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introduction

Cities are increasingly using mega events such as the Olympic Games
to enhance short- and long-term economic opportunities and to raise
their international profile. The events are anticipated to attract tourism,
garner international media recognition, stimulate rapid development of
infrastructure, and lead to the construction of sports and leisure facilities.

Extensive research has been conducted on the economic impacts of
hosting mega events, but very few studies have examined the impact
on housing markets in host regions. 

The 2010 Winter Olympics and Paralympics (the Games) will take
place in Vancouver and Whistler, British Columbia and potential
impacts will reflect on the entire Southwest Metropolitan region of
the province. The purpose of this research is to estimate the impact of
the 2010 Games on the region and its sub-regional housing markets.
The accompanying map shows the place names used in the research.

Methodology

The research entails three components:

� a literature review

� a review of the housing market

� forecasts of population, housing and employment for the region
between 2001 and 2031.

The literature review recounts various host cities’ experiences with
mega events, such as the Olympic Games, specifically the impact on
their economies and housing markets. The review relates these
experiences to the potential implications of the 2010 Olympic Games
on the economy and housing markets of communities in the host region.

The second component, the housing market review, comprises a series
of reports on housing markets in Vancouver and the Sea-to-Sky
corridor (including the municipalities of Squamish, Whistler,
Pemberton and Lillooet). These reports present current and historical

information related to population and residential real estate. They also
include a discussion of non-market housing components, and identify
population groups that may be impacted by the Games. 

Building on the first two components, the projections provide
estimates of the potential impact of the Games on regional housing
markets. This required projections of housing market conditions
under two scenarios—one that included hosting the Games and one
that did not. The “no Games” scenario was constructed by extending
pre-2002 demographic and economic trends for the region into the
future, while the “Games” scenario built on federal and provincial
data on the economic impacts of hosting the Games.
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Experience of Past Host Cities

The Olympics have been heralded as an opportunity to bring forward
long-term real estate and development plans, create tourism and
investment opportunities, and assist host cities in realizing their
economic objectives. The experience of previous host cities indicates
many such opportunities for positive development and change in a
host region can occur. The Olympic Games may:

� Act as a catalyst for infrastructural improvements and large scale
planning projects;

� Lead to an increase in tourism activity prior to the event,
reaching peak levels in the Olympic year, and continuing to
higher-than-average levels in years following the event;

� Create short-term jobs to assist with service delivery and
preparations for the mega event, generating net in-migration for
the host region;

� Impact people’s decisions to visit, re-visit or invest in the region;

� Lead to the development of new neighbourhoods and potential
for urban regeneration; and

� Provide an opportunity to build affordable housing for lower-
income residents.

On the other hand, host cities’ experiences also bring forward a
number of strong cautions and considerations related to hosting the
event, including: 

� The challenge of balancing international/external expectations,
while meeting local objectives;

� The specialized uses associated with Winter Games-related facilities;

� The costs of infrastructure such as transportation, tourist
accommodation, athletes’ complexes and media centres. While
these can provide significant long-term legacies, they can also
be a source of increased financial risk.

� Long-term changes in tourism and real estate are not solely
attributed to the mega event, but are influenced by multiple
processes including migration, employment and income levels.

� Hotel occupancy rates increase to above-average levels during
the lead-up to the Olympics, but an over supply is typical for a
period of time following the event.

� Increases in new and international tourism depend on a strong
marketing program.

� Regular visitors may be “crowded out” by the number of
visitors and costs associated with the mega event. Also, an
internal substitution effect can potentially draw tourists away
from other resort communities in nearby regions.

� Increases in short-term rental housing demand are primarily
generated by workers involved in preparations for the Games
rather than by spectators. There is a possibility of displacement
of tenants due to the conversion of lower-cost rental units.

Housing Markets in 2006

A review of sub-regional housing markets provides baseline information
on market and non-market housing. It sets the context for projections
of the impact of the Games on housing in the host region.

Lower Mainland Market 

The Lower Mainland—Greater Vancouver and the Fraser Valley—is
by far the most populated and economically dominant area of the
region, with a 2005 population of more than 2.4 million residents. 

� After a period of slow growth during the late 1990s, there has been
a significant upturn in the housing sector in the past five to six
years. Housing starts, real estate sales and prices have shown strong
increases supported by growth in employment and high levels of
consumer spending. 

� Strong demand for rental accommodation has also resulted in
consistently low vacancies during the past six years. 

� With respect to the low-income segment of the market, there has
been a decline in the number of affordable rental units for tenants
receiving government assistance, and increasing levels of homelessness.

� In the Lower Mainland, a number of new sports facilities and
expansions or upgrades to existing venues, will be constructed. This
includes the Olympic Village at False Creek with a capacity for
2,800 athletes and officials.

Sea-to-Sky Market – Squamish

Squamish, a community of 15,000 located halfway between
Vancouver and Whistler, has experienced increasing levels of real
estate activity and interest in the past few years. Underlying factors
behind the recent wave of new residents and homebuyers include a
robust regional economy, low interest rates, and better accessibility
due to improvements to the Sea-to-Sky Highway—advanced by the
announcement of the Games.

� Squamish’s housing products reflect its relatively youthful
population—primarily entry-level homeownership options. With
7,600 residential units at various stages of application and approval,
there is much anticipation of significant change and revitalization. 

� No sporting venues, athletes’ housing, or other infrastructure items
directly related to the Games have been planned for Squamish.



Sea-to-Sky Market – Whistler

Co-host of the 2010 Olympic Games, Whistler has a population that
ranges from 10,000 permanent residents to more than 30,000
residents, visitors and seasonal staff in the winter season. 

� Despite a leveling-off of Whistler’s real estate prices, market
housing prices remain inaccessible to many Whistler households,
leading many to consider alternative options such as employee-
restricted homes or commuting between neighbouring communities
of Squamish or Pemberton, where prices and rents are lower. It is
estimated that 24 per cent of Whistler’s workforce in 2004 commuted
into the community for work from elsewhere in the region.

� The majority of Whistler’s housing stock consists of multi-family
units such as townhouses and duplexes, with less than one-third of
the stock is in the form of single-detached dwellings. 

� Whistler’s growth management policy has a build-out capacity limit,
which has almost been attained. This development constraint, and
the demand for high-end lifestyle products, continue to impact
supply and affordability levels within the municipality. 

� While diversifying towards a year-round tourist destination, winter
snow conditions are a major economic driver, determining the
number of skier visits and overnight stays. Tourism indicators,
including occupancy rates, have shown a slow down in tourism
activity in recent years. 

� Whistler will be home to the second Athletes’ Village, accommodating
2,400 athletes and officials. A number of new sports facilities and
upgrades to existing venues are also planned for the resort community. 

Sea-to-Sky Market – Pemberton

Pemberton, a community of 2,500 people located 30 minutes north of
Whistler, has tripled in population since 1996. Many of the newcomers
are young families and individuals working in Whistler, resulting in a
young population profile, and high rates of labour force participation. 

Pemberton’s housing market is closely connected with the markets in
Squamish and Whistler. While high shelter costs in Whistler have seen
some spillover into Pemberton, it now faces competition from Squamish.
New construction activity has slowed down somewhat in the past two
years, with proposed developments on hold and little stock coming on
the market. There are no Games facilities planned for Pemberton.

Sea-to-Sky Market – Lillooet 

Lillooet, a community of 2,800 people, is located 104 km northeast
of Pemberton. Lillooet’s economy has historically been based on
forestry and mining. Economic changes in the region have resulted in
many households leaving the community in search of job
opportunities elsewhere. Lillooet’s population is estimated to have
decreased by 2.5 per cent between 2001 and 2005.

The existing housing stock in Lillooet is primarily ground oriented,
with one-fifth of the stock in mobile homes. In the past five years,
development has averaged four new units per year, with additional
activity on First Nations reserve lands. Reportedly, there is new
interest from retirement and lifestyle buyers from the Lower
Mainland. While proposed enhancements to the primary highways
will improve accessibility to the area, no Games facilities are to be
located in Lillooet.

Potential Housing Impacts of the
Games

Estimating the impact of the Games on housing markets required the
projection of housing market conditions and their underlying
determinants of employment, labour supply, migration and
population. Two projection scenarios were considered, one based on
the projected economic impacts of the Games and another trends-
based “no Games” scenario which excluded these. As necessitated by
an impact analysis, the research focused on differences between the two
scenarios, meaning certain broad context setting factors common to
both scenarios are not considered in the analysis.

Economic Dimensions

The foundation of the impact analysis was projected differences in
provincial real Gross Domestic Product (GDP). Under the “Games”
scenario, the provincial economy, measured by real GDP, will grow by
an annual average of 2.0 per cent over the projection period, compared
to an average of 1.8 per cent under the “no Games” scenario. Total
projected provincial real GDP of $228.1 billion in 2031, with the
impact of the Games, was only 4.8 per cent larger than the $217.6
billion projected without them.

The employment consequences of the Games would be an additional
92,000 jobs in the Southwest Metropolitan region under the “Games”
scenario in 2031; that is 74 per cent more jobs than in 2001 and 
4.6 per cent more than there would be under the “no Games” scenario.

This increase in the demand for workers would augment migration to
the region; meeting this demand would result in a 2031 labour force of
2.18 million people in the Southwest Metropolitan region, 4.5 per cent
more than under the “no Games” scenario. 

The regional population would therefore grow to 2.73 million
residents in 2010 under the “Games” scenario, versus 2.67 million in
the absence of the Games (a 2.2 per cent difference). By 2031, this
difference would be 4.0 per cent (3.76 million residents compared to
3.60 million residents). 
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The differences in projected employment, labour force and population
between the two scenarios over the 30-year period are relatively small,
reflecting the reality that this will be the most populous region to ever
host the Winter Games.

Housing Impacts

Accommodating the projected additional population under the “Games”
scenario will determine the impact of the Games on the region’s housing
markets. The number of households (occupied dwellings) in the
Southwest Metropolitan region in 2031 will be 4.0 per cent larger
under the “Games” scenario, with a total occupied stock of 1.58 million
units in 2031, versus 1.52 million under the “no Games” scenario1.

The Games would add 26,959 occupied units to the single-detached
housing stock in the Southwest Metropolitan Region over the 2001 
to 2031 period, beyond those that would be added under the “no
Games” scenario. There would be an additional 13,619 occupied
attached ground-oriented units (on top of the 146,193 additional
under the “no Games” scenario), and an additional 20,523 occupied
apartments units (on top of the 229,356 additional apartments that
would occur in the “no Games” scenario). 

Given the size of the region’s economy and population, the impact of
the Games will be relatively modest at both the region wide and
Lower Mainland level, with greater relative impacts being felt in the
much smaller Squamish Lillooet Regional District. 

Lower Mainland 

With a 2031 population of 3.68 million residents in the Lower
Mainland (the Greater Vancouver and Fraser Valley Regional
Districts), this part of the region would grow by 58 per cent over the
projection period under the “Games” scenario. The impact of the
Games would be to add 4.0 per cent more people, or 145,200 
more residents by 2031 than without the Games. 

Housing occupancy demand under the “Games” scenario would
increase by 668,100 dwellings (76 per cent), from 881,000 in 2001 to
1,549,200 in 2031. The impact of the Games on total occupancy
demand would be 3.9 per cent, or 58,200 more occupied dwellings in
2031 than under the “no Games” scenario. The “Games” scenario
would add 266,400 occupied single-detached units, 154,400 attached
ground-oriented units and 247,300 apartment units in the Lower
Mainland between 2001 and 2031. For each structure type, there
would be roughly a four per cent difference in occupancy demand
between the two scenarios. 

Each scenario shows a continuation of the pattern of increasing
housing starts seen in the Lower Mainland since 2001. With 20,300
recorded in 2005, housing starts would increase to 28,000 in 2006,
and further to 28,500 in 2007 under the “Games” scenario. These
units would become available for occupancy during the immediate
lead-up and hosting of the Games. Starts would remain in the 25,000-
unit range between 2008 and 2016 under the “Games” scenario, falling
slightly to an annual average of 23,000 between 2017 and 2026, and
further to 20,000 annually by the end of the projection period. 

The impact of the Games on housing starts would be to increase the
number of average annual starts by 9.3 per cent over the “no Games”
scenario. Under the “no Games” scenario, annual starts would fall
from roughly 23,000 units between 2006 and 2010, to under 20,000
annually over the last decade of the projection period.

