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The Lower Mainland Region
Demography

• Over the past 30 years the Lower Mainland region (comprising the Regional Districts 
of Greater Vancouver, Fraser Valley, and Squamish-Lillooet) has seen its population 
nearly double in size, growing from 1.5 million to 2.8 million residents between 1983 
and 2013, an 88 percent increase. Average annual growth over this period was 2.1 
percent per annum.

• Growth over this period has been characterized by several peaks and troughs. After 
relatively significant annual growth in the late-1970s and early-1980s (the 3.1 percent 
growth in 1980 being the most notable), average growth rates fell to below two percent 
through the mid-1980s as the provincial economy slowed.

• Through the late-1980s to the mid-1990s the region’s population expanded more 
rapidly, driven in part by the pull of a provincial economy that was growing, and in 
part by the push of slower economic growth in eastern Canada and the lead-up to the 
transfer of sovereignty of Hong Kong from the United Kingdom to China in 1997. 

• Following this period of above-average growth, BC’s economy stagnated somewhat 
and resulted in the Lower Mainland’s annual rate of population growth falling to 1.6 
percent in 1998 and further to 1.4 percent by 2003. On average, the 1998 to 2008 decade 
saw the region’s population expand at an annual rate of only 1.7 percent. Population 
growth in the region picked up steam through 2009 as growth rates increased into 
the range of 2.4 percent. From this point onwards, growth rates have again abated 
somewhat, falling to 1.4 percent by 2013. 

• In looking ahead, the coming 28 years would see the Lower Mainland’s population 
grow by a further 45 percent, adding 1.3 million residents between 2013 and 2041. 
Annual growth rates are expected to average 1.3 percent over the projection period. Put 
slightly differently, this magnitude of growth for the region as a whole would equate to 
the addition of ten Coquitlams over the next 28 years, or two City of North Vancouvers 
every two to three years.
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Components of Future Demographic Change

• As seen historically, people moving between the Lower Mainland and other parts 
of British Columbia (intra-provincial migration) would continue to result in a net loss of 
people from the region. More specifically, net intra-provincial migration is projected to 
become more negative by 2041, increasing from a loss of 1,833 people in 2013 to a loss 
of 9,642 by 2041. On average, intra-provincial migration flows are expected to result 
in the loss of 8,072 people from the Lower Mainland each year over the projection 
period as a growing number of the region’s residents enter retirement and benefit from 
significant equity gains earned though the appreciation of residential properties. 

• Net Interprovincial migration on the other hand (people moving between the 
Lower Mainland and other Canadian provinces and territories) is projected to return to 
positive territory over the course of the projection period, increasing from a net loss of 
3,275 people per year today (2013) towards a net gain of 5,909 by 2041. On average, net 
interprovincial migration is expected to add 4,131 people to the region annually over 
the next 28 years.

• By far the largest driver to population growth in the Lower Mainland will be net 
immigration, just as it has been every year for more than the past two decades. The process of people moving between the region and other 
countries (including both permanent and temporary residents) would add an average of 40,244 people per year to the Lower Mainland through 2041. 
While up from the 32,142 added today, this level of net immigration would still fall below the record levels seen in 1996 and 2008. 

• The process of aging and mortality is projected to take away an average of 24,532 people from the regional population annually through 2041, 
while births would add 33,098 people each year. As such, natural increase (the number of births minus the number of deaths) would add 8,566 
people per year to the Lower Mainland to the end of the projection period. Given the region’s aging population, the annual contribution of 
natural increase would fall from 12,370 additions today to 779 people by 2041. 

• While increasing life expectancies, combined with the region’s current demographic composition, would see 77 percent of today’s residents still 
alive (and potentially still living in the region) by 2041, migration will far and away be the driving factor behind population growth in the Lower 
Mainland. The above-described patterns in migration would be associated with two major regional trends: an influx of young migrants through 
both interprovincial and international migration, and a substantial increase in the size of the region’s older population.
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Influx of young migrants

• The youthful profile of migration to the Lower Mainland will have an impact on 
the size and composition of the region’s younger age cohorts. More specifically, it is 
expected that the Lower Mainland will continue to attract the sort of migrants (those 
coming to the region to pursue post-secondary education or employment opportunities) 
that will enable it to maintain a younger age profile than British Columbia as a whole. 
For instance, relative to the 45 percent growth projected for the Lower Mainland’s total 
population by 2041, the under-15 age group is expected to grow by 33 percent (versus 
27 percent BC-wide), and the 15 to 24 population by 14 percent (versus only ten percent 
provincially).  While the youthful profile of migration will work to slow the aging of the 
regional population, it will not be able to stop it; all of the 55 plus age groups will grow 
much more significantly than the younger cohorts.

