and 
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increase exports of raw materials and manufactured products, but salaries in 

Canadian currency can be a disincentive to attracting talent. 

aboriginal land claims. While there is clearly long term value in resolving this issue, 

in the short term there is uncertainty that can affect investment and business locations. 

These factors are not new. They have been at work during the last decade and so they 

have influenced employment growth (the rate and the type). Notwithstanding these 

negatives, the Lower Mainland has continued to grow, with faster growth in 1997 and 

1998 than the 1981 to 1996 trend. These factors are likely to continue to act as 

constraints on growth, suggesting that there is no reason (related to these issues) to 

assume that employment growth could significantly accelerate in the foreseeable future. 

Within the Lower Mainland there are a few factors that may be within the scope of local 

governments to address. 

industrial land prices are comparatively high in the central parts of the Lower 

Mainland, because of strong demand for non-industrial uses in the core: 

1998 Industrial Land Values (per acre) 

Central parts of the Lower Mainland I Middlelouter  arts of the Lower Mainland 

Surrey 1 $270,000 to $500,000 

Abbotsford 1 $200,000 to $350,000 
I 
I Chilliwack i $100,000 to $300,000 

Vancouver ! $800,000 to $1,400,000 

Bumaby / $450,000 to $800,000 

North Vancouver / $900,000 to $1,300,000 

New Westminster ) $400,000 to $600,000 

Richmond 1 $400.000 to $850,000 

Coquitlam $325,000 to $450,000 

Delta $240,000 to $405,000 

Langley 

Maple Ridge 

Port Coauitlam 1 $225.000 to $360.000 

i I 
i Mission / $150,000 to $300,000 

Sources: Real Estate Board of Greater Vancouver, "Real Estate Trends '98", 1998 and Fraser Valley 
MLS. 
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This may result in some firms locating near the centre of a different urban region, 

rather than move to an outlying location in the Lower Mainland. Comparatively high 

land prices also suggest relatively high housing prices, which maybe perceived as a 

disadvantage. Generally, though, it must be remembered that high land values are the 

result of strong demand. 

road congestion may be seen as a disadvantage, for firms that require a high degree of 

regional vehicular accessibility. Vehicular movement is increasingly difficult 

throughout the urban core. 

These issues are difficulties that other regions also face. These two issues, to some 

extent, can be addressed by land use planning and transportation improvements, but the 

Lower Mainland has a limited land supply in the urban core (being constrained by 

mountains and agricultural land) and there are few opportunities for adding new highway 

routes especially in the core. 

Other than these concerns, the Lower Mainland has few 'internal' competitive 

disadvantages that would discourage new firms; this explains in part why growth has 

been so rapid over the past decade or so. 

The outlook for the economic sectors in the Lower Mainland is summarized in Exhibit 

11. Major expanding sectors are agriculture, technology manufacturing, value-added 

wood products manufacturing, light manufacturing, tourism, recreation, trade, education, 

transportation, financebanking, and business services. Sectors which will either decline 

or remain relatively stable include forestry, mining, commercial fishing, resource head 

offices, heavy manufacturing, resource processing, construction, and government 

services. 
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This overview of the Lower Mainland regional economy can be summarized in a few key 

points which heavily influence the future size and trajectory of employment growth: 

the Lower Mainland's economic future is not mainly tied to the future of BC or 

Canada; it is linked to the whole Pacific Rim region. 

the Lower Mainland has a diverse economic base that has enjoyed strong growth (and 

few major contractions) in a wide variety of sectors. 

the Lower Mainland's strategic economic roles and competitive advantages are 

particularly well-suited to the sectors of the global economy that are likely to produce 

substantial numbers of high quality jobs, particularly in the technology, film and 

television, professional services, producer services, transportation, communications, 

healthleducation, finance and trade sectors. The Lower Mainland is also well- 

positioned to enjoy gains in tourism and agricultural products. The Lower Mainland 

will never be a major manufacturing centre, because of its location and costs. 

The Lower Mainland competes for some kinds of employment growth with other 

regions, mainly in North America, that offer broadly similar advantages. To protect 

its global position, BC and the Lower Mainland should ensure there is no erosion of 

competitive advantage and should act to deal with known constraints. 

The Lower Mainland in many respects points the way to the future prosperity of the 

whole province. The combination of world market forces and concerns about 

environmental quality will continue to constrain or reduce resource-based employment in 

BC. BC's advantages position it extremely well to grow in the sectors that will be strong 

and that place a premium on environmental quality. 



3.0 ANALYSIS OF REGIONAL PATTERNS AND TRENDS 

This chapter provides a statistical analysis of key patterns and trends in the structure of 

the Lower Mainland regional economy, based mainly on data for population, 

employment, income, and commercial and industrial floorspace, which are important 

economic indicators. 

In reviewing the individual statistics that are analyzed in this section, it is helpful to be 

aware of some basic shifts and trends that have been occurring in this region and other 

advanced, urban, industrialized metropolitan economies: 

the 1970s, 1980s and 1990s have generally been a period of strong population and 

economic growth. 

there has been an enormous shift in North American metropolitan regions to the 

service sector (which includes personal services and business services) and a 

corresponding shift away from manufacturing. 

there has been great expansion in "higher order" occupation groups (managerial, 

professional), reflecting the growing importance of the knowledge-based economy 

and the declining importance of manual labour. 

Because of the importance of the expansion of the service dimension of the economy, it is 

important to understand what makes up this sector. The service sector includes 

employment in personal services (e.g., hair care, dry cleaning, food service), a variety of 

business services (e.g., hotels, couriers) and a group that can be called producer services 

(which would include groups such as consultant engineers whose "product" is a service). 

The growth of personal services is linked to growth in the population and to a trend 

toward increasing purchase of services that historically would have been provided at 



home. People generally patronize restaurants, hair stylists, laundries, and housekeeping 

services more than in the past, a trend which is linked to growth in the number of two- 

income families (who have more money and less time). The growth of producer services 

results in large part from the emergence and explosive growth of the knowledge-based or 

information economy. There are urban regions (and the Lower Mainland is one of them) 

whose economic base includes a significant volume of "advanced producer services", 

economist's jargon for jobs such as movie production, software designers, consulting 

engineers, and tourism consultants. 

