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1.0 Introduction 

1.1 Background and Objectives 

The City of New Westminster recently began a comprehensive review of its Official Community Plan. The 

first year of the review process includes background research, community engagement, visioning, and 

establishing policy goals. Part of the background research includes preparing population, employment, and 

urban development projections to 2041.  

Coriolis Consulting Corp. completed a long range forecast of population and urban development for New 

Westminster in 2008. The City wants to update and refine the 2008 forecasts as input to the OCP process 

and other policy initiatives that are underway. 

Therefore, the City of New Westminster retained Coriolis Consulting Corp. to prepare a revised long-range 

urban development forecast from 2013 to 2041. The forecast includes estimates of the likely amount, type, 

and geographic distribution of residential, retail, office, industrial, and institutional development that will 

occur in the City over the long term.  

The analysis and findings of this work are presented in two parts: 

 Part 1 forecasts the expected population growth in New Westminster, the number and type of new 

housing units that will be built, and how this population and housing growth may be distributed between 

Downtown New Westminster, Queensborough, and the rest of the City. Population and housing 

forecasts are provided for 2013, 2021, 2031, and 2041.  

 Part 2 forecasts the amount of retail, office, industrial, and institutional growth the City can expect over 

the forecast period, and evaluates where this additional development may go based on market 

preferences and land availability.  

This report documents Part 2 of our forecasts. Parts of the retail and office forecasts in this report are based 

directly on the population forecasts contained in Part 1, which is documented in a separate report. 

1.2 Approach 

Our approach to the retail, office, industrial, and institutional floorspace growth forecasts includes the 

following main steps: 

1. We forecast the amount of local-serving and regional-oriented retail and service development by 

location in New Westminster from 2013 to 2041 based on our  population forecast contained in Part 1 

(Section 3.0). 

2. We estimate the amount of office development by type and location in New Westminster from 2013 to 

2041 based on our population forecast and on historic office development trends in the Metro Vancouver 

and the Burnaby-New Westminster office market (Section 4.0). 

3. We forecast industrial development in New Westminster from 2013 to 2041 based on historic 

development trends and our review of existing available industrial land supply in the region (Section 

5.0). 
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4. We estimate future institutional space and employment growth in New Westminster based on interviews 

with representatives of the major institutional employers in the City (Section 6.0). 

5. We estimate future employment growth in New Westminster based on our retail, office, industrial, and 

institutional forecasts (Section 7.0). 

To assist with land use planning, the City asked us to evaluate the distribution of forecasted development 

between Downtown New Westminster, Queensborough, and the rest of the City (as shown in the Exhibit 

below) taking into account factors such as zoning, land availability, recent development trends, and current 

development applications. Therefore, we provide estimates of the likely geographic distribution of the 

projected overall office and retail development by subarea. Future industrial growth will be located where 

there are vacant (or highly under-utilized) industrial sites. Institutional growth will likely be focused at the 

locations of the existing major institutions in the City. 

Exhibit 1: Subareas For Forecasts 

 

1.3 Professional Disclaimer 

This document may contain estimates and forecasts of future growth and urban development prospects, 

estimates of the financial performance of possible future urban development projects, opinions regarding 

the likelihood of approval of development projects, and recommendations regarding development strategy 

or municipal policy. All such estimates, forecasts, opinions, and recommendations are based in part on 

forecasts and assumptions regarding population change, economic growth, policy, market conditions, 

development costs and other variables. The assumptions, estimates, forecasts, opinions, and 
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recommendations are based on interpreting past trends, gauging current conditions, and making judgments 

about the future. As with all judgments concerning future trends and events, however, there is uncertainty 

and risk that conditions change or unanticipated circumstances occur such that actual events turn out 

differently than as anticipated in this document, which is intended to be used as a reasonable indicator of 

potential outcomes rather than as a precise prediction of future events. 

Nothing contained in this report, express or implied, shall confer rights or remedies upon, or create any 

contractual relationship with, or cause of action in favor of, any third party relying upon this document. 

In no event shall Coriolis Consulting Corp. be liable to the City of New Westminster or any third party for 

any indirect, incidental, special, or consequential damages whatsoever, including lost revenues or profits. 
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2.0 Population Projection Used for the Analysis 

Population growth in New Westminster will have a significant influence on the amount and distribution of 

retail development in the City and on the portion of office development that accommodates population-

serving office tenants, such as doctors, dentists, travel agents, realtors, and notaries.   

Therefore, our retail and office forecasts in this report are partly based on the population forecasts by 

subarea presented in Part 1 of the Urban Development Forecast.  

Exhibit 2 shows the population forecast by subarea from Part 1 of the analysis.  

Exhibit 2: Population Forecast by Subarea Used for the Analysis, 2013 to 2041 (Year-End) 

Population Forecast 20131 2021 2031 2041 

Downtown 11,608 15,978 21,515 26,749 

Queensborough 7,374 10,029 12,490 14,061 

Rest of the City 49,298 53,024 58,055 63,055 

Total Citywide New Westminster  68,280 79,031 92,059 103,864 

Population Increment Per Period 2013-2021 2021-2031 2031-2041 2013-2041 

Downtown 4,371 5,536 5,234 15,141 

Queensborough 2,655 2,461 1,571 6,687 

Rest of the City 3,726 5,031 5,000 13,757 

Total Citywide New Westminster  10,751 13,028 11,805 35,584 

Source: Coriolis Consulting based on the population forecast by subarea developed in Section 6.2.4 of Part 1 of the 
City of New Westminster Urban Development Forecast Update 2013 to 2041.  

 
 
 

  

                                                      

1  The 2013 total population for New Westminster is based on an estimate from BC Stats. The sub-area 

population figures are estimates by Coriolis Consulting Corp. 
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3.0 Retail and Service Forecast 

3.1 Retail and Service Floorspace per Capita 

Retail and service demand in a city or region is largely determined by the number of residents and their 

incomes and spending patterns. Demand for retail goods and services also depend on employee and visitor 

spending.   

To forecast retail and service development in New Westminster, we apply an estimate of the supportable 

retail and service space per capita to the projected population growth2. Our estimates of supportable retail 

and service space are based on the actual amount of space per capita in Metro Vancouver and in New 

Westminster. 

Outside of the City of Vancouver, which captures most of the non-resident spending in the region, there is 

about 41 to 42 square feet3 of retail and service floorspace for every resident. This space can be divided 

into two general categories based on spatial location: 

1. Space located in major commercial centres and regional shopping areas. This region-serving retail 

space tends to be occupied by businesses that provide goods and services to a large subregional trade 

area population. This space is located in Regional City Centres (e.g. Downtown Vancouver, Metrotown, 

Downtown New Westminster, Surrey Central), in concentrations of large format retail stores on major 

                                                      

2  The other method that can be used to forecast retail and service development is based on estimates of retail 

and service expenditures per person and estimated productivity rates (sales per square foot) for different types 
of retail businesses/categories. However, there are a variety of drawbacks with this method: 

 Total sales/revenue data is not available for some types of service businesses that occupy grade level 
space (such as bank branches), so the sales data is incomplete. 

 Judgements about the market shares captured by specific locations are required (by sector). 

 Judgements about average productivity rates are required for each sector. 

 Sales information is likely under-reported in some sectors due the size of the underground economy. 
Therefore, for the forecasts in this report, we have focused on the floorspace per capita approach. 

3  Based on data we have on file from BC Assessment from 2006 and 2013 we estimate that there is between 41 
and 42 square feet of retail and service space per capita in Metro Vancouver excluding Vancouver and the 
UEL. Of this, about 21 square feet per capita is located in Regional City Centres, concentrations of large 
format stores, highly specialized retail locations, or major shopping centres outside of City centres. The 
remaining 20 to 21 square feet per capita is located in local/neighbourhood oriented commercial districts or 
scattered locations. 

 The ratio of 41 to 42 square feet per capita is calculated by dividing the total inventory of ground floor retail 
and service space by the total population. As a cross-check on this number, per capita total retail sales in the 
Vancouver CMA ($13,700 in 2013 based on Stats Can figures) can be added to per capita expenditures on 
grade level commercial services (e.g. restaurants, hair care, dry cleaning, entertainment) of about $1,750 per 
capita (based on Stats Can figures) to yield a total of about $15,450 per capita in spending at ground floor 
retail/service businesses. Using these figures we estimate that overall average productivity all grade level retail 
and service space in the region (outside of Vancouver) is about $365 per square foot ($15,450/42 square 
feet). Given that our spending per capita estimate excludes some grade level commercial uses (such as 
banks, veterinary services, education services, some types of recreation) and it excludes inflow from tourism 
spending, the actual average productivity rate in the region is likely higher than $365 per square foot. 
Productivity rates vary widely based on the type of business and location. However, an average overall 
productivity rate of $350 to $400 per square foot across the entire region (outside of Vancouver) is reasonable 
based on indicators (such as lease rates and actual sales data) available for many suburban locations in the 
region. Therefore, retail and service expenditures per capita in the region are consistent with the actual 
amount of retail and service space per capita in the region. 
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arterial roads (e.g. along Lougheed Highway and United Boulevard in Coquitlam or Bridgeport Road in 

Richmond) or in highly specialized locations (such as Granville Island). Tenants typically include 

department stores, fashion stores (clothing and accessories), home décor stores, car dealers, large 

building supply stores, chain restaurants, specialty stores, major electronics outlets, jewelers, and a 

variety of large format stores. Holding aside the City of Vancouver, we estimate that there is an average 

of 21 square feet1 per capita of retail and service space in region-serving retail locations Metro 

Vancouver. 

2. Space in local oriented retail and service districts. This local-serving space is occupied by businesses 

that meet the everyday needs of residents. It is typically located along neighbourhood commercial 

streets, in small retail plazas, community-oriented shopping malls, or in scattered locations. Common 

tenants include supermarkets and specialty food stores, restaurants and cafes, drycleaners, hair 

salons, pharmacies, liquor stores, small pet supplies, local hardware stores, and branches of financial 

institutions (banks, credit unions). Based on available floorspace data, we estimate that there is an 

average of about 20 to 21 square feet per capita of retail and service space in local-serving retail and 

service districts in Metro Vancouver outside of the City of Vancouver4.   

New Westminster has local-serving retail space and region-serving retail and service space.5  The City’s 

local-serving retail space is spread across neighbourhood commercial areas such as Sapperton and 

Uptown, and along major arterials including Sixth Street, Twelfth Street, and McBride Boulevard/Eighth 

Avenue. Region-serving retail space in New Westminster is located in Downtown New Westminster (a 

Regional City Centre) and at Queensborough Landing retail development.   

