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L Introduction 

There is no question that the communities in the Fraser Valley Regional Distdct are going to change, and to 
grow, overthe coming quarter century. There are, however, many questions about the extent to which 
change and growth will occur, the extent to which these can be connulled and managed, the extent to which 
these can be directed towards a community vision, and about the commitment, cooperation and resources 
that will be requkd to achieve tkis vision 

The purpose of this report is to briefly consider some of the factors that will affect ,mwth and change in 
the Regional District and its communities over the coming yean, and some of the questions that will arise 
in development of strategies to manage this growth and change. This report is to conhibute to the 
discussion about growth and change, a discussion will continue throughout the pprocess of articulating a 
growth management strategy for the Regional Dishier and implementing it to achieve a regional vision 

11. The Context for Popidation Growth in the Fraser Valley Regional District 

Ulrimately, the issues of growth and change in the Fraser Valley Regional Dhic t  are about people and 
their environment It is changes in what pople do, in the number of people doing things, and the places 
and resources they share wbile doing things, that raise the qu&m about growth and change. An 
appropriate starting point for the discussion of change and growth in the Fraser Valley Regional Dishict is, 
therefore, a consideration of population trends that will affect it in the fu-. 

The population context for growth and change in the Fraser Valley Regional Dishict is the entire Lower 
Mainland of British Columbia, whichindudes the Fraser Valley and Greater Vancouver Regional Districts. 
To some extent, tbis has always been the case, as residents of the Lower Mainland have always used 
hansportarion and utility corridors through the Fraser VaUey Regional Disaict to connect them with the 
rest of the Province and of Canada ihe settlement and growth of communities such as Spuznun, Fort 
Hooe and Yale in the 1840s and durina the C a r i b  Gold Rush, was a direct function of the area's 
importance in prov%ng a m c t i o n  between the ~nterior and the ~ o w e r  ~ainland As population growth 
continued, especially in the westem part of the Lower Mainland, the use and n m k r  of utility and 
hansprtation corridors, and employment associated with these, in the Fmser Valley Regional Dishict have 
grown: in terms of infr;lstrucrure, the Fraser Valley Regional District has always been part of Canada's 
third largest metropolitan area, the meaopolitan Vancouver region 

As the communities of theFraser Valley Regional District developed, its economy became more &verse. 
Some communities became primarily agricultud (such as Sumas), others primarily dependent upon 
foreshy (for example, Mission), and others on resource extraction (such as Clayburn). In this context 
population growth in the Regional District was primarily shaped by the availabiliq of s p e d c  local 
resources, with most of the residents amacted by the opportunity of employment The w o k  was primarily 
in the harvesriug of reso= (agriculDnl, forestry, mining), or the provision of business and personal 
s e ~ c e s  to people who were involved in these primary sector activities. During this phase of its 
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development, growth and change in jobs and population were related to resource factors, which were in 
turn somewhat dependent on proximity to markets in the growing mempolitan area in the western pordon 
of the Lower Mainland. 

In recent decades, the proximity of the Regional District to the ,mwing metropolitan region has resulted in 6 

the development of another local resource based source of employment (and hence of population gmwd~): 
recreation and tourism. The Rerjonal District's many n a h d  and developed tourist and recreation 
attractions have become part of the recreational and tourism patterns of residents of the entire Lower 
Mainland. While some &dents may understandably be a bit annoyed with the people coming in to use 
these resources, particularly during summer weekends when roads to lakes and amenity areas are full of 
M c ,  other resGenrs are dependent on the weekenders and daytrippers from omer of the Lower 
Mainland for theirlivelihaod. As in the b.ansportation and utility conidor context, the Fraser Valley 
Regional District is now part of the mempolitan region, in this context as part of the metropolitan area's 
recreational and tourism infrastructure. . 

In the previous examples, urban growth in the western part of the Lower Mainland affected population 
p w t h  in the Fraser Valley Regional District indirectly, by stimulaljng employment in the Regional 
Disuict, thereby amacting labour force participants, most of whom established residences in the Wct 
More recently.mempli& growthin rhe Lower Mainland has also had a direct effea on the population in 
the Fraser Valley RegionaI Disnid as the metropolitan region has expanded to include the Regional 
Disrricr As the metropolitan Vancouver economy has grown, so to has the extent of the urban 
development tEs economy needs for both economic activity and housing. Given the geography of the 
region, growth of urban infrasmcture, land use and housing had been primarily east from the Burmrd 
Peninsula and North Shore origins of metropolitan Vancower. ?he process of inclusion of the 
communities ofthe Fraser Valley Regional Dimict is a continuation of a parrem tim, in the past, 
i n c o r p o d  Burnaby, Richmond, Surrey and Port Moody, and is now incop-g Langely, Maple Ridge 
and Abbotsford, into the fabric of the metropolitan region 

Gone is the day when population growth in the communities of the Fraser Valley Regional District was 
solely tied to ern ploy me^ serving u W e s  and b a m p ~ r t a t i o ~  or the hamming of, or the playing in, the 
Regional District's natural resources. Now the accessibility of these w m m d e s  to other parts of the 
region, and the availabihty of land for housing in these co&milies, has become the determinant 
of population growth in the Fraser Valley Regional District Residents of the Lower Mainland now 
consider Abbotsford, Mission, and Chilliwack as part of the housing stock that they can chose from when 
seekbg a home within the metropolitan region. ?he Regional Disaict's ~mmMities are readily accessible 
to the rapidly growing employmenr opportunities in Surrey, Langely, and Tri-Cities areas of the GVRD, 
and offer housing that meet many household's affordability and life style cri~eria. 1 
I IL Population Yesterday and Today I 
The preceding description of the forces affechg population growth in the Fraser Valley Regional Disuict 
over the past decades is shownin the historical data on population in the District and ics comrnuriities. The 
~raser  valley Regional Disaict is currently (1996) e&Ged by BC Statistics to be home for 229,409 
people, accounting for 11% of the Lower Mainland's population of 2,U96,190, wirh the Greater Vancouver 
Regional District accounting for the other 80% (1,566,781 ~ o p l e ,  Table One). 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
RerpMh on Populndon, Community Change nnd Lnnd U s e h  BritLrh Columbia 
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Municipal Population ~stimates for ~etropolitan Vancouver Region, 1991 to 1996 
Estimates l3y l3I: Statistics, Tabnlation ant1 Analysis by Tlic Url~an Fatures Institute 

Metropolitan Vancor~ver is defined as the area included in the Fraser Valley and Greater Vanco~~ver Regional Districts 

1 1991 I992 I993 
l'rarrr Valley Itrgiu~~alI>irw'ct (1996 Dcfinilionr for all m a r )  

Abh~,~ullrforJ 89.299 94.003 97.651 
Mission 26.964 28.368 29,590 

Cl~illiwsct 50.971 53.607 56.437 
llnrrisut> IlotSpringr 674 643 730 

Kna 4,447 4.725 4.942 
llopc ( r r ~  91 & 92) 5.794 5,824 6.334 

I 
(ircalcr Vvacuuvcr (1996 lkfini~iuns for all areas) 