In addition to these dimensions, the Games will lead to differences in
occupancy demand by tenure, turnover in the rental and ownership
markets, prices, listings, rents and vacancy. By 2031, compared to the
“no Games” scenario, the “Games” scenario will result in:

� Demand for 3.9 per cent more ground-oriented owner-occupied units
and 3.6 per cent more demand for owner-occupied apartments;

� Demand for 4.2 per cent more rental ground-oriented units and 
3.9 per cent more rental apartments; 

� Housing turnover in the ownership segment of the market that
would be 4.3 per cent greater for ground-oriented units and 
3.9 per cent greater for apartments;

� MLS single-detached listings that would be 4.3 per cent greater, and
listings in multi-unit buildings that would be 4.0 per cent greater;

� Real average prices for new units that would be on average 
3.0 per cent higher; 

� Housing turnover in the rental segment of the market that would
be 4.2 per cent greater for ground-oriented units and 4.0 per cent
greater for apartments; 

� Rental vacancy rates being 0.25 per centage points lower under the
“Games” scenario; and, 

� Residential rents continuing the historical pattern of increasing
with inflation. 

1 Please note that the dwelling unit figures have been rounded in this summary and
will differ from the numbers in the technical report.
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The following chart provides a mid-period snapshot of the relative and
absolute impact of the Games on selected dimensions of the Lower
Mainland market in 2016, the year that the econonic impacts directly
associated with the Games are expected to be completed.

Sea-to-Sky Corridor 

Under the “Games” scenario the Sea-to-Sky Corridor (Squamish-Lillooet
Regional District) would add 40,400 residents to its 2001 population
of 34,600, for a total of 75,000 residents by 2031 (a 117 per cent
increase). This 2031 population would be 11 per cent above that of
the “no Games” scenario. 

Economic and demographic change would result in housing
occupancy demand for 18,700 new units, increasing the total housing
stock from 13,000 occupied units in 2001 to 31,800 by 2031.
Between 2001 and 2031 there would be a demand for 10,700
additional single-detached units, 5,400 attached ground-oriented
units, and 2,600 apartment units under the “Games” scenario. The
impact of the Games would be 19 per cent more occupied units
added within the Sea-to-Sky Corridor over the projection period than
there would be under the “no Games” scenario.

The impact of the Games on housing starts in the Sea-to-Sky Corridor
would result in the number of ground-oriented housing starts being
26 per cent greater than under the “no Games” scenario, with an average
of 126 more ground-oriented units started per year between 2001 and
2031. Apartment starts would be 24 per cent greater under the “Games”
scenario, with an average of 30 more apartment units started each year.

Compared to the “no Games” scenario, by 2031, the Sea-to-Sky
Corridor will also experience: 

� Demand for 17 per cent more ground-oriented owner-occupied
units and 14 per cent more demand for owner-occupied apartments;

� Housing turnover in the ownership segment of the market that
would be 10.8 per cent greater for ground-oriented units and 
9.8 per cent greater for apartments;

� Demand for 27 per cent more rental ground-oriented units and 
19 per cent more rental apartments; 

� Housing turnover in the rental segment of the market that would
be 10.9 per cent greater for ground-oriented units and 10.3 per cent
greater for apartments.

Within the Sea-to-Sky Region, the “Games” scenario would result in
an 11 per cent greater population in the Municipality of Squamish
and its surrounding communities, a 13 per cent greater population in
the Whistler-Pemberton community, and a 3.4 per cent greater
population in Lillooet and its surrounding communities than would
occur with the “no Games” scenario.

The following chart provides the mid-period snapshot of the relative
and absolute impact of the Games on selected dimensions of the Sea-
to-Sky market in 2016.
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Strategic Considerations

While this project focused on the impact of hosting the Games on the
private housing market, the impact on the commercial accommodation
sector (including hotels, motels and bed and breakfasts) also warrants
some consideration, as accommodating the Games-related visitors
may have a spillover effect on the housing market. 

The capacity of the commercial accommodation market to
accommodate Games visitors was considered in relation to estimates
of Games attendance. As the attendance estimates vary, this analysis
indicated that the impact on the commercial accommodation sector
would range from a small surplus of rooms to a slight shortfall, which
could potentially affect the rental residential sector. The magnitude of
this impact will largely be determined by the success of the Games in
attracting visitors to the region, and the success of programs put in
place to accommodate visitors during the Games. 

This impact analysis was based on data available up to the end of June
2006. As actual costs and revenue data become available during the
next months and years, they can replace the projected ones used, thus
far to provide a measurement of the actual impact of the Games. In
this specific regard, and in the broader context of the impact of the
Games on regional housing markets, it will be critical to continue
monitoring and reporting during the lead-up to the Games. This will
reduce the potential uncertainty regarding both opportunities and
challenges associated with hosting the Games and assist with the post-
event evaluation of the projected impacts. On-going monitoring
during and after the Games will be important, both in measuring the
value of the investment of the Games and its legacies, and in assisting
other host cities to build on our successes. 

This impact assessment was based on comparing the economic and
demographic dimensions of a “Games” scenario to a trends-based “no
Games” scenario. There are certainly other scenarios to which the
“Games” scenario could be compared. It is intended that this research
would provide a baseline to those who wish to undertake such
empirical comparisons. 

Although this information product reflects housing experts’ current knowledge, it is provided for general information purposes only. Any reliance
or action taken based on the information, materials and techniques described are the responsibility of the user. Readers are advised to consult
appropriate professional resources to determine what is safe and suitable in their particular case. Canada Mortgage and Housing Corporation
assumes no responsibility for any consequence arising from use of the information, materials and techniques described.65
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introduction

Les villes se servent de plus en plus de grandes manifestations, comme
les Jeux Olympiques, pour élargir leurs perspectives économiques à
court et à long terme et accroître leur visibilité sur la scène
internationale. Elles espèrent ainsi attirer des touristes, obtenir une
couverture médiatique à l’échelle mondiale, stimuler rapidement le
renouvellement de leurs infrastructures et favoriser la construction
d’installations sportives et de loisirs.   

Les retombées économiques de la tenue de très grandes manifestations
ont fait l’objet de recherches approfondies, mais très peu d’études ont
été réalisées concernant leurs répercussions sur les marchés de
l’habitation des régions hôtes. 

Les Jeux olympiques et paralympiques d’hiver de 2010 (les Jeux)
auront lieu à Vancouver et à Whistler (Colombie-Britannique), mais
les effets pourraient se faire sentir sur l’ensemble du secteur sud-ouest
de la région métropolitaine de la province. La présente recherche a
pour objet d’évaluer les retombées des Jeux d’hiver de 2010 sur la
région et les marchés sous-régionaux. Les endroits qui ont fait l’objet
de l’étude figurent sur la carte ci-contre.

Méthodologie

Les travaux de recherche comportaient trois volets : 

� analyse documentaire; 

� examen du marché de l’habitation;

� prévisions relatives à la population, au logement et à l’emploi 
dans la région concernée pour la période allant de 2001 à 2031. 

L’analyse documentaire rend compte de l’expérience de diverses villes
ayant accueilli des événements d’envergure tels que les Jeux
Olympiques, et plus particulièrement des retombées sur leur
conjoncture économique et leur marché de l’habitation. On fait en
outre le lien entre ces expériences et les retombées éventuelles des Jeux
d’hiver de 2010 sur l’économie et les marchés du logement dans les
collectivités de la région hôte. 

Le deuxième volet, l’examen du marché de l’habitation, comprend

une série de rapports sur les marchés du logement de Vancouver et de
la région « Sea-to-Sky », qui englobe les municipalités de Squamish,
Whistler, Pemberton et Lillooet. En plus d’offrir des renseignements
actuels et historiques sur la population et le secteur résidentiel, ces
rapports présentent une discussion sur les composantes du logement
hors marché et définissent les groupes démographiques susceptibles
d’être touchés par la tenue des Jeux Olympiques. 

Prenant appui sur les deux premiers volets, les prévisions fournissent
des estimations concernant les incidences éventuelles des Jeux sur les
marchés de l’habitation régionaux. Pour établir les prévisions, deux
scénarios ont été envisagés : l’un avec la tenue des Jeux et l’autre sans
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Incidences des Jeux Olympiques d’hiver de 2010 sur les
marchés du logement de Vancouver et de la région 
Sea-To-Sky

Figure 1 Secteur sud-ouest de la région métropolitaine
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la tenue des Jeux. Ce dernier scénario a été élaboré en prolongeant dans
le futur les tendances démographiques et économiques observées dans
la région avant 2002. L’autre scénario se fonde sur des données fédérales
et provinciales concernant les incidences éventuelles de la tenue des Jeux.

Expérience d’autres villes-hôtes

Les Olympiques sont généralement vues comme l’occasion tout
indiquée pour mettre à exécution des projets immobiliers et des plans
d’aménagement à long terme, créer des débouchés pour le tourisme et
les investisseurs et aider les villes-hôtes à réaliser leurs objectifs
économiques. L’expérience des villes-hôtes indique que la tenue des
Olympiques a certes donné lieu à maintes occasions de développement
et de changements. Dans ce contexte, les Jeux peuvent :

� Servir de catalyseur pour améliorer les infrastructures et réaliser
des projets d’aménagement d’envergure.

� Stimuler le tourisme avant l’événement, de sorte que le niveau
d’activité culmine pendant l’année des Jeux, puis demeure plus
élevé que la moyenne au cours des années ultérieures.

� Créer des emplois à court terme pour la prestation des services et
la préparation du grand événement, des activités qui se traduiront
ultérieurement par un bilan migratoire positif pour la région hôte.

� Inciter les gens à visiter une ou plusieurs fois la région ou à
venir y investir.

� Favoriser l’élaboration de nouveaux quartiers et la régénération
urbaine.

� Fournir l’occasion de construire des logements abordables pour
les résidents à faible revenu.

En revanche, les villes-hôtes émettent aussi un certain nombre de
sérieuses mises en garde et réserves, dont les suivantes : 

� Le défi d’équilibrer les attentes venant de l’extérieur (échelle
internationale), tout en atteignant les objectifs fixés à l’échelle locale.

� Les utilisations spécialisées des installations créées pour les Jeux
d’hiver.

� Le coût des infrastructures, comme le transport, l’hébergement
touristique, les complexes pour athlètes et les centres de média.
Bien que ces éléments constituent un legs considérable, ils
peuvent aussi représenter un risque financier accru. 

� Les changements à long terme observés dans le tourisme et le
secteur de l’immobilier ne résultent pas entièrement de la tenue
d’un grand événement, car d’autres facteurs interviennent, tels
que la migration, l’emploi et les niveaux de revenu. 

� Si le taux d’occupation des hôtels dépasse la moyenne durant la
période menant à la tenue des Olympiques, ce secteur est
souvent caractérisé par une offre excédentaire pendant quelque
temps après l’événement.

� L’accroissement du nombre de nouveaux touristes et de touristes
internationaux est fonction d’un programme de marketing dynamique.

� Le nombre de visiteurs venus pour les Jeux et les coûts connexes
peuvent « gêner » les visiteurs réguliers. De plus, l’effet de
substitution interne peut faire en sorte que l’événement attire
des touristes au détriment d’autres centres de villégiature situés
dans les régions avoisinantes. 

� L’intensification de la demande de logements locatifs à court
terme découle surtout du nombre de travailleurs qui participent
à la préparation des Jeux plutôt que des spectateurs. La
conversion de logements locatifs à prix modique peut entraîner
le déplacement de locataires.   

Marchés de l’habitation en 2006

L’examen des marchés sous-régionaux fournit des données de base sur
les logements du marché et hors marché, en plus de définir les
paramètres des projections relatives aux répercussions des Jeux sur le
secteur de l’habitation de la région hôte.

Marché de la vallée du Bas-Fraser 

La vallée du Bas-Fraser — le Grand Vancouver et la vallée du Fraser —
est de loin la zone la plus populeuse de la région et la plus importante sur
le plan économique; en 2005, elle comptait plus de 2,4 millions d’habitants.

� Après avoir traversé une période de faible croissance à la fin des
années 1990, le marché de l’habitation connaît une vive reprise depuis
cinq ou six ans. Soutenus par la création d’emplois et le niveau élevé
des dépenses à la consommation, les mises en chantier d’habitations,
les ventes de logements et les prix ont enregistré de solides gains. 

� La forte demande de logements locatifs a en outre maintenu les taux
d’inoccupation à un bas niveau au cours des six dernières années.  

� En ce qui concerne le segment des logements pour personnes à
faible revenu, le parc d’habitations abordables destinées aux
bénéficiaires d’une aide gouvernementale a diminué, et le nombre
de sans-abri a augmenté.  