The ratio of retail floorspace to population differs for each municipality because municipal boundaries rarely 

correspond to retail trade areas. Communities with more retail space than the regional average draw retail 

demand from adjacent communities; communities with less than average retail space per capita export 

sales to stores in other municipalities.   

Based on the City of New Westminster’s Information Bulletin 2013, New Westminster has about 2.94 million 

square feet6 of retail and service space, or 43 square feet of space per capita (see Exhibit 4), which is very 

close to the regional average.   

                                                      

4   This ratio of 20 to 21 square feet per capita is derived from empirical evidence of the actual distribution of 

retail/service floorspace, into local/neighbourhood locations versus regional locations. The ratio can be cross-
checked by looking at retail and service sales data for selected categories of goods and services that tend to 
be convenience/neighbourhood oriented. Based on Stats Can data, we estimate that retail sales in 
supermarkets, convenience stores, specialty food stores, beer and wine stores, pharmacies, and personal 
care stores totaled at least $4352 per capita in the Vancouver CMA in 2013. Adding in personal service sales 
of $1,750 (based on Stats Can figures) yields $6102 per capita in convenience oriented retail/service sales. 
Adding a small share (say 20%) of selected specialty retail categories (sporting goods, music, books, shoes, 
jewelry, clothing, hardware, electronics, miscellaneous) yields another $543 per capita. Total local retail and 
service sales in the CMA are therefore about $6,645 per capita. Given that a significant share of this space is 
comprised of supermarkets and drug store (which tend to generate high sales per square foot), the overall 
average productivity rate in local oriented locations is likely higher than our estimated regional average of 
$365 per square foot. Assuming an average of $400 per square foot in annual sales at all local oriented retail 
and service businesses, the estimated spending per capita sales figure ($6,645) supports about 17 square 
feet per capita of neighbourhood oriented space. Adding in an allowance for grade level service (not captured 
in the service spending figures) uses (e.g., financial/banks, veterinary services) gets to 20 sq. ft. per capita.  

5   ‘Retail’ is used to refer to retail and service businesses that typically occupy ground floor space.   

6  This is generally consistent with floorspace information that we have from BC Assessment. 
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Of this space, we categorize about 1.6 million square feet (24.2 square feet per person) as region-serving 

retail space because it is located in Downtown, is a regional use near Downtown7, or is located in the 

Queensborough Landing area. The other 1.3 million square feet of retail space (19.4 square feet per capita) 

is local-serving space located in other commercial areas throughout the City.  

Exhibit 3: Retail Floorspace by Location in New Westminster in 2012 

Subarea Type of Retail Location Floorspace (Sq.Ft.)a 

Downtown 
  
  

Local-Oriented Locations 0 

Regional-Oriented Locations 889,320 

Total Retail Inventory 889,320 

Queensboroughb 
  
  

Local-Oriented Locations 129,769 

Regional-Oriented Locations 641,838 

Total Retail Inventory 771,607 

Rest of the Cityc 
  
  

Local-Oriented Locations 1,155,170 

Regional-Oriented Locations 128,662 

Total Retail Inventory 1,283,832 

New Westminster Total 
  
  

Local-Oriented Locations 1,284,939 

Regional-Oriented Locations 1,659,820 

Total Retail Inventory 2,944,799 

Source: City of New Westminster Information Bulletins 2013. 

Notes:  
a. Retail space inventory includes floorspace in the retail trade, personnel services, commercial recreation, service 

station, funeral homes, auto sales and service categories. 
b. Queensborough figures assume that regional space includes Queensborough Landing and the entertainment/casino 

district (about 600,000 square feet combined) and auto sales/service (41,838 square feet). The remaining space 
(129,769 square feet) is assumed to be local. 

c. The regional-oriented floorspace in the rest of the City includes space at car dealerships adjacent to, but outside, 
the Downtown Planning area. 

 
Exhibit 4: Retail Floorspace Per Capita by Type in New Westminster in (End of 2012) 

Population 
in 2012 

Regional-Oriented Locations Local-Oriented Locations Total Retail 

Inventory 
(Sq.Ft.) 

Sq.Ft. per 
capita 

Inventory 
(Sq.Ft.) 

Sq.Ft. per 
capita 

Inventory 
(Sq.Ft.) 

Sq.Ft. per 
capita 

68,459 1,659,820 24.2 1,284,939 18.8 2,944,799 43.0 

Source: Population from BC Stats, floorspace from City of New Westminster Information Bulletin 2013 

3.2 Local-Oriented Locations 

New local-serving retail development in New Westminster will occur in (or near) locations where residential 

development (and population growth) is occuring.  Much of this development is likely to occur in the City’s 

neighbourhood commercial areas (e.g. Sapperton, Uptown, the portion of Queensborough designated for 

smaller scale commercial development) and along main arterials such as Sixth Street and Twelfth Street. In 

addition, it will occur in Downtown. Some of the retail development in Downtown will be region-serving and 

some will be local-serving.  

                                                      

7  This includes the car dealerships adjacent to the Downtown planning area boundary. 
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There are very few sites designated for commercial use in New Westminster that are vacant. Most sites are 

already developed for commercial use, usually with at grade parking. Some sites are currently occupied by 

residential buildings. 

Given the limited amount of vacant land available to accommodate net new retail space, it may be 

challenging to accommodate all of the projected local oriented retail development potential. However, over 

the 28 year period of this forecast, the City can expect many of the sites with low value improvements that 

are designated for higher density and/or mixed use development to redevelop. These new mixed-use 

developments will result in a net increase in the retail inventory in New Westminster if the amount of retail 

space built in the new project is more than the amount already on the site.   

The location of future retail and service development in New Westminster will depend largely on the 

location of the customers retailers are trying to serve, and on the availability of retail development sites.  

Local-serving retail and service space is usually located close to the population it is intended to serve.  

Exhibit 5 shows our forecast of local-oriented retail and service floorspace development by subarea to 2041 

based on the expected geographic distribution of future population growth in the City. The projection 

assumes that each new resident will support 20 square feet of local-oriented retail and service space. This 

ratio is similar to the regional average and is close to the existing situation in New Westminster. The 

forecast shows that over 710,000 square feet of additional local-oriented retail and service space could be 

supported in New Westminster during the entire forecast period. We expect this to be distributed as follows: 

1. Over 300,000 square feet of additional local-oriented retail and service space in Downtown between 

2013 and 2041. This is equivalent to an average of 10,815 square feet per year during the 28 year 

period.  

2. Nearly 135,000 square feet of additional local-oriented retail and service space in Queensborough 

between 2013 and 2041. This is equivalent to an average of about 4,775 square feet per year during 

the 28 year period.  

3. About 275,000 square feet of local-oriented retail and service space in the rest of the City between 

2013 and 2041. This is equivalent to an average of about 9,825 square feet per year during the 28 year 

period. 
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Exhibit 5: Estimated Local-Oriented Retail and Service Space Development by Subarea in New 
Westminster, 2013 to 2041 (Year-End) 

Population Increment Per Period 2013-2021 2021-2031 2031-2041 2013-2041 

Downtown 4,371 5,536 5,234 15,141 

Queensborough 2,655 2,461 1,571 6,687 

Rest of the City 3,726 5,031 5,000 13,757 

Total Citywide New Westminster  10,751 13,028 11,805 35,584 

Total New Retail and Service Space Per Period (Sq.Ft.) 2013-2021 2021-2031 2031-2041 2013-2041 

Supportable Local-Oriented Retail and Service Space per 
Capita (Sq.Ft.) 

20 20 20 20 

Downtown 87,418 110,725 104,675 302,818 

Queensborough 53,097 49,215 31,426 133,738 

Rest of the City 74,510 100,622 99,999 275,131 

Total Citywide New Westminster  215,025 260,563 236,100 711,688 

Total New Retail and Service Space Per Year (Sq.Ft.) 2013-2021 2021-2031 2031-2041 2013-2041 

Downtown 10,927 11,073 10,468 10,815 

Queensborough 6,637 4,922 3,143 4,776 

Rest of the City 9,314 10,062 10,000 9,826 

Total Citywide New Westminster  26,878 26,056 23,610 25,417 

3.3 Regional-Oriented Locations 

In the past, New Westminster was a regional shopping destination, serving residents of nearby parts of 

Burnaby and Coquitlam. However, over time a variety of regional shopping locations have emerged in the 

adjacent municipalities, such as Metrotown, the big box stores along Lougheed Highway and United 

Boulevard in Coquitlam, and the new shopping centres along Marine Way in Burnaby. 

The creation of these new shopping districts in the surrounding municipalities now limits inflow spending 

from these locations. Given that New Westminster's existing inventory of retail and service space per capita 

is close to the regional average, any inflow spending is likely off-set by retail spending leakage to the other 

major retail locations in adjacent municipalities.   

Therefore, for the purpose of our forecasts, we have defined the primary trade area for the regional-oriented 

retail as the City of New Westminster. We assume retail development potential created by any inflow 

spending from residents of adjacent locations is off-set by leakage to major shopping locations in adjacent 

municipalities. 

Exhibit 6 shows the estimated retail floorspace development potential in regional/major commercial 

locations in New Westminster based on our population forecast.  Currently, this type of retail space goes 

almost entirely to Downtown and the Queensborough Landing area. 

This projection assumes that each additional resident creates potential for an additional 21 square feet of 

retail and service space in regional-oriented retail locations.  This ratio is the regional average and is similar 

to the existing situation in New Westminster. This forecast represents development potential, which may not 

be able to be physically accommodated in the City if suitable sites are not available for development.  
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Exhibit 6: Projected Additional Regional-Oriented Retail Development Potential (square feet) in New 
Westminster, 2013 to 2041 (Year-End) 

 

2013-
2021 

2021-
2031 

2031-
2041 

2013-
2041 

Population Growth in New Westminster (Per Period) 10,751 13,028 11,805 35,584 

Supportable Regional-Oriented Floorspace Per Capita (Sq. Ft.)   21 21 21 21 

Total Supportable Regional Oriented Floorspace (SF Per Period) 225,771 273,588 247,905 747,264 

Overall, our analysis indicates that population growth in New Westminster will lead to potential for an 

additional 747,000 square feet of regional and regional-oriented retail and service space between 2013 and 

2041. 

The actual amount of region-serving retail development in a community is influenced by the amount and 

location of land available for retail development and the appeal of this land compared to other locations that 

serve the same regional trade area.   

New Westminster is a geographically small, highly developed municipality located between Burnaby and 

Coquitlam, two larger, less developed municipalities. In the past, New Westminster was a regional shopping 

destination, serving residents in surrounding municipalities. However, New Westminster now has few large 

vacant parcels zoned, designated and/or available for retail development. Over the past 20 years or so, little 

of the large format retail development preferred by many region-serving tenants has been developed in 

New Westminster. With the exception of Queensborough Landing, all large-scale retail developments in the 

subregional market occurred in surrounding municipalities (Burnaby, Surrey, Richmond, Coquitlam), mainly 

because of land constraints in New Westminster.   