Arnnorc 763 825 
Ilclcarru 603 609 
llt~tt~alby 163.476 167,930 

(:ily all.u~glcy 20.339 19.837 
(!uqui~lutn 86.463 89.994 

Ilclla 91,564 92.904 
I.anglcy 67,960 72,009 

l _ i o ~ ~ ~  [lay 1,366 1.386 
MuplsltiJgc 49.830 51,717 

NcwWcrutnisrlsr 44,852 47.CQ5 
North Vuttwuvcr C 39.553 40.507 
Nvntl~ Vwtcuuvcr I) 77,342 79.199 

I'ill Mcalluwr 11,471 12.178 
19~t1 C~quillsm 37,842 39.859 

14,n Moody 18,222 18.895 
Iticlmond 130.305 132.710 

Surrty 252.301 265,057 
Vwmuvrr 485,561 492.326 

WcrtVuncouvcr 39,910 40.451 
Wllilc Rock 16.788 16.882 



'I';lble Two: Popr~latioll in tlie Fraser Valley Regional District, 1921 to 1991 
(Sollrcc: Slalislics Canada, Census of Canada Publicalions) 

S~~l~tlivision A (Cenlrul Fraser) 54 166 168 157 202 271 297 316 311 2 

lodian Rcservations (Central Fraser) 160 120 192 104 97 101 101 156 179 2' 

Cl~iliwack 1.683 3,608 9,172 4.928 8,263 11,462 19,340 23.647 26,555 28,751 32.874 37,055 40,609 41,337 49.5: 
Chilliwack City (1921 lo 1976) 1,657 1.767 2.461 3,675 5.663 7.297 8.259 8.681 9.135 8.634 
(:l~illiwack'Ibwnrhip(1921-76) 1.683 3,608 7,515 3,161 5.802 7,787 13.677 16,350 18,296 20.070 23,739 28.421 

I larrison tlot Springs 477 613 475 486 598 572 569 652 6. 

l lope 515 1,668 2,226 2.751 2,948 3,153 2.963 3,205 3,046 3,l. 

S~~b[livision A (Frascr Cllcaol) 1,532 2,416 2.370 2,763 2,612 3,090 3,922 3.926 3,768 4,1 

l~ltlian Reservcs (Frascr Clleuln) 1,880 1,200 1.618 1.607 1,363 1,414 1,432 2,044 2,115 2,9 

Mission 
Mivrirw ( i l y  

Missiull l)irtdcl(l921 lo 1966) 

Subdivision A (Dcwdncy Alouer~e) 1.351 1.827 1,896 2,136 2,197 2.474 2,989 3,116 3,085 3.8; 

111di;ln Rescrvalions (Dcwtlncy Alouel~c) 17 88 43 117 75 96 179 284 304 2 
Prilser Vallcy Regional Dislrict 28,089 45,629 53,538 60,856 65,558 90,292 110,678 . 135.598 149,744 186,Z. 

Grealer Vancouver Regional Dislrict 232.442 349,364 409,318 586.172 694,425 826,798 933,Wl 1,082,352 1,166,348 1,268,183 1,380,729 l,M)2,5( 
Ilrilisll Cr~lu~nbia 524.582 694,263 817,861 1.165.210 1,398.46d 1,620,982 1,873,700 2,384,620 2,46h,M)8 2,744,467 2,883,365 3,282,C< 
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The population of the Fraser Valley Regional District is esrimated to have grown by 19.7% over the past 
five years, compared with the 13.2% increase in the population of rhe Greater Vancouver Regional Distric~ 
and the overall increase of 13.9% for the metropolitan region as a whole. The estimated 37,706 people 
added to the Fraser Valley Regional Disnict's popularion over the past 5 years accounted for 14.8% of the 
total population increase in the metropolitan Vancouver region, with the 217,890 addedto the GVRD 
a c c o u n ~ g  for 85.2% of the region's gmwth 

Tne highest population growth rates in h e  metropolitan region are at the edge of ~e urban portions of the 
region, where new development of ,pund oriented housing is facilitated. The top fastest ,mwing 
municipalities in the region over the 1991 to 1996 period were, in order of percentage increase in 
population over the 1991 to 1996 period: 1. Harrison Hot Springs, 2. Porr Ccquirlam, 3. Pitt Meadows, 4. 
ChiUiwack, 5. Langely Township, 6. Hope, 7. Abbotsford and Ccquitlam (tied), 8. Surrey, 9. Mission, and 
10. Kent. AU of the municipalities in the Fraser Valley Regional Eshict are in the top ten 

High population p w t h  rates have existed in F m e r  Valley Regional Disuict communities for over two 
decades'. From 1966 to 1991, the Regional Disuict's population increased fium a high of 37.7% over the 
1966 to  19971 perid, to alow of 10.4% during the 1981 ta 1986 recession (Tables Two andThree). 
During the twenty five year periodbetweenthe 1966 and 1991 censuses; the Fraser Valley Regional 
Dishia always grew faster than the GVRD, sometimes at almost three times the GVRD's rate. 

In terms of the Dishict's major centres. Abbotsford (using its current boundaries) was, between 1966 and 
1991, consistently the fastest growing community, with Mission generally havingthe second fastest rate of 
in-. Over the 1986 to 1991 period, Chilliwack's ,mwthrate was sufEcient to put it slightly ahead of 
Mission, while Abbotsford remain the fastest p w i n g  of the three. The 1991 m 1996 BC Statistics 
estimates hdicate that Chilliwack was the fastest growing of the three h m  1991 0, 1996. 

To consider this historid pactem, it is necessary to change hum the BC Statistics esdmates to the Census of 
Canada publications: these two sources have a slightly different way of measuring p ~ p d a ~ n ,  and henca he 1991 
times kom the two differ. 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
R w m h  on Popuhdon, Communitg Change md Land Uss in Britich Cdumbia 
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Table Three: Population Growth, Fraser Valley Regional District, 1921 t o  1991 
Popularirm in- as ihcpercmugc iocrrrre h populuim wcr rhc indiclrd five year period. Derivcd fmm TablcTwo 

1951-56 195661 1961-66 1966-71 1971-76 197681 1981.86 198691 

Abbocdord (Currat)  11.6% 20.6% 10.2% 38.6% 31.1% 34.5% 20.5% 31.8% 
Abbordmd(l976 U ~ 1 )  11.1% 13.1% 3.L- 199% 17.1% 341)'~ ~ d %  m . 1 ~  

- Ab- ( l¶l  rn 1971) 5.74 7.0% -10d% .10.94 
-S-(lnlm 1971) 122% 1414 5 %  14.4% 

W ( 1 ¶ 1  L31591) l l d %  14.15 U.:7 48.14 3 %  %.7% 22% 323% 

Sutdivirim A (Cmoal Frucr) 1.2% -6.5% 23.7% 34.24 9.6% 6.4% -1.6% -325% 
India Rncrvadars (Cenual F r z r )  60.0% -45.3% -6.7% 4 . 1  0.m 54.5% 14.7% %.C% 