� Un certain nombre d’installations sportives seront bâties dans la
vallée du Bas-Fraser, notamment le Village olympique de False
Creek, pouvant accueillir 2 800 athlètes et officiels. D’autres
établissements existants seront agrandis ou rénovés.



Marché de la région Sea-to-Sky – Squamish

Située à mi-chemin entre Vancouver et Whistler, la collectivité de
Squamish, qui compte 15 000 habitants, enregistre un niveau
croissant d’activité immobilière et suscite de plus en plus d’intérêt
depuis quelques années. Plusieurs facteurs sous-jacents expliquent le
flot de nouveaux résidents et d’acheteurs d’habitations, entre autres le
dynamisme de l’économie locale, les bas taux d’intérêt et la réfection
de l’autoroute Sea-to-Sky — devancée par suite de l’annonce de la
tenue des Jeux — qui a amélioré l’accès à la région.

� Le parc de logements de Squamish est à l’image de la population
relativement jeune de la collectivité, c’est-à-dire que la plupart des
habitations sont destinées à des accédants à la propriété. On
prévoit toutefois d’importants changements dans ce secteur et une
revitalisation du parc résidentiel, car 7 600 logements sont à divers
stades du processus de demande et d’approbation. 

� Aucune installation sportive ni aucun ensemble de logement pour
athlètes ou autre genre d’infrastructures associées aux Jeux ne sont
prévus pour Squamish.

Marché de la région Sea-to-Sky – Whistler

Hôte conjointe des Jeux Olympiques de 2010, la municipalité de
Whistler compte 10 000 habitants permanents, mais sa population
atteint plus de 30 000 pendant la saison hivernale, avec les visiteurs et
les effectifs saisonniers.   

� Les prix des biens immobiliers se sont stabilisés à Whistler, mais ils
restent hors de portée pour bon nombre de résidents, si bien que
beaucoup de ces derniers se tournent vers d’autres options, comme
les logements réservés aux employés; certains choisissent aussi de
faire la navette depuis les collectivités avoisinantes de Squamish et
de Pemberton, où le prix des logements et les loyers sont moins
chers. On estime qu’en 2004, 24 % de la population active de
Whistler faisait la navette depuis d’autres centres de la région.

� Le parc de logements de Whistler se compose essentiellement de
logements collectifs (de maisons en rangée et de duplex, entre
autres). Les maisons individuelles représentent moins du tiers du
parc résidentiel. 

� La politique de gestion de la croissance de Whistler limite le nombre
de logements pouvant être construits dans la municipalité, et le
chiffre maximal est presque atteint. Ces contraintes et la demande
d’habitations haut de gamme axées sur le mode de vie continuent
d’influer sur l’offre et l’abordabilité des logements à Whistler. 

� La municipalité diversifie ses activités en vue de devenir une
destination touristique à longueur d’année, mais les conditions
d’enneigement demeurent l’un des principaux moteurs de l’économie
puisque le nombre de visites de skieurs et de nuitées passées dans
les établissements d’hébergement en dépendent. Les indicateurs du
tourisme, y compris les taux d’occupation, témoignent d’un repli
du nombre de touristes au cours des dernières années. 

� Le deuxième village des athlètes sera situé à Whistler et pourra
accueillir 2 400 athlètes et officiels. Un certain nombre de
nouvelles installations sportives sont aussi prévues dans ce centre de
villégiature, et on procédera également à la rénovation
d’établissements existants.

Marché de la région Sea-to-Sky – Pemberton

Située à 30 minutes au nord de Whistler, la collectivité de Pemberton
compte 2 500 habitants, soit trois fois plus qu’en 1996. Bon nombre
des nouveaux arrivants sont de jeunes familles et des particuliers qui
occupent un emploi à Whistler, de sorte que la collectivité affiche un
profil démographique jeune et un taux d’activité élevé. 

Le marché de l’habitation de Pemberton est étroitement lié à ceux de
Squamish et de Whistler. Si les coûts d’habitation élevés à Whistler ont
eu certaines répercussions sur le marché de Pemberton, la collectivité
doit maintenant concurrencer avec Squamish. Le rythme de la
construction a quelque peu ralenti au cours des deux dernières années,
car des projets d’aménagement ont été suspendus et peu de logements
ont été ajoutés au parc d’habitations. Aucune installation olympique
n’est prévue pour Pemberton.

Marché de la région Sea-to-Sky – Lillooet 

Lillooet, une collectivité de 2 800 habitants, est située à 104
kilomètres au nord-est de Pemberton. Par le passé, son économie était
tributaire des industries forestière et minière. Depuis le revirement de
l’économie régionale, beaucoup de ménages ont quitté la région en
vue de chercher un emploi ailleurs. De ce fait, on estime que la
population de Lillooet a diminué de 2,5 % entre 2001 et 2005.

Le parc de logements existants de Lillooet se compose essentiellement
d’habitations avec entrée privée, dont le cinquième est constitué de
maisons mobiles. Au cours des cinq dernières années, quatre unités y
ont été ajoutées en moyenne par année, et l’activité s’est accrue sur les
terres de réserve des Premières nations. Il semblerait que la région
suscite maintenant l’intérêt des retraités et des acheteurs provenant de
la vallée du Bas-Fraser qui cherchent un certain mode de vie. La
réfection prévue des routes principales améliorera l’accès à la région,
mais aucune installation olympique ne sera située à Lillooet.
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Incidences éventuelles sur le
secteur de l’habitation

L’évaluation des répercussions des Jeux sur les marchés de l’habitation
s’appuie sur des prévisions relatives au secteur du logement et aux
facteurs sous-jacents qui influent sur l’emploi, l’offre de main-d’oeuvre,
la migration et la population. Deux scénarios ont été envisagés à cet
effet, l’un fondé sur les projections des retombées économiques de la
tenue des Jeux et l’autre, sur l’évolution projetée de la conjoncture
économique sans la tenue des Jeux. Comme l’exige une analyse des
répercussions, la recherche était axée sur les écarts entre les résultats des
deux scénarios, de sorte que certains facteurs communs aux deux
scénarios et utilisés pour définir le contexte ont été exclus de l’analyse.

Aspects économiques

L’analyse des répercussions s’appuie sur les écarts projetés dans le
produit intérieur brut (PIB) provincial. Selon le scénario supposant la
tenue des Jeux, l’économie provinciale, mesurée par le PIB réel, croîtra
à un rythme annuel moyen de 2,0 % pendant la période visée par les
prévisions, comparativement à 1,8 % si les Jeux n’avaient pas lieu. On
estime que le PIB réel total de la province s’élèvera à 228,1 milliards
de dollars en 2031 si les Jeux ont lieu; il ne serait supérieur que de 
4,8 % à ce qu’il serait sans les Jeux (217,6 milliards de dollars).

Pour ce qui concerne l’emploi, les Jeux devraient entraîner la création
de 92 000 postes de plus dans le secteur sud-ouest de la région
métropolitaine d’ici 2031; ce chiffre, qui représente une hausse de 
74 % par rapport au nombre de postes créés en 2001, est de 4,6 %
supérieur à celui que prévoit le scénario sans Jeux Olympiques. 

L’expansion de la demande de travailleurs se répercuterait sur
l’immigration, de sorte que la population active se chiffrerait à 
2,18 millions de personnes en 2031 dans le secteur sud-ouest de la
région métropolitaine. Ce chiffre serait inférieur de 4,5 % si les Jeux
n’avaient pas lieu. 

En 2010, la région compterait ainsi 2,73 millions d’habitants selon le
scénario supposant la tenue des Jeux, contre 2,67 millions si les Jeux
n’avaient pas lieu (un écart de 2,2 %). D’ici 2031, cet écart serait de
4,0 % (3,76 millions de résidents contre 3,60 millions). 

Sur la période de trente ans, les écarts entre les prévisions relatives à
l’emploi, à la population active et à la croissance démographique dans
les deux scénarios sont relativement minces, ce qui témoigne du fait
que les Jeux d’hiver n’ont jamais par le passé été attribués à une région
aussi populeuse.

Incidences sur le marché de
l’habitation

Les répercussions sur les marchés de l’habitation de la région seront
fonction des mesures prises pour faire face à la croissance démographique
prévue dans le scénario de la tenue des Jeux. Selon ce dernier, le secteur
sud-ouest de la région métropolitaine comptera 1,58 million de ménages
(logements occupés) en 2031, soit 4 % de plus que les 1,52 million
prévus dans le scénario opposé1.

Dans ce secteur, pendant la période allant de 2001 à 2031, 26 959 maisons
individuelles de plus seront occupées grâce aux Jeux. Le segment des
jumelés avec entrée privée comptera 146 193 unités occupées
supplémentaires sans les Jeux; ce nombre augmentera de 13 619 si les
Olympiques ont lieu. Avec la tenue des Jeux, 20 523 appartements de
plus seraient occupés que les 229 356 prévus si les Jeux n’avaient pas lieu.  

Étant donné la taille de l’économie et de la population de la région, les
retombées des Jeux seront relativement modestes tant sur l’ensemble du
territoire que sur la vallée du Bas-Fraser. En fait, les incidences les plus
considérables se feront sentir dans le district régional beaucoup moins
grand de Squamish-Lillooet.

1 À noter que les chiffres concernant le nombre de logements occupés ont été arrondis
dans le présent résumé, contrairement à ceux qui figurent dans le rapport technique.
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Vallée du Bas-Fraser 

Avec une population de 3,68 millions d’habitants prévue en 2031, la
vallée du Bas-Fraser, qui englobe les districts régionaux du Grand
Vancouver et de la vallée du Fraser, connaîtrait une croissance de 58 %
pendant la période de prévisions, selon le scénario supposant la tenue
des Jeux. Elle compterait ainsi 145 200 habitants de plus (4,0 %) que
dans le scénario inverse.  

Avec la tenue des Jeux, les besoins en logements passent de 881 000
unités, en 2001, à 1 549 200, en 2031, une hausse de 76 % (ou de
668 100 habitations). Le nombre total de logements occupés serait
ainsi supérieur de 3,9 % (58 200 unités) à celui qui est prévu dans le
scénario de non-tenue des Jeux. Pendant la même période, la vallée du
Bas-Fraser verrait son parc de logements occupés croître de 266 400
maisons individuelles, 154 400 jumelés avec entrée privée et 247 300
appartements grâce aux Jeux. Dans chaque catégorie d’habitations, on
constate un écart d’environ 4 % entre le nombre de logements
occupés prévus dans les deux scénarios.

Dans chacun des scénarios, le rythme de croissance de la construction
résidentielle amorcé en 2001 dans la vallée du Bas-Fraser se poursuit.
De 20 300 en 2005, le nombre de logements commencés passerait à
28 000 en 2006, puis à 28 500 en 2007 selon le scénario qui prévoit
la tenue des Jeux. Ces logements pourraient être occupés pendant la
période précédant les Olympiques. Toujours selon le même scénario,
le nombre de mises en chantier d’habitations se maintiendrait autour
de 25 000 pendant la période allant de 2008 à 2016; il reculerait
légèrement pour descendre à une moyenne annuelle de 23 000 entre
2017 et 2026, puis à 20 000 au terme de la période de prévisions.  

Avec la tenue des Jeux, le nombre annuel moyen de mises en chantier
d’habitations serait ainsi supérieur de 9,3 % à celui prévu dans le
scénario sans Jeux. Selon ce dernier, le nombre annuel de mises en
chantier d’habitations passerait d’environ 23 000, durant les années
2006 à 2010, à moins de 20 000, pendant la dernière décennie de la
période de prévisions.

Les Jeux exerceront également une influence sur les facteurs suivants :
demande de logements selon le mode d’occupation; roulement sur le
marché locatif et le marché des habitations pour propriétaire-
occupant; prix; inscriptions; loyers et taux d’inoccupation. On prévoit
que l’accueil des Olympiques entraînera les changements suivants, en
regard de la conjoncture prévue sans les Jeux : 

� Une demande supérieure de 3,9 % dans le segment des logements
avec entrée privée de type propriétaire-occupant et de 3,6 % dans
celui des appartements pour propriétaire-occupant.  

� Une demande de 4,2 % plus élevée dans la catégorie des logements
locatifs avec entrée privée et de 3,9 % supérieure dans celle des
appartements locatifs. 

� Un rythme de roulement de 4,3 % plus important des
propriétaires-occupants dans le segment des logements avec entrée
privée et de 3,9 % supérieur dans celui des appartements.

� Un nombre d’inscriptions S.I.A.® (Service inter-agences®) supérieur
de 4,3 % dans la catégorie des maisons individuelles et de 4,0 %
plus élevé dans celle des logements collectifs.

� Des prix réels de 3,0 % plus élevés en moyenne sur le marché du neuf. 