Exhibit 7 shows the amount of floorspace and the location of planned retail and service projects in regional-

oriented retail locations in New Westminster. We have included planned projects in (or near) existing 

regional oriented locations (Downtown and the Queensborough Landing area) as well as the proposed 

retail space at the proposed Sapperton Green project. The Sapperton Green site is not an existing region-

serving retail location, but it has the potential to function as a retail destination if the retail component is 

large enough and it includes a diverse mix of tenants. At this point, the amount of retail space and the mix 

of tenants is uncertain.  

The exhibit shows that there is between 153,000 and 353,000 square feet of retail space planned at 

regional-oriented retail locations in New Westminster.  
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Exhibit 7: Retail Projects Under Construction or in the Approvals Process in Regional-Oriented 
Retail Locations in New Westminster as of May 2014 

Address Project Description Status Area 
Additional Retail 
Space (Sq.Ft.)a 

125 Columbia Street 
Retail at grade in 
mixed-use project 

Building Permit Issued/Under 
Construction 

Downtown 718 

250 Columbia Street 
Retail space 
expansion 

Building Permit Issued/Under 
Construction 

Downtown 1,870 

668 Columbia Street - 
Trapp Block 

Retail at grade in 
mixed-use project 

Building Permit Issued/Under 
Construction 

Downtown 8,800 

57 Sixth Street, 515-
529 Carnarvon Street 

Retail at grade in 
mixed-use project 

Council Consideration Underway Downtown 7,500 

813 Carnarvon Street 
Retail at grade in 
mixed-use project 

Planning/Engineering Issues 
Unresolved 

Downtown 18,677 

660 Quayside Drive 
Retail at grade in 
mixed-use project 

Planning/Engineering Issues 
Unresolved 

Downtown n/a 

97 Braid Street 
(Sapperton Green) 

Retail at grade in 
mixed-use project 

Design & Land Use Review 
Other (Braid 

Station) 
100,000 to 300,000b 

900 Carnarvon Street 
Retail at grade in 
mixed-use project 

Application Review Downtown 4,811 

1000 Quayside Drive 
Retail at grade in 
mixed-use project 

Application Review Downtown 10,875 

  
  

Total 153,000 to 353,000 

Source: Projects on the Go May 2014 plus information from staff reports and development applications assembled by Coriolis 
Consulting.  

Notes:  

a. This is the retail floorspace that will be added to the retail inventory in New Westminster upon completion net of any floorspace 
demolition.  

b. According to the Sapperton Green Draft Neighbourhood Plan, a minimum of 100,000 square feet and a maximum of 300,000 
square feet of retail space is proposed for the project currently in the approvals process. We included this location and project in 
the list of regional-oriented retail locations because the site is envisioned as a major office, retail, and residential redevelopment. If 
all the space is developed as planned, some of the retail space may be attractive to retailers catering to a subregional market.  

Most of this planned retail space is at the proposed Sapperton Green project (between 100,000 and 

300,000 square feet), which is a large-scale mixed-use office, retail, and residential project currently in the 

approvals process. The actual amount of retail space that will be built at this location will depend on the 

outcome of the public consultation and municipal approvals process currently underway. It is important to 

note that not all retail space planned at the project will be aimed at regional-oriented businesses. A 

significant (although undetermined) share of the retail space will likely be for businesses catering to the 

future residents of Sapperton Green or the nearby area. 

The remaining retail space is planned in the Downtown and totals about 53,000 square feet. Most of this 

space is in small street-oriented retail spaces located in the podium of mixed-use buildings.  

Exhibit 8 summarizes the projected regional oriented retail and service development potential in New 

Westminster net of the 153,000 to 353,000 square feet at planned projects.   
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Exhibit 8: Projected Regional Oriented Development Potential in New Westminster 2013 to 2041 

 

2013-2041 

Forecasted Population Growth in New Westminster (Entire Period) 35,584 

Supportable Regional-Oriented Floorspace Per Capita (Sq. Ft.)   21 

Total Supportable Regional Oriented Floorspace Growth (Sq.Ft.) - Rounded 747,000 

Retail Floorspace Planned in Known Development Applications in Subregional Locations (Sq.Ft.) 
153,000 to 

353,000 

Retail Space Net of Space in Known Development Applications (Sq.Ft.) 
394,000 to 

594,000 

The ability to accommodate the additional 394,000 to 594,000 square feet of projected regional-oriented 

retail growth will depend on the availability of suitable land for development.   

New Westminster has little vacant land zoned and designated for commercial use. The only significant site 

available for redevelopment is the Sapperton Green project site at Braid Station (which is already included 

in the list of proposed floorspace in Exhibits 7 and 8). There are some sites in Downtown New Westminster 

that are zoned and designated for commercial development and currently developed at a much lower 

density than the zoning allows. As these sites redevelop there may be an opportunity to increase the 

amount of retail space on each site which would result in net growth in the City’s retail inventory. However, 

it is possible that it will be difficult to physically accommodate a large share of the additional regional 

oriented retail and service development potential in Downtown (particular given that there will also be 

potential for a significant amount of new local oriented retail space in Downtown due to projected Downtown 

population growth). 

Given the limited supply of vacant land that is available for major retail development, there are three 

possibilities for accommodating the projected region-serving retail development potential in New 

Westminster: 

1. Using the existing commercial properties more intensively. 

2. Encouraging developers to maximize the amount of retail space included in new mixed-use projects in 

locations that are attractive for regional-oriented retail use (such as Sapperton Green).  

3. Using existing industrial lands for commercial development. However, the City’s planning policy (the 

Livable City Strategy and the Industrial Strategy) emphasizes retaining industrial lands for industrial or 

employment use, not converting industrial lands for commercial use.  

If the regional-oriented retail development potential cannot be accommodated in New Westminster, a 

significant portion of the projected development potential will be exported to locations in neighbouring 

municipalities. 
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3.4 Summary of Retail and Service Forecasts 

Exhibit 9 summarizes our retail and service forecasts for New Westminster from 2013 to 2041. 

Exhibit 9: Summary of Retail and Service Development potential Forecasts (square feet per period) 
Total Supportable Additional Retail and Service Space 
Per Period (Sq.Ft.) 

2013-2021 2021-2031 2031-2041 2013-2041 

Local Oriented Space - City Wide  215,025 260,563 236,100 711,688 

     Local Oriented Space in Downtown 87,418 110,725 104,675 302,818 

     Local Oriented Space in Queensborough 53,097 49,215 31,426 133,738 

     Local Oriented Space in the Rest of the City 74,510 100,622 99,999 275,131 

Regional Oriented Space - City Wide 225,771 273,588 247,905 747,264 

Total Retail and Service Space Development Potential  440,796 534,151 484,005 1,458,952 

We estimate that there will be potential for an additional 1.4 to 1.5 million square feet of retail and service 

space in New Westminster between 2013 and 2041.  

Given the limited supply of vacant or under-utilized land that is available for retail and service development, 

it may be difficult to accommodate all of this potential, particularly the 747,000 square feet of projected 

region-serving retail development potential. If this turns out to be the case, a portion of the projected region-

serving retail and service development potential will be exported to locations in neighbouring municipalities.  
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4.0 Office Forecast 

There are numerous established or emerging office districts in different parts of Metro Vancouver that firms 

can consider when making an office location decision. However, usually firms identify a specific subregion 

that offers convenient access for staff and access to clients/customers.  Within this preferred subregion, 

office users then select a location that optimizes a wide range of factors,  including type of space (i.e. urban 

versus business park), cost (rent and operating costs), parking availability, proximity to rapid transit, access 

to the regional highway system, nearby amenities and services, access to specialized locations (such as 

the airport), and opportunities for expansion. 

New Westminster is part of a large contiguous geographic area that also includes Burnaby. The major office 

locations in New Westminster and Burnaby offer similar access to rapid transit, the regional highway 

system and other major office locations (including Downtown Vancouver) so New Westminster competes 

primarily with office locations in Burnaby for a share of the subregional office market. Therefore, as input to 

our forecast of office development in New Westminster, we examined historic office development trends in 

Metro Vancouver and the Burnaby-New Westminster subregional office market.  

Exhibit 10 summarizes office development indicators in Metro Vancouver and the Burnaby-New 

Westminster submarket during different time periods. The table shows that: 

1. Office development in Metro Vancouver averaged 1.2 million square feet per year between 1990 and 

2012.  Examining shorter term trends indicates that office development will likely average about and 

about 1.1 million square feet per year between 2008 and 2015 after existing projects that are currently 

under construction are completed. Based on these figures, it is reasonable to assume that office 

development in Metro Vancouver will average about 1.15 million square feet per year in Metro 

Vancouver over the long term. At this rate of growth a total of about 32.2 million square feet of 

additional office space will be built in the region between 2013 and 2041.  

2. Office development in the Burnaby-New Westminster subregional market averaged 311,000 square 

feet per year between 1990 and 2012 and is projected to average about 272,000 square feet per year 

between 2008 and 2015, once existing projects that are under construction are completed. Based on 

these trends we would expect office development in Burnaby-New Westminster to average about 

290,000 square feet per year over the long term. This is equivalent to about 25% of projected long term 

regional office development, or about 8.12 million square feet of new office space between 2013 and 

2041.  
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Exhibit 10: Office Development in Metro Vancouver and the Burnaby-New Westminster Market 

Metro Vancouver a Annual Growth (Sq.Ft.) 
Share of Metro Vancouver 

Growth (%) 

1990 to 2012  1,205,000 100% 

2008 to 2015 (projected)b 1,089,000 100% 

Midpoint Forecast to 2041 (rounded) 1,150,000 100% 

Burnaby/New Westminster Subregional Market a Annual Growth (Sq.Ft.) 
Share of Metro Vancouver 

Growth (%) 

1990 to 20128 311,000 26% 

2008 to 2015 (projected)b 272,000 25% 

Midpoint Forecast to 2041 (rounded) 290,000 25% 

Source: Coriolis office floorspace database for the Metro Vancouver Region assembled using a variety of sources including market 
reports, property information, information provided by municipal planning departments, and fieldwork. The database includes all office 
buildings in the region over 20,000 square feet as well as many buildings less than 20,000 square feet. However, the inventory is not 
complete for buildings under 20,000 square feet. 
Notes:  
a. The time periods represent entire years of development (from January to December).  
b. This includes all office project completed during 2008-2014 and projects currently under construction and expected to be 

completed by the end of 2015.  