Qiiliwa& 223% 12.3% S 14.3% 12.7% 9.6% 1.8% 19.8% 
~ i l l i = & a ~ ( 1 9 ~ 1  ~r 1m-1 ~13% 132% 5.:- 52% .SS% 
QiuidT&p(l9l l - l6)  195% 113% 9 .  183% 19.7% 

IIarrircn IIor Springs 23.5% -p5% 2300 Z.Wo -4.3% -0.5% 14.6% 0.5% 

HW 33.5% 73.6% 7.2% 7.04. -6.0% 3.25 -5.0% 3.3% 
Kcnr 15.3% 10.3% 20.1% 12.3% -1.4% 16.5% 9.8% U.5% 
SvMisim A (Fmcr am) -1.9% 16.6% 5 . 5  18.3% 26.9% 0.1% -4.0% 10.1% 
SuMisim B (Frucr Chm-1921-76 29.5% -13.m 6.9% lZm 24.0% 3.9% 3.2% 19.1% 

S u b d i v i d m B [ F M ~ 1 9 7 6 - 1 ~ 1 )  3.6% 183% 
Suk4lvidmCOrusCbc.m 1976 - 1591) -19% Q 3 A  

Indian Rncrvu (Faur  Q-) 34.8% -0.7% -15.2% 3.7% 1.3% J U %  3.5% 40.6% 

Musim 8.2% 11.1% 22% 16.6% 46.7% 33.7% 9.6% 19.2% 
)rludmay l u f f  n.os 5.04 
~Wrn W c c ( M 1 m  1966) 53% UD% 02% 

SuMivision A (D=w&cy Alaum) 3.8% 127% 2% 126%. U.85 4.2% -1.0% u.3'1. 
IndianRcscnafims (I!ew&cyAhuen -51.7% 173.9% -35.4% 27.M 87.1% 58.7% 7.0% -329% 

Fravr V d y  Regional Disuicr 17.3% 13.7% 7.7% 37.7% 22.6% 22.5% 10.4% 24.4% 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
Resevch on PopuLdon, Cornmuniy Change and Land Use in Brilish Cdurnbh 
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N. Population and Housing in the Metropolitan Vancouver Region, 19% to 2021 

In the past. growth of the Regional Disuict's population relied heavily on p w t h  in the region's 
aaculhml,  tourism, and forest industries. Now, andin the fuhm, while employment in these indunies 
will cominue to influence population growth, the major factor shaping population growth will be its ability 
to pmvide homes for residents of its metropolitan region It will be the factors that affect people's housing 
choices and the demand for housing in this region that will set the context for population growth in the 
Fraser Valley Regional District In the remainder of this section, this context is reviewed first in terms of 
overall population growth, and then in terms of the housing demand that wiU accompany this pwch. This 
section presents a very brief summary of a detailed analysis presented in "Homes in Menupolitan 
~ancouier 's  ~uture~ ' ;  readen intereked in parer  detail may wish tn consult rhis dmme& 

a Population Growth 

Accorchg to BC Statistic's esdmates, between 1976 and 1996, the population in the metropolitan region 
increased by 778,300 people, ,gowing from 1,3U),600 residents in 1976 to an esdmated 2,098,900 in 1996 
(Figwe 1). This 59% growth over 20 years involved an average annual increase of 2.3% (an average of 
38,900 more people each year). Between 1996 and 2021, according to BC Statistic's projections, the 
population willincrease by 1,212,600 people, to reach 3,311500 residents by 2021. This 58% increase 
over 25 years will mean an average annual increase of 1.8% (an average of 48300 more people each year). 

Figure 1: Population Growth in Metropolitan Vancouver, 1976 to 2021 

"'Homes in Mefropolitan Vancouver's Future: Housing Demand by Smcnue Type", 1996 to 2021, The Urban 
Futures Institute, Vancouver, 1996. 

The U r b a n  F u t u r e s  I n s t i t u t e  
Rere3rch on Popularion, Community C h q e  and Land Use in BriW Cdumbia 
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This projection implies that the region wiU ,mw at a slower rate over the next quarter cenrury than it has 
over the pan two decades, but that the average number of people added each year will be about 25% more 
(48,500 per year compared to 38,900). The projected average annual p w t h  rate of 1.8%, and the 48,500 
average annual increment are both lower than the p w t h  that is estimated to have occurred between 199 1 

I 
and 1996, when an average of 51,700 persons wexz eshated to have been added to the region's population 
each year, resulting in a 2.6% average annual growth rate. 

The projected population in the region in 2021 will be 1.58 times the estimared population in 1996. This 
average ,mwth conceals a wide range of growth rates for individual age groups, with all age groups 45 and 
older growing faster than the average and all the younger age , m p s  ,growing, but more slowly than the 
average Figure 2). 

Currently, the 45 to 54 age group is the most rapidly growing age p u p ,  the result of the front edge of the 
baby boom generation (those born between 1945 and 1955) aging into this age ,mup between 1991 and 
2001. The generation born before these Erst baby boomers is a relatively small generation: when the 
boomers age into an age group and the preceding generation ages out of it, the age group's size increases 
dramatically. Once the front edge of the boom generation has entered an age group, its growth rate slows. 
(e.g., the 45 to 54 age group from 2001 to 2011). And once all of the boomers have reached this age 
group, its growth slows even more (e.g., the 45 to 54 age group from 2011 to 2021), as there an: just 
.enough people in the generarim that follows the baby boom to replace the h e r s  as they age our of an 
age ,goup. Over the entire 1996 to 2021 period, the 45 to 54 age group will increase 1.73 times (a 73% 
increase), making it the fourth fastest ,mwing age group over this 25 year period 

Figure 2: Age Group Growth Indices, Metropolitan Vancouver, 1996 to 2021 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
R m h  on Populadoo, Communitg C h q e  and Lnnd UseinBritish Cdumbia 
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The most rapidly growing age group in the region between 1996 and 2021 will be the 55 to 64 age group, . . -  - - -  
which will increase 2.59 times (a 159% increase). The rapid growth of this age group wiU start& 200f 
when the Erst of the boomers reach the age of 55, and will continue for most of the following 20 years, as 
the last of the baby boomers (currently between the ages of 33 and 38) dl not reach age 55un-ii 2018. 
Only then will the rate of growth of this age group decline. It is the growth of this age group that will play 
the greatest role in the changing age smcture of the region's population 

The second most si@cant role in the changing of the region's age s trum,  and perhaps the most 
significant in terns of changing s&c-economic factors, will be that of the 65 to 74 age &up, which will 
increase 2.25 times (125%) over the 1996 m 2021 period. The growth rate for tbis age m u p  will become - -  - 
signilicant by 201 1, when the iirst of the baby boomers reachi<frnm this date onwards the age group will 
be the region's fastest growing. m e  increase in size of 75 and older age group will also be above average 
over the 1991 to 2021 period (1.78 times, a 78% increase), and hence will affect the regional demand for 
apamnents towards the end of the perid 