Aging Baby Boomers
 
• The aging of the Post War Boom will result in much more significant changes 
coming to the  region’s older age cohorts. The greatest relative growth projected for the 
Lower Mainland’s population would be in the 65-plus age groups. The region’s 65 to 74 
population is projected to increase by 85 percent, the 75 to 84 group by 173 percent, 
and the 85-plus group by 216 percent by 2041. 

• While 14 percent of the regional population was aged 65 or better in 2013, this 
share is projected to almost double by 2041, when 23 percent of the Lower Mainland’s 
residents would be 65 or older. As a result of the aging of the baby boom cohort out of 
the prime working-age stage of the lifecycle towards retirement, the Lower Mainland’s 
working-age population (those aged 20 to 64) would go from representing 64 percent of 
the regional population today to 59 percent by 2041.

• The distinction between growth of the older and younger age groups is even more 
evident when looked at on an absolute basis. While the 130 percent increase in the 
65-plus population would equate to 513,121 additional seniors by 2041, there would 
be a 608,049-person increase in the region’s population aged 15 to 64 (as it grows 
much more slowly at 31 percent) and 136,642 additional residents under the age of 15.  
As such, a significant shift in the region’s demography will be seen in the coming years, 
in large part driven by the aging of the 26 percent of the region’s population who were 
between the ages of 48 and 67 in 2013 (the region’s Post-War Baby Boom generation).
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Housing

• The link between the region’s changing demography and housing demand 
can be considered through the lifecycle pattern of maintaining a home, or 
more specifically, the age-specific household maintainer rate (which is defined 
as the percentage of people in an age group who identify themselves as being 
primarily responsible for their household’s finances). This age-specific pattern is 
determined through the Census and National Household Survey (NHS).

• Maintainer rates for ground oriented units (from traditional single detached 
to row and town homes) tend to grow through early adulthood and the family 
formation stages of the lifecycle and then flatten out through one’s middle years. 
In the Lower Mainland, ground oriented maintainer rates grow with successively 
older age groups, from 21 percent for those in their early-30s to 39 to 40 percent 
through the late-40s to late-60s age groups. As apartments and collective/
institutional accommodation become increasingly attractive through the older 
age groups, ground oriented maintainer rates drop towards 26 percent for those 
aged 85-plus. 

• Apartments (high rise and low rise), on the other hand, attract youths 
moving out from their parents’ homes as well as seniors looking to downsize. 
This is reflected in the lifecycle pattern of apartment maintainer rates, which 
grow with successive age groups until the early-30s are reached, where they 
peak at 23 percent. Maintainer rates then remain in the 17 to 18 percent range 
through the 40 to 64 age groups before rising to 26 percent for residents aged 80 
to 84. Apartment maintainer rates also decline for the eldest age group as people 
increasingly make the move from private to collective types of accommodation.

• Looking forward, historical trends towards increasing apartment maintainer 
rates and declining ground oriented rates, particularly in the 20 to 54 age 
groups, are expected to continue, with the coming decades characterized by 
both the continued pull of urban lifestyles for both the young and middle-aged 
groups, as well as the push of availability (and hence costs) of ground oriented 
accommodation. 
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Growing & Changing Housing Occupancy Demand

• Based on projected population growth and change and expected changes in the 
lifecycle pattern of maintaining private accommodation, housing occupancy demand in 
the Lower Mainland is expected to grow from under 1.07 million private units occupied 
in 2013 to almost 1.66 million by 2041.

• Over the projection period the region would therefore need to add 589,033 (net) 
new units to the existing dwelling stock to accommodate projected growth and change 
in the region’s resident population. This would be the equivalent of adding the dwelling 
stock of more than eight current-day City of Richmonds by 2041. At 55 percent, total 
housing demand is projected to grow faster than the 45 percent growth expected for 
the region’s population due in part to the high maintainer rates that prevail through the 
later stages of the lifecycle, and in part significant population growth expected for these 
age groups. 