We anticipate that the Burnaby-New Westminster office market will grow by an additional 8.12 million 

square feet of space between 2013 and 2041. Growth will be distributed between the following three broad 

types of office space: 

1. Space occupied by doctors, dentists, lawyers, accountants, travel agents or other users that serve the 

everyday needs of local residents. This space is typically located on upper floors on neighbourhood 

shopping streets, in retail plazas, or in community-oriented shopping locations. We refer to this office 

space type as “local-oriented office” space. 

2. Space occupied by office users serving a subregional population.  Many of these users will be larger or 

more specialized versions of the local-serving office tenants (e.g. a medical specialist instead of a 

general practitioner). These subregional office users typically locate in Downtown Vancouver, in one of 

the Regional City Centres, other major commercial locations, or in business parks. We refer to this 

office space type as “subregional-oriented office” space. 

3. Space serving clients across the region, province, or beyond. These types of head offices generally 

locate in Downtown Vancouver, in Regional City Centre locations, major commercial areas, or in 

business park locations. We refer to this type of space as “regional-oriented office” space. 

New Westminster has office space occupied by users serving the local population and by users serving 

subregional or regional clients (or broader markets). The local-oriented office space is located in 

commercial areas throughout the City. The regional and subregional-oriented office space is primarily 

located in Downtown, Uptown, and the new Brewery District in Sapperton. New Westminster has no 

business park office space.   

                                                      

8  The share of office space development captured by the New Westminster/Burnaby subarea has varied over 

the past 20+ years depending on which time period is examined. For example, the subarea captures about 
19% of regional office growth between 2001 and 2012 and about 29% between 2001 and 2011.  Over the 
entire time period we examined (2001 to 2012), 26% was captured by the subarea. 
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Exhibit 11 shows the total office inventory in New Westminster at the end of 2013.  The table shows that the 

total office inventory in New Westminster was about 2.2 million square feet in 2013, which is equivalent to 

32 square feet per capita (assuming the 2013 population of 68,280 from BC Stats).  The regional average 

(excluding Vancouver) is about 19 square feet per capita. This indicates that New Westminster's existing 

office inventory includes a significant amount of space occupied by regional-oriented tenants.  

Exhibit 11: Existing Office Floorspace Inventory in New Westminster as of the End of 2013 

Subarea Total Office Inventory (Sq.Ft.) Share of Total Inventory (%) 

Queensborough 0 0% 

Downtown New Westminster 1,119,346 51% 

Other Areas 1,089,887 49% 

Total New Westminster 2,209,233 100% 

Source: Coriolis office floorspace database for the Metro Vancouver Region assembled using a variety of sources 
including market reports, property information, information provided by municipal planning departments, and fieldwork. 

4.1 Local-Oriented Office Forecast 

Excluding all of the office space in Downtown Vancouver, Central Broadway, the Regional City Centres and 

major light industrial and business parks, there is approximately 8 square feet of office space per capita in 

Metro Vancouver9. This space is mainly occupied by office tenants that serve the local community such as 

medical services, real estate agents, insurance companies, travel agents, notaries and law offices.  We 

refer to these types of office tenants as “local-oriented” or “local-serving” users.  

Exhibit 12 summarizes our forecast of supportable local-serving office space in New Westminster based on 

our population forecast, assuming 8 square feet of local-oriented office space per additional resident during 

the forecast period.  

Exhibit 12: Forecast of Supportable Local-oriented Office Space in New Westminster, 2013 to 2041 
(Year-End) 

 
2013-
2021 

2021-
2031 

2031-
2041 

2013-
2041 

Total Population Increment (Per Time Period) 10,751 13,028 11,805 35,584 

Total Supportable Floorspace Per Capita (Sq. Ft.) 8 8 8 8 

Total Additional Local-Oriented Office Space (Sq. Ft. Per period) 86,010 104,225 94,440 284,675 

Total Additional Local-Oriented Office Space (Sq. Ft. Per Year) 10,751 10,423 9,444 10,167 

Source: Coriolis Consulting based on our population forecast. 

Exhibit 12 shows that the projected population growth in the City will lead to development of an additional 

285,000 square feet of local-oriented office space by 2041. We expect this local-serving office space to 

locate close to the population it serves, so the distribution of this new space within the City will follow 

population growth.    

                                                      

9  This is based on the Coriolis office floorspace database for the Metro Vancouver Region assembled using a 
variety of sources including market reports, property information, information provided by municipal planning 
departments, and fieldwork. 
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Exhibit 13 shows the expected geographic distribution of the local-oriented office development by time 

period based on our population forecast by subarea. The table shows that local-oriented office development 

between 2013 and 2041 will be distributed as follows: 

1. About 120,000 square feet of space in Downtown New Westminster.  

2. About 53,500 square feet of space in Queensborough. 

3. About 110,000 square feet of space in the rest of the City.  

Exhibit 13: Estimated Distribution of Local-Oriented Office Development by Subarea in New 
Westminster, 2013 to 2041 (Year-End) 

Downtown 2013-2021 2021-2031 2031-2041 2013-2041 

Additional Population (per period) 4,371 5,536 5,234 15,141 

Supportable Local-Oriented Floorspace Per Capita (Sq. Ft.) 8 8 8 8 

Net Additional Supportable Floorspace (Sq. Ft. Per Period) 34,967 44,290 41,870 121,127 

Queensborough 2013-2021 2021-2031 2031-2041 2013-2041 

Additional Population (per period) 2,655 2,461 1,571 6,687 

Supportable Local-Oriented Floorspace Per Capita (Sq. Ft.) 8 8 8 8 

Net Additional Supportable Floorspace (Sq. Ft. Per Period) 21,239 19,686 12,570 53,495 

Rest of the City 2013-2021 2021-2031 2031-2041 2013-2041 

Additional Population (per period) 3,726 5,031 5,000 13,757 

Supportable Local-Oriented Floorspace Per Capita (Sq. Ft.) 8 8 8 8 

Net Additional Supportable Floorspace (Sq. Ft. Per Period) 29,804 40,249 40,000 110,052 

Total Citywide 2013-2021 2021-2031 2031-2041 2013-2041 

Additional Population (per period) 10,751 13,028 11,805 35,584 

Supportable Local-Oriented Floorspace Per Capita (Sq. Ft.) 8 8 8 8 

Net Additional Supportable Floorspace (Sq. Ft. Per Period) 86,010 104,225 94,440 284,675 

Source: Coriolis Consulting based on our population forecast. 

4.2 Regional-Oriented Office Space 

Based on our review of past office development trends, we estimate that office development in the 

Burnaby-New Westminster submarket will average about 290,000 square feet of total office development 

per year during the entire forecast period (2013 to 2041), which works out to a total of about 8.12 million 

additional square between 2013 and 2041. A share of this development will be supported by local 

population growth and the remainder will be supported by regional-oriented office users.  

Based on available population forecasts, we estimate that the Burnaby-New Westminster subregion will 

support an additional 1.105 million square feet of local-oriented office space by 2041. Deducting this local-

oriented development from the total estimated overall office development, leaves about 7.015 million 

square feet of regional-oriented office development during the entire forecast period in Burnaby-New 

Westminster. 

Exhibit 14 summarizes our estimate of the split between local-oriented and regional-oriented office space 

development in the Burnaby-New Westminster market between 2013 and 2041. 
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Exhibit 14: Regional-Oriented Office Development (square feet) in New Westminster-Burnaby, 2013 
to 2041 (Year-End) 
 

 
2013-2021 2021-2031 2031-2041 2013-2041 

Total Office 
Development 

Assumed Total Office Development in 
Burnaby/New Westminster Submarket 
(Per Period) 

2,320,000 2,900,000 2,900,000 8,120,000 

Local-
Oriented 
Office 
Development 

Population Growth in New Westminster 
(Per Period)10 

10,751 13,028 11,805 35,584 

Population Growth in Burnaby (Per 
Period)11 

29,974 38,955 33,594 102,523 

Population Growth in Burnaby/New 
Westminster (Per Period) 

40,725 51,983 45,399 138,107 

Total Supportable Local-Oriented Office 
Floorspace Per Capita  

8 8 8 8 

Total Supportable Local-Oriented Office 
Floorspace in Burnaby/New Westminster 
(Per Period)  

325,800 415,864 363,192 1,104,856 

Regional-
Oriented 
Office 
Development 

Total Regional-Oriented Office 
Floorspace in Burnaby/New Westminster 
(Per Period) 

1,994,200 2,484,136 2,536,808 7,015,144 

The 7.0 million square feet of projected regional oriented office development will be distributed between three 

types of office locations that exist in the Burnaby-New Westminster submarket: 

1. Business Park (or Office Park) Locations. Business park locations are predominantly low-density 

car-oriented environments not located near a rapid transit station. Projects are often built in locations 

designated for mixed employment or in industrial locations. Business parks tend to offer convenient 

access to the regional highway system, but rarely offer convenient access to urban amenities such as 

shopping and entertainment. These office locations cater to users that require lower rents (relative to 

urban office centres), large floor plates, storage space, and easy access to major highways. There are 

no existing business parks in New Westminster, but the Queensborough Community Plan designates 

some land for Mixed Employment which allows office, high tech and business park use as well as light 

industrial use. There is also land designated for business park use in New Westminster on the mainland 

near Braid Street, but these lands are part of a proposal for a higher density mixed-use project (the 

Sapperton Green proposal). In Burnaby, business park locations include the BCIT-Discovery Place 

area, Lake City, Big Bend, Glenlyon, and the Willingdon/Hwy 1 area.  

2. Urban Centre Office Locations. These are major employment, shopping, entertainment, office and 

residential locations. These locations are often compact, walkable, accessible by public transit (rapid 

transit or bus), and provide easy access to a variety of amenities and services. Most new office projects 

in these areas come through redevelopment of existing under-utilized properties due to the limited 

supply of vacant land in urban centre office locations. In New Westminster, there are two existing urban 

                                                      

10  Based on projections by Coriolis Consulting Corp. 

11  Burnaby population growth figures based on BC Stats PEOPLE 2014 projections. 
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office locations: Downtown and Uptown12. In Burnaby, Metrotown, Brentwood, Edmonds, and 

Lougheed Town/City Centres are urban centre office locations.  

3. Suburban Rapid Transit Locations. These are locations outside urban centres but that are located 

within walking distance (usually within 800 meters) of a rapid transit station. These office locations 

typically attract regional-oriented office users that value proximity to rapid transit and do not want to pay 

the rent premium associated with a location in an established urban commercial office location. 

Suburban rapid-transit locations offer easy access by car as well as rapid transit. In New Westminster, 

there are two suburban rapid-transit locations: the Brewery District at Sapperton Station and the 

proposed Sapperton Green project at the Braid Station. In Burnaby, suburban rapid-transit locations 

include the areas around the Gilmore (Bridge Business Park), Production Way, and Lake City Way 

Stations. 