As shown in Exhibits 12a and 12b, the Lower Mainland population has grown by 2.6% 

per year over 1981 to 1996, significantly faster than the rate (1.5% per year) in the rest of 

BC. Population in the Lower Mainland grew from 1,422,583 in 1981 to 2,083,544 in 

1996, or by an average annual increment of about 44,000 people. The Lower Mainland 

now accounts for over 55% of the entire provincial population. 

The regional population is concentrated in the GVRD, which accounted for 89% of the 

Lower Mainland's residents in 1981 and 88% in 1996. The GVRD's share is falling 

slightly, because areas in the FVRD and the SLRD are increasingly part of the core of the 

Lower Mainland. Absolute growth per year averages about 37,600 new residents per 

year in the GVRD, 5,800 new residents per year in the FVRD, and 700 new residents per 

year in the SLRD between 1981 to 1996. 

As shown in Exhibits 13a, 13b and 14, about 25% to 30% of the Lower Mainland's 

population was located in Vancouver in 1981 and 1996; however, there have been 

significant shifts in subregional shares of population over the last two decades. The old 

urban core (Vancouver, Burnaby, North Shore) has lost share (but still had an increase in 

population) whereas the Northeast Sector, North of Fraser area, Surrey, Delta, Richmond, 

Langley TownshipLangley City, and Abbotsford have gained share. The outermost 

areas (except Whistler) have changed little in terms of regional share. Growth, broadly 
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speaking, has been proportionately greatest in the suburban ring around the old core, in 

the areas where developable residential land has enabled the creation of affordable 

housing stock for residents who want to be close to the core. This trend will continue, but 

will be influenced by local and regional policies designed to concentrate growth. 

The local economies of subregions have expanded in part because of their growing local 

populations (more residents to support more retail and service businesses, school 

teachers, doctors and so on), but also because some subregions have reached the critical 

mass at which it is possible to support more specialized goods and services that otherwise 

would have to be obtained in other centres. During the period 1981 to 1996, several 

subregions reached trade area populations of 100,000 or more, which tends to trigger a 

wave of retail development (such as regional shopping centres) not found in smaller trade 

areas. 

3.3 INDUSTRIAL AND COMMERCIAL FLOORSPACE DEVELOPMENT 

Exhibits 15a, 15b and 15c show the distribution of retaillservice, office and industrial 

floorspace throughout the Lower Mainland over the period 1981 to 1996. 

Exhibits 15a, 15b, and 15c show that "employment" floorspace growth has averaged over 

3% per year, somewhat faster than growth in employment. Floorspace data may not 

always net out demolitions, though, so the data should be used simply to confirm that 

employment growth and floorspace growth are running at a similar pace. 

The floorspace figures in Exhibits 15a, 15b, and 15c also confirm the distribution trend 

shown by population and employment. The GVRD shares of retail, office and industrial 

space all declined over the period, even though the GVRD accounted for about 87% of 

total retail and service floorspace growth, 91% of total office floorspace growth, and 90% 

of industrial floorspace growth in the Lower Mainland from 1981 to 1996. Large shares 

of growth occurred in the "ring" comprised of Burnaby, Richmond, South of Fraser, and 

Langley Township/Langley City. As of 1996, Vancouver, Burnabymew Westminster, 
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and South of Fraser had the most retail and service floorspace; Vancouver, Burnaby/New 

Westminster had the most office floorspace; and South of Fraser, Richmond, 

BurnabyINew Westminster, and Vancouver had the most industrial floorspace. 

Exhibit 16a shows the distribution of commercial and industrial floorspace broken down 

by type of location, rather than by geographic area, for 1981 and 1996 (Exhibit 16b 

shows the approximate locations of the 10 largest business centres and the 19 largest 

industrial and business parks in the region). Exhibits 16a and 16b indicate that: 

the central business district (downtown Vancouver and central Broadway) has clearly 

declined in significance as a regional employment centre, although it still accounts for 

almost 20% of all employment floorspace in the region. 

the 10 largest regional business centres account for just under 20% of all employment 

floorspace and this share has grown slightly over 15 years. These centres are clearly 

significant business/job concentrations whose influence is increasing. 

industrial and business parks (as represented by 19 major locations in the Lower 

Mainland) account for just under 40% of all employment floorspace in the region and 

this share has increased significantly over 15 years. 

Detailed floorspace data by type of location for 1996 is shown in Exhibit 17. It should be 

noted that the central business district, the major regional business centres and the major 

industrial/business parks occupy a relatively small total land area in the region, yet 

combined they account (in 1996) for about 75% of all the region's employment 

floorspace. While complete data is not available, adding in the employment that is 

located at a few other specialized locations (e.g., airport, universities and colleges, major 

hospitals), results in the conclusion that at least 80% of total regional employment can be 

characterized as highly concentrated in locations that have special characteristics. This 

will be extremely important to keep in mind when anticipating the likely future 

distribution of employment growth. 
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Exhibit 18 uses floorspace data and land area data to calculate long term trends in the 

density of land use. The figures in Exhibit 18 show a significant increase (in all 

subregions) in the average density of industrial land use. This has mainly occurred due to 

redevelopment and infill, in which formerly low density industrial uses have been 

replaced with higher density (and higher quality) light industrial, office, and service 

commercial uses. This trend is caused by increasing land values and the changing nature 

of "industrial" employment. Increasing land values have caused low density uses to 

move out to cheaper sites to free up equity or reduce rent, and have been replaced by 

higher density users that can afford higher land costs. Increasingly, "industrial" 

floorspace includes office, lab, servicelrepair, warehouse and even retailing components 

that can function at a higher density (and often in a multi-storey configuration) than old 

style industries with single-level, single-purpose space with outdoor storage. 