� Un rythme de roulement des locataires supérieur de 4,2 % du côté
des logements avec entrée privée et de 4,0 % plus élevé de celui des
appartements.

� Un taux d’inoccupation des logements locatifs inférieur de 
0,25 point de pourcentage.   

� La poursuite de l’ascension des loyers au même rythme que l’inflation.

Le graphique ci-dessous illustre les répercussions relatives et absolues
prévues sur divers éléments du marché de la vallée du Bas-Fraser en
2016, année qui marquera vraisemblement la fin des retombées
économiques liées directement aux Jeux.
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Région de Sea-to-Sky   

Selon le scénario concernant la tenue des Jeux, la population de la région
Sea-to-Sky (le district régional de Squamish-Lillooet) passera de 34 600 en
2001 à 75 000 en 2031, ce qui représente une hausse de 40 400 habitants,
soit de 117 %. Le nombre d’habitants prévu en 2031 avec la tenue des
Jeux serait ainsi de 11 % plus élevé que si l’événement n’avait pas lieu.  

Les retombées économiques et démographiques des Jeux entraîneraient
une demande de 18 700 logements neufs, de sorte que le nombre total
d’habitations occupées passerait de 13 000 en 2001 à 31 800 en 2031.
Pendant la même période, le nombre de maisons individuelles, de jumelés
avec entrée privée et d’appartements serait respectivement de 10 700, de
5 400 et de 2 600 plus élevé. Ainsi, la région Sea-to-Sky compterait 19 %
plus de logements occupés au terme de la période de prévisions avec la
tenue des Jeux, comparativement au chiffre prévu dans le scénario inverse.

Dans le même contexte, le nombre de mises en chantier de logements
avec entrée privée augmenterait de 26 % par suite de l’ajout de 126
unités de ce genre annuellement durant la période allant de 2001 à 2031.
Par ailleurs, le nombre d’appartements commencés serait de 24 %
supérieur avec la tenue des Jeux, car 30 logements de ce genre seraient
mis en chantier en moyenne chaque année. 

D’ici 2031, on prévoit que l’accueil des Olympiques entraînera ce qui suit
dans la région de Sea-to-Sky, par rapport au scénario de non-tenue des Jeux.

� Une demande supérieure de 17 % dans la catégorie des logements
avec entrée privée de type propriétaire-occupant et de 14 % plus
élevée dans le segment des appartements pour propriétaire-occupant. 

� Un rythme de roulement des propriétaires-occupants supérieur de
10,8 % dans le segment des logements avec entrée privée et de 9,8 %
du côté des appartements.

� Une demande de 27 % supérieure dans la catégorie des logements
locatifs avec entrée privée et de 19 % plus élevée dans le cas des
appartements locatifs. 

� Un rythme de roulement de 10,9 % plus élevé dans le segment des
logements locatifs avec entrée privée et de 10,3 % supérieur dans
celui des appartements. 

Dans la région de Sea-to-Sky, les Jeux devraient en outre entraîner une
croissance démographique supérieure de 11 % dans la municipalité de
Squamish et les collectivités avoisinantes, de 13 % dans la collectivité
Whistler-Pemberton et de 3,4 % à Lillooet et les collectivités avoisinantes,
par rapport aux augmentations prévues dans le scénario sans Jeux. 

Le graphique ci-après illustre les répercussions relatives et absolues prévues
sur divers éléments du marché de la région Sea-to-Sky en 2016. 
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Figure 3 Incidences des Jeux, région Sea-to-Sky, 2016 —
Différences entre les deux scénarios à l’étude

18 600
 23 500

16 800

 25 300

42 000

 60 200 

112 900

3,1 %
3,3 %

3,9 %
3,7 %

3,6 %

4,0 %

4,5 %

LocatifsPropr.-
occup.

App.Log. 
avec

entrée privée

Emplois LogementsPopulation

Figure 2 Incidences des Jeux, vallée du Bas-Fraser, 2016 —
Différences entre les deux scénarios à l’étude



Société canadienne d'hypothèques et de logement 7

Le point en recherche

Inc idences des jeux Olympiques d ’h iver de 2010 sur les  marchés du logement de Vancouver et  de la  rég ion Sea-To-Sky

Considérations stratégiques

La présente recherche est axée sur les incidences des Jeux sur le marché
du logement d’initiative privée, mais les retombées sur le secteur
commercial de l’hébergement des touristes, soit les hôtels, motels et
chambres-d’hôtes, notamment, méritent aussi d’être étudiées, car elles
pourraient avoir des répercussions sur le marché résidentiel. 

L’évaluation de la capacité du secteur commercial de l’hébergement
s’inspire du nombre estimatif de visiteurs attendus aux Jeux. Puisque
ces estimations varient, les résultats de l’analyse indiquent que le
secteur des établissements d’hébergement pourrait afficher une offre
légèrement excédentaire ou déficitaire de chambres, une situation
susceptible d’influer sur le marché locatif. L’ampleur de ces répercussions
sera largement fonction du nombre de visiteurs aux Jeux et du succès
des programmes mis en place pour les accueillir pendant l’événement. 

La présente analyse se fonde sur l’information obtenue à la fin de juin
2006. À mesure que d’autres données sur les coûts réels et les revenus
deviendront disponibles au cours des prochains mois et des prochaines
années, il sera possible de remplacer les prévisions et de fournir une
mesure des retombées réelles de Jeux. À cet égard et dans le contexte
global des incidences des Jeux sur les marchés régionaux de
l’habitation, il sera important de suivre régulièrement l’évolution de la
situation et d’en faire rapport pendant la période précédant les Jeux.
On pourra ainsi réduire les incertitudes éventuelles concernant les
occasions et les défis associés à l’accueil des Jeux Olympiques et
contribuer à l’évaluation des incidences prévues au terme de l’événement.
Il importe de faire un suivi régulier pendant et après les Jeux, afin de
mesurer la valeur des investissements et de l’héritage des Olympiques
et d’aider d’autres villes-hôtes à prendre appui sur nos succès. 

Cette évaluation des répercussions s’inspire d’une comparaison de
divers éléments économiques et démographiques d’un scénario
prévoyant la tenue des Jeux avec les éléments d’un deuxième scénario
fondé sur l’évolution des tendances sans la tenue des Jeux. Certes, le
scénario visant la tenue des Jeux pourrait être comparé à d’autres. La
présente recherche a pour objet de fournir des renseignements de base
à ceux qui souhaitent faire de telles comparaisons empiriques.
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Impact of the 2010 Olympics on the Vancouver and  
Sea-to-Sky Housing Markets 

SUMMARY & HIGHLIGHTS 
More and more cities use mega-events such as the Olympic Games to compete 

internationally for economic opportunities; most host cities use the event to raise their 

international profile. The strong perception of short and long-term benefits to be realized is 

evidenced by the increasing interest and competition among cities to host the Summer and 

Winter Olympic Games. The Games are also anticipated to attract tourism revenues, garner 

international media recognition, and stimulate rapid realization of development projects, 

providing the city with new infrastructure including transportation and communication 

systems, and sports, entertainment and leisure facilities. 

This economic literature review recounts host cities’ experiences in relation to the Games, 

specifically the impact on their economies and housing markets, and highlights the 

implications of their experience on the possible impact of the 2010 Olympic and Paralympic 

Games1 on the local economy and housing markets in Vancouver and the Sea-to-Sky region.   

The following section highlights both the opportunities and cautionary considerations that 

have been drawn from the available literature, presenting an array of both positive and 

negative impacts, which can have direct implications for the 2010 Games in Vancouver and 

Whistler.  

The Olympics are heralded as an opportunity to bring forward long-term real estate and 

development plans, create a boost to tourism and investment opportunities, and assist the 

host city in realizing its economic objectives. A summary of Olympic opportunities includes:  

• The Games act as a catalyst for infrastructural improvements and large scale 

planning projects such as residential development, neighbourhood revitalization 

projects, environmental remediation, transportation improvements, and 
architectural and design innovation.  

• Upward trends in tourism demand are the least disputed of outcomes of the Games. 

Tourism activity increases from well before the event, reaching peak levels in the 
Olympic year and continuing to higher than average levels in years following the 

event.  

                                                      
1 In this report, any references to the 2010 Olympic Games should also be considered a 
reference to the Paralympic Games. 
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• In the years leading up to the Games, a direct impact is the creation of short-term 

jobs to assist with service delivery and preparations for the Games. Such increases 
in employment will generate net in-migration to keep the economic activity and 

spending within the BC economy.  

• One of the prominent intangible gains is the increased awareness and recognition of 
the Games and the extent that they impact people’s decisions to visit or invest in 

the region. While impossible to measure, the high profile of the Games and the 

extensive coverage are considered to be substantial benefits to any host region.  

• The Olympics’ effect on real estate prices is a short-term increase in activity and 

sale prices at the time of the announcement. Such increases are only sustained over 

the long term if combined with infrastructure improvements. 

• The most direct impact on residential markets is not seen in real estate prices, but 

rather in the development of new districts and potential for urban regeneration. A 

housing legacy is often planned as an outcome of the Games.  

• The Olympics avail an opportunity to build affordable housing for lower income 

residents. The 2010 Games are anticipated to leave a legacy of affordable housing 

units in Vancouver and employee-restricted housing in Whistler.  

While there are many positive impacts related to the Games, the literature brings forward a 

number of strong cautions and considerations:  

• In hosting the event, cities are faced with the challenge of balancing the 

international/external dimension while attaining local objectives.  

• The high costs and specialized uses associated with Winter Games-related facilities 

are a concern. A well-developed business plan and post-event utilization model are 

necessary to ensure the facilities do not become white elephants.  

• Additional infrastructure provision is becoming a normal aspect of hosting the 

Winter Games. Such development — including transportation infrastructure, tourist 

accommodation, Olympic Villages and media centres — can provide significant 
physical legacies for a community. At the same time, they also substantially 

increase the financial risk of the Games.  

• Economic impact studies and analyses are often client-driven and typically 

overestimate the impacts. In reality, long-term changes in tourism, real estate and 

economy are influenced by multiple processes and cannot be attributed to the 
Olympics alone. 
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• The accommodation supply is a key factor in the short-term impacts on the lodging 

market. During the Games, hotel occupancy rates almost always experience an 
increase to above average levels, but due to the overabundant supply that is often 

developed leading up to the Games, a post-event vacuum in activity is typical.  

• Tourism revenues have the potential to overstate the impact, particularly if tourists 
are drawn mainly from other resort communities in the region or country, creating 

an internal substitution effect. The extent that increases in demand levels are 

created by new and international tourists will depend on a strong marketing 
program. Longer-term changes in tourism demand levels can only be partially 

attributed to the Olympics.  

• In terms of migration levels, a positive net migration is presumed, beginning at the 

time of the announcement and continuing through to the year the Games are held. 

However, a much more prominent factor in migration levels at the time of the 
Olympics will be the regional economic context. 

• Depending on the regional context, Olympics-generated employment can lead to an 

increase in low paying and temporary service sector jobs. To the extent that labour 
shortages exist, such increases in employment have the potential to also lead to 

outsourcing of jobs.  

• The demand for short-term rental accommodation is greater from workers involved 
in preparations for the Games than from spectators. Increased rental housing 

demand and rent increases have been known to lead to evictions and to the 

conversion of lower income rental units to tourism or higher-end rental uses. The 
conversion of rental housing can permanently impact the lower income rental stock.  

The literature review findings facilitate a preliminary discussion on the impacts of 2010 
in Vancouver’s experience, from a housing perspective:  

• Real estate prices in Vancouver’s housing market are not expected to realize 

significant change as a direct result of the Olympic Games. The real estate cycle is 
much more likely to be aligned with shifts in the regional economy than with the 

Olympics. Any noteworthy effect would have occurred at the time of the 

announcement of the winning bid. In the case of the communities along the Sea-to-
Sky corridor, the most significant impact will be the upgrading of Highway 99 and 

overall improvement to accessibility along the corridor. Such infrastructural work 
will likely sustain any price increases that occurred at the time of announcement 

over a longer period of time.  
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• The rental market is expected to face increased demand and increased rents over 
the short term. This is in part due to the already tight Vancouver rental market, 

which has extremely low vacancy rates. This will lead to increased pressures on 
lower income housing and the potential for evictions and gentrification to take 

place in neighbourhoods that are in close proximity to venues or to transportation 
corridors. The smaller communities along the Sea-to-Sky corridor could potentially 

face a similar effect. After the Games, it is expected there will be an overabundant 

supply in tourism and rental accommodation, but continued increases in vacancy 
rates are not likely if the economy is strong.  