• On a structure type basis, a 58 percent increase in the demand for apartments 
would see the number of units grow from 407,244 in 2013 to 643,145 by the end of the 
projection period. On average, this would translate to a 1.6 percent annual increase, or 
just over 8,400 net new units added to the region every year. 

• Demand for apartment units would increase faster than for ground oriented 
dwellings, with the latter only expected to grow by 54 percent, from 658,999 to 1.01 
million by 2041. On average, ground oriented units would grow at an annual rate of 1.5 
percent, or by about 12,600 net new units every year.

• In absolute terms, the number of units being added to the region would continue to 
reflect the predominance of ground oriented forms of housing in the Lower Mainland’s 
dwelling stock. While 235,901 additional apartments are expected over the next 28 
years, an additional 353,132 ground oriented units would be required to accommodate 
future population growth and change.
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Employment

• Based on a) the past 26 years of changing employment in the Lower Mainland 
and changing economic activity in BC and b) the long-range outlook for the provincial 
economy, a projection for employment change in the Lower Mainland can be developed.  

• With a provincial economy that is projected to grow by 73 percent between 2013 
and 2041, as Gross Domestic Product (GDP) is projected to grow from an estimated 
$211.9 billion today to $366.5 billion (compared to 126 percent growth over the 
preceding three decades), total employment in the Lower Mainland region would grow 
by 49 percent over the coming 28 years.

• In  adding over 711,000 net new jobs, annual employment increases would average 
1.4 percent over the projection period. This rate of annual growth is lower than the 
average annual growth of 2.5 percent which characterized the region’s employment 
growth over the previous 26 years. 

• A potential impediment to achieving future employment growth will be the ability of the region’s labour force to keep pace with the increasing 
demand for workers. For example, while the region’s population aged 15 and older is expected to grow by 48 percent, from 2.36 to 3.48 million 
people between 2013 and 2041 (1.12 million residents), the region’s prime working-aged population—those aged 25 to 64—is expected to grow 
by 45 percent (a net increase of 698,363 labour force participants). This falls well below the pace of growth expected for the provincial economy.

• A tight labour market where the regional labour force (consisting of 15 to 64 year olds) is expected to expand by 1.3 percent annually, or 24,941 
people per year while employment grows by 1.4 percent per year, or 26,977 net annual jobs, carries the implication of a declining unemployment 
rate. Given the outlook for the supply of, and demand for, workers, the Lower Mainland’s unemployment rate is expected to fall towards four 
percent over the short term (the next four to six years ), moving back towards levels seen in 2007/2008.
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Growth by Industry

• Compared to total employment growth of 49 percent between 2013 and 2041, the 
most rapidly-growing industry sector in the Lower Mainland is expected to be Education, 
Health and Cultural Services, with employment growing by 64 percent, or 219,380 new 
jobs, over the coming 28 years. 

• Employment in Finance, Professional & Business Services would also grow at an 
above-average rate, at 61 percent as upwards of 189,840 new jobs are added to this 
sector.

• The Accommodation and Food Services sector would grow by 58 percent, making 
it the third-fastest growing industry in the region despite adding only 59,350 new jobs. 

• Construction, at 51 percent, completes the group of four industries expected to 
grow at a faster-than-average pace over the coming years, with the construction industry 
expected to add just over 57,000 net new jobs over the projection period.

• Jobs in Other Services (which includes employment in a range of other services from 
Repair and Maintenance to Personal and Laundry Services) would add 26,400 net new jobs. This translates to 43 percent growth, falling just below 
the regional average. 

• Employment in Manufacturing (37 percent growth) and in Transportation, Warehousing and Utilities (37 percent) is expected to expand at a similar 
rate of 37 percent between 2013 and 2041. In absolute terms, however, Manufacturing would add almost 7,000 more jobs than Transportation, 
Warehousing and Utilities (40,690 versus 33,820 additional jobs). Employment in Trade (retail and wholesale) would experience below-average 
growth, at 34 percent, despite adding the third-largest number of jobs to the region’s employment base (78,880 jobs).

• Given the historical decline in Primary jobs provincially and regionally, employment growth in this sector is projected to be a mere seven percent 
over the coming 28 years as just under 1,500 net new jobs would be added. 