This densification must be taken into consideration in forecasting future employment 

distribution. While some employment growth will happen on vacant land (which tends to 

be in the outer parts of the region), a considerable share is likely to be accommodated on 

redeveloped, higher density properties in established areas. If all new growth required 

vacant sites, future distribution would be heavily weighted to the subregions with large 

inventories of vacant, serviced, zoned industrial land. However, there are inventories of 

low-intensity used industrial land in central locations such as Vancouver and Bumaby 

that will enable these areas (during redevelopment) to continue to capture employment. 

Exhibit 19 compares the distribution of regional population with the distribution of 

regional retaillservice and office floorspace, by calculating floorspace per capita ratios. 

This data indicates the extent to which commercial floorspace distribution is linked with 

population distribution. The table shows that: 

there is a highly consistent ability to support retaillservice floorspace across the entire 

Lower Mainland. There are understandable differences between individual subregions 

(some smaller trade area populations are partly served by nearby larger centres; see 

for example the retaillservice ratios for the Northeast Sector versus Bumaby and 



Mission versus Abbotsford), but generally the ratios for major trade areas cluster 

tightly around the whole regional average. This shows clearly that retaillservice 

floorspace (and, of course, employment in these categories) closely follows 

population. Note that population growth over 1981 to 1996 has enabled some 

subregions to reach the threshold at which their retail and service inventories 

accelerate toward the regional average, as in the case of the Northeast Sector, South 

of Fraser, Langley Township and City, and Richmond. Whistler is unique in that a 

large number of its retailers serve tourists as well as the local population, accounting 

for its exceptionally high retail and service floorspace per capita ratio. 

at the community level, there appears to be a base level of office floorspace of about 

7 to 10 square feet per capita (e.g., the Northeast Sector, North of Fraser and 

Mission). At the subregional level, subregions with a sufficient trade area population 

tend to have a higher base level of office floorspace per capita at about 10 to 15 

square feet per capita. This is evidenced by office floorspace per capita ratios in 

South of Fraser, Squamish, and Whistler. Communities and subregions with office 

floorspace per capita ratios significantly lower than the 10 to 15 ratio are not regional 

centres either because they are too small or because they are within the economic 

sphere of another regional centre. Communities or subregions with office floorspace 

per capita ratios higher than the 10 to 15 ratio have higher order business centres with 

a truly regional orientation, serving more than the subregional or local market (except 

areas such as Lillooet, where the narrow definition of the subregion's trade area skews 

the per capita ratios). The most significant examples are Burnaby, Langley, 

Richmond, the North Shore, Abbotsford and Chilliwack, which can readily be 

verified by visual inspection as containing large inventories of office space occupied 

by accountants, financial institutions, lawyers, consultants, insurance agencies and 

health professionals that serve a large trade area. 



Total employment in the Lower Mainland grew from 695,625 jobs in 1981 to 1,014,065 

jobs in 1996~, which is equivalent to an average annual growth rate of 2.54% and an 

average annual increment of 21,229 jobs. Census data from 1991 to 1996 suggests that 

the pace of growth increased in the recent past, averaging about 2.82% per year or 26,335 

jobs per year. Labour force data for 1995 and 1998 indicates that, despite the economic 

downturn in BC, employment in the GVRD portion of the Lower Mainland grew at about 

25,100 jobs per year or an average annual growth rate of about 2.68%. 

Exhibits 20a and 20b show the distribution of employment among the three Regional 

Districts in 1981 and 1996. The GVRD contains the vast majority ofjobs, but its share is 

declining. The other two Regional Districts captured almost 15% of the growth over 1981 

to 1996. Despite faster employment growth rates in the FVRD and SLRD, the GVRD 

generated the majority of employment growth over the fifteen year period, adding about 

275,000 jobs over the fifteen years, compared to about 36,000 new jobs in the FVRD and 

7,200 new jobs in the SLRD. 

Within the GVRD, the subregions that captured the highest proportion of total Lower 

Mainland employment growth are the South of Fraser area (18.5%) and Richmond 

(10.5%)~. Vancouver remained the main employment centre in the region, with about 

3 1% of total Lower Mainland employment, or about 319,000 jobs (at a fixed location), in 

1996. Within the FVRD, Abbotsford outperformed other FVRD areas and captured 

8 Source: Statistics Canada, 1981 and 1996 census data. 
9 Note that at the subregional level, employment only refers to jobs at a fixed location. From 1981 to 

1996, the wording of the census questionnaire changed, resulting in a large increase in the number of 

people reporting the location of their jobs as 'no fixed workplace address'. The increase in 'no fixed 

workplace' respondents represents about 29.6% of total Lower Mainland employment growth, with the 

GVRD's 'no fixed workplace' category accounting for about 25.4% of total Lower Mainland 

employment growth. 
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about 5.4% of total Lower Mainland employment growth. Within the SLRD, Whistler 

captured 1.6% of total Lower Mainland employment. 

Exhibit 21 shows employment by industry sector in each Regional District at 1981 and 

1996. Exhibit 2 1 shows that: 

all regions had relatively rapid employment growth over the 15 year period. 

almost all industry sectors grew in all Regional Districts, except those sectors in 

SLRD directly related to forestry. 

above average growth occurred in the services sector (in all regions), construction, 

and the financelinsurancelreal estate sector. 

primary and manufacturing employment grew much more strongly in FVRD than 

elsewhere. This is due to growth in agricultural products. 

of the 322,000 jobs added in the Lower Mainland, 55% were in the services sector in 

the GVRD. 

Exhibit 22 shows an interesting breakdown of employment by industry sector, by 

subregions at 1996. Exhibit 22 illustrates the sectoral and geographical diversity of the 

Lower Mainland economy. Apart fiom the services sector in Vancouver (which accounts 

for about 16% of all Lower Mainland jobs), employment is highly distributed 

geographically and sectorally, with no sector in any one subregion accounting for more 

than 5% of total Lower Mainland employment. 

Exhibit 22 also shows that about 10% of all Lower Mainland employment has "no fixed 

workplace address", meaning primarily jobs such as construction, transportation, and 

mobile saleslservice that are not fixed at a store, office, or plant. 