Office users choose between these locations depending on factors such as location, accessibility by car, 

accessibility by transit, cost (rent), proximity to other businesses, amenities, access to services, size of floor 

plates, and availability of parking. 

For forecasting purposes, we combine the two last types of locations (urban centre office and suburban 

rapid-transit locations) together as these locations attract similar office users. Business parks cater to 

different market segment.  

Based on our review of historic office development trends in the Burnaby-New Westminster submarket, 

office development has been distributed between these different types of locations as follows: 

1. About 24% to 25% of office development has gone to business park locations since 2008. Prior this a 

larger share of new development was focused in business parks (over 40%), but development of new 

office space in business park locations has declined in recent years with the increasing popularity of 

office locations that are served by rapid transit. 

2. About 75% to 76% of office development has gone to commercial or transit-oriented office locations 

since 2008. 

4.2.1 Business Park Office Space 

Currently, there is no business park space in New Westminster so all of the past business park office 

development in this subregion has been captured by locations in Burnaby. If a business park project was 

developed in New Westminster it could capture a share of the development that has historically gone to 

Burnaby. 

Based on our review of historic trends in the Burnaby-New Westminster market, business park locations 

have captured about 25% of total office development in the subregion since 2008. In the past, business 

parks captured a higher share. However, office users are now placing a greater emphasis on proximity to 

rapid transit so we anticipate that business parks will continue to capture a modest share of the office 

market over the long term.  

                                                      

12  Metro Vancouver does not define Uptown as an Urban Centre, but for the purpose of our analysis we classify 
Uptown as an Urban Centre office location as it is a high density mixed-use location that offers transit service. 
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Assuming a continued 25% market share, we estimate that 1.7 to 1.8 million square feet of additional 

business park office space could be built in the New Westminster-Burnaby market between 2013 and 2041. 

To determine the possible geographic distribution of the projected development, we examined the different 

locations that could accommodate business park office space over the long term. 

The Burnaby-New Westminster submarket currently has four locations with capacity to accommodate 

business park office development: 

1. Glenlyon Estates is a 130 acre high quality business park location in the Big Bend area. Current 

tenants include Ballard Power Systems, Tekmira Pharmaceuticals, Future Shop (Best Buy), Telus, and 

the Hospital Employees Union. In addition to Glenlyon Estates, there is more land in the Big Bend area 

that could accommodate business park development in the future.  

2. Discovery Place and the Canada Way/Willingdon area. The Canada Way/Willingdon area includes an 

80 acre business park developed by Discovery Parks Incorporated located directly across Willingdon 

Avenue from BCIT as well as several business park projects along Willingdon Avenue, Canada Way, 

and Highway 1. This area includes one of the largest concentrations of office space in Burnaby, spread 

across a several different projects, including Willingdon Park, Discovery Parks, and Canada Way 

Business Park. Most of the land in this area is developed, however there are large parcels of land with 

under-utilized properties that could be made available for business park development in the future.  

3. The Lake City Business Centre is located on Lougheed Highway just west of Gaglardi Way. This 

business park location is part of a 400 acre heavy industrial area that is being redeveloped for 

technology and office uses. A portion of this area is served by two Millennium Line SkyTrain Stations 

(Production Way and Lake City) and falls under our rapid-transit office location category (examined in 

the following section), but the majority of the Lake City area is a business park office location.  

4. Queensborough is the only location with land designated for business park development in New 

Westminster13. We estimate that there is about 20 acres of land designated for business park use in 

Queensborough that is suitable for redevelopment. This land could accommodate over 400,000 square 

feet of new business park floorspace over the long term. However, almost all of this land is currently 

improved and used for industrial uses, so redevelopment to business park may be financially 

challenging in the short term.  

Of these four locations, three are well-established business park locations with high quality buildings and 

tenants. Each of these three locations has some readily available vacant land or potential redevelopment 

sites that are candidates for additional business park development.  

Queensborough is at a competitive disadvantage compared to these other locations. Queensborough has 

no history of business park development and will require redevelopment of older existing industrial 

buildings, which is often more expensive than building business parks on vacant land.  

Based on each location’s attributes (such as size, amount of existing office space, vehicular access, 

proximity to commercial services, amount of remaining vacant land), we evaluated the share of business 

                                                      

13  There is a large site at the Braid Street Station that is the subject of a high density mixed use proposal that (if 
approved) will include a large amount of office space (Sapperton Green). In the past, this site was considered 
a strong location for business park development.  Given the nature of the current proposal (and the sites 
access to rapid transit), the opportunity at this site is considered in the following section of this report (the 
Urban/Rapid Transit office market). 
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park office development that we think could be captured by each location. Exhibit 15 summarizes our 

estimates.  

Exhibit 15: Potential Business Park Office Development (sq.ft.) in Burnaby-New Westminster, 2013 
to 2041 (Year-End) 

  Glenlyon 
Canada Way / 

Willingdon area 
Lake City Queensborough Total 

Total Burnaby-New 
Westminster Regional-
Oriented Office Development 

7,015,144 7,015,144 7,015,144 7,015,144 7,015,144 

Business Park Office 
Development at 25% of Total 
Regional-Oriented Office 
Development (Sq. Ft.) 

1,753,786 1,753,786 1,753,786 1,753,786 1,753,786 

Share of Total Business Park 
Office Development by 
Location (%) 

25% to 50%14 25% to 50% 15% 10% 100% 

Business Park Office 
Development by Area 
(Sq.Ft.) 

438,447 to 

876,893 

438,447 to 

876,893 
263,068 175,379 1,753,786 

Average Annual Business 
Park Office Development 
(Sq.Ft.) 

15,659 to 

31,318 

15,659 to 

31,318 
9,395 6,264 62,635 

Source: Coriolis Consulting  

Overall, we think that Queensborough could capture up to 10% of the future business park office 

development in the Burnaby-New Westminster submarket. This works out to an average of about 6,300 

square feet of per year, totalling about 170,000 to 180,000 square feet of space between 2013 and 2041.  

4.2.2 Office Forecast in Urban Centre and Rapid Transit Office Locations 

New Westminster includes a significant portion of the office space that is located at urban centre and rapid 

transit office locations in the Burnaby-New Westminster market.    

Based on our review of historic trends in the Burnaby-New Westminster market, urban centre and rapid 

transit office locations have accounted for about 75% of total office development in the subregion since 

2008. In the past, these locations captured a lower share, with business parks accounting for a higher 

share. However, officer users are now placing a greater emphasis on proximity to rapid transit and 

                                                      

14  Glenlyon has the largest supply of vacant land available for business park development in the subregion and 
historically it has captured a large share of the Burnaby-New Westminster business park market. Therefore, 
we would expect it to capture a high share of future development in the subregion. However, there is also a 
large amount of under-utilized land in the Willingdon/Canada Way area that could be made available for office 
development over the longer term (subject to municipal approvals). If this land is made available for 
redevelopment, the Willingdon/Canada Way area could capture a share of the market that would otherwise go 
to Glenlyon. Therefore, we have provided a range in market shares both Glenlyon and Canada 
Way/Willingdon. 
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commercial services, so we anticipate theses urban centre and rapid transit locations will continue to 

capture a high share of the office market over the long term.  

Assuming a continued 75% market share, we estimate that there will be 5.2 to 5.3 million square feet of 

additional regional oriented office development in urban centre and rapid transit office locations in the New 

Westminster-Burnaby market during the entire forecast period.  

Between 1990 and 2012, we estimate that New Westminster captured about 22% of this market segment. 

However, this has been increasing. Since 2008, we estimate that New Westminster captured about 30% of 

office development in Urban Centers and rapid transit locations in Burnaby and New Westminster. Going 

forward, there are 12 locations in the Burnaby-New Westminster market that could compete for this market 

segment: 

1. Metrotown City Centre in Burnaby. 

2. Brentwood Town Centre 

3. Holdom Station area in Burnaby. 

4. Lougheed Town Centre in Burnaby. 

5. Edmonds Town Centre in Burnaby. 

6. Production Way-University Station area in Burnaby.  

7. Lake City Way Station area in Burnaby. 

8. Gilmore Station area in Burnaby.  

9. Downtown New Westminster. 

10. Uptown New Westminster. 

11. The Brewery District at Sapperton Station in New Westminster 

12. The proposed Sapperton Green project at Braid Station in New Westminster.  

Each municipality will continue to offer a number of locations that have capacity for additional development 

and are marketable for office development, so we would expect each municipality to continue to capture a 

significant share of this office market segment. 

Given historic trends and the number and location of competing office areas, we anticipate that New 

Westminster could continue to capture about 30% of this market segment, or about 1.5 to 1.6 million square 

feet of new development between 2013 and 2041.  

This additional space will be distributed between Downtown New Westminster and the rest of the Mainland. 

Since 2008, both locations have seen significant new office construction, although most (70% to 75%) has 

been located outside of Downtown in the Sapperton area (Brewery District) and Uptown. Office 

development in Downtown is challenging from a financial perspective as land acquisition costs tend to be 

high given that most sites in Downtown are improved with existing income producing buildings and zoning 

allows high density residential. 

With the office development potential at the Sapperton Green project and remaining phases of the Brewery 

District, we would expect locations on the Mainland outside of Downtown to continue to capture a high 

share of the New Westminster growth. 
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Based on our review of past development trends, current development applications, land use policies, and 

land availability in New Westminster, we estimate that Downtown will capture about 25% of this office 

development with 75% going to the rest of the City (other parts of the Mainland). None will go to 

Queensborough.  

This split of future office development between Downtown New Westminster and the rest of the City is 

dependent on the planned Sapperton Green project at Braid Station proceeding with a major office 

component during the forecast period.   

Exhibit 16 summarizes our forecast of office development in urban centre and rapid transit office locations 

in New Westminster.  

Exhibit 16: Regional-Oriented Office Development in Urban centre and Rapid Transit Office 
Locations in New Westminster, 2013 to 2041  

Area 

Share of City’s Regional-
Oriented Urban centre & 

Rapid Transit Office 
Development 

2013-2021 2021-2031 2031-2041 2013-2041 

Total Citywide 100% 448,695 558,931 570,782 1,578,407 

Downtown  25% 112,174 139,733 142,696 394,602 

Queensborough 0% 0 0 0 0 

Rest of the City 75% 336,521 419,198 428,087 1,183,806 

Source: Coriolis Consulting  

Overall, we estimate that Downtown New Westminster will capture about 400,000 square feet and the rest 

of the City (all on the Mainland) will attract the remaining 1.2 million square feet of regional-oriented office 

space development between 2013 and 2041 (focused at the Braid Street Station, Brewery District and 

Uptown).  