Unlike some other regions in Canada and the United Smes, all of the younger age groups in menopolitan 
Vancouver will also increase in size, albeit at rates slower than those of fbe 45 and older age groups. The 
generally younger age profile of migrants to the region, and the increasing number of births each year, 
explain the growth panern for the post-baby boom generations. ?he 15 to 19 age group, which is the entry 
age ,wup for the housing market, will grow 1.49 times (49%) over the 1996 to 2021 period The two age 
groups on either side of this age group will grow slightly slower (1.40 times forthe 20 to 24 age group and 
1.38 times for the 0 to 14 age group. The slow growrh of the other two age groups, the 35 to 44 age group 
(1.33 times) and the 25 to 34 age group (1.25 times), is the result of the aging of post baby boomers into 
these age groups over the nexr 15 to 20 years being si@cantly offset by the aging out of these age groups 
by the larger, older baby boom generation 

The increases in the size of age groups will not accur uniformly over the next twenty five years. The 45 to 
54 age group, currently the fastest ,mwing age group, is also the one thatis increasing by the largest 
number of people (approximately 13,OM) people per year). By 2001, the 55 ta 64 age group will be the one 
that has both the largest annual increment and the Mghest rate of increase, growing by approximately 
14,000 people per year. By 2011, the 65 to 74 age group will have its turn to become the fastest growing, 
increasing by 13,000 persons per year. This shifting pattern of growth rates and increments corresponds to 
the aghg of the first of the baby bwm generation into these age ,goups. 

b. Housing Demand 

The connection between housing demand and the age cornpasition of the population is the percentage of 
people in each age group who are "household rnaintairiers", the person indicated by people living together 
as a household as being primarily responsible for the household's f i n a n d  support There is a disdna 
relationship between a household maintainer's age and the type of dwelling unit that a household occupies. 

To consider this relationship, it is necessary to first define stntchlre types of dwelling units. These come in 
two major categories, ,mund oriented and apartment Ground oriented housing has at least one entrance to 
each individual household's dwelling urdt that opens directly onto the ground: included in this category are 
single detached, side by side duplex, row housing, mobile homes, and single dwelling units ariached to a 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
Rerearch on Popularion, Community Cbanqe and Land Usein British Cdumhu 
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Apartments dwelling units do not have an enuance thar opens ~ K ~ c t l y  onto the ground but rather have only 
entrances from a shared corridor: as well, aparments also most often have units that are stacked on top of 
each other. Most of the units in this category are dwelling Urtits wirh only common corridor entrances in 
multi-unit buildings. In most stadstical tabulations, up-down duplexes, and flats or suites inside single II 

detached dwellings are also included in the apamnem category. In these latter categories, some units may 
have their own entrances directly to the ground (and hence should be classified as ground oriented) while 
others may only have shared corridor entrances (and hence are classitled 2s apartments). As a number of 
published sources place these units in the aparrmenr category (for example, housing starts data from 
Canada Housing and Mortgage Corporation), they are placed in this category here. In reality, it is 
necessary to look at these units to see whether they '%o~-k" like ground orienred uirs or like apartments. 

m e  relationship between age of household maitminers and household occupancy by srmcture type is 
shown on Fin- 3, which indicates the percentage of people in each age gmup who were the primary 
household i-ls of a household I d g  in one oftherno mcture types $ the mevli& 
Vancouver region in 199 1. A person is more likely to be the maintainer of a household living in an 
aparnnent than one Living in a ,mund oriented unit (Figure 3) when they are in the 15 to 19 age group 
(1.9% for apartments, 0.7% for ,mund oriented). the 20 to 24 age group (16.3% for apartments, 5.6% for 
ground oriented), and the 75 and older age groups (31.3% for apartments and 27.9% for ,mund oriented). 

Figure 3: Percentage of Age Group Who Are Howhold  Maintainen, 
Major Structure Types, Metropolitan Vancouver, 1991 

The 25 to 34 age ,mup marks a change in housing occupancy patterns: the same percentage (22.2%) of 
people in this age group in ~ age ,pup are maintainers of household living in ,mund oriented units as 
are maintainers of households living in apaqments. Beween the ages of 35 and 74, there is a much ,qater 
likelihood thar a pemn wiU be the mainrainer of a household living in a ,mund onenred unit. In che 35 to 
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44 age -up, a person is more than twice as likely to be a maintainer of a household living in a ground 
oriented unit (42.2%) than an apartmen6 almost three cimes as likely in the 45 to 54 age group (42.2% to 
15.4%) and more than twice as likely in the 55 to 64 age group (40.1% to 17.1%). In the trandtion 65 to 
74 age group, while a personis still more likely to be a maintainer of a householdliving in a ground 
oriented unit than an apartment, the difference is not as great (35.7% to 23.2%). 

Even without doing any ma& it is easy to see the housing demand implications of this age and mcture  
type specilic panem of housing rnainwer rates and the projected gmwth rates of the various age groups in 
the menopolitan region's population The two age ,mups that will have the largest absolute increases in 
size (the 55 to 64 age ,mup is projected to increase by 270,OCO people and 45 to 54 by UX) ,000  between - -  - . -  

1991 and 2021) are the ones that have the bghest ground onenred maintainer ra t s  and the lowest and rhrd 
lowes apanmenr mainrainer rates. Unless there is a dramatic change in the housing preferences of people 
in these age gmups in the furure, h o u ~ g  demand in the menopolitan Vancnuver region will be dominated 
by the demand for mound oriemcd houdng. Having said this, the fact that the percentage in ground 
oaented declines with age after the 45 to 54 age gmip means that the effect of the rapidgrowth of the age 
p u p  will be offset to some degree by the decline in the age specific ground oriented maintainer rare. 

To project housing demand in the future, the population projection by age group is marched with the 
houqhold maintainer rates by age group and st~ucture type to obtain esbates of the number of dwelling 
unit.; of each suucture type that will be requiredin the future. Asslrming that household maintainer rates 
shift towards higher dex& forms of housing as the region's population grows, and given the high growth 
rates of older ane ,mups. the region will need approximately 20,000 additional dwellings per year (13,030 
ground oriented and 7,000 apa&ent.s) between 1996 and 2021 (Figure 4). 

Figure 4: Annual Net Additional Occupancy Demand by Structure Type, 
Metropolitan Vancouver Region, 1996 to 2021, Increasing Density Scenario 
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In total, the region wiU require an additional 500,MX) dwellings over the next 25 years: 3M3,000 of these be 
ground oriented and 2M),OCO will be apartments. The single greatest growth management issue for the 
growth management in the Lower Mainland will be to determine where these dwelling units will be located. 
Because of the dative amounts of land required for apartments and for ground oriented units, the easy part 

1 
wiU be the apamnents: the hard part will be finding places for the 300,OM) more ,mund oriented units. 