Exhibit 23 shows changes in the structure of the regional economy, clearly indicating the 

increasing prominence in of the services sector over 1981 to 1996. 
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Exhibit 24 breaks regional employment into groups based on the factors that drive 

locational choice, based on floorspace data, reports by industry associations about the 

growth prospects for specific industry sectors, and discussions with industry sector 

representatives. Exhibit 24 shows that jobs within the Lower Mainland have one of these 

four locational dynamics: 

jobs that locate close to the customers (residents) they serve. These jobs include 

retail, services and schools. These are the jobs found in the floorspace that has a high 

tendency to distribute following population. This category accounts for almost 40% 

of all jobs; these are found in subregional business centres, community shopping 

centres and neighbourhoods. 

jobs that locate in business parks and industrial parks, generally with good vehicular 

access. These account for about 35% of all jobs. 

employment with highly specific requirements that severely constrain locational 

choice. This includes jobs at the airport, at marine terminals, at universities, at major 

hospitals, and in major tourism facilities that are downtown. This category accounts 

for about 18% of all jobs. 

the flexible or footloose jobs" that could, in theory, locate in a variety of places in the 

region. These account for about 7% of all jobs. In practice, these uses tend to locate in 

downtown or other major business centres; they are not limited to these locations, but 

they clearly prefer them. 

Exhibit 25 shows that approximately 8.1% of all Lower Mainland jobs are occupied by 

people working at home in 1996, which increased from 4.6% in 1981. These jobs are 

concentrated in the GVRD, but the propensity to work at home differs between the three 

'O These are not the 'footloose' jobs previously referred to in Section 2.4 which may choose to locate in 

the Lower Mainland or another region, but are jobs within the region that are not tied to a specific 

location. 



Regional Districts. In the GVRD, about 7.6% of GVRD employment is represented by 

people who work at home. Within the FVRD, people working at home account for about 

12.9% of FVRD employment. People working at home in the SLRD occupy about 8.5% 

of the Regional District's jobs. An increasing number of people working at home may 

reduce the cornmute-to-work demand on transportation infrastructure in the Lower 

Mainland. In addition, an increasing number of people working at home means that a 

higher share of jobs follow population distribution (i.e., the 40% of jobs that follow 

population plus the 8% of jobs that are held by people working at home yields closer to 

50% of jobs that follow population). Therefore, understanding the future distribution of 

population becomes increasingly important in forecasting a component of future 

employment distribution. 

This overview of the regional economy indicates that: 

a while employment is still heavily concentrated in the GVRD, the FVRD and SLRD 

are increasing their shares of Lower Mainland employment by growing at faster 

average annual growth rates than the GVRD. 

from 1981 to 1996, employment grew by about 275,000 jobs in the GVRD, 36,300 

jobs in the FVRD, and 7,200 jobs in the SLRD. 

Vancouver remains the main employment node in the region but a large share of 

employment growth has occurred in the "middle" part of the region (Burnaby, 

Richmond, Surrey, Delta, Langley Township, Langley City, Coquitlam, Port 

Coquitlam). Generally, this large area has the key attributes of vacant land availability 

at reasonable cost, centrality, good vehicular accessibility, and proximity to a large 

labour pool. 

employment growth has been limited in the historically important resources and 

manufacturing sectors. "Services" are the economic engine, comprising a diverse 
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array of knowledge-based firms in technology and film/television, the professional 

service providers, as well as businesses in tourism, education, and health. 

employment has grown in virtually all industry sectors in all Regional Districts. 

large shares of total employment have been highly predictable in terms of locational 

pattern: 

about 40% of all jobs have almost perfectly matched population distribution 

subregionally, because they are directly related to providing community services 

and retail goods to local and subregional populations. However, the distribution 

of these population-serving jobs is uneven, as these jobs tend to concentrate in 

commercial centres. Many of the higher order functions follow population at the 

subregional level, but not at the municipal or neighbourhood level. 

about 35% of all jobs have located in the region's industriaLPousiness park areas. 

there are few jobs in the region that are truly footloose. Those jobs that could 

theoretically locate anywhere in the region tend to locate either downtown or in 

central, accessible locations near a large labour pool. 



This Study included a survey of approximately 200 businesses regarding their locational 

decisions and the future of their business. The survey was designed to obtain the 

perspective of a wide cross .section of operating businesses regarding the factors 

considered in choosing a location. 

The survey included firms in major business centres and in businessllight industrial 

parks. The sample for the survey was chosen deliberately to include firms with these 

characteristics: 

in relatively new space, as an indicator that the firm had likely located in the space or 

area within the last 10 years or so. 

based on the name and image of the firm, likely oriented to a market larger than the 

immediate subregion. As the purpose of the survey was to gain insight into locational 

choices at the regional scale, the sample aimed to exclude firms that were clearly 

service commercial, retail, or business services aimed primarily at a localized 

customer base. The final sample is dominated by firms whose orientation is regional 

or greater in scope. 

broad geographic distribution. The sample includes firms from every major business 

centre and business park in the Lower Mainland. 

broad distribution across economic sectors. The sample includes firms in all sectors 

of the regional economy, although it is deliberately weighted away from local- 

oriented retail and service businesses. 

broad distribution of firm sizes. The sample includes firms in the range of 1,000 

square feet to over 100,000 square feet of space and firms with 10 to 500 employees. 

Detailed survey results are reported in a separate document. This section summarizes key 

points. 



when choosing their present location, almost half of the firms considered only the 

general area in which they actually located. Of the half that considered other 

locations, all but a handful generally only considered locations that were near their 

final choice. For example, firms located in Abbotsford tended to consider only 

eastern Fraser Valley locations such as Langley and Chilliwack. Firms that located in 

central areas such as Burnaby or Richmond tended to only consider other central 

municipalities. Almost no firms considered locational alternatives outside the Lower 

Mainland. 

when asked to identify the main factors that influenced their location decision, high 

average scores were given to: cost (land, buildings, parking, property taxes), good 

road access, availability of land or space, a central location within the region, good 

access to Highway 1, proximity to customers, imagelprestige, municipal services, and 

close to employees and executives residences. This is highly consistent with the 

pattern of actual business and industrial park development: most firms have located 

in the "ring" of communities that includes Richmond, Burnaby, Northeast Sector, 

Delta, Surrey and Langley. These locations appear to offer an optimal combination 

of centrality, accessibility, image and cost. Firms generally attached low importance 

to transit, rail service, airport access, proximity to similar businesses, and proximity 

to suppliers of services. The picture that emerges is that these firms care mainly about 

reasonable cost, high vehicular accessibility, access to housing, image and centrality. 