4.2.3 Summary of Regional-Oriented Office Forecast 

Exhibit 17 summarizes our estimate of the regional-oriented office development by subarea in New 

Westminster between 2013 and 2041. Overall, we estimate that there will be about 1.7 to 1.8 million square 

feet of regional-oriented office space development in New Westminster over the entire forecast period. 

We anticipate that the regional-oriented office growth will be distributed by subarea as follows: 

1. About 400,000 square feet will go to Downtown New Westminster.  

2. About 175,000 square feet will go to business park locations in Queensborough.  

3. About 1.2 million square feet will go to in the rest of the City (Braid Street, Brewery District or Uptown).  
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Exhibit 17: Estimate of Regional-Oriented Office Space Development by Subarea, 2013 to 2041  

Area Type of Location 2013-2021 2021-2031 2031-2041 2013-2041 

Downtown  Urban centre & Rapid Transit  112,174 139,733 142,695 394,602 

Queensborough  Business Park 49,855 62,103 63,420 175,379 

Rest of the City Urban centre & Rapid Transit  336,521 419,198 428,086 1,183,806 

Total City-wide   498,550 621,034 634,202 1,753,786 

Source: Coriolis Consulting 

4.3 Summary of Overall Office Forecast  

Exhibit 18 summarizes our estimate of total office development, including local and regional-oriented office 

development, in New Westminster over the entire forecast period. The forecast shows that: 

1. Downtown New Westminster will attract an average of about 18,400 square feet of new office space per 

year during the entire forecast period, totalling about 515,000 square feet of office space between 2013 

and 2041.  

2. Queensborough will attract an average of about 8,200 square feet of new office space per year during 

the entire forecast period, totalling about 228,000 square feet of office space between 2013 and 2041. 

Most of this will be business park office space. 

3. The rest of the City will capture most of the projected office development in New Westminster. We 

anticipate that the rest of the City will attract an average of about 46,200 square feet of new office 

space per year during the entire forecast period, totalling about 1.3 million square feet of office space 

between 2013 and 2041. Much of this will go to future phases of the Brewery District, the planned 

Sapperton Green project (if it is approved) and Uptown. If Sapperton Green does not proceed, some of 

our estimated office development potential will likely go to adjacent municipalities. 

Overall, we anticipate that New Westminster attract an average of about 73,000 square feet of new office 

space per year15 during the entire forecast period, or about 2.0 to 2.1 million square feet of additional office 

space between 2013 and 2041.  

 
  

                                                      

15  Between 2000 and 2012, we estimate that office development in New Westminster averaged about 30,000 
square feet per year. Since 2008, this increased to about 60,000 square feet per year. Our projection assumes 
continued modest growth in annual office development in New Westminster as we think that New 
Westminster's appeal as an office location will continue to grow over the forecast period. 
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Exhibit 18: Summary of Total Office Development by Subarea in New Westminster, 2013 to 2041 

Downtown 2013-2021 2021-2031 2031-2041 2013-2041 

Regional-Oriented Office Floorspace Development (Sq. Ft. Per Period) 112,174 139,733 142,695 394,602 

Local-Oriented Office Floorspace Development (Sq. Ft. Per Period) 34,967 44,290 41,870 121,127 

Total Office Floorspace Development (Sq. Ft. Per Period) 147,141 184,023 184,566 515,729 

Total Office Floorspace Development (Sq. Ft. Per Year) 18,393 18,402 18,457 18,419 

Queensborough 2013-2021 2021-2031 2031-2041 2013-2041 

Regional-Oriented Office Floorspace Development (Sq. Ft. Per Period) 49,855 62,103 63,420 175,379 

Local-Oriented Office Floorspace Development (Sq. Ft. Per Period) 21,239 19,686 12,570 53,495 

Total Office Floorspace Development (Sq. Ft. Per Period) 71,094 81,790 75,990 228,874 

Total Office Floorspace Development (Sq. Ft. Per Year) 8,887 8,179 7,599 8,174 

Rest of the City 2013-2021 2021-2031 2031-2041 2013-2041 

Regional-Oriented Office Floorspace Development (Sq. Ft. Per Period) 336,521 419,198 428,086 1,183,806 

Local-Oriented Office Floorspace Development (Sq. Ft. Per Period) 29,804 40,249 40,000 110,052 

Total Office Floorspace Development (Sq. Ft. Per Period) 366,325 459,447 468,086 1,293,858 

Total Office Floorspace Development (Sq. Ft. Per Year) 45,791 45,945 46,809 46,209 

Total New Westminster 2013-2021 2021-2031 2031-2041 2013-2041 

Regional-Oriented Office Floorspace Development (Sq. Ft. Per Period) 498,550 621,034 634,202 1,753,786 

Local-Oriented Office Floorspace Development (Sq. Ft. Per Period) 86,010 104,225 94,440 284,675 

Total Office Floorspace Development (Sq. Ft. Per Period) 584,560 725,259 728,642 2,038,461 

Total Office Floorspace Development (Sq. Ft. Per Year) 73,070 72,526 72,864 72,802 

Source: Coriolis Consulting   
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5.0 Industrial Forecast 

There are large and growing industrial areas in the municipalities immediately surrounding New 

Westminster, including Delta (Annacis Island, Tilbury), Burnaby (Big Bend), and Coquitlam (Pacific Reach). 

Therefore, our industrial analysis focuses on a subregional industrial market that includes Burnaby, Delta 

and Coquitlam16. Exhibit 19 shows the growth in total industrial floorspace by municipality in this subregion 

between 2003 and 2013. The data show that: 

1. Between 2003 and 2013, the total industrial inventory in these four municipalities grew by an average of 

about 940,000 square feet per year.   

2. Burnaby captured more than half (54%) of industrial floorspace growth in this subregional market, 

compared to about 16% in Coquitlam, 24% in Delta, and 6% in New Westminster. 

3. New Westminster's inventory grew by about 564,000 square feet (an average of about 56,000 square 

feet of industrial development per year) over the ten year period. However, much of this growth is 

attributable to one large project (the new 500,000 square foot Kruger Products facility in 

Queensborough).   

Exhibit 19: Industrial Floorspace Growth in Burnaby, Coquitlam, Delta, New Westminster, 2003 to 
2013 (Year-end) 

 
Actual Inventory (Sq.Ft.) 

Avg. Annual Growth 
(Sq.Ft.) 

Share of Subregional Market 
Inventory Growth (%) 

Area 2003 2013 2003-2013 2003-2013 

Burnaby 24,096,762 29,192,266 509,550 54.1% 

Coquitlam 5,888,096 7,413,566 152,547 16.2% 

Delta 18,935,039 21,173,850 223,881 23.8% 

New Westminster 4,375,230 4,939,551 56,432 6.0% 

Total  53,295,127 62,719,233 942,411 100.0% 

Source: Cushman & Wakefield Metro Vancouver Industrial Market Reports, Fourth Quarter of 2003, 2008, and 2013. 

Demand for industrial space in Metro Vancouver is strong. Industrial vacancy rates have been low for 

several years and are currently in the range of 4% to 5%. Continued steady demand has led to increasing 

industrial rents, land values and prompted new industrial development over the past decade. The long term 

outlook for demand is positive, but declining land supply may make it difficult to accommodate projected 

development potential over the long term. 

We expect that subregional demand will continue to average at least 940,000 square feet per year over the 

long term. At this rate of growth, another 26.3 million square feet of industrial floorspace will be developed 

in these four municipalities combined between 2013 and 2041. However, there may not be enough capacity 

to accommodate all this potential. Exhibit 20 summarizes the industrial forecast by time period in the 

subregion.  

                                                      

16  Other nearby municipalities with large and growing industrial markets include Richmond and Surrey. However, 

the main industrial growth areas in these municipalities are in the southern portions of these two municipalities, 
removed from New Westminster's industrial areas. 
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Exhibit 20: Projected Industrial Floorspace Development Potential in Delta, Coquitlam, Burnaby, and 
New Westminster, 2013 to 2041 (Year-end) 

 
2013-2021 2021-2031 2031-2041 2013-2041 

Industrial Development Per Year (Sq.Ft.) 940,000 940,000 940,000 940,000 

Industrial Development Per Period (Sq.Ft.) 7,520,000 9,400,000 9,400,000 26,320,000 

Source: Coriolis Consulting 

The actual amount and geographic distribution of future industrial development between Burnaby, 

Coquitlam, Delta, and New Westminster will depend largely on the availability of vacant (or highly under-

utilized) industrial land in each of these municipalities. 

We reviewed available information about the inventory of vacant industrial land in each of these 

municipalities. The data for Burnaby, Coquitlam, and Delta is from the Metro Vancouver 2010 Industrial 

Lands Inventory. The data for New Westminster is from an updated version (as of June 2014) of the 

industrial land inventory completed by Coriolis Consulting for the 2008 New Westminster Industrial 

Strategy. Using the City of New Westminster’s Cityviews system, we removed all undeveloped or under-

utilized lands from the New Westminster industrial inventory that were developed since 2008 (or no longer 

designated for industrial development).  

Exhibit 21 shows the vacant industrial land inventory in each of the four municipalities. The data show that: 

1. The projected long-term development potential exceeds the industrial development capacity in the 

subregion. We expect that there will be development potential for a total of about 26.3 million square 

feet of additional industrial space in the subregion by the end of 2041. However, the 1,203 acres of 

vacant industrial land in the subregion, can likely accommodate a maximum of about 18.3 million 

square feet of additional industrial space (assuming an average density on the gross land area of 0.35 

FSR).  This indicates that that there will be an industrial land supply constraint prior to 2041.  

It is important to note that a share of the vacant industrial land inventory reported by Metro Vancouver 

includes properties that have environmental and other development constraints. This means that the 

actual amount of industrial development capacity may be less than 18.3 million square feet. Given the 

limited supply of available industrial land in the subregion, it is likely that a significant share of future 

demand will go to locations outside of the subregion.  

2. Delta and Burnaby had the largest inventory of vacant industrial land in the submarket in 2010 with 734 

and 294 acres respectively. These two municipalities are expected to continue to attract most of the 

new industrial development in the subregion due to their large industrial land supply.  

3. Coquitlam and New Westminster will continue to capture smaller shares of the development in the 

subregion because these municipalities have smaller share of the remaining industrial land supply. 
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Exhibit 21: Vacant Industrial Land Inventory in Burnaby, Coquitlam, Delta, and New Westminster 

Municipality 
Vacant Industrial Land 

(Acres) 

Maximum Industrial 
Floorspace (sq.ft.) assuming 

Development at 0.35 FSRc 

Share of Total Industrial 
Development Potential in the 

Subregion (%) 

Burnaby 294a 4,482,324 24.4% 

Coquitlam 34a 518,364 2.8% 

Delta 734a 11,190,564 61.0% 

New Westminster 141b 2,149,686 11.7% 

Total 1,203 18,340,938 100.0% 

Source: Metro Vancouver 2010 Industrial Lands Inventory and 2008 New Westminster Industrial Strategy, updated by Coriolis 
Consulting in August 2014. 