• Rapid job growth in both the regional and provincial Public Administration sector over the recent past are unlikely to continue. A slowdown in the 
sector is expected and would see employment grow by only six percent over the projection period. 
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The New Westminster-Centred Trade Area

• Given the shared infrastructure and major arterial routes connecting the communities 
in this part of the Lower Mainland (see map on left), a sub-regional geography that 
includes New Westminster, Burnaby, and the Tri-Cities (Coquitlam, Port Moody, Port 
Coquitlam, Anmore, and Belcarra) has been defined as the New Westminster-Centred 
Trade Area. 

• In 2013, the Trade Area was home to 537,237 residents. New Westminster and 
Burnaby represented 57 percent of the Trade Area’s population (304,780 residents), 
while the Tri-Cities accounted for the remaining 43 percent (232,457 residents).

Demography

• Over the past 17 years the New Westminster-Centred Trade Area (the “New West 
Trade Area”) has seen its population grow by 35 percent, going from 396,735 residents 
in 1996 to 537,237 residents in 2013. The annual population changes in the Trade Area 
over this period generally followed those seen in the whole of the Lower Mainland 
Region.

• For example, while the Trade Area’s population has grown continuously since 1996, 
its annual rate of growth slowed significantly in the mid-2000s, falling to 1.1 percent 
between 2003 and 2004. 

• However, over the past five years the New West Trade Area has seen its population 
grow at a faster rate than the region as a whole, with the Trade Area seeing an eleven 
percent increase in its population between 2008 and 2013 versus nine percent growth 
region-wide.
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Growing Fast

• The coming 28 years would see a continuation of this trend with the Trade Area 
growing faster than the region as a whole. Based on the Lower Mainland population 
projection, region-wide development trends, and the existing composition of population 
in the New West Trade Area, the area’s population is projected to grow by 56 percent by 
2041 through the addition of almost 300,000 new residents. Over the same period the 
Lower Mainland is expected to grow by 45 percent. This magnitude of growth equates 
to adding three current-day City of Deltas to the Trade Area’s over the next 28 years.

Growing Older

• In addition to experiencing growth, the Trade Area’s population will also undergo 
significant compositional changes. For example, while 13 percent of the Trade Area’s 
population was aged 65-plus in 2013, this proportion would almost double by 2041, 
when seniors are expected to represent 22 percent of the population. This 158 percent 
growth in the 65-plus population will largely be driven by the aging of the 27 percent 
of the Trade Area’s population (and 26 percent of the region’s population) who are 
currently between the ages of 48 and 67 (i.e. the Baby Boom cohort).

• With respect to the prime working-aged population (those 25 to 64), below-average 
growth would see this group’s share of the Trade Area’s total population decline from its 
current 58 percent to 54 percent by 2041. Within this broad age range, the 55 to 64 and 
45 to 54 age groups would experience the fastest growth, at 57 percent and 54 percent, 
respectively. 

• The under-25 segment would see its share of the total population fall from 29 
percent in 2013 to 24 percent by 2041 given the below-average growth projected for 
this age group. The under-15 population is projected to grow by 41 percent and the 15 
to 24 group by 19 percent, both below the 56 percent average for the Trade Area’s total 
population.

• The distinction between growth in the older age groups and the younger ones 
can also be considered on an absolute basis. While there are projected to be 110,667 
additional seniors by 2041, growth in the entire 25 to 64 group would be 142,508 net 
additional people. Growth in the under-25 group is projected to be 46,451 over the next 
28 years.
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Housing

• In 2013, the occupied dwelling stock in the New West Trade Area reached a total of 
204,286 units. Compared to the Trade Area’s 172,374 units in 2001, the past 12 years 
have seen a 19 percent increase in the Area’s occupied dwelling stock. This 19 percent 
growth in Trade Area dwelling stock fell below the 25 percent growth seen in the Lower 
Mainland region over the same period.

• The 31,912 units added to the Trade Area between 2001 and 2013 have changed the 
composition of the dwelling stock. In 2001, almost three of five units in the Trade Area 
were in ground oriented formats. Twelve years later, 55 percent of the dwelling stock in 
2013 was in ground oriented formats. Conversely, the share of apartments increased, 
growing from 41 percent in 2001 to 45 percent in 2013.