They assume that other necessary facilities and services are available at a regional 

scale; by valuing "centrality" businesses are optimizing their location relative to all 

services and facilities. 

about 70% of businesses anticipate remaining in the same location for at least 5 years, 

possibly with some expansion. Of the 30% that anticipate a near future relocation, 

almost all anticipate staying in the Lower Mainland. Only 3% of the sample is 

considering moving outside BC. Businesses considering relocating within the Lower 

Mainland are almost all thinking of moving further east. 
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about two thirds of the firms expect that their employment will increase over the next 

5 years or so and about one third of the firms expect their employment to stay 

constant. Only about 2% expect a decline in employment. 

when choosing their present location, over half of the firms considered only the 

general area in which they actually located. Of those that considered other locations, 

all but a handful generally only considered locations that were near their final choice. 

No firms considered locational alternatives outside the Lower Mainland. 

when asked to identify the main factors that influenced their location decision, high 

average scores were given to: cost (land, buildings, parking, property taxes), 

availability of land or space, good road access, a central location within the region, 

image or prestige, close to owner residence, good access via rapid transit. This is 

similar to the business park responses, except for the interest in rapid transit (which 

was only flagged by firms in locations served with transit). Firms attached low 

importance to proximity to similar businesses or specialized transportation facilities. 

about two thirds of businesses anticipate remaining in the same location for at least 5 

years, possibly with some expansion. Of the one third that anticipate a near future 

relocation, all anticipate staying in the Lower Mainland. Some of the businesses 

considering relocating within the Lower Mainland are thinking of moving into a 

business park environment. 

about 60% of the firms expect that their employment will increase over the next 5 

years or so and 40% expect employment to stay constant. 
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The following points summarize the main findings of the Survey: 

few firms can be considered footloose; the sample shows a strong tendency to select 

particular locations. 

accessibility, cost, and centrality are major locational drivers. 

most firms are optimistic about the future. 

almost all firms are committed to staying in the Lower Mainland. 



5.0 FORECAST OF TOTAL EMPLOYMENT IN THE LOWER MAINLAND 

Drawing on the previous analysis and a variety of forecasts by regional districts and 

provincial agencies, this section presents a forecast of total Lower Mainland employment 

to the year 2021. Detailed assumptions and a step by step model to forecasting Lower 

Mainland employnlent are included in Appendix 3. 

Because of the complexity of the interactions among population growth, economic 

growth, land use patterns, and the transportation network, it is not possible to produce a 

fully automated model that predicts future employment growth and distribution with only 

a few initial inputs from the user. The model developed for this Study is interactive. 

The user provides key inputs or assumptions at important steps in the process and the 

model generates the resulting calculations. 

This section uses four different approaches to forecast employment; these are compared 

and evaluated to yield a forecast (in a range) that is carried fonvard to the forecast of 

employment distribution. The four approaches used are: 

1. A forecast of total future employment growth based on historical employment trends 

in the study area. Two methods are used to evaluate historical trends: 

a) average annual growth rates. 

b) average annual increments. 

2. A forecast of total employment growth based on expected population growth in the 

study area. 

3. A forecast of total employment growth based on provincial GDP growth. 

4. Forecasts for individual business sectors, which are combined to yield a total. 
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5.1.1 Forecast Based on Average Annual Growth Rates 

Based on historical employment data, trends in average annual growth rates are: 

total Lower Mainland employment grew from 695,625 in 1981 to 1,014,065 in 1996, 

or at an average annual growth rate of 2.54%. 

employment growth was slower in the 1980's than in the 1990's. Lower Mainland 

employment grew at an average annual growth rate of about 2.41% from 1981 to 

1996 and about 2.82% from 1991 to 1996. Recent Labour Force Survey statistics 

suggest that employment in the GVRD grew at about 2.68% per year from 1995 to 

1998, which is higher than the Lower Mainland's long term growth rate of 2.54% 

trend despite a downturn in the provincial economyH. 

total employment in the GVRD and FVRD'~ grew from 423,515 in 1971 to 998,170 

in 1996, or at an average annual growth rate of 3.49% per year. 

Lower Mainland employment grew at a rate of approximately 2.5% per year on average 

over the past 15 to 25 years, with faster growth in the 1990's at about 2.8% per year in 

the early 1990's slowing to about 2.6% per year by 1998. The 1981 to 1996 period is a 

long term period which includes three recessions, an expansionary period with high 

population inflow followed by slowing immigration, declines in the traditional resource 

sectors in the Province, and the introduction of the relatively new high growth sectors of 

technology and film and television. Recent trends suggest strength in Lower Mainland 

employment growth despite a provincial economic downturn. Overall, based on 

extending historical growth rate trends, employment could potentially grow by about 

2.5% per year, reaching on the order of 1,880,000 jobs by 2021. 

" Source: Statistics Canada, Labour Force Survey. 

Employment data for the entire Squamish-Lillooet Regional District is not available for 1971 



5.1.2 Forecast Based on Average Annual Increments 

Based on historical employment data, trends in average annual increments are: 

total Lower Mainland employment grew from 695,625 in 1981 to 1,014,065 in 1996, 

or at an average annual increment of about 21,230 jobs. 

employment growth was slower in the 1980's than in the 1990's. Lower Mainland 

employment grew at an average annual increment of about 18,680 jobs from 1981 to 

1996 and about 26,335 jobs from 1991 to 1996. Recent Labour Force Survey 

statistics suggest that employment in the GVRD grew by about 25,100 jobs per year 

from 1995 to 1998, which is higher than the Lower Mainland's long term average 

annual increment of 21,230 jobs despite a downturn in the provincial economy'3. 

total employment in the GVRD and FvRD'~ grew from 423,515 in 1971 to 998,170 

in 1996, or at an average annual growth rate of 22,990 jobs per year. 