The two regional ctimicts in metropolitan Vancouver have to plan to accommodare this ,srowth, as they 
have no direct way, and no effecdve indirect way, to control population ,mwrh. It is the amctiveness of 
the entire region, socially, physically, and economicalIy, that will determine its f u r n  population: land use 
and transportation planning derermine how this ,growth is shared throughout the region 

The only legal (and functional) mechanism that local areas can use to attempt to affect their share of total 
regional population through regularing the amount and location of new residential development, thereby 
determining the stock of dwellings in an area. However, there is no effective mechanism for regulafing how 
this stock is used: doubling up, &it sharing, unauthorized suites, unauthorized duplexes, and unauthodzed 
four plexus are becoming quite common in areas where development of new units is below the level that 
accobodation of new bokehold formation would justify. 

- 

If not enough new housing is built, it will not stop people from cnuing to the region, nor will it stop us, and 
our children and grandchildren, b m  staying here. AU that will happen is that the ,mwtb will not go in 
new, planned andinspected developments, but rarher will be accommodated in what is refened to by some 
as the informal sector, by others as the unauthorized sector, and by stiU others as the illegal sector. If 
people have a =ason to come here from other regions, they m o t  be stopped: they wiU find a way to get 
accommodation, through the visible or the imkible market What can be affectedis where they seek 
accommodation Planning can guide housing development to areas where population growth ur171 enhance 
livability: not planning may mean that livability is not considered 

V. The Location of Growth Within the Lower Maidand 

Where will the 200,MX) additional apments  and 3M),M)I) additional ground oriented units go? m o  
related things will determine the answer: land use planning and pmvision of hamprtation Mastructure. 
'Ihe people-kiIl be housed in places where they have ac&sibiliG to the jobs, se&s, and amemties of 
metropolitan Vancouver. Thus, places that are, or can be made, accessible to menopolitan Vancouver 
through the provision of transportation iDfrasaucture are where people's housing can go. Land use 
planning provides the mechanism m select the best places for addiiional housing. 

While planning directly deals with landuse (dwelling, mads, etc.), growthis ,meraIly discussed in terms 
of population In keeping wi!h this common f m u ,  tt!~ following discussion considers some of the 
alternatives as to how ,pwth - population growth - migh be allocated within the Lower Mainland T h e  
importmt word at this point is might - the development of the Fraser Valley Regional Disuict's growth 
management smtegy &l involve considering a very wide m g e  of alternatives in the p m s s  of identifying 
a pattern of allocating w~ulation mwth in the Lower Mainland that best meets the visions of the Re&nal - -  . 
District's residents. At this is is eeady in the p m s  to suggest what the vision - and hencethe 
population ,mwth rate that will result from seeking to attain the vision - might be. 
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It is, however, entirely appropriate to consider possible ways of allocation population growth in the Lower 
Mainland that have already been developed As the entire Lower W a n d  forms one regional housing 
market, one regional labour fom,and employment market, one m u p o d o n  system, and one physical 
environment (in terms of air and water), any plan for one part of the region will have both direct and 
indirect impacts on all the other parts. Any growth management strafegy for the Fraser Valley Regional 
District will have to consider ,mwth management strategies articulated for the rest of the Lower Mainland, 
and all shategkes with have to achowledge the magnifude of the population growth that they share. 

In this context, its is essential to review the publications and processes involved in the preparation of the 
Greater Vancouver Regional Dishict's Livable Region Strategic Plan (LRSP). Such a review will indicate 
the wide range of factors that might be considered in the p m s s  of articulating a growth management 
strategy, the extent to which the Greater Vancouver Regkonal District (GVRD) looked to the effects on 
Fraser Valley Regional Disnict (FVRD) of ,mwth management within the GVRD, and the possible 
interactions between ,mwth managemen in the FVRD andin the GVRD. In the following paragraphs, this 
process and contents of the GVRD's LRSP is very briefly reviewed: readers seeking p a t e r  detail are 
referred to the GVRD Strategic Planning Department 

In preparing its plan, the GVRD commenced with a extensive process of public and inregovernmental 
consultation to determine the values, visions and priorities of its residents: the results of this p m s  were 
articulated in the Creating Our Future vision. O& of the products of this process was the identScation of 
16 criteria for growth management These criteria were subsequently used to evaluate alternative potential 
forms of fume urban development in the Lawer m d  

Each aItemative represented a different scenario about the spatial distribution of papulation growth in this 
region w o n  of a number of specific scenarios indicared three component elements to urban growth 
patterns. The research showed that growth in population in the Lower Mainland can be a c m h t e d  by 
development t h i  1) expands the cu&nt.ly urbanized westem porrion of the region thorough new urban 
development in the eastern podon of the Lower Mainland on the south side of the Fraser River, 2) expands 
the current u r b h d  west& of the region thorough new urban development in the eastern partion 
of the. Lower Mainland on the. north tide of the Fraser River, and 3) increases the density of population . - -  
within the cu~~ently urbanized westem portion of the region through redevelopmenr 

Each scenario d d e r e d  will involve, to a less or greater extem, some development in each of these tbree 
directions. What characterjzes individual scenarios is how much growth would occur in each. As swn as 
the question involves "how much", it is necessary to use numbers. Growth management is about goals and 
values. but it is numbers that allows measurement of the costs andbenefits of alternatives, the 
charackrization of scenarios and the measurement of thedegree of arrainment of goals. W e  growth 
management is not a b u t  numbers, numbers tell us what ,mwrh management is about 

GVRD presented scenarios that generally characterized these three options at a conference on "Shaping 
Our Communities: Critical Choices", and in a number of other forums. The overall response favored a 
pattern that was heavily weighted towards an increasing the density of population in the currently urbanized 
western podon of the region, particularly on the Burrard Peninsula, the Tri-Cites area, and North Surrey - 
~ o r t h  l%lti~ This option, whi& had a working tide of the Compact Mempolim Region Option after 
much review and amendment came to be the basis for the Livable Region Strategic Plan (LRSP) a~proved - - . .A 

by the GVRD Board in December of 1994. 
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The Plan's background, purpose and mtegy's  were precisely describedin the document that received the 
GVRD's Board approval: 

"The Livable Region Strategic Plan is the result of a four year public and intergovernmental 
consultation process. Early in the process, the public rejected a business as usual approach to regional I 

growth that would spread population throughout the Fraser Valley. They rejected it because it would put 
development pressure on farmland, increase the distance between jobs and housing, cost m much for 
public services and utilities, and result in w o r s e ~ g  air pollution from increased automobile use. The 
Strategic Plan provides a clear altemarive that is more in keeping with the values of Creating Our Fumre. 
The Strategic Plan, incorponthg policies, &gets and maps, is based on four fundamental suategies: 
Protect the Green Zone ... Build Complete Communities ... Achieve a Compact Metropolitan Region ... 
Increase Transportation Choice." 