Notes:  

a. The figure for Burnaby, Coquitlam, and Delta is from the Metro Vancouver 2010 Industrial Lands Inventory. Metro Vancouver 
defines “vacant industrial land” as lands planned for future industrial use, but not currently utilized for industrial activity; this may 
include properties with non-industrial uses, as well as properties having environmental and other constraints on development. The 
term developed industrial lands includes both lands wholly or partially utilized for industrial related purposes; these lands may have 
additional development capacity. 

b. The figure for New Westminster is from an update of the industrial land inventory from the 2008 New Westminster Industrial 
Strategy, updated by Coriolis Consulting in August 2014. The figure includes all vacant and development ready industrial lands, 
lands with possible short term industrial development potential, and lands with possible long-term industrial development potential. 

c. Based on our knowledge of industrial development in the Metro Vancouver Region, new industrial developments tend to be 
developed at a density of 0.4 to 0.5 FSR on net usable land area. We have used an average density of 0.35 FSR to allow for the 
construction of roads, environmental-sensitive areas, utilities, and other non-usable land requirements for industrial development.  

Given the land supply constraint in the subregion, we anticipate that most or all of the remaining 141 acres 

of vacant industrial land in New Westminster will be developed during the forecast period, creating about 

2.1 to 2.2 million square feet of additional industrial floorspace. On average, this would result in about 

77,000 square feet of additional industrial floorspace each year in New Westminster. Exhibit 22 summarizes 

our industrial development forecast for New Westminster and the subregion.  

Exhibit 22: Industrial Development Forecast in New Westminster and the Subregion, 2013 to 2041 
(Year-End) 

Area 
Industrial Development 

(Sq Ft.) 
Avg. Annual Industrial 
Development (Sq.Ft.) 

Share of Subregion (%) 

New Westminster 2,149,686 76,775 11.7% 

Burnaby, Coquitlam, Delta 16,191,252 578,259 88.3% 

Total Subregion 18,340,938 655,034 100% 

This forecast implies that New Westminster will capture about 12% of actual subregional industrial 

development. This is higher than New Westminster's historic share (about 6% of the subregional 

development during 2003 to 2013), which is reasonable given that the surrounding municipalities face 

significant land constraints and future demand will shift to where land is available. Exhibit 23 summarizes 

the projected New Westminster industrial development by time period. 

Exhibit 23: Projected Industrial Floorspace (sq.ft.) Development in New Westminster, 2013 to 2041 

 
2013-2021 2021-2031 2031-2041 2013-2041 

New Westminster Industrial Development Per Period 614,000 768,000 768,000 2,150,000 
Source: Coriolis Consulting 
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6.0 Institutional Forecast 

As part of our forecasts, the City asked us to project employment growth to 2041. We can use our 

commercial and industrial floorspace forecasts to forecast employment growth for uses that occupy 

commercial and industrial space. However, this does not provide a full picture of potential employment 

growth as it excludes institutional uses. Therefore, as input to our employment growth forecast (Section 7.0) 

we completed a forecast of potential institutional employment growth in the City. 

As of 2013, there was about 4.125 million square feet of institutional floorspace in New Westminster17. The 

inventory declined over the past decade due to the demolition of the Saint Mary’s Hospital, but is now 

increasing due to school construction.  

The institutional inventory includes space for churches, clubs and halls, hospitals, schools, child care, 

government, and community services. These institutional uses can be grouped into two categories: 

1. Facilities and services that meet the needs of New Westminster residents. These uses could include 

child care or elderly care, health and community development organizations, schools, churches, 

recreation facilities, and local government services. 

2. Institutions that serve a broader provincial, regional or subregional population. These include public and 

private post-secondary educational institutions, hospitals and health care facilities, and some 

government offices.     

New Westminster is likely to experience additional institutional development between 2013 and 2041 

because: 

1. The local and regional population is expected to experience significant growth. 

2. New Westminster is centrally located within the Metro Vancouver Region and has several well-

established institutions (e.g. Royal Columbian Hospital, the Justice Institute of British Columbia, 

Douglas College) which may expand in the future.   

3. Policies and best practices around education and health care service provision will continue to change, 

driving demand for new or different kinds of institutional space. 

There are five key employers in New Westminster that account for most of the institutional employment in 

the City.  

1. School District No. 40. 

2. Douglas College. 

3. The Justice Institute (JI). 

4. Royal Columbian Hospital. 

5. The City of New Westminster. 

To help gauge the potential growth in institutional employment in New Westminster, we completed a 

ballpark forecast of potential employment growth at these five major employers.  

It is very difficult to forecast institutional development. Growth in local-serving institutional floorspace is 

often more dependent on funding availability (e.g. child care and affordable housing programs) and public 

                                                      

17  City of New Westminster Information Bulletin 2013.  
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policy choices than on population growth. Region-serving institutional uses are also funding and policy-

dependent, making development even more difficult to forecast because they can choose between 

locations in several municipalities. In addition, long term employment forecasts were not available from any 

of the employers. Therefore, these forecasts should be considered approximate. 

6.1 Royal Columbian Hospital 

The Royal Columbian Hospital (RCH) is a major tertiary health care centre in the Fraser health area. Based 

on information provided by the City of New Westminster, employment at the site totals about 3,500. The 

Fraser Health Authority (FHA) is planning a major redevelopment and expansion of the hospital that 

includes the following main components: 

1. Expansion of existing facility from 412 beds up to about 700 beds. 

2. Replacement and expansion of the existing mental health facility. 

3. Demolition of some existing buildings and renovation of remaining buildings. 

Details and timing have not been finalized, but subject to approval of a business case, the redevelopment 

and expansion project could proceed soon.  Once it commences, the entire project will likely span 10 to 15 

years. Fraser Health did not provide any information about expected employment growth at the Hospital. 

To forecast employment growth at Royal Columbian, we considered two indicators: 

1. The long term expansion plan from 412 beds to 700 beds represents an increase of about 70%. If 

employment grows at a similar rate, this would result in about 2,450 additional employees between 

2013 and 2041. 

2. Royal Columbian serves a broad geographic area that includes New Westminster, the Northeast 

Sector, parts of Burnaby and Maple Ridge-Pitt Meadows. Over the long term, employment growth at the 

hospital could be similar to the rate of population growth in these municipalities. Based on projections 

by BC Stats, the population of these municipalities is anticipated to grow at an average rate of about 

1.4% per year between 2013 and 2041. If employment growth at the hospital also increases at 1.4% 

per year, this would result in growth of about 1,700 additional employees at the hospital between 2013 

and 2041 

These two indicators range between 1,700 and 2,450 additional jobs between 2013 and 2041. 

6.2 Douglas College 

Douglas College currently has a 900,000 square foot campus in Downtown New Westminster which houses 

about 900 employees18 and 8,600 students. Based on our discussion with the College’s facility 

development manager, the College is currently looking at a potential 200,000 square foot campus 

expansion. Douglas College owns two sites in Downtown New Westminster that may accommodate its 

entire short to medium term space requirements. At this time, the College’s expansion plans are preliminary 

and the actual size of the expansion will depend on the outcome of the municipal approvals process and 

funding availability.  

                                                      

18  Based on information provided by the City of New Westminster and interviews with Douglas College staff. 
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To forecast employment growth, we considered two indicators: 

1. The College's expansion plan of 200,000 square feet would increase its existing floorspace by about 

22%. If employment grows at a similar rate, this would result in about 200 additional employees. This 

may understate long term growth as the facility expansion plan is intended to meet medium term needs, 

not long term needs. 

2. Douglas College draws students from throughout Metro Vancouver so, over the long term, its enrolment 

and facility growth could be similar to the rate of regional population growth. Metro Vancouver's 

population is anticipated to grow at an average rate of about 1.3% per year over the long term (to 

2041). If employment growth at Douglas College also increases at 1.3% per year between 2013 and 

2041, this would result in about 370 additional employees at the College. 

These two indicators range between 200 and 370 additional jobs between 2013 and 2041. 

The first indicator likely understates long term growth potential as the expansion plan is intended to meet 

short to medium term requirements. Therefore, the second indicator may be a better indicator of potential 

growth between 2013 and 2041.  

6.3 School District No. 40 

School District No. 40 (New Westminster) is currently in the process of building a new middle school (École 

Fraser River Middle School at the existing John Robson School site) and a replacement elementary school 

(École Qayqayt Elementary at the former St. Mary’s site). The new middle school will add capacity for 500 

students and is expected to be operational by September 2015. The District also has funding to renovate or 

replace New Westminster Secondary School which will begin once the projects that are currently underway 

are completed. We have been advised by the School District’s manager of facility development that there is 

no other capital project planned for the next 5 years in New Westminster, but that further expansion will be 

needed over the long term as student enrolment increases. However, the school district was unable to 

provide a long-term enrolment or employment forecast.  

Based on information from the School District, it employed about 900 people in New Westminster and 

student enrolment totaled about 6,360 students (6,095 students in Kindergarten to grade 12 and 265 full-

time equivalent adult students).  

It is reasonable to assume that growth in enrolment will be similar to the projected long term population 

growth in the 5 to 19 year old age groups in New Westminster. Based on projections by BC Stats, this age 

group is anticipated to grow at an average of about 1.2% per year between 2013 and 2041.  If employment 

grows at a pace similar to enrolment, employment would grow by about 355 between 2013 and 2041. 

6.4 City of New Westminster 

The Corporation of the City of New Westminster has about 566 employees. Over the long term, we think it 

is reasonable to assume that employment growth at the City will be similar to the rate of population growth 

in the City. Our forecasts indicate that the City's population will grow at a rate of about 1.5% per year 

between 2013 and 2041.  If employment grows at a pace similar to the City's population, employment will 

grow by about 290 between 2013 and 2041. 
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6.5 Justice Institute 

The Justice Institute of BC (JI) presently occupies a 190,000 square foot facility.  The JI is interested in 

expanding its facility in New Westminster, but there are no immediate plans regarding the amount of space 

or timing for expansion. Any future expansion would likely include a new 100,000 to 200,000 square foot 

academic and administrative building which could be accommodated on the JI’s existing 12 acre site. The 

scale and timing of any expansion will be funding-dependent. Based on discussions with staff, the JI 

currently employs about 275 people and houses 100 to 300 students (depending on teaching assignments) 

at its New Westminster facility. 