• Pressures on the emergency shelters and services for homeless people are 
anticipated in the Greater Vancouver region. The negative experience of evictions 
and harassment of homeless people from other host cities can be mitigated with the 

appropriate regulations, education programs and planning initiatives.  

• Provincial unemployment levels continue to drop and labour shortages are projected 
in many sectors, particularly the construction industry. It is not evident whether the 
Olympics will exacerbate the shortages, leading to an outsourcing of jobs and 

subsequent increases in costs, or whether the employment increases will facilitate 
in-migration that directly benefit the economy.  

• There is considerable new development and infrastructure upgrading that is taking 
place in the region, the most lasting and significant legacy of the Games. The Sea-

to-Sky highway upgrades project, as well as the developments in South East False 
Creek, were already under way and have merely been sped along by the Olympic 

process. In other cases — the speed skating oval in Richmond, for example, or the 
Athletes Village in Whistler — the projects would not have occurred had it not been 

for the Games. In all cases, the new construction will have a direct impact on 
redevelopment and values in those areas and, if successful, could lead to a positive 

legacy for the respective communities, opening up opportunities for land 

development in the surrounding areas.  

The next phase of research will continue to examine these issues in order to further 

understand the potential impact of the Games on housing markets in Vancouver and the 

Sea-to-Sky corridor.  
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Impact of the 2010 Olympics on the Vancouver and  
Sea-to-Sky Housing Markets 

ECONOMIC LITERATURE REVIEW 

SECTION 1 — INTRODUCTION 

This economic literature review discusses pertinent material relating to the impact that 

previous Olympic Games had on housing markets in their host cities, and the projected 

impact of the 2010 Olympics on the British Columbia and Sea-to-Sky corridor economies.  

Overall, our investigation reveals that very little research has been conducted specifically 

on the impact of the Olympic Games related to housing and real estate markets; rather, the 

few studies that have been done focus on the ultimate financial outcome of the Games 

(surplus or deficit), tourism and export benefits, investment in infrastructure (Olympic 

legacies), and expenditures and revenues by the organizing committee on direct Olympic-

related items. 

The literature review begins with an overview of the Olympic mega-event and how the 

Games and host cities’ motivations for holding these events have changed over the years. 

This is followed by a review of the kinds of economic analyses that have been undertaken, 

their shortcomings, and the benefits and costs that can accrue to host cities. The third 

section focusses on the impacts of previous Olympic Games on housing markets, identifies 

key housing issues, and, where possible, relates the issues to potential impacts for the 2010 

Games. The fourth section reviews the literature on the infrastructure legacies, and the 

projected economic and housing impacts of the 2010 Olympics on the BC and Vancouver—

Sea-to-Sky economies. The fifth section identifies implications and considerations for the 

subsequent phases of this study. 

1.1 Overview 

Increased global economic competition has resulted in cities using showcase events to 

attract residents, visitors and investors. The strategy of using a “mega-event” or “hallmark 

event” such as a world fair or the Olympics to promote development and compete for 

economic growth is somewhat “extreme” in that it is contingent on bringing an external 

event to the city and may involve tremendous risk (Andranovich et al.). Yet, the level of 

interest in hosting the Olympic Games, both Summer and Winter, continues to increase 

among major cities — evidence that local governments around the world commonly perceive 

potential short and long-term benefits for their city to be gained by hosting the event 

(McKay and Plumb).  
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The specific reasons for staging the Olympics vary among competing cities, but most seek to 

raise their international profile by hosting the event. The Games are also anticipated to 

attract tourism revenues, garner international media recognition, and stimulate rapid 

realization of development projects, providing the city with new infrastructure including 

transportation and communication systems, and sports, entertainment and leisure facilities. 

The Olympic Games have evolved over their history into more than a sporting competition — 

they have become a question of national prestige. They are increasingly viewed as a vehicle 

for attaining international prominence, a tool for promoting economic growth and urban 

renewal, and an opportunity for infrastructural investment and environmental 

improvement.  

Between 1968 and 1976, the Olympic Games were challenged by new deterrents — civic 

opposition, terrorism, long-term indebtedness and international boycotts. Facing such 

deterrents, interest in hosting the Games diminished: as an illustration, Los Angeles was the 

only candidate that came forward to host the 1984 Summer Olympics. There was little 

public appetite for supporting the Los Angeles Games, no government funding, and the 

event was staged as a totally privately funded venture. The Games then went on to 

generate a $215 million surplus, greater than all previous Games combined. The resulting 

commercial success of the Los Angeles Olympics was instrumental in renewing the interest 

of potential hosts.  

For the 1992 Games, there were 22 potential host cities, a clear reflection of the 

international inter-urban competition for investment, business, and image that 

characterizes modern urban policy. This evolution underlines the extent to which the 

Olympics have come to be seen as “a means of securing major urban infrastructural change 

and modernization” (Chalkley and Essex). While Los Angeles created the entrepreneurial 

model that other host cities hoped to emulate, not all have followed this model. What is 

common to today’s Olympic Games is the increased privatization, greater emphasis on 

financial success, and heightened levels of competition.  

1.2 Experience of Host Cities 

As cities compete for a place on the international stage, they invest considerable effort and 

money to win the right to host hallmark events, exhibitions and fairs, including the 

Olympics. Major events can result in lasting benefits for host cities, including new facilities, 

buildings, and a range of wider infrastructure developments. They also come with some 

risk. This is particularly true for the Olympics, which are distinct from other hallmark events 

in scale and the extent to which they attract international media attention. 
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A key factor in the impact of such sporting events has been the advent of global media 

coverage, and the fees that some events are able to command through sponsorship and 

television rights. For example, the TV rights for 1996 Atlanta Games sold for $US 900 million 

and the American NBC network purchased the rights until 2008 for $US 3.6 billion (Chalkley 

and Essex).  

With more money to invest in facilities and infrastructure than other major events, the 

Olympics have the potential to achieve significant urban redevelopment and leave 

substantial legacies. The challenge lies in that a) the Games are a brief one-off event, and 

b) the facility requirements for the Olympics are quite specialized. Host cities must 

therefore give due attention to funding issues and ensure that investments prove 

worthwhile in the longer term and incorporate appropriate multiple use where possible 

(Chalkley and Essex, 2002 and 2004).  

“The most successful Games, from an infrastructural perspective, have 

been those that have followed a long-term development plan for the major 

programme of investment and renewal which has not depended exclusively 

on the Olympics for its implementation.” (Essex and Chalkley, 2002) 

The most ambitious of host cities see the Olympic Games as an opportunity to bring forward 

long-term plans, accelerate the pace of change, and pioneer the implementation of new 

planning concepts. Chalkley and Essex describe this “event-led” approach to developing 

urban policy as one that: 

“…does not fit neatly into any accepted models of town planning. It is 

neither traditional regulative planning nor trend planning. It is not led by 

government investment or by the dictates of private companies. Still less is 

it a response to the demands of local public opinion. Indeed, one of the 

dangers of hosting a major international event is that it might overshadow 

or marginalize the needs of local people.” 

The authors emphasize that an important aim of the Olympics must be to find ways of 

hosting the event to satisfy the international or external dimension while also meeting local 

needs. Similarly, the peak demands of the event period must be accommodated without a 

subsequent legacy of redundant or under-used facilities.  

As Andranovich et al. highlight, the Olympics are often used as a catalyst for infrastructure 

improvements and large scale planning projects; in other cases, they bring forward schemes 

that might otherwise have been delayed. Depending on their size and location, such 

projects can alter the shape of growth in the city. An interesting aspect of Olympic 

development is “the way in which state and city officials use the Olympic image and the 

Olympic timeline to get federal assistance for public development projects”. They further 
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echo Chalkley and Essex when they suggest that a major theme in assessing the impact of 

hosting an Olympic mega-event is “how few benefits of being a world-class city impact the 

everyday lives of the city’s residents” (Andranovich et al.).  

1.2.1 The Winter Games  

In comparison to the number of Olympic studies undertaken on the impacts of the Summer 

Games, little economic research has been conducted on the Winter Games. As this paper 

draws on case studies from both seasonal Games, the distinctions between the Winter and 

Summer Olympics need to be acknowledged as part of this review.  

The Winter Olympics are a very different cultural product compared to the Summer 

Olympics, differing in size (event and city population), attention and format (Lybbert and 

Thilmany). While the Summer Games provoke wide popular interest, the Winter Games have 

a narrower appeal related to the location constraints and high infrastructure costs of winter 

sports. Constrained to alpine environments, they generally take place in smaller, more 

remote settlements that do not necessarily have adequate infrastructure in place prior to 

the Games, nor the potential to absorb the facilities after the fact.  

The differences are best reflected in the profile and infrastructure requirements of the 

events. Summer Games involve roughly five times as many athletes and realize almost 

double the television revenue of the Winter Games. The 2002 Salt Lake City Olympics, for 

example, included 77 nations, 78 events, and 2,399 athletes, while the 1994 Athens 

Olympics were three to five times larger with 201 nations, 301 events, and 11,099 athletes. 

Proportionally, however, the infrastructure demands on the host centres for the two events 

differ much less. Both require new or refurbished sports facilities, investment in 

transportation and accommodation, as well as other expenditures. Evidence suggests that 

the cost per capita of the host population for the Winter Olympics is considerably greater 

than for the Summer Games. (Essex and Chalkley, 2002 and 2004).  

Major requirements of the hosts of the Winter Olympics include the construction and/or 

refurbishment of sports facilities such as an Olympic stadium, an indoor ice arena, and cross 

country ski trails. Further, the Winter Games often require highly specialized facilities such 

as ski jumps and bob sleighs, which have limited local or tourist uses and are primarily 

suitable for international competition. Without a post-event business plan that incorporates 

a long-term utilization plan and the feasibility of multiple use after the Olympics, these 

facilities threaten to become white elephants that are expensive to maintain and offer few 

benefits to the host community post event. 

Increasingly, the provision of infrastructure, such as Olympic Villages, media centres, hotels 

and transport, is also becoming the norm, often out of proportion to the demands of the 
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event itself or to the capacity of the local population. Thus, the financial risks on the host 

cities are becoming more and more substantial and, compared to the Summer Games, 

spending on facilities tends to rely more heavily on public funds (Essex and Chalkley 2002). 

1.2.2 Comparison of Host Cities 

The experiences of Olympic host cities vary in terms of the motivation or goal for holding 

the Olympics, the degree of urban regeneration, expenditure on new sporting 

infrastructure, development of essential transportation and telecommunications 

infrastructure, the extent to which local community needs are addressed, and in the 

amount and distribution of expenditures. Table 1 offers a comparison of some of these 

factors among past host cities of Summer Games and Table 2 presents an overview of past 

hosts of Winter Games. 

Table 1 — Experiences of Select Host Cities — Summer Olympics 

Olympic 
Host City 

Infrastructure Investment & 
Urban Renewal 

 
Olympic Sports Facilities 

 
Notable 

Tokyo 1964 Most new development part of 
existing plans and not designed 
for sporting events or athletes. 

Mainly reconstruction or 
expansion of existing 
facilities. 

 

Munich 
1972 

Improved public transport, 
historic quarter. New u/g 
parking, shopping centre 
w/hotels, expressways. 

Fast-tracked existing plans 
for sports complex on 
previously earmarked site. 

Overshadowed by killing 
of 11 Israeli athletes in 
terrorist attacks. 

Montreal 
1976  

Improved subway. New airport, 
roads, hotels. Athlete 
accommodation very successful 
for resident housing post-
Olympics. 

Very high expenditure on 
new sports facilities, on 
site earmarked for 
recreational use. Also 
renovated existing 
facilities. 

Technical and labour 
challenges; crippling costs 
led to $CDN 1.5billion 
debt. 

Moscow 
1980 

Athlete accommodation became 
housing for 14,500 residents 
post-Olympics. 

Built only essential sports 
facilities and athlete 
accommodation.  

 

Los Angeles 
1984 

Development of transportation 
and telecommunication 
infrastructure did not lead to 
urban revitalization. 

Modest expenditure on 
new sports facilities. 

Large surplus ($US 215 
million). Large increases 
in TV revenue and 
business sponsorship. 
Crowding out — existing 
tourist sites experienced 
lower attendance during 
Olympics. 

Seoul 1988 Improved public transportation, 
extended airport. Constructed 
cultural facilities. Improved 
streets (asphalted, widened 
roads; added street lamps; 
controlled stalls) and sanitation. 

Provided appropriate 
sports facilities and 3,692 
units of housing in 
Olympic Village. 