This dcauuent d m  not mention, nor d m  it comain any reference to how many people would live in, the 
Fnser Valley Regional Dishict (nor in any of its member murricipalities). The document does make 
indirect reference to the Fraser Valley Region Estrict, in the context of policy with respect to 
hamportalion: "In order to achieve a compact mempolitan region, the GVRD board will ... seek through 
parmerships on a compact metmpolitan region ... achievement of mvel across the GVRD eastem boundary 
in the ~ a k  how and direction of not more than 5500 mixed M c  vehicles south of the Fraser River and 
2M30 mixed m c  vehicles north of the Fraser River". 

In conhast to the Board approved document, the Gvable Region Strategic Plan Growth Management 
~cenario', and the assodatedMedium and Long Term Transportalion Plan produced by Transpod 2021 
both explicitly and currently contain population, employment and household targets for the Fraser Valley 
Regional District andits member murdcipalities. While the document of the planis silent on the pattern of 
development m the rest of the Lower Mainland, the technical work that underlies its growth management 
scenario has used and is using targets for the Fraser Valley Regional District This must be the case, as the 
GVRD and the FVRD are but a? ' ' ' 've areas within a single functional region: what happens in one 
regional d k i c t  affects the other regional Wet, whether it is in the context of housing development, air 
quality, use of transportation infrilstructure, employment location, or any one of a myriad of other aspects 
of the urban system of which they are parts. 

As a starting paint, it is useful m consider the "business as usual approach" that was rejected. I n p s  of 
rmmbe~s, this scenario4 saw the 2021 population of the GVRD being 2,564,000 people, and that oFthe 
Fraser Valley Regional District excluding Hope and the Canyon being 459,000: adding in the projected 
11,000 for these two excluded areas from the same source gives a Regional Dishict t d  of 470,000. 7 . k  
would cerainly be in keeping wirhkistorical trends. The FVRD would double in size between 1996 and 
2021, compared to the 2.8 times increase indicated by census data for the 1966 to 1991 period. More 
shikingly, ktween 1996 and 2021, the FVRD would grow by 241,000 people, twice the 121,M)O added 
between 1966 and 1991. Over the same perid the GVRD would add 697,000 people, compared to 
670,M)O over the 1966 to 1991 period: the GVRD's population would p w  by 1.37 times over the next 
twenty five years, compared to 1.72 times over the 25 years between 1966 and 1991. 

3 For Example, see KevFacfs 1996, page 44, GVRD July 1996, and Item 4.2.2 and Attachmenu. GVRD 
Technical Advisory Commiae Azenda, July 19,1996. 
4 This scenario is referred ro by the GVRD as the "Current Trends and Development Policies Projection". The 
most recent documentation of this scenario, dared March 1995, is repmduced in Appendix One of this Reporr 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
R-h on Populadon, Community Change and Land U s  in Briah Cdumbia 



The Context for Change and Growth in the Fraser Valley Regional District 
Tanuary 1997 Page 15 

In the place of such an approach one that would "spread population throughout the Fraser Valley", a more 
cwpact m e w l i t a n  region was sought In this ,growth management scenario (which underlies the LRSP) 
there is a target of 2,676,MX) people in the GVRD by 2021, with 358,W people in the FVRD'. This 
pattern would certainly see less growth in the Fraser Valley. The FVRD's population would increase by 
only 55%. adding only 130,CCU people over the next twenry five years (about the same number as it added 
between 1966 and 1991), while the GVRD would add 810,MX) more people (a 43% increase), about 
140,OW) more than it added between 1966 and 1991. It is this latter scenario that was used to generate the 
LRSP maximum numbers for vehicle Pave1 between the two regional ctisaicts. 

Tnese two alternatives present somewhat distinct options for urban development in the Lower Mainland. In 
one context the numbers do nor matter, as they merely are ways of representing two different visions of 
urban development In other contexts, they are extremely imporrant, as they represent very significant 
Herences in the magnitude of the requkmenrs of capital ex~nditure oninfrasmm: the roads, schools 
and hospitals of the future are planned today, and they are planned on the basis of the munbers contained in 
growth scenarios. In the context of the FVRD, there is a 30% difference between the two scenarios, with 
the "business as usual" scenario resulting in 112000 more people in the FVRD in 2021 than the compact 
mehupolitan region ,mwth management scenario that is the basis for the LRSP target for the GVRD. 

The FVRD, therefore, must Aculate a vision of its future, and a growth management strategy to achieve 
it, in order to both plan for land use within the Regional District, and to ensure that it has the necessary 
~ t r u c l u r e ,  both withinit and connecting it to the rest of the region This vision have to account for, 
and be accounted for in, the ,mwth management strategy for the rest of the region, and strategies will have 
to, collectively, account for how they will accommodate the projected population of the entire region 

The GVRD's growth management scenario was prepared a couple of years ago. In the light of more recent 
population projections, it takes on a different light. If, in 2021, the GVRD amins the 2,676,MX) 
population LRSP target, then, given current population projetions for the Lower Mainland the FVRD will 
acwmmodare 635,000, almost twice the 358,MX) used in the GVRD's growthmanagement scenario and 
Transportation Plans. What happened? -The projected total population for the Lower Mainland in 2021 
was increased by 10%. from 3,034,W6to 3,311,OCO. 

The tot$ population in 2021 of the two regional disnicts that is used in the GVRD's growth management 
scenario and its companion wanprtation plans is 3,023,OCO (plus the 11,000 for excluded areas): BC 
S W c s  current population projection for 2021 is that these two regional Wets wiU accommodate 
3,311,000 residents by 2021. This means that another 277,000 people must be accounted for in the land 
use and transportation planning of the region If the GVRD's LRSP is achieved, the GVRD will be home 
to 2,676,000 people in the year 2021. By subtraction, the FVRD would have to accommodate to 
accommodate 635,0M) people. The GVRD's LRSP dozs not say this, bur it is the consequence of exactly 
achieving the LRSP's target for the GVRD. 

5 347,000 in the FVRD excluding Hope and the Canyon plus 11.W for these two areas. The most recent 
documentadon of this senario, dared February 1995, is reproduced in Appendix Two of this Repon 
6 3 , 0 2 3 , ~  plus 11.000 for Hope and the Canyon 
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A 2021 population of 635,000 people in the FVRD would mean an increase of 406,DCO people (almost 
hipling its population). The GVRD wouid add 810,000 people, an increase of 43% compared to the 
~s increase of 1.77%. ' h i s  wouldmean the GVRD w&d have only 81% of the region's 2021 
population (compared to 89% today), while the FVRE would have 19% (compared to 11% today). For 
every two people added to the GVRD's population, one wouldbe added to the FVRD's. 

The 635 ,W population of the FVRD implied by the LRSP target for the GVRD and the total population 
projection of 3.311 W o n  for the Lower Mainland is 277,000 (80%) more people than the 358,000 of the 
GVRD's growth management scenario and transportation plans. Again, while it is important not to 
become mpped by numbers, and hence lose sight of the goals and values that they represenf having 
6 3 5 , W  people in the FVRD will require a sigdicant difference in intra and inter regional infrasmccure 
than that required by 358,000 or 470,000 people. 