• Looking forward, the Trade Area’s dwelling stock is projected to increase from 
204,286 units currently to 341,927 by 2041, as almost 138,000 new dwelling units are 
added. This 67 percent rate of growth is faster than the 55 percent increase projected 
for the Lower Mainland region. 

• Consistent with trends seen at the region-wide level, the demand for apartments 
in the Trade Area would grow more rapidly than for ground oriented units. Occupancy 
demand for apartments is projected to grow by 83 percent, from 91,717 units currently 
to 167,828 by 2041. Demand for ground oriented accommodation would increase by a 
more modest 55 percent, as the stock grows from 112,569 in 2013 to 174,099 units by 
2041. That said, unlike the trend observed for the Lower Mainland, the next 28 years 
would see more apartments added to the New West Trade Area (76,111) than ground 
oriented units (61,530).
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Employment

• Based on both historical changes in the composition of employment in the New 
West Trade Area, as well as on projected changes in population and employment 
throughout the Lower Mainland region, employment in the New West Trade Area is 
expected to grow slightly above the regional average over the next 28 years (52 percent 
locally versus 49 percent regionally).

• The Trade Area’s employment base is projected to grow by an additional 140,380 
jobs by 2041, with total employment expanding from 271,171 jobs today to 411,551 by 
2041.  

Employment Growth by Industry

• The New West Trade Area’s rapidly-growing sectors would be the service-based 
industries. For example, employment in Accommodation and Food Services is projected 
to more than double its current size by 2041 (the result of an additional 14,907 jobs), 
followed by Finance, Professional and Business Services (76 percent; 39,606 additional 
jobs), and Education, Health and Cultural Services (59 percent growth; 41,428 additional 
jobs). 

• All other sectors would grow below the 52 percent average employment growth, 
ranging from a low of ten percent in the Primary sector (111 net new jobs) to the 48 
percent growth in Other Services (5,357 net additional jobs).

• Although Trade would only grow at a 31 percent rate, the 15,831 net additional jobs 
projected for this sector would be the third largest absolute increase in employment in all 
sectors, just behind Education, Health and Cultural Services, and Financial, Professional 
and Business Services.
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The City of New Westminster

• According to Statistics Canada’s 2011 National Household 
Survey (NHS), there were 24,365 jobs at usual places of work in 
the City of New Westminster in 20111. Between 2006 and 2011, 
the City added 910 net new jobs, with employment growing 
by 3.9 percent. This was modest growth in relation to the 5.4 
percent growth experienced in the Lower Mainland as a whole 
over this period.

• Despite this modest growth in overall employment, the 
City’s Management & Administration Services sector grew by 
a rather significant 63 percent through the addition of 315 net 
new jobs. 

• Although a relatively small sector in the City, Information & 
Cultural Services grew second-fastest at 56 percent, adding 245 
net new jobs. 

• In a distant third place, Professional & Business Services 
grew by 29 percent; that said, it added the second largest number of jobs of any sector at 415, just behind the 835 additional jobs created in the 
Health and Social Services sector (which grew by 14 percent).

• Other Services, Public Administration, and Education Services added 360, 230, and 300 new jobs respectively, as all three sectors grew at an 
above-average rate. Retail Trade and Accommodation and Food Services each grew by only two percent and added only a small number of net 
new jobs over the 2006 to 2011 period.

• The number of jobs in the City’s other seven industry sectors declined. In relative terms, employment losses ranged from a two percent decline, 
or 25 fewer jobs, in Finance, Real Estate and Insurance Services, to a 49 percent loss of jobs in the Manufacturing sector. The Manufacturing  
sector’s 1,215 jobs represented the largest absolute drop in employment in any industry in the City between 2006 and 2011.

1  2011 National Household Survey employment data were compiled by detailed industry for usual places of work including those outside the home and those at home. Not included are those who indi-
cated they had “no fixed place of work”.
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Competitive Advantage

• Within the context of trends in growth and change 
presented in the preceding pages, and with issues of economic 
development in mind, it is important to consider where 
New Westminster’s competitive advantages lie. Competitive 
advantage can be considered across a broad range of issues—
from housing prices, to quality of life, employment, environment 
or accessibility. 