Forecasting actual employment growth in New Westminster at the JI is challenging as the Institute serves a 

broad geographic area and it could choose an alternate location for any expansion plans.  Having said that, 

the College's expansion plan of 100,000 to 200,000 square feet would increase its existing floorspace in 

New Westminster by 52% to 105%. If employment grows at a similar rate, this would result in about 140 to 

290 additional employees by 2041.  

6.6 Summary of Institutional Employment Projections 

Exhibit 24 summarizes our projected employment growth at each of these five employers between 2013 

and 2041. In total, our projections suggest institutional employment growth in the range of 2,685 to 3,755 

jobs between 2013 and 2041. It should be noted that 60% to 65% of this growth is expected to be at Royal 

Columbian Hospital which is planning a major expansion. In the absence of the planned Royal Columbian 

expansion our institutional job growth forecasts would be much lower. 

Growth in local-serving institutional floorspace is often more dependent on funding availability (e.g. child 

care and affordable housing programs) and public policy choices than on population growth. Region-serving 

institutional uses are also funding and policy-dependent, making development even more difficult to 

forecast because they can choose between locations in several municipalities. Therefore, these forecasts 

should be considered approximate. 

To be conservative, our employment forecasts in Section 7.0 of this report use the lower end of the 

institutional forecast range. 

Exhibit 24: Employment Projections at Major Institutions 

  
Projected Employment Growth 2013 to 2041 

Lower Higher 

Royal Columbian Hospital 1,700 2,450 

Douglas College 200 370 

School District No. 40 355 355 

Corporation of City of New Westminster 290 290 

Justice Institute 140  290 

Total 2,685 3,755 

Source: Coriolis Consulting 

Land use policy should identify locations where the City would like to accommodate institutional growth and 

make it a permitted use to accommodate institutional growth as opportunities arise. 

 

  



 
PART 2: NEW WESTMINSTER URBAN DEVELOPMENT FORECAST - COMMERCIAL, INDUSTRIAL, INSTITUTIONAL 

  PAGE 33 

 
 

7.0 New Westminster Employment Forecast 

The City asked us to use our floorspace forecasts to project employment growth between 2013 and 2041 

and compare this with the employment growth targets in Metro Vancouver's Regional Growth Strategy 

(RGS). 

7.1 Projected Employment Growth 

We can project employment growth in New Westminster by applying an estimated floorspace per employee 

ratio to our retail, office, industrial forecasts. Based on our research, average floorspace per employee in 

Metro Vancouver is approximately as follows: 

1. About 345 square feet of retail and service space per employee in Metro Vancouver. Based on historic 

indicators, this ratio has been relatively stable over time, but it ranges widely depending on the type of 

business.  

2. About 180 square feet of office space per office employee in Metro Vancouver. This figure is consistent 

with reported averages from sources we reviewed, which range from a low of 100 square feet per 

employee to a high of about 300 square feet per employee depending on the type of business. Office 

space per employee has been declining over the past decade or more (down from 250 to 300 square 

feet in the past). However, after the steep decline over the past decade or more, it is possible that the 

average office space per employee will be more stable going forward. 

3. About 730 square feet of industrial floorspace per employee in Metro Vancouver. This ranges widely 

depending on the type of business. 

Using these ratios, Exhibit 25 summarizes our estimates of future employment growth in New Westminster 

over the entire forecast period.  

Exhibit 25: Employment Growth Forecast based on Retail, Office, Industrial, and Institutional 
Forecasts - 2013 to 2041 

  
Development Forecast 

(Sq.Ft.) 
Space Per Employee 

(Sq.Ft.) 
Projected Employment 

Growth 2013 to 2041 

Retail/Service 1,458,959 345 4,230 

Office 2,038,461   180 11,325 

Industrial 2,149,686  730 2,945 

Institutional  n/a  n/a  2,685 

Total      21,185 

Source: Coriolis Consulting 

Overall, our forecasts indicate that about 21,185 additional jobs could be created in New Westminster 

between 2013 and 2041. This excludes employment that is not at a fixed-location (such as many jobs in the 

construction and transportation sectors). 

7.2 Comparison with RGS 

7.2.1 RGS Target 

The RGS employment targets assume that employment in New Westminster will grow from about 28,000 in 

2006 to about 48,000 in 2041, or by about 20,000 over the entire time period. 
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The 2006 RGS figure includes an allowance for employment at no-fixed location so it does not match the 

2006 Census data which indicates there were 23,465 jobs in New Westminster in 2006, or 4,535 less than 

the 2006 RGS figure. The 2041 RGS figure also includes employment at no-fixed workplace, but we do not 

know how many.  

Although the RGS annual figures do not match the Census data, the key point is that the RGS anticipates 

employment growth of about 20,000 in the City between 2006 and 2041 so we compare our forecasts with 

the RGS growth target of 20,000 jobs between 2006 and 2041. 

7.2.2 Comparison to RGS Target 

Our employment growth forecast covers the period from 2013 to 2041, while the most recent employment 

data for New Westminster is from the 2011, from the National Household Survey (NHS) which replaced the 

census. We estimated 2013 employment for New Westminster by starting with the 2011 NHS figure for the 

City and estimating growth to 2013 based on the rate of overall employment growth in Metro Vancouver 

(based on Statistics Canada Labour Force Survey data).  

According to the 2011 NHS, there were 24,405 jobs19 in New Westminster in 2011. According to the 

Statistics Canada Labour Force Survey, employment in the Vancouver CMA increased by a total of about 

1.8% between 2011 and 2013. Applying the same rate of growth to New Westminster results in an estimate 

of about 24,845 jobs in New Westminster in 2013. This may understate actual employment growth in New 

Westminster during this time period as a significant amount of new office and retail space was completed 

during 2012 and 2013 (such as the TransLink office at the Brewery District). However, for the purpose of 

our employment projection, we assume there were 24,845 jobs in New Westminster in 2013.  

By adding our 2013 to 2041 employment growth forecast of 21,185 to the 2013 estimate of 24,845, we 

forecast that the City of New Westminster will have 46,030 jobs (at a fixed workplace) in 2041.   

According to the 2006 Census, there were about 23,465 jobs in New Westminster in 2006. Therefore, our 

2041 forecast indicates that employment growth in New Westminster between 2006 and 2041 will be about 

22,565 (46,030 in 2041 less 23,465 in 2006 = 22,565), assuming that land is available to accommodate the 

urban development forecasts (particularly the retail and service forecasts). This exceeds the growth target 

of 20,000 in the RGS. 

For illustrative purposes, if the regional oriented portion of our retail development forecast cannot be 

accommodated due to a lack of suitable land supply, then the retail forecast would decline by about 

747,000 square feet. This would reduce projected 2041 employment by about 2,165 jobs, bringing our total 

employment growth projection down from 22,565 to 20,400 additional jobs between 2006 and 2041, which 

is similar to the RGS target of 20,000 jobs. 

Overall, our urban development forecasts indicate that New Westminster is on pace to meet the RGS 

employment growth target of 20,000 additional jobs between 2006 and 2041.  If suitable land is available in 

New Westminster to accommodate all of our projected retail and service development, New Westminster 

may be able to exceed the RGS 2041 target.  

                                                      

19  This excludes people who work at a non-fixed location. The number of jobs is based on number of employed 
persons who work in New Westminster. Some employed persons may have more than one job, so the data 
may under state actual total employment in New Westminster. 
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8.0 Summary and Implications 

Exhibit 26 summarizes our overall forecasts for retail, office and industrial development in New Westminster 

from 2013 to 2041. 

Exhibit 26: Summary of Retail, Office, Industrial Forecasts (sq.ft. per period) for New Westminster 

Retail - Additional Floorspace Per Period (Sq.Ft.) 2013-2021 2021-2031 2031-2041 2013-2041 

Local Oriented Space 215,025 260,563 236,100 711,688 

Regional Oriented Space  225,771 273,588 247,905 747,264 

Total Retail and Service Space  440,796 534,151 484,005 1,458,952 

Office - Additional Floorspace Per Period (Sq.Ft.) 2013-2021 2021-2031 2031-2041 2013-2041 

Regional-Oriented Office Floorspace  498,550 621,034 634,202 1,753,786 

Local Oriented Office Floorspace 86,010 104,225 94,440 284,675 

Total Office Floorspace  584,560 725,259 728,642 2,038,461 

Industrial - Additional Floorspace Per Period (Sq.Ft.) 2013-2021 2021-2031 2031-2041 2013-2041 

Industrial Development Per Period 614,000 768,000 768,000 2,150,000 

Source: Coriolis Consulting 

Based on these development forecasts, we estimate that employment in New Westminster will grow by 

between 21,000 and 22,000 between 2013 and 2041, assuming suitable land is available to accommodate 

the development forecasts. 

Our forecasts assume that sites are available to accommodate this development between 2013 and 2041. 

However, there are constraints that the City will likely need to address in order to achieve the projected 

amount of development: 

1. There is a limited supply of vacant or under-utilized land that is available and attractive for retail and 

service development so it may be difficult to accommodate all of the projected retail demand, 

particularly the 747,000 square feet of projected region-serving retail demand. If it cannot be 

accommodated, a portion of the projected region-serving retail and service demand will be exported to 

locations in neighbouring municipalities. There are three possibilities for accommodating the projected 

region-serving retail development New Westminster: 

 Using the existing commercial properties more intensively. 

 Encouraging developers to maximize the amount of retail space included in new mixed-use projects 

in locations that are attractive for regional-oriented retail use (such as Sapperton Green).  

 Using existing industrial lands for commercial development. However, the City’s planning policy 

(the Livable City Strategy and the Industrial Strategy) emphasizes retaining industrial lands for 

industrial or employment use, not converting industrial lands for commercial use.  

If the regional-oriented retail development potential cannot be accommodated in New Westminster, a 

significant portion of the projected development potential will be exported to locations in neighbouring 

municipalities. 

2. Our office forecasts assume that a large amount of regional-oriented office development (about 1.2 

million square feet) can be accommodated on the Mainland outside of Downtown.  A key opportunity to 

accommodate this office development is the proposed Sapperton Green project at the Braid Street 

Station. Our understanding is that the applicant has proposed a substantial amount of office space at 
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this site. The City should encourage the applicant of this project to include as large of an office 

component as possible. If the projected office development outside of Downtown cannot be 

accommodated (at Sapperton Green or other sites), a portion of this projected development may shift 

into Downtown. However, it is also possible that some will go to other municipalities. 

3. Our industrial forecasts assume that most or all of the City's existing supply of vacant (our under-

utilized) industrial land is developed between 2013 and 2014. The City should continue to encourage 

the redevelopment of existing under-utilized industrial lands to higher intensity industrial uses, such as 

wholesale, construction, transportation, warehousing/distribution and light manufacturing.  

 