Lower Mainland employment grew by about 22,000 jobs per year on average over the 

past 15 to 25 years, with higher growth in the early 1990's at about 26,300 jobs per year 

slowing to about 25,100 jobs per year by 1998. Overall, based on extending historical 

incremental growth trends, employment could grow by about 22,000 to 25,000 jobs per 

year, reaching 1,560,000 to 1,640,000 jobs by 2021. 

13 Source: Statistics Canada, Labour Force Survey. 
14 Employment data for the entire Squamish-Lillooet Regional District is not available for 1971. 



5.1.3 Summary of Forecasts Based on Historical Employment Trends 

The forecasts of employment based on the average annual growth rate and the average 

annual increment methods of analyzing historical employment trends can be 

summarized as: 

I 1 a) average annual growth rates 1 1,014,065 1,880,000 866,000 i 0.57 1 

Based on historical growth 
indicated by: 

1996 i 2021 i Growth Implied Jobs to 
i i Population 

i j 
I / Ratio for 2021* 

Historical growth in Lower Mainland employment and population have been closely 

related. Between 198 1 and 1996, Lower Mainland population grew at an average annual 

rate of 2.58% and Lower Mainland employment grew at an average annual rate of 2.54%. 

In addition, the jobs-to-population ratio for the entire Lower Mainland was about 0.49 in 

both 1981 and 1996. 

b) average annual increments 

Because historical Lower Mainland employment and population growth have been 

related, regression analysis of Lower Mainland employment and population growth could 

be used to provide an indication of the relationship of employment growth to population 

1,014,065 1,560,000 1 546,000 1 0.47 
i 

to 
! 

to ! 
I to 

i / 1,640,000 626,000 i 0.50 

growth. However, there are a limited number of data points that can be used to analyze 

the Lower Mainland as a whole. An alternative to regression analysis for the entire 

Lower Mainland is an analysis of the combined GVRD/FVRD area, for which there are 

four data points are available. Regression analysis of the combined GVRDFVRD 

employment and population data indicates that employment and population are highly 

* Assuming a total population of 3,305,321 in the Lower Mainland in 2021. Note that extending average b 

annual growth rates results in an implied jobs-10-population ratio that is significantly higher than historical 
trends suggest. In 1981 and 1996, the jobs-to-population ratio for the Lower Mainland as a whole was 



correlated (i.e., R Squared of about 0.898 based on 1971, 1981, 1991, and 1996 data and 

including a data point to reflect that no jobs exist when there is no population). The 

resulting regression equation suggests that for every additional person in the 

GVRDRVRD, 0.47 jobs are created. This regression equation combined with population 

forecasts could be used to predict employment growth in the GVRDRVRD area, but not 

in the Lower Mainland as a whole. However, since another reliable indicator, the jobs- 

to-population ratio, is available to forecast total Lower Mainland employment growth 

based on population forecasts, and since the regression equation is based on a small data 

set, regression analysis is not used to project future employment. 

The historical data suggests it is worth examining a forecast based on extending the jobs- 

to-population ratio of 0.49. Forecasting employment based on the extension of a jobs-to- 

population ratio of 0.49 assumes that there are no changes in workforce participation or 

unemployment rates over the forecast period. 

Population forecasts are available from three different sources, including: 

BC Stats: population forecasts for the entire Province, including each component of 

the Lower Mainland study area. 

GVRD: population forecasts for the GVRD and the FVRD based on a Growth 

Management Scenario (GMS) and an Historical Trends Continued Scenario (HTS). 

FVRD: population forecasts for the FVRD based on a Trends scenario and a Plan 

Concept Scenario. 



The different forecasts for population by 2021 can be summarized as follows: 

Note 1: Statistics Canada, census data. 

Note 2: GVRD Historical Trends Continued model. 

Note 3: GVRD Growth Management Scenario version 3.0 -the population forecast used by the GVRD for strategic 
planning purposes. 

Note 4: FVRD Historical Trends Continued model. 

FVRD 
-G-VRD 
Assumed GVRD 

4 

SLRD 
Assumed SLRD 
LowerMainland -- 

-Implied Total 

Note 5: FVRD Plan Concept Scenario - the population forecast used by the FVRD for strategic planning purposes. 
The FVRD projects 450,000 people, plus or minus five years and plus or minus 50,000 people. 

Note 6: FVRD forecasts do not include forecasts for the GVRD; therefore, the GVRD's projection for the GVRD is 
added to the FVRD prqjection for comparison purposes. 

1996 
(actual)' 

- 222,478 
1,831,665 

nla 
29,401 

n/a 
2,083,544 
2,083,544 

2021 

Note 7: GVRD and FVRD forecasts do not include the SLRD; therefore, BC Stats projection for the SLRD is added 
to GVRD and FVRD projections for comparison purposes. 

(BC Stats) 

386,884 
2,847,133 

nla 
71,304 

n/a 
3,305,321 - 
3,305,321 

Each forecast suggests a somewhat different population growth scenario for the study 

area, with the main difference being the projection for the FVRD. One method for 

evaluating the population projections for the FVRD is to analyze historical average 

annual growth rates. Population in the FVRD grew at an average annual rate of 3.48% 

from 1981 to 1996, with growth of about 3.41% per year from 1981 to 1991 and growth 

of about 3.62% per year from 1991 to 1996. A population of 387,000 by 2021 implies an 

average annual growth rate of 2.24% for the next 25 years and a population of 450,000 by 

2021 implies an average annual growth rate of 2.86% for the next 25 years in the FVRD. 

Another method for analyzing population projections is to analyze historical average 

annual increments. Population in the FVRD grew at an average annual increment of 

about 6,000 people from 1981 to 1996, with growth of about 5,300 people per year from 

1981 to 1991 and growth of about 7,250 people per year from 1991 to 1996. To reach 

387,000 by 2021, the FVRD would need to grow by about 6,600 people per year and to 

reach 450,000 by 2021, the FVRD would need to grow by about 9,100 people per year. 