• Considering the City’s employment structure in 2011 (across 
its 24,365 jobs a usual place of work) against the backdrop of 
what is seen at the broader regional level shows four sectors 
in which New Westminster exhibits a distinct competitive 
advantage: Health and Social Services, Education Services, 
Public Administration, and Other Services.

• In 2011, Health and Social Services accounted for a 
significant share of New Westminster’s employment base, with 
the 6,140 people employed in this sector (at a usual place of 
work at home or outside of the home) representing 25.2 percent 
of the City’s jobs. Regionally, the 126,175 people employed in 
this sector represented only 11.0 percent of all jobs. Therefore, 
if it were assumed that 11.0 percent of the region’s jobs were 

necessary to deliver the range of health care goods and services required by the regional population, the City of New Westminster, with more 
than twice that share of its local employment in this sector, could be considered a net exporter of health care goods and services to residents 
throughout the rest of the region. 

• With a 14.2 percentage-point greater share of employment in the health care-related sectors, New Westminster exhibits a greater competitive 
advantage within this industry than any other municipality in the Lower Mainland other than White Rock, which had 33.4 percent of its jobs 
in Health and Social Services. (Note that the 221,520 people employed in Health and Social Services province-wide in 2011, represented 12.0 
percent of the 1.85 million people with a usual place of work in British Columbia)

• The City’s share of employment in the Education sector also falls well above the regional average. With the 2,080 people working in this sector 
representing 9.7 percent of the City’s jobs, this sector is 1.8 percentage points higher than the regional average, where Education accounts for 
only 8.0 percent of jobs.
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• With historical roots as the capital city of the new British Colony dating back to 1859, employment activity within the Public Administration sector 
in “The Royal City” also falls above the regional average: with the 1,645 people working in this sector representing almost seven percent of New 
Westminster’s total employment in 2011 (again at a usual place of work), the City had a 1.1 percentage point greater share of employment in jobs 
related to Public Administration than did the region as a whole. Similarly, employment in Other Services (including arts and recreation services 
among others) accounted for eight percent of the City’s employment in 2011 versus 7.5 percent regionally. 

• For each of these sectors in which New Westminster exhibits a competitive advantage relative to the rest of the region, the City can be seen 
as being a net exporter of these services to other parts of the region; an issue that becomes increasingly important in the context of New 
Westminster’s accessibility to the region’s population and other employment locations.

• One final note about employment in the Manufacturing sector. In 2006, 2,485 people worked in Manufacturing (almost two-thirds of them in 
wood product and paper manufacturing), representing 10.6 percent of the City’s jobs. Five years later, employment in this sector had declined to 
1,265 and its share of employment dropped to 5.2 percent, less than half its 2006 share. The decline in manufacturing employment was also a 
phenomenon seen at the regional level where Manufacturing jobs went from representing 9.4 percent of the Lower Mainland’s employment in 
2006 to 7.2 percent by 2011.

Economic Opportunities

• The Health and Social Services, Public Administration, Education, and Other Services sectors are seen to offer a competitive advantage for the 
City of New Westminster when compared to the sectoral distribution of economic activity region-wide. Activities in these sectors are particularly 
relevant from an economic opportunity perspective, as the combined sectors of Education, Health & Cultural Services are expected to be the 
fastest-growing in the Lower Mainland over the next 28 years (64 percent growth, or 219,380 additional jobs). Within the New Westminster Trade 
Area these sectors are expected to grow by 59 percent, with over 41,400 new jobs added to these sectors throughout the broader Trade Area. As 
such, the City of New Westminster is well-positioned to build on this economic advantage to expand activity within these sectors. 

• While employment in the Public Administration sector in New Westminster also exceeds the regional share, it is important to note that this sector 
has seen significant growth in the recent past both regionally and provincially. As such it is expected to see below-average growth both region-
and Trade area-wide in the coming years. The City’s employment in these sectors would increase only marginally faster than employment in the 
Primary sector, at eleven percent or 995 net additional jobs over the projection period. A similarly modest outlook for growth in this sector is 
projected for the region as a whole, where Public Administration jobs would grow the slowest of any sector, at six percent, adding just over 3,700  
jobs by 2041. 

• Meanwhile, the Other Services sector is expected to see 46 percent growth within the City’s Trade Area over the 28 years, thereby outpacing the 
43 percent increase expected for this sector region-wide. This will in part be driven by the above-average pace of population growth expected for 
the Trade Area and the local population serving nature of many jobs within the Other Services sector.