 



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 

Economic Literature Review 

 

 
10

Olympic 
Host City 

Infrastructure Investment & 
Urban Renewal 

 
Olympic Sports Facilities 

 
Notable 

Barcelona 
1992 

Significant urban 
transformation. Improved public 
transportation –—restructured 
rail network, built coastal ring 
road, new airport terminal, rail 
station. Restructured sewage 
system, upgraded 
telecommunications 
infrastructure, landscaped 
squares, commissioned art. 

Provided new sports 
venues. 

Goal to leave as many 
legacies behind as 
possible.  
Revenues high, especially 
sponsorship that reached 
30.5% of total revenue. 
Considerable investment 
made outside of 
Barcelona. 

Atlanta 
1996 

Minor urban regeneration. 
Development of transportation 
and telecommunication 
infrastructure did not lead to 
urban revitalization. 

Focus on provision of new 
sports facilities.  
Legacies Olympic Stadium 
converted to baseball park 
for local team and 
Centennial Olympic Park. 

Problems included traffic 
congestion, security 
breaches, over-
commercialization. 

Source: Drawn from Chalkley and Essex, Brunet, and McKay and Plumb. 

Table 2 — Experiences of Select Host Cities — Winter Olympics 

Olympic Host 
City 

 
Urban Renewal 

 
Olympic Sports Facilities 

 
Notable 

Grenoble 
1968 
 
 

Road construction and 
transport upgrading designed 
to decentralise region.  
One Olympic Village 
subsequently used as 800 
room university hall, 300 
room hostel, and a tower 
block of 52 apartments. 

Venues distributed 
throughout the region.  
 

Debts accumulated. 
Some venues abandoned 
or demolished after the 
Games.  
Highlights long-term 
limitations of event as a 
tool of regional 
development. 

Sapporo 
1972 
 
 

Transport investments 
including extensions to two 
airports, improvements to 
main rail station, 41 new or 
improved roads and 
construction of rapid transit 
system. 

Less than 5% of capital 
improvements spent on 
sports facilities.  

 

Denver/ 
Innsbruck 
1976  

Award to 1976 host reassigned due to local concerns regarding rising costs and 
environmental considerations. In referendum, 60% voted against the Olympics and 
Denver subsequently withdrew its candidacy. The Olympics were staged in Innsbruck on 
short notice. 
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Olympic Host 
City 

 
Urban Renewal 

 
Olympic Sports Facilities 

 
Notable 

Calgary  
1988 
 
 

Stimulus to revive local 
economy. University student 
residences were constructed.  

Ski area and cross country 
facility in Canmore, Olympic 
park, speed skating oval. 

Close to replicating 
private sector model of 
LA Summer Games.  
Created financial 
endowment fund that 
generates operational 
funds for sports 
facilities. 

Albertville 
1992 
 
 

New hospital and meeting 
centre was constructed.  
Olympic-specific 
infrastructure involved 
conversion and renovation 
mostly. Renovated a small spa 
rather than construct a 
purpose-built athletes village. 

9,000 seat ice sports centre, 
ice rink, a ceremonial 
theatre and a speed skating 
oval. Facilities successfully 
integrated into the 
community after the Games.  

Opportunity costs of 
Games — the 
postponement of 
investment and funding 
for other resorts in 
northern French Alps. 
 

Lillehammer 
1994 
 
 

Constructed a temporary 
Olympic Village of 200 
wooden chalets. 

Ice stadiums and other 
facilities involved elaborate 
architectural designs. 

First “green” Olympics. 
Poor return on 
investment; economic 
benefits much less than 
expected.  

Salt Lake 
City 2000 
 
 

New road, mass transit, and 
airport projects. Mostly public 
projects that have been 
planned for many years and 
would occur regardless of 
Games. Highway investment, 
light rail system, airport 
expansion and commuter rail 
system.  

Olympic Village, Rice 
Stadium expansion, winter 
sports park, West Valley 
Hockey Arena, bobsled and 
luge runs.  

Most of developments, 
private and public 
investments, not built 
specifically for short 
term event but likely 
built sooner and/or 
more lavishly because of 
the economic 
opportunities that the 
Olympics presented.  

Turin 2006 Torino Subway line with 11 
stations connecting Collegno 
to railway station. 
Upgrading 11 state roads and 
motorways connecting Turin 
with other Olympic sites.  

65 sporting facilities — new 
and refurbished. 3 new sport 
halls, a new ice hockey 
stadium, 12 new ski lifts. 

 

Source: Drawn from Chalkley and Essex 2002; State of Utah Governor’s Office; Official Website of 
Olympic Movement (http://www.olympic.org) 

The extent to which the new infrastructure facilities benefit the host city depends on the 

usage of these facilities after the Games. Infrastructure built without extensive post-Games 

use may create problems for the host city, while successful legacies have occurred in host 

cities that have been able to integrate Olympic infrastructure into existing plans for 

development of the city and region (Yu). Hence, it is important for a host city to leverage 

long-term benefits from the legacy assets left after the Games. For example, the host city 

should be able to utilize the new sports facilities built specifically for the Games to stage 

future events. Subsequent events can thus be staged at a lower cost, since the 

infrastructure is already in place (Yu).  



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 

Economic Literature Review 

 

 
12

In a study on the impact of the World Cup on real estate markets, Sanderson et al. noted 

that stadia and arena can help in urban regeneration projects, but the new developments 

must also have a credible, sustainable and deliverable business plan.  

“[In] isolation iconic buildings such as World Cup stadia are unlikely to 

underpin urban regeneration or city repositioning goals and will be 

successful as part of a combined approach to mixed use development.”  

While new construction and redevelopment has the potential to achieve a visible and 

significant legacy for a host region, the related expenditure can substantially increase the 

risks. Montreal 1976 and Lillehammer 1994 are two examples of Olympic hosts whose high 

levels of spending on Games-related infrastructure led to financial debt in one case and an 

oversupply of facilities in the other.  

Therefore, a key lesson from past host cities’ experiences is the importance of developing 

business plans that take into consideration the realistic needs of the community, the 

adaptability and long-term utilization of facilities and infrastructure, and a sustainable 

operating budget. The “Olympic effect” can be maximized, according to Essex and 

Chalkley, if the main venues are concentrated in one part of the urban area (2002). Such a 

spatial concentration focuses the impact of renewal efforts. The opportunity for public 

involvement and participation should always be taken to ensure appropriate local usage of 

the infrastructure in the long term. 

1.2.3 2006 Turin Winter Games 

The 2006 Games in Turin demonstrate the continued growth and popularity of the Winter 

Games, with a record 2,508 athletes from 80 nations participating. There were a total of 84 

events, six more than at Salt Lake City, and 18,000 volunteers were selected from 40,000 

applicants to help the athletes, spectators, and journalists and to prepare the competition 

sites.  

One of the remarkable legacies of the Games is the construction of the new Torino subway 

line, which was anticipated to facilitate urban regeneration in an area of 2 million square 

metres, including the re-utilization of abandoned industrial areas. The subway was partially 

completed in time for the Games and is scheduled to be complete within two years of the 

event. The most highly reported challenges include last-minute financial difficulties, with 

the Italian government having to cover a 64 million Euro shortfall at the end of 2005, and 

the time zone differences which led to delays in coverage and subsequent disinterest by 

American viewers.  
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SECTION 2 — ECONOMIC STUDIES 

2.1 Approaches to Economic Analyses 

Many more studies are conducted prior to the Games to forecast the likely impact of the 

Games than are conducted as post-event assessments. “Ex ante” or pre-event predictions 

and theories are not always confirmed by “ex post” or post-event assessments and empirical 

reality. The economic benefits of the Games are often overestimated in such cases, 

particularly when publications and economic analyses are produced by, or for, the 

Organizing Committee of the Olympic Games (Preuss). This is most prominent in the 

overestimation of consumer spending, or when multipliers are too high, and the number of 

tourists estimated too optimistically.  

The on-going debate about the validity of economic impact studies for sporting events 

highlights the following shortcomings of some economic analyses.  

• Studies ignore “the substitution effect” — that is, how much money spent on the 

event would have been otherwise spent on different activities in the local economy? 

The sporting event results in a reallocation of expenditures in the economy rather 
than a net increase in economic activity; 

• The “crowding out effect” may be ignored when the event is staged in communities 

that are already popular tourist destinations. If hotels and restaurants in the host 
city are normally at or near capacity throughout the time period, the event may 

supplant rather than supplement the regular tourist economy; 

• Some analyses fail to address whether the money spent at a sporting event stays in 

the local economy. Much spending goes to hotel rooms, rental cars, and restaurants. 

To the extent that these firms are national chains, profits earned do not increase 
the welfare of citizens in the local economy, but accrue to stockholders across the 

country; 

• Non-economic costs such as traffic congestion, vandalism, and environmental 
degradation are not reported;  

• There is no statistically significant positive correlation between sports facility 

construction and economic development. Impact studies may overstate the true 
impact of an event, and “ex ante” estimates of economic benefits far exceed the 

“ex post” observed economic development of host communities following mega-

events or stadium construction (Matheson; Sanderson; Teigland); and 
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• Studies are often uni-dimensional in their perspective, not accounting for other 

influencing factors. While the Olympics may have the effect of sustaining or 
diversifying economic activity, the extent that their impact is overshadowed by the 

regional economy and major economic occurrences is not always fully considered 

(State of Utah Governor’s Office). 

Most studies (cost-benefit analyses) are based upon an input-output modelling approach, 

which assumes a linear relationship between major economic variables, even the presence 

of “a major shock such as hosting the Games”. Such analyses do not take supply side 

constraints or existence of economies of scale into account and may, therefore, result in a 

wide margin of error and produce misleading results (Barton).  

Long-term changes in tourism, the economy, and real estate are influenced by several 

processes and cannot be attributed to the Olympic effect alone. The natural resource 

recession in Calgary or multi-year economic expansion in Atlanta, for example, were much 

more influential on macroeconomic indicators than the Olympic Games in annual terms 

(State of Utah Governor’s Office). In addition, pre-Game analyses often predict a tourism 

boom or substantial tourism revenues from the Games without adequately accounting for 

tourists who would avoid the region because of the Games. In reality, substantial and 

temporary displacement of normal tourists has been reported at past Olympics, including 

Innsbruck and Los Angeles. In Lillehammer, visions of an economic and tourist boom led to a 

disproportionate scale of spending; two alpine facilities and 40% of full service hotels went 

bankrupt after the Games (Teigland).  

In The Economics of Staging the Olympics, Preuss reviewed the types of economic analyses 

used in 14 Olympic Games and found that most were cost-benefit or economic impact 

analyses, with many carried out on behalf of Olympic bodies. In his analysis of numerous 

Olympic Games, he used only some elements of a cost-benefit analysis because of the lack 

of appropriate data. He then examined the impacts of tourism and exports; investments in 

infrastructure on cities; revenues of the Olympic Organizing Committees; and jobs and 

economic legacies including price increases. Preuss also explored whether price increases 

are related to the Games or general inflation, but the author is explicit in noting that the 

study does not include the impact on real estate. 

2.2 Tourism and Visitor Spending  

The Olympics are seen as an important catalyst for driving tourism, not only during the 

Games but post-Olympics as well. In general, tourism activity before and after the Olympic 

Games follows an upward trend, although long-term changes in tourism levels can only 

partially attributed to the event. Tourism indicators, such as tourism visits, occupancy 
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rates, and convention activity typically increase in the years prior to and following the 

Olympics (State of Utah Governor’s Office). The hotel room supply and the capacity of the 

host city to accommodate the influx of visitors is actually a limitation of Olympic tourism. 

2.2.1 Number of Tourists 

Tourism economic impact depends to a large extent on the number of foreign visitors who 

come to the city and region. The greater the number of tourists that come to the host city, 

the higher the total expenditures (visitor spending) and total revenues/economic impact. 

Preuss notes that the literature reveals huge discrepancies in the number of tourists who 

have visited past Olympics, suggesting that it is difficult to estimate visitor levels. It is 

interesting to note that economic impact studies for the 2010 Vancouver Winter Olympics 

present different tourism visitation scenarios and estimate the economic impact of the 

different levels — low, medium, medium-high, high (Intervistas Consulting). (See Table 4) 

The British Columbia Auditor General’s review of the Bid estimates implies that the medium 

to high visit scenario is most likely to be realized but emphasizes that a major provincial 

tourism marketing campaign beginning as early as 2003 would be necessary to achieve the 

highest economic impacts. 