(FVRD - Plan 
concept)' 

- 450,000 
n/a 

2,770, ~ 9 5 ~  
nla 

71,304' 
n/a 

3,292,199 

(GVRD - 
HTS)~ 
383,350 

2,868,309 
n/a 
nla 

71,304' - 
n/a 

3,322,963 

(GVRD - 
GMS)~ 
387,000 

2,770,895 
nla -- 
n/a 

71,304~ -- 
nla 

3,229,199 

(FVRD - 
Trends)' 
550,000 

nla 
2,770,895~ - 

nla 
7 1,304' ---- 

n/a 
3,392,199 



The population projection of 450,000 was supplied by the FVRD and is used by the 

FVRD for strategic planning purposes. Achieving an average annual growth rate of 

about 2.86%, or an increment of about 9,100 people per year, over the next 25 years is 

possible for the FVRD, although this would require an average annual increment 

significantly larger than the average increment of 6,000 people per year over the past 15 

years. 

BC Stats is the only source that provides a forecast for the entire Lower Mainland, 

projecting about 3,305,321 residents in the Lower Mainland by 2021. We have used this 

BC Stats figure as the total Lower Mainland population forecast for our employment 

forecast. 

Assuming the SLRD population grows to 71,304, as BC Stats forecasts, the 2021 

population of the GVRDIFVRD would be 3,234,017. Using the 450,000 population 

projection for the FVRD leaves 2,784,017 people in the GVRD by 2021. A population of 

2,784,017 in the GVRD by 2021 closely matches the GVRD's own population forecast of 

2,770,895 for 2021. Therefore, the distribution of the Lower Mainland's population by 

2021 is assumed to be as follows: 

GVRD Population 

FVRD Population 

SLRD Population 

Lower Mainland Population 
. 

1996 I 2021 i i i Growth 
1,831,665 1 2,784,017 ! 952,352 

222,478 i 450,000 i 227,522 I 

29,401 I 71,304 1 41,903 I 

2,083,544 1 3,305,321 I 1,221,777 



Using the total population forecast of 3,305,321 and a jobs-to-population ratio of 0.49, 

projected employment in 2021 is: 

i i i Implied Jobs to 
1996 j 2021 i ~ ~ ~ ~ t h  Population Ratio 

1 : for2021" 

5.3 FORECAST BASED ON PROVINCIAL GDP GROWTH 

Based on a jobs-to-population 
forecast of 0.49 

To analyze the relationship between Lower Mainland employment growth and growth in 

provincial GDP, regression analysis could be used to generate a mathematical 

relationship. However, a limited number of data points exist for total Lower Mainland 

I i 
i 1,014,065 1 1,620,000 / 606,000 1 0.49 

; 

employment. An alternative to regression analysis for the entire Lower Mainland is an 

analysis of the combined GVRDFVRD area, for which there are four data points. 

Regression analysis of the relationship between GVRDIFVRD employment and 

provincial GDP indicates that the two variables are highly correlated (i.e., R Squared in 

excess of 0.99 using 1971, 1981, 1991, and 1996 data). The resulting regression equation 

suggests that employment in the GVRD and the FVRD increased by about 13.4 jobs for 

every increase in real BC GDP of about $1.0 million between 1971 and 1996. 

* Assuming a total population of 3,305,321 in the Lower Mainland in 2021. 

This relationship allows us to forecast future employment growth in the GVRD and the 

FVRD based on expected real growth in provincial GDP. However, this method does not 

include future employment growth in the SLRD. 

Real provincial GDP growth averaged about 3.5% per year from 1971 to 1996. This 

included growth of about 5.3% per year from 1971 to 1981, growth of about 2.2% from 

1981 to 1991, and growth of about 2.3% per year from 1991 to 1996. 



LOWER MAINLAND EMPLOYMENT STUDY 

Available GDP forecasts are typically only completed for short periods of time, such as 

one to five years. We examined two short term GDP forecasts for BC and one long range 

forecast: 

1. The Ministry of Finance and Corporate Relations report "British Columbia Economic 

Review and Outlook" (March 1998) provides the following BC GDP forecast: 

2. The Savings and Credit Unions of BC (Economic Analysis of BC, September 1998), 
provided the following BC GDP forecast: 

1997 (est.) 1998 ! 1999 
2.2% 1 - 0.9% 0.3% 

3. Because long range GDP forecasts are not available, we examined the assumed 

growth rates in the Urban Futures Institute's report "Employment in Metropolitan 
Vancouver's Future: Projections of Sectoral Employment 1996 to 203 1" (May 1998): 

1997 (est.) 1 1998 1 1999 1 2000 / ZOO1 i 2002 / 2003 to2009 / 2010 to2026 
1.5% 1 0.75% ' 1.5% 1 2.0% 1 2.4% i 2.3% i 2.3%to2.7% 1 2.0% 

In the short term (i.e., 1997 to 1999), all three sources assume different GDP growth 

rates, but all are below the long term historical growth rate. In the longer term (i.e., from 

2000 onwards), the rates assumed by the Urban Futures Institute suggest future growth 

could be similar to historical GDP growth from 1981 to 1996. 

For this employment forecast, we examined two provincial GDP growth scenarios: 

Low Scenario 
Growth Rate -- 
GDP (million $) 

1996(achlal) j 1997 1 1998 i 1999 1 2000 1 2001 to2021 
n/a i 2.0% 1 0.0% 0.0% 1.5% 1 2.0% 

75,013 / 76,513 / 76,513 77,278 1 78,438 / 118,885 

High Scenario 
Growth Rate 
GDP (million $) 

1996(actual) i 1997 ! 1998 / 1999 / 2000 / 2001to2021 
n/a 1 2.0% j 0.0% 1 1.5% : 2.0% 1 2.3% 

75,013 1 76,513 j 76,513 1 77,661 j 79,214 i 127,700 
Source: BC Slats (I996 GDP in millions ofconstant i981 dollan). 