And this is assuming that the GVRD targets arz achieved The LRSP target for the GVRD is ambitious, as 
it asks the already built up communities of the western portion of the region to added 810,000 more people 
over the next 25 years, compared to 670,000 they addedinthe 25 years between 1966 and 1991. As the 
GVRD has noted, "it appears that there wiU be difiicult for many (GVRD municipalities) in meering those 
targets"'. It will not be known un!ilFebruary 1998 whether collectively the GVRD communities will have 
a straregy to attain the 2,676,000 target in 2021, but if they do ML then the projected growth in the FVRD 
would be even higher than the 635,000 figure. 

If the net resuk of the municipal process is that the GVRD only bas its "business as usual" population of 
2,564,000, in 2.021, then the FVRD would have had to accommodate 747,000 people in 2021. This would 
mean that while the population in the GVRD increased 1.37 times, from 1,867,000 in 1996 to 2,564,MX) in 
2021, wbile the population in the FYRD would increase by 3.26 times, fTom 229,000 to 747,000. In 
adding 518,000 people to its popularion, the FVRD would take 42% of the region's total population 
growth, and come to account for 22% of the region's population. 

Alternatively, the residents of the GVRD may have such a commiiment to the visions andvalues of a 
compact rnebqolitan region that they will be wiDing to see even greater denskies in their communities than 
is conceived of in the LRSP. Ifthis were the case, it may be possible that in 2021 the GVRD would 
accommodate even more than the 2,676,000 LRSP target 

For example, GVRD residents may accept the 88.5% share of the region's population that is represented as 
the TJESP target of 2,676,000 out of the 3,623,000, rather than the target itself. In this case, regardless of 
whatthe 2021 totalis, the GVRD wouldhave 88.2% of thepopulation mdthe FYRD vrouldhave 11.8%. 
In the case of the 3,311,000 projection for the Lower Mainland's 2021 population, this split would result in 
the GYRD's 2021 population being 2920,000 p e e l e  (244,000 more than the LRSP w e ) ,  and the 
NRD's  population being 391,MX) (33,000 more than the GVRD's growth management scenario target). 
The FVRD would grow by 70% (161,000 more people), m g  13% of the region's population ,growth 
between 1996 and 2021. 

' Item 4.1.1 and Attachmenu. GVRD Technical Advisorv Cornminee Aeenda, July 19, 1996, page 5 
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Table J: Population Gmwth Patterns in Alternative Allocation Assumptions 
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Figure 5: Population in the Metropolitan Vancouver Region - 1996 Projection Based 

1996 2021 LRS 2021 2021 LRSP 2021 GMS 
BtLnate GVRD Currcnr GlMS FVRD 

Target Trends Pacentage Target 
Policies in Shares 

With just the four options discussedin the preceding paragraphs, there is a range in the possible popularion 
in the FVRD in 2021 of between 359,000 to 747,000 people (summarized on Figme 5 and Table 4). These 
are simply numbers, describing possible consequences for the FVRD of various land use scenarios for the 
GVRD. The numbers do not describe, nor are they derived fmm, an analysis of the vision of the FVRD's 
residents or of the capacity of the FVRD to accommodate ~ u l a t i o n .  What these numbers do show is that 
there is a large mge of population growth that the RrRD might accommodare, and the need for the 
FYRD, and the GVRD, to consider the implications for the region as awhole, and for each other, of their 

. vision. and s&os for f u m  growth As well, they show the need for a "ma& in the Fraser Valley" 
vision, as the implications raised by scenarios that can be derived fmn the projectedLower MainIand . . 
population and growth managema in the region are of great current and future significance. 

Capital invement decisions are being made today about everyfhing from site reservation for, and 
construction of, local schools and hospitals to regional lmmpomtion improvemem, on the basis of a 
scenario about the disbibution of pop&iiion gu-wth in the Lower ~ & d  The wide range of variance 
for future population growth in the FVRD that emerges from considering these regional scenarios is tm 
great to be useful for any capital or long term investment planning. Without consensus on the magrdtude of 
growth in the various sub-areas of the region, invesrments that should have beenmade won't be, and that - 
shouldn't have been made will be. 
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VI. Population Growth and Transportation Infrastructure 

It is particularly important for the two regional disnicr to reach some consensus on population, employment 
and transportation infrastructure. Of particular concern are the specific numeric limits on peak hour 
vehicle counts at the GVRD's eastern boundary that are set as m b u m  targets in the LRSP, without 
mention of population or employment intheFVRD. For a number of reasons, caution is wananted when 
considering such limits panicularly if they are presented as being independent of the future population 
within the FVRD. To support the GVRD's LRSP limits on peak hour vehicle tmffic onits eastern border 
requires accepting the assumption that employment in the FVRD will grow significantly faster than 
population. thereby inte-g much of what would otherwise be commuter navel, and hence 
rationalizing the limiting of peak hour hips between the two regional districts. 

The assumption rhat employment will, or even can, 'row much faster than population in the FYRD 
requires a ,eat deal of substantiation before it can be used as the basis of policy. The FVRD currently has 
appmximately 35.6 jobs for every 1CO residents and GVRD has approximately 50.6 per 100 residents. 
The LRSP Growth Management Scenario, on which the Eiamprtation capacity figures are based, assumes 
that the ratio of jobs to people in the FVRD will increase to 46.5 job per hundred residents by 2021. For 
this to occur, employment in the FVRD must increase 2.5 times, from 60,OMl to 160,OMl jobs, between 
1991 and 2021. If growth in the FVRD between 1991 and 2021 adds more than 170,000 people to its 
populatioa or less than 100,000 jobs to its employment, then the ratio tbat is the basis for the peak hour 
capacity limits cannot be attained 

Certainly employment will grow in the FVRD. Resident ppulalion serving employment will follow 
population growth. Further, as resident demand in the FVRD passes economic thresholds, resident serving 
employment previously located outside of the regional district will prosper withinit, thereby leading to 
employment growth that is somewhat faster than population growth 

Growth in resident population serving employment, however, will not bring the FVRD up to the 46.5 jobs 
per 1M) residents level. For this it needs to have and increasing share. of region serving and exporting 
employment It is growth in these forms of employment that will be moapmblemaric. A map of the 
Lower Mainland shows why. The FVRLl is at the eastern end, not in the middle, not on Georgia Strait, and 
not adjacent to rwo &ways. Firms seeking proximity to regionalmarkets, to the regional labour force, to 
ports, to airports, to US and Asianmarkeis, are going to be drawn to the most accessible portions of the - - 

region, whi& given the current mnsportafion system, are in the c e m  and western of the Lower 
Mainland. Only when the FiJRD can offer competitive accessibdity to these locations wi l l  it be able to 
capture an increasing share of the region's employment through competitionwith other parts of the Lower 
Mainland for region serving and export based employers. 