Sydney is recognized as one of the first host cities to take full advantage of the Games and 

to vigorously pursue tourism. Despite the rigorous marketing program, Sydney provides an 

example of the overestimation of tourism visits. Of the 487,000 estimated guests for the 

2000 Games, only 132,000 were expected to be Olympic-specific international visitors. 

During the month of the Games, the Australian Bureau of Statistics reported much lower 

than anticipated visitation numbers, with an increase of only 53,000 overseas arrivals above 

average (Preuss). 

As was the case in Sydney, there is always the risk of losing regular host city visitors who 

avoid the city for fear of crowds, traffic congestion and crime arising from the Games (Yu). 

This type of “crowding out” effect is even true of neighbouring tourist destinations or 

surrounding region (Preuss, Pateman, McKay, J.). However, the positive image effect and 

increased post-Olympic tourism usually more than compensates for these negative effects. 

To illustrate, skier days at major Alberta resorts increased in the years prior to the 1988 

Calgary Games, decreased in the year of the Games, and increased again for three years 

following the Games. The decrease in the year of the Games provides an indication of this 

displacement effect that occurs in an Olympic year, although the 18% decrease in skier days 

in 1988 was more than compensated for with a 24% increase after the Olympic year (State 

of Utah Governor’s Office). 

Overall, many host cities and regions experience peak levels in the Olympic year and 

achieve higher levels of demand in the years following the event. According to Teigland, 
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long-term tourist demand reached a higher plateau in the host cities of three Winter 

Olympics — Lillehammer, Albertville, and Calgary — with increases in demand levels of 

between 10% and 25%. 

2.2.2 Accommodation Supply 

Preuss revealed that during the Olympic Games, the hotels in host cities are almost all 

completely booked. However, the extent of pre-Games investment consistently leads to an 

overabundance of beds after the Games. Hotel occupancy rates, particularly in the year of 

the Olympics, and the immediate years following the Olympics, tend to increase notably. In 

the case of Calgary, occupancy rates were higher in the two years following the Games than 

in the year of the Games.  

Hosting the Winter Olympics is especially good news for hotels in the host city when, under 

normal circumstances, operating performance can be moderate at best during the month of 

February (although Whistler does very well in this month). For Salt Lake City, for example, 

hosting the winter Games was a much-needed stimulus to a lodging market that was in 

decline (McKay, J.).  

Most host city hotels experience a vacuum in activity just prior to and immediately 

following the 16 days of actual competition. Operating performance is defined in terms of 

occupancy rates and average daily room rates (ADRs). In Salt Lake City, ADRs began to 

decline in the late 1990s as a result of the tremendous amount of construction and 

improvements undertaken throughout the city to prepare for the 2002 Games. Some of the 

downtown streets and portions of the interstate highway were entirely unusable for 

extended periods of time (McKay, J.). This displacement effect of usual tourists leading up 

to and during the event period is to be expected in a host region. 

In Salt Lake City, occupancy declined by 16% and ADR by 6% in January — the month prior to 

the Games — bringing room revenues per available room (RevPAR) down 21% as compared to 

the same period in 2001. In February, overall occupancy increased by 33% and ADR by 95% 

while RevPAR experienced a 158% increase compared to the previous year. In March, 

occupancy fell 34% from the high experienced during the Games, and declined 25% 

compared to 2001 figures. This is a trademark vacuum of activity that host cities experience 

before and after the Olympics (McKay, J.). McKay suggests that in the year following the 

Games, there is a possibility of inflated room revenues (Rev PAR), but these are likely to be 

back to normal by year’s end.  

Similar to real estate, hotels become a scarce resource that captures higher rents. 

Sanderson et al. confirm that Olympic host cities will experience a short-term boost to 

occupancy, room rates, and revenue for hotel operators. Hotels in secondary locations can 
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also improve their chances of increased revenues by developing complementary activities to 

encourage visitors to remain after the event. Visits to Banff National Park, the park closest 

to Calgary, increased significantly in the Olympic year and have increased fairly steadily 

since the Games (State of Utah Governor’s Office). 

2.2.3 Other Tourism Considerations 

Pre-event estimates do not typically make allowance for offsetting effects — the crowding 

out of tourists for one, but also that dollars spent on the event will probably be diverted 

from other forms of expenditure. This means that there will be less funding available to 

invest in other areas of the city’s economic infrastructure and/or in tourism infrastructure 

in other regions.  

Moreover, in estimating changes in demand levels, it is also important to consider the 

extent of an internal substitution effect. That is, how much of the increase in demand 

levels for the host city and region is due to the displacement of other regional and national 

tourists. Competing destinations often express concern over such effects as public funding 

or subsidies on the Olympic facilities and infrastructure creating unfair competition post 

Games. If a mega-event does not encourage enough new and international tourists to 

compensate for internal relocation, the net result for the host country will approach zero 

(Teigland). 

The economic impact of new tourism revenues on the host city and region may also be 

overstated if the companies benefiting are national or international and profits go to 

shareholders who do not necessarily live in the local area. Capitalizing on the potential pre-

, during and post-Olympic tourism opportunity depends to a great extent on a strong 

marketing program, as suggested by Preuss in his description of the Sydney experience and 

by the British Columbia Auditor General’s review of the 2010 Vancouver Olympic Bid 

estimates. 

While overall there is evidence that the Olympics provide a direct stimulus to the tourism 

industry, the longer term demand increases can only partially be attributed to the Games. 

More predominantly, they are the result of changes in the regional economy, costs at 

competitive destinations, and other economic influences.  

2.3 Employment and Income Growth 

Macroeconomic indicators such as employment levels, growth in personal income and 

migration provide a broad indication of economic performance.  
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2.3.1 Migration Levels 

Lybbert and Thilmany note that Olympic host regions are more attractive to potential 

migrants than other areas. Their study found a significant positive correlation between 

hosting the Olympics and migration levels. It also concluded that the upward trend in 

migration begins when the city is awarded the Olympics and continues through the year the 

games are held. Those areas hosting the Summer Games experience higher net migration 

rates than Winter Games locations. 

Overall, the population growth, over and above the natural population increase, is the 

result of people either migrating to the region to take advantage of expanding employment 

opportunities or those who do not migrate out of the region because of the job 

opportunities that the Olympics provide.  

The State of Utah impact study presented the Calgary case, showing the significance of the 

regional economy to be more prominent than the Olympics in net migration levels. The city 

showed net in-migration peaking in the announcement year, but dropping in subsequent 

years due to the economic recession that resulted from the oil price collapse in the early 

1980s. Despite the marginal emphasis on the influence of the Games, it is suggested that 

the out-migration in these years prior to the Olympics would have been even greater had it 

not been for the Olympic Games (State of Utah Governor’s Office). 

The same study then estimated the population impact resulting from the Olympics in Salt 

Lake City would decline to zero after the Games were over. In other words, the people and 

their families who came to the state to help put on the Games would leave immediately 

afterwards. Only a minor and temporary impact is projected, based on the premise that the 

jobs created by the Olympics are short term in nature and small relative to other growth 

factors.  

2.3.2 Employment  

A number of studies agree that one of the economic benefits of hosting international Games 

is the creation of jobs before and during the Games, particularly in the construction 

industry and many service sectors. The construction of the Games-related infrastructure 

increases the demand for construction workers, while the influx of visitors to the Games 

creates jobs in tourism and other service sectors. The organizing committees of the Games 

also require salaried staff to run the events, notwithstanding the participation of volunteers 

in the operation of the Games (Yu).  

The magnitude of job creation effect generated by hosting international Games has been 

questioned, however, particularly in that the short duration of the Games does not 

necessarily justify the hiring of new employees and/or the creation of full time jobs. 
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Employers may initially resort to other alternatives, such as asking existing employees to 

work overtime or perform other tasks, before hiring additional workforce to meet the 

temporary additional demand created by the Games (Yu). In one study, the economic 

stimulus from preparation and media attention is found to be a “dominating force” during 

and in the immediate post-event years, but one that disappears quickly afterwards 

(Teigland). One-off mega-events such as the Olympics are not considered likely to generate 

lasting employment. 

The economic benefits generated by the Games-related expenditure are most apparent in 

the years leading up to the Games and the year when the Games are held. This is 

particularly the case for the labour market, as Games-related jobs created are primarily 

short-term in nature. For example, construction workers are mostly required in the pre-

Games phase, as the competition venues and other infrastructure facilities must be put in 

place before the Games begin. In addition, the organizing committee of the Games employs 

a large number of temporary staff to assist in running the event in the Games year, and 

these jobs only last for months, or even days.  

According to Lybbert and Thimany, the Olympics promote employment growth, particularly 

during the preparation period between the announcement of the host and the actual 

Games. Unlike migration, the positive economic trends begin after the announcement that a 

Figure 1 - Estimates of Employment Resulting from 2002 Salt Lake City 
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region has won the bid to host an Olympic event and continues briefly after the event has 

ended. This is illustrated in Figure 1, which presents annual employment estimates for the 

2002 Winter Games between 1996 and 2003 (State of Utah Governor’s Office). Olympic-

related employment would grow steadily in the six years prior to the Games, and almost 

double between 2000 and 2001, the year prior to the Games. While total employment 

growth that is directly attributable to the Olympics amounts to less than 1% in any given 

year, the percentage of employment growth is much more significant, reaching a peak of 

33% in the year immediately prior to the Games. 

According to estimates produced by the State of Utah Governor’s Office of Planning and 

Budget in 2000, more than 35,000 estimated job years of employment were to be created 

by the 2002 Olympics. The services sector would generate more than a third of Olympics-

related jobs — almost 13,000 job years — the largest employment sector in the Olympics. 

Trade-related services generate the next largest share of jobs, with 6,600 job years 

created, followed by the construction sector at 5,700 job years (Figure 2). 

 

The State of Utah study further examined the effect of the Olympics on unemployment and 

income trends in Calgary and Atlanta. In 1982, the year following the announcement of 

Calgary as host city to the 1988 Olympic Games, unemployment rates increased dramatically 

in both Alberta and Calgary. Rates peaked in the 1983 to 1984 period, and then followed a 
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general downward trend through and following the Games in 1988. The pattern of 

unemployment in Alberta and Calgary tracks very closely with real oil prices during the 

same period. Calgary, like all oil dependent economies, struggled during the collapse of 

world oil prices from 1982 to 1988.  

“Every economic indicator examined in this research follows a similar 

pattern, demonstrating the significance of energy to the Calgary and 

Alberta economies, and the lesser significance of the Olympic Games. The 

dramatic impact of the boom and bust in the energy sector is so 

pronounced that is difficult to isolate the effect of the Olympics.” (Salt 

Lake Governor’s Office) 

It is, however, instructive to note that the Calgary economy, as measured by unemployment 

rates, adjusted to the shock of the oil bust and that the economic activity related to the 

Olympics may have helped with this transition. Similarly, real person income growth was 

very volatile during the years leading up to the Games, swinging as low as -3% and as high as 

7%. These swings correlate with movement in oil prices. To reiterate, there appears to be 

no significant correlation between overall economic growth and the Calgary announcement 

of the hosting of the Games.  

Similarly, the patterns of unemployment and income levels in Atlanta track very closely 

with a multi-year economic expansion in the area. This economic expansion started before 

the announcement that Atlanta would host the Olympic Games, and may be related to the 

preparation for and acceleration of activity caused by the Olympic Games, but is caused by 

much more than just the Olympics. For this reason, it is difficult to isolate the effect of the 

Olympics from the other elements of the larger expansion.  

2.3.3 Other Considerations 

There is a notable relationship between the share of employment in some sectors and 

employment and income growth. Lybbert and Thilmany suggest there is a positive effect of 

a higher share of trade and construction jobs on employment growth and a negative effect 

of those sectors on per capita income, which suggests that the sector is labour intensive and 

relatively low paying. This is in direct contrast to the current BC situation, where skilled 

trades are in short supply and construction-based incomes are often reasonable, if not well 

above average. Irrespective of the specific income earnings of the service and construction 

sectors in host cities, it can be concluded that the Olympics has a direct (migration, 

economic growth) and indirect (structure of the economy) effect on the overall economy 

and quality of life for the host region (Lybbert and Thilmany). 
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Some studies show that businesses in the host city may improve skills, technologies and 

expertise in their respective fields if they have participated in organizing and constructing 

the Games-related infrastructure. They can also market their expertise and experience 

gained through the Games-related activities for winning overseas contracts from cities 

hosting similar international Games (Yu). 