• While it is important to recognize and build upon the significant presence of Health and Social Services, Public Administration, Education & Other 
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Services jobs that exist today in the City, it is also important to consider the sectors in which the City is under-served to determine whether or not 
potential opportunities exist to shift some activity and resources towards them. 

• For example, Trade (both retail and wholesale) could present such an opportunity. The data show that employment in both retail and wholesale 
activities is under-represented in the City, with the former being 2.4 percentage points below the regional share, and the latter being 3.1 
percentage points smaller in the City than in the Lower Mainland as a whole.  Despite a regional outlook that expects this sector to experience 
growth that will be slightly below the overall average (34 percent, versus total employment growth of 49 percent by 2041), almost 79,000 jobs are 
expected to be added to this sector regionally over the projection period. Similarly, 31 percent growth in this sector in the New West Trade Area 
by 2041 equates to almost 16,000 jobs being added. As such, opportunities will present themselves for the City to potentially capture a greater 
share of retail and wholesale jobs as a means of expanding the range of trade-related activities offered within the City.

• Similarly, employment in the Business and Professional Services sectors represented 7.5 percent of the City’s jobs in 2011, notably less than 
the 9.8 percent that it represented region-wide. This 2.3 percentage point difference should be considered against the regional projections that 
indicate employment in the Finance, Professional and Business sectors is expected to grow by almost 190,000 jobs, or by 61 percent, over the 
next 28 years. Similarly, within the New West Trade Area, this sector is expected to grow by 76 percent (or by more than 39,000 jobs). Significant 
opportunities exist for the City to capture a greater share of activity in these sectors in the coming years.
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New Westminster’s Accessibility 

• In addition to considering employment-based advantages, the City’s competitive advantage can also be assessed on the basis of regional 
accessibility. Generally-speaking, the most straightforward means to assessing accessibility is on a time or cost basis. More specifically, in order 
to develop a picture of accessibility for the City, a time-travel matrix for 774 traffic zones within the region was used to assess aggregate travel 
time between each zone and all other zones in the Lower Mainland region. Considering accessibility along a time dimension illustrates the ease 
with which various parts of the region can be accessed. This time-travel matrix2 measures the total travel time from each point on the region’s 
transportation network to all other points on the network by various modes of transportation. In a general sense, the most accessible point in 
the region would be the one with the lowest overall aggregate travel time to all other points in the region. As such, the first dimension of the 
assessment of regional accessibility required the ranking of all traffic zones by the aggregate travel times for auto and transit travel. Ranking the 
zones by the time required to access different parts of the region by different modes of transportation results in an assessment of the parts of the 
region that would exhibit the highest and lowest travel costs as reflected through the lowest and highest aggregate travel times. 

• The next step in the accessibility assessment is to weight the aggregate travel time for each zone by its resident population in order to determine 
which zones are the most and least accessible to the region’s residents (a similar analysis to consider the regional accessibility to economic 
activity would entail weighting the travel time matrix by employment). Weighting the travel matrices by the population resident in each traffic 
zone reveals the zones that are the most accessible for the region’s residents, and hence those that maintain a competitive advantage with 
respect to regional accessibility. 

• As would be expected, the parts of the region that exhibited a competitive advantage with respect to transit accessibility were those along major 
rapid transit infrastructure or close to corridors and nodes that were well-serviced by transit. These areas appear in dark green on the map (left 
panel), with zones that exhibited increasing travel times progressing through the colour gradient from dark green to yellow and further to red. 

The darkest red represents the longest population weighted transit travel times.   

2 Time travel tables were provided for both auto and transit modes, indicating 8 am travel times for a 774 regional zone system from Lions Bay to Hope.
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• In considering the time map for auto travel, the zones within close proximity to major road infrastructure such as Highway 1 were seen to have 
the lowest population weighted travel times (right panel on previous page). These zones were largely situated around Highway 1 south of the Port 
Mann Bridge, with relatively low aggregate auto travel times seen throughout the South of the Fraser region.

• From both the transit and auto travel time perspectives, the City of New Westminster was situated relatively well, with many of its zones 
demonstrating reasonable travel times to most parts of the region, in part due to the City’s central location within the region, as well as its good 
connections to regional transit and road infrastructure.  