And competition will be the effective word: municipal councils every where have been. at least himrically, 
protective of their non-residential tax bases and active promoters of employment within their boundaries. 
Before considering any limit on accessibiliry to the RrRD based on the assumption that employment in the 
FVRD will ,pw significantly faster than population, it is necessary to have a realistic and viable region 
wide program to ensure that the employment side canbe delivered: there wil l  be no problem getting the 
population Limiting muporntion infrasrmcnue to the FVXD may hamper its employment growth, 
thereby increasing, rather thanlimiting, the relative commuting between the two regional districts. 
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Further, even if the number of jobs in the FVRD approaches the regional average of 1 for evev 2 residents, 
it does not mean that the pmple who will live there will work there, or that those who will work there will 
live there. Tne factors thatinfluence people's residential and employmem location decisions are extremely 
complex, gaing farbeyondmhhizhg the journey to work Increasing specialization of employment and 

I 
ctiversXcation of life styles, combined with the mobility and flexibility of contemporary working patterns. 
communication technology and hamportation, mean that residentiallocation criteria are much less linked to 
proximity to work than they once were. Affordably, stiucture type, neighborfiocd and life style are of 
increasing importance to uxlay's urban households, wirh mnsprtation to work often seen as a problem to 
be solved rather than a determinant of location. As a result, even with a "balance" of jobs and work in the 
FVRD, it is likely that travelbetween the FVRD and the GVRD will increase significantly. 

Once the FVRD has articulated irs , g o d  management sharegy and targets, and mechanisms for directing 
a disproportional share of the region's employment growth tn it have be ideniiiied, then it may be 
appr&Gate to consider limits on peak ho&vehicle flows. Until then, it may be more useful examine 
recenr trends in employment, and housing, l o c ~ o n  in the region as the basis for determjning the required 
peak hour vehicle capacity for links in the regional transporntion system. 

W. Controlling Growth 

Wbat will happen if the growth management targers for the FVRD and the GVRD combined do not provide 
for enough capacity to build the additional 300,000 ground oriented arid 200,C00 apamaents units the 
region will re&& accommodate the 3.3 -on person projected population in 2021. Can tbese two 
areas, bynot providing sufficient land designated for h o h g  development, limit the population of the - - . - - 
Lower i&&d? 

The answer is no. The Cauadian Charter of Rights and Freedoms prohibits any policies inteaded to limit 
the right of persons legally in Canada to take up resideme in any part of the m u . .  I m m i m o n  levels in 
Canada are derermined by national labour force arid demographic issues, not by individual region's 
population objectives. So long as our economy is able to provide ahigh standard of living, and so long as 
the West Coast life style and climate provide an aUxa@on, ourpopulation win grow. 

Once here, people have shown themselves e m e l y  inventive in f W n g  ways to house themselves. Their 
general preference is for affordable housing formally constru&d to suir their needs. If they do not have 
this alternative, they seek other arrangements: they double up in e;dsting units, move into illegal suites, and 
convert single detached houses m illegal duplexes, triplexes and four plexes. The adaptability of pople to 
fit into the existing housing stock is particulariy strong on the part of young adults. l b e e  qumn of the 
people moving here h m  the rest of Canada. l k o  thirds of the people migrating iium other countries are 
under the age of 35. One third of the region's current population is under the age of 25. 

If our region is aamctive, economically and climatically, people will conhue to come here, we and our 
kids will stay here, and, one way or anorher, we will all figure out how to secure housing that suits our 
needs. No menuplitan area in the world that offers an attractive life style and employment opportunities 
can limit its population growth 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
Resarehun Populadon, Cammuniiy C h q e  n n d h d  Use in Britkh CdumbLa 
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What local, regional and infrastructure planning can do is determine where in the Lower Mainland people 
will live. The future population of the GVRD and the FVRD will be determined by urban dynamics that 
are much more complicated than is implied by simply subnacring target population numbers for one part of 
this single region from the projected regional total population to determine what the population of the rest 
of the area wil l  be. What will determine the population in one part of the region is how that part functions 
within the region, in terms of its relative location, amenities, infrastructure and land use capabilities, given 
the region-wide context of demographic, economic, social and technological change. ?he extent to which 
growth management mtegies <any one part of the region can influence the resuitant pattern of change is 
limited by the underling urban dynamics of the region, and by the strategies of other parts of the region 

These are the reasons that the words ",mwth management strategy" are now used rather than 'plans". 
Experience has shown that to achieve objectives wirh respect to the urban environment, it is necessary to 
have shategies to manage both the growth and the change that urban dynamics bring. Targets and plans 
are part of this process only insofar as they provide measures of the effectiveness of management to move 
towards objectives: they are not the objectives in themselves. 

VIlL Growth Management in The Fraser Valley Regional District 

The foregoing sections have considered the context of ,mwth management in the Fraser Valley Regional - - 
District. They have considered both the region wide pipulation and housing issues that growth 

- 

management smtegies must address, and some of the issues raised for the FVRD by the GVRD's Livable 
~ e g i &  ~ttategic 

?his review is but a small step in the journey to the i m p l e m d o n  of a growthmanagemait strategy for 
the Fraser valley ~ e ~ i o n a l  Dkict  Other, and more ~gaiiicant, steps, will involve consideration ofthe 
characte&tics of the Regional District, in terms of its resources and constraints; of the goals and obiectives 
of its residents and of ogers who, while not residen!~, are involved withits canmuniti& and of the forces 
and concerns that affect all of the region, beit the quality of our air, the aging of our popularion, or the 
changing of the region's economy. 

A growth management strategy for the Fraser Valley Regional Disaict must set out the realistic visions and 
objectives of its c ~ m m ~ t i e s ,  and the realistic steps u, achieve these objedves. Realism is very important 
he;: no m a r  how desirable objectives andvisio> are, if they cannot &ally be achieved, then the 
exercise of growth managemem will be one of futility. Realisn will meanthat the managanent smtegy 
must acknowledge that growth will occur in the Fraser Valley Regional District, that the extent of the 
growth will k influenced by what happens in the mt of the region, and that we cannot anticipate a 
rnciently dramatic change in human behaviour over the next twenty-five years to solve growth 
management issues. This means that both internally in its wwth management straregy, and with the 
GVRD, the FVRD must deal with the single llagest urban development issue, where to locate the 300,00 
odd ground-oriented dwelling units that the region will require over the next qumr century. 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
R d  on Popululon, CommuniCg C b q e  md Land Use in Britirh Cdumbia 
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Appendix One: 

Greater Vancouver Regional District's 
Current Trends and Development Policies Scenario 

March 1995 

T h e  U r b a n  F u t u r e s  I n s t i t u t e  
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This projection reflects current municipal ofricial communily plans and developmenf lrends. It does no! incorporate official 
con~munity plan amendments thaf are under discussion or those that may occur in the fufure. 
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Appendix Two: 

Greater Vancouver Regional District's 
Livable Region Strategic Plan 
Growth Management Scenario 

February 1995 
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