Based on the GDP forecast and the regression analysis above, this forecasting method 

suggests that total GVRD and FVRD employment will be as follows to 2021: 

It should be noted this does not include SLRD employment. For comparison of total 

Lower Mainland employment forecasts by 2021, the SLRD 1996 employment of 15,895 

can be extended to 2021 using the implied average annual growth rates from the low and 

high GVRDIFVRD GDP scenarios as follows: 

Low Scenario .- 
1996 : 2021 Growth 

GDP (million $) 75,013 117,708 1 42,695 
Total Employment 998,170 : 1,586,179 1 588,009 - 

-- 
High Scenario 

1996 1 2021 1 Growth 
75,013 127,700 52,687 - 
998,170 r 1,704,295 / 706,125 

This section forecasts growth in individual business sectors; these business sector 

forecasts are then summed to yield a regional total. Available forecasts in current 

literature tend to be made for linked business groups (e.g., tourism, technology industry, 

or film/television) rather than industry sectors. 

Lowscenario 
.- 
Highscenario 

This section, therefore, starts with the employment categories described in Exhibit 4 and 

summarizes the prospects for each sector. Exhibit 26 summarizes the forecasts that are 

described below. 

* Assuming a total population of 3,305,321 in the Lower Mainland in 2021. 

j i 
i Implied Implied I Implied Lower i 

GVRDMVRD / Rate SLRD j Mainland 
I I 

1,586,179 1 1.87% 1 25,260 1 -- --- 1,611,439 

1,704,295 2.16% 27,120 1 1,731,415 

Implied Jobs to 
Population Ratio 

for 2021 * 
0.49 

-. 
0.52 



LOWER MAINLAND EMPLOYMENT STUDY 
- - --- - - 

Communitv Oriented Services 

This inclusive grouping is made up of retail, personal services, and professional jobs that 

meet the needs of local residents. These jobs have a growth rate and a distribution pattern 

that very closely matches population. This sector is assumed to grow at the population 

growth rate, which is projected to be between about 1.8% and 1.9% per year on 
15 average . 

It could be argued that this sector will grow even more quickly than population, as it has 

done in the past, as households rely increasingly on outside services. This forecast is 

therefore possibly conservative. 

Resources 

Primary sector employment (forestry, mining, farming, fishing) grew by about 1.3% per 

year in the Lower Mainland over 1981 to 1996. This "net" growth rate was the result of 

employment loss in the SLRD (mainly logging) and gains in the GVRD and FVRD. 

The relatively low growth rate of the primary sector as a whole masks internal dynamics 

taking place within this sector. Primary sector employment in the Lower Mainland is 

concentrated in agriculture. In 1996, the Lower Mainland primary sector's experienced 

labour force was made up of these components16: 

64% agriculture. 11% mining. 

17% logging and forestry. 8% fishing and trapping. 

The agriculture sector is the main source of growth in the primary sector in the Lower 

Mainland and in BC. In 1981,29% of BC's primary sector jobs were in agriculture, 33% 

were in forestry, 33% were in mining, and 5% were in fishing and trapping. By 1996, 

Based on population projections as outlined in Section 5.2. 
l6 Source: Statistics Canada, 1996 census data. 



- 

40% of BC's primary sector jobs were in agriculture, 33% in forestry, 19% in mining, 

and 7% in fishing and trapping. 

'Industrial-scale' agriculture, specialty (high value) agriculture, and aquaculture are all 

growing conlponents of the diversifying agriculture sector. Most of the agriculture 

employment in the Lower Mainland (and the Province) is concentrated in the Fraser 

Valley region, which contains about half of the Province's farms." BC's total farm 

income was over $1.8 billion in 1996, of which the FVRD produced about 29% and the 

GVRD produced about 27%.18 Provincially, full time paid employment in primary 

agriculture grew at an average annual rate of about 7.1% from 1991 to 1996~. 

On balance, the resources sector is assumed to grow by 1% to 1.5% per year. 

Technology 

This is a broad category that includes biotechnology, communications, research/ 

development, specialized manufacturing (such as computer and communications 

equipment), and software design. 

This sector has been estimated by industry sources to have grown at 20% per year in 

recent times. As of 1998, the total employment in this sector was about 68,000 jobsI9, 

sustained growth at 20% per year would yield 350,000 jobs in a decade and 4.5 million 

by 2021 ! Sustained long-term growth at this rate does not seem reasonable. 

" Source: Ministry of Agriculture and Food, online statistics. 
'' Source: Information provided by the FVRD based on 1996 Statistics Canada census data from the 

Ministry of Agriculture, Fisheries, and Food. 
l9 Source: British Columbia Technology Industries Association, "Technology Industries in BC - A 1997 

Report Card", 1998. 



Another method for evaluating the potential employment growth in the technology sector 

is to analyze average annual increments. The table on the following page shows 

employment in the technology sector from 1994 to 2000. 

From 1994 to 1998, employment in the technology sector grew by about 9,000 jobs per 

year. By 2021, employment could reach 275,000 if an average of 9,000 jobs per year are 

created. This implies an average annual growth rate of about 7.3% from 1996 to 2021. 

1994 actual 

Several factors make this sector very hard to predict over the long term: 

Employment j Annual Increment 

32,000 I 
- 

nfa 

the pace of technological change is so rapid that entire business groups can emerge, 

vanish, or transform within a decade. 

the rate of new firm creation is very high and some new firms can achieve explosive 

growth overnight based on a new product, new niche market, or new link with other 

films. 

1995 actual 

1996 estimate 

1997 estimate - - 
1998 estimate 

1999 forecast 

2000 forecast- 

BC could become substantially more or less friendly to this sector based on tax rates, 

investments or incentives for research, and labour practices. 

- 
40,000 ! 8,000 

48,000 1 8,000 

j 57,000 9,000 
68,000 i 

-- 
1 1,000 

8 1,000 -- 
! 

-- 
13,000 

99,000 j 18,000 

single firms (witness Microsoft in Washington) can have a huge impact on local and 

regional growth. 

Source: British Columbia Technology Industries Association, "Technology Industries in BC - A 1997 
Report Card", 1998. 

It seems reasonable to anticipate continued strong growth in this sector, but maintenance 

of 20% per year seems unlikely. A range of 5% to 7% per year over the long term may 








































































































































































































































































































