• Finally, the two population-weighted travel mode matrices can be combined by considering mode share, or the split in ridership between 
automobiles and transit, to provide a singular ranking of the most accessible zones within the region in terms of mode-share adjusted total 
travel times3. As with the individual mode travel time maps, the most accessible zones are shown in dark green with accessibility declining as the 
colours proceed from green through to yellow and then to red. 

3 A generalized mode split of 12.5 percent transit was used and applied to each zone’s resident population.
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Accessibility Opportunities 

• In considering the transit time ranking New Westminster exhibits among some of the lowest aggregate travel times. From a transit perspective, 
New Westminster’s downtown showed some of the lowest aggregate travel times via transit outside of downtown Vancouver. Further to this, the 
traffic zone that comprises the 22nd street station ranked at the top of all 774 traffic zones in the region in terms of having the lowest aggregate 
transit travel time.

• From the auto perspective, the parts of the region showing the lowest aggregate travel times by auto are situated around major highway 
connections and are found in the northeastern parts of Surrey (the lowest aggregate auto travel time was seen around Highway 1 between the 
152nd and 160th Street interchanges. While appearing lower in the auto time travel ranking than in those for transit, New West does have a 
reasonable auto time ranking, due in part to the City’s connectivity to Highway 1 via Brunette Avenue, the southern part of the region via the 
Pattullo and Queensborough bridges, and western connections along Marine Way.

• When the distribution of the region’s population is considered along with a general mode split (between auto and transit) the result is a generalized 
accessibility map for the region recognizing the distribution of travel times and residents, but also how people get around in the region4. While the 
accessibility of downtown Vancouver via transit pulls the accessibility gradient westward, this pull is balanced by the predominance of auto travel 
throughout the region and accessibility via major road infrastructure. This balancing shows that New West enjoys a high degree of accessibility 
relative to other parts of the Lower Mainland (as in the previous maps, the zones that appear in darker green represent the more accessible parts 
of the region). From a competitive advantage perspective, the more accessible zones can be viewed in many different dimensions. For example, 
these zones represent parts of the region where distribution activities (of goods or people) would best be located so as to minimize their costs 
(particularly as they relate to time). Furthermore, the more highly-accessible zones represent ideal locations for population-serving activities 
such as health care or retail services, as they would most efficiently serve the region’s residents from these zones. Finally, these zones would also 
represent strategic residential locations as time (and hence costs) would be minimized for the diversity of trips local residents would take, from 
the daily journey to work to dropping the kids off for hockey, music, or ballet practice.

4  A generalized mode split of 12.5% for transit was used and applied to the base population in each of the 774 traffic zones.
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Notes about the Census and National Household Survey

As we noted throughout this document, employment data were obtained from Statistics Canada’s new non-mandatory NHS, which replaced the 
mandatory long-form Census questionnaire in 2011. Due to the voluntary nature of the NHS, several data quality issues arise. First, in instances where 
data tabulations are complex (involving dimensions with many sub-categories), some data may be suppressed, resulting in published totals that differ 
significantly from the sum of the underlying numbers. Further to this, in some smaller geographic areas, data may be completely suppressed due to 
what has been deemed an unacceptably-high non-response rate (a global non-response rate, or GNR) by Statistics Canada (that is, above 50 percent). 
One example was Bowen Island which was not reported for this analysis due to a GNR that was above 50 percent.

Second, there is the possibility of non-response bias in the NHS data if those who chose not to respond to the NHS were systematically different 
from those who did respond. For example, if non-immigrants were more likely to respond than recent immigrants, then the NHS may over-represent 
the characteristics associated with non-immigrants and under-represent the characteristics of recent immigrants. The extent to which this occurs is 
dependent on both the specific data dimensions and geographies being considered, and thus the impact of non-response bias cannot be identified 
or measured.

Within this context, it is important to note that changes in the data between the 2006 Census and the 2011 NHS may in part be attributed to short-
term patterns and trends, and in part to changes in the collection methodology for the NHS data itself. It is however not possible to determine the 
degree to which each factor is contributing to temporal changes in the data. 

 

 
 

U R B A N  F U T U R E S 
SS tt rr aa tt ee gg ii cc   RR ee ss ee aa rr cc hh   tt oo   MM aa nn aa gg ee   CC hh aa nn gg ee    

 