Owen cautions that job creation may be overestimated, especially in the context of a full 

employment economy. In many cases the cost of constructing stadiums, spent on hiring 

construction workers and purchasing materials from local suppliers, is counted as benefit to 

local economy. If the economy were at full employment, Owen reminds us that the workers 

needed for the stadium would, however, have been doing something else. In the case of 

2010, this is of particular relevance as the Province of British Columbia has been projecting 

labour shortages in the construction and other sectors from well before the 2003 

announcement. Related to this point is the fact that local businesses must, in these cases, 

deal with temporary entry on the supply side. Entry of corporations and workers from 

outside the region means that much of the income would go to firms and workers who are 

not permanent residents of the local economy (Owen). 

The Intervistas study considered such factors that could mitigate the impact of the 

Olympics, in particular, that limited capacity in the labour sector could result in using 

labour from outside the province. Their analysis concluded that economic expansion would 

most likely lead to net in-migration to the province, in which case the increased labour 

spending would potentially remain in BC. This expansion in labour supply would also have 

the effect of reducing any potential inflationary tendencies that might occur from increased 

investment and spending. Table 4 presents estimates of employment generated as a direct 

result of the 2010 Olympics. In the construction sector, the economic impact (funded by 

out-of-province sources) is estimated at 3,000 direct jobs and 2,000 indirect and induced 

jobs. 

2.4 Olympic Legacies 

“One only has to discuss the Olympic Games with either the Atlanta or the 

Calgary business community, as well as residents, to appreciate how 

virtually everyone anticipated or has in some way derived both personal 

and collective benefits related directly to the hosting of the event.” 

(Ritchie) 

Hosting international Games can generate economic benefits, before and after the Games. 

Hence, it is important for a host city to leverage long-term benefits from the legacy assets 

inherited from the Games. Infrastructure development, urban regeneration and enhanced 

international profile are among the most important legacy assets gained by a host city. Yu 
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found that the reasons for staging international Games varied among the host cities studied, 

but that, in general, they all tended to make use of the Games to raise their international 

profile. This opportunity, supported by vigorous marketing campaigns, can generate huge 

but unquantifiable impacts on future tourism and business opportunities, including long 

after the Olympics event has occurred. 

One of the most significant and least tangible of legacies is the media hits, stories and 

coverage that increase national and international recognition as a direct result of hosting 

the Games. This increase in awareness will ultimately impact some people’s decisions 

regarding visiting and investing in a region. A longitudinal awareness and image study 

prepared on the 1988 Calgary Games concluded that the hosting of the Winter Games had a 

dramatic impact on North American and international awareness of the city, and also the 

connotations associated with the place. In the US, “top-of-mind awareness” increased from 

19% to 43% and in Europe from 10% to 40%, a four-fold increase in destination awareness 

(Ritchie). While it is impossible to prove the impact of the mega-event, Calgary likely 

received a level of international recognition that it could not have achieved in any other 

way. The focus of Olympic attention helped create a new resort community in a short time 

frame — the small town of Canmore. The site for cross-country skiing has grown from a few 

thousand to nearly 10,000 since 1988, and is rapidly starting to rival Banff in facilities and 

visitation.  

The Olympics are also linked to the level of social cohesion and energy among citizens that 

stemmed from the highly publicized success of volunteerism during the Calgary Games. In 

Calgary,  

“…the enhanced international awareness/image of the city and the 

strengthened social structure related to the strengthening of community 

volunteerism were regarded by many as perhaps the most valuable of all 

the legacies left behind.” (Ritchie) 

The Games are said to have provided the city with the impetus and confidence to pursue 

the hosting of other mega-events and, since 1988, Calgary has hosted and bid on many 

international sporting and non-sporting events.  

Other benefits can be achieved when Olympic organizers and community leaders utilize the 

Olympics as a catalyst for a variety of community development activities. In Utah, the most 

notable of these were the youth, education, and cultural programs and volunteer 

opportunities to serve visitors and improve the community. The impact of these initiatives 

would positively affect the quality of life in Utah and serve as an important legacy of the 

2002 Olympic Games (State of Utah Governor’s Office). 
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2.4.1 Perceived Costs and Benefits 

Shaffer et al. present a “multiple account” evaluation of the 2010 Winter Olympic and 

Paralympic Games that presents a less than complimentary assessment of the impact of the 

Olympic Games. Their analysis raises issues related to the opportunity, social and 

environmental costs of holding mega-events such as the Olympic Games which are 

worthwhile to consider. The evaluation highlights three key findings:  

• The Games are not attractive from a financial point of view as there would be a net 

cost to the public treasury, which would have to be offset by less government 
spending in other areas or increased taxes or increased debt. This figure builds on 

the BC Auditor General’s estimates by incorporating a provision for unbudgeted 

costs, the opportunity cost of federal funding, incremental taxes, and the benefit of 
undertaking Sea-to-Sky highway upgrades that would otherwise be done at a later 

date; 

• The Games cannot be justified on the basis of estimated economic impacts. The 

jobs would not be generated in regions of the province where unemployment is high 

and additional employment opportunities most beneficial. The impacts would be of 
limited duration and the effective subsidy per job would be very high; and 

• The main potential justification for the Games is the benefit that residents will 

derive as hosts and spectators of the Games and users of the facilities they provide. 

The positive impacts for residents or consumers include the pride and enjoyment from 

hosting the Games, the opportunity to attend Games events, and the use of new sports, 

housing and transportation facilities. The negative impacts include disruption/congestion 

during construction and the Games themselves, and displacement of existing activities from 

some facilities. While there would be user benefits from advancing improvements on the 

Sea-to-Sky highway, they are lower per dollar spent than improvements on higher-priority 

projects in the Lower Mainland and elsewhere. 

On balance, in terms of the resident/consumer account, one could expect that there would 

be a net benefit to residents — particularly for those who would attend events and use the 

facilities. The economic question is what value do British Columbians place on these 

benefits — how much are they willing to pay in higher taxes, increased public debt, or 

displaced government spending on other investments (Shaffer et al.). 
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SECTION 3 — KEY HOUSING ISSUES: PAST EXPERIENCE AND 2010 
POTENTIAL IMPACTS 

There has been limited research conducted on the impact of the Olympic Games on real 

estate markets. One of the few definitive pieces of work in this area is the 2001 Jones Lang 

Salle report, Reaching Beyond the Gold, authored by McKay and Plumb. The following 

sections highlight the analysis in this report, amongst other related studies.  

McKay and Plumb identify a set of potential benefits as well as disadvantages for real estate 

markets associated with a major event such as the Olympics. The benefits include:  

• increased profile and exposure — provides an opportunity for a city to showcase its 

attributes; 

• short term boost to economic activity — significant but ultimately less important 

than long term impact; 

• development of new urban infrastructure and opportunities for redevelopment — 

can act as the catalyst for major spending on projects; and 

• environmental issues — the potential to rehabilitate industrial areas and showcase 

green initiatives. 

Some potential pitfalls include: 

• increased exposure can be negative if Games are not as successful as anticipated; 

• short-term overcrowding and pressures on both physical and financial systems; 

• diversion of activity and resources from other projects / locations — the opportunity 

costs of not investing in other major projects not related to the Olympics; and 

• ambitious development that can lead to an overabundance of real estate supply and 
facilities that is out of proportion with the needs of the community and capacity of 

real estate market to absorb, e.g., Lillehammer and Barcelona. 

3.1 Urban Regeneration and Real Estate Prices  

In the residential market, the true “Olympic effect” on the residential sector is not in 

prices, but in the development of new districts within the Olympic precinct. This is the view 

of McKay and Plumb, who examined the impact of the Olympics on real estate markets in 

four Summer Olympic host cities: Sydney, Atlanta, Barcelona, and Seoul. They argue that 

while the Olympics generate direct and short-term impacts on property market indicators 

(for example, construction activity, take up levels, occupancy rates, rentals and prices), it 
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is Olympic-driven urban regeneration (including housing) that has the longer-term impact on 

the real estate market.  

Preuss points out that city development can be a slow process, noting that usually less than 

one per cent of a city’s physical characteristics change in any given year. But an Olympic 

event can trigger a one-time surge in development and cause far greater changes, such as 

the development of new Olympic corridor districts. This kind of development surge was 

most pronounced in Barcelona, where residential construction increased by 23% between 

1988 and 1991 (McKay and Plumb). 

Similar research on the impact of mega sporting events such as the World Cup on real estate 

markets concluded that urban regeneration is potentially the most significant impact. 

Particularly for the Olympic Games, the prospects of changing the pattern of land and real 

estate values in the city are most significant when infrastructure improvements and new 

construction are supported by a business plan to involve non-sporting uses and community 

integration after the event (Sanderson et al.).  

In Seoul, the development of the Olympic Villages comprised a full-scale new urban centre. 

In Barcelona, more than 2,000 apartment units were constructed to accommodate athletes 

in the Olympic Village, that has since become a medium density mixed use residential area. 

Many of the units were presold in 1990 (before the Olympics) at higher than average prices 

and, since that time, house prices have reached levels that are comparable with some of 

the most expensive districts in Barcelona (Carbonell). In Homebush, Sydney, Stadium 

Australia was the centrepiece of the 2000 Olympics, but it was part of a master plan for a 

40 hectare site that not only included the stadium and associated facilities, but also the 

provision of 1,200 residential units and associated retail, leisure and community facilities to 

cater for an eventual population of more than 5,000. The stadium was remodeled after the 

Games with a reduced capacity and the ability to accommodate a broader range of sports 

and one-off events (Sanderson et al.). 

Real estate experts in London, England suggest that the 2012 Olympics could boost property 

prices, but add that it is the existing plans for regeneration of the Lea Valley region where 

the Olympic Village and arena will be housed that will have the biggest impact (Osborne). 

Temporary facilities have less significant long-term impact. Salt Lake City’s Olympic Village, 

built on the university campus, was converted to university dorms after the event.  

Atlanta largely used existing facilities to house athletes and as such did not experience the 

mass residential construction around its Olympic precinct. However, the Olympics did have 

considerable influence on the location of future demand by helping to create a more 

attractive inner city residential environment through improvements to transport facilities, 

retail amenities and public areas such as parks and pedestrian walkways (McKay and Plumb).  



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 

Economic Literature Review 

 

 
27

3.1.1 Real Estate Prices 

The extent of any short-term impact on rents and prices appears to be dependent upon the 

size and maturity of the housing market in the host city. While Seoul and Barcelona 

experienced rapid increases in housing prices and rentals in their respective Olympic years, 

Atlanta and Sydney experienced little or no Olympic-related boost. Of the four recent host 

cities of the Summer Games, the impact on the residential market was most pronounced in 

Barcelona, where the Olympics are cited as a major contributor to increases in residential 

values of 250% to 300% from 1986 to 1993 (McKay & Plumb; Carbonell). In the case of 

Sydney, average house prices increased by approximately 50% between 1996 and 2000, but 

this has been almost entirely due to general market influences. Over those four years, house 

prices in the Olympic corridor increased by no more than 0.5% above the Sydney average. 

Similarly, Atlanta’s top performance in US residential markets in recent years is said to be 

due much less to the Olympics than to other factors such as the strength of the local 

economy and the related increase in population (McKay and Plumb).  

Recent analysis by Phillips, Hager and North affirms that there is no long-lasting Olympic 

effect on real estate prices. Any increases are short term and temporary, typically occurring 

at the time of the announcement but not sustained over the long term. To some extent, a 

new price plateau can be sustained if there are related infrastructure improvements — as is 

the case in the Sea to Sky highway upgrading project (Patricia Croft Presentation to 

Vancouver Board of Trade 2006). 

Locations served by a well-developed infrastructure certainly earn a location premium. 

Mikelbank’s research study on the relationship between housing values and investments in 

transportation infrastructure reaffirms this spatial connection. Suburban houses that can 

utilize urban infrastructure to access a well-developed highway network will earn an 

“accessibility premium.” House prices are found to decrease with distance from a highway 

exit, and households value well-invested routes to these regional accessibility points. The 

positive price impact of access indicates that households are willing to pay for better 

access, showing the impact of transportation infrastructure on local housing markets to be 

significant.  

“Public capital investments have a role not only in regional and national 

economies, but also in the local economy via its housing market.” 

(Mikelbank) 

Another related aspect to this spatial analysis is the announcement effect of transportation 

upgrading on house prices is negative. The potential inconvenience in the short term is 

reflected negatively in transaction prices, which indicates that sales do not always take into 

account the long term value of the investment. The proximity to road construction work can 
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lead to a temporary yet significant loss of value to impacted neighbourhoods from the day 

of the announcement to the day the investment is complete (Mikelbank).  

3.2 New Housing and an Affordable Housing Legacy  

A primary focus of the Organizing Committee is providing or facilitating accommodation for 

athletes, members of the Olympic family, broadcasters and press, sponsors, Olympic 

workers and contractors. Depending on the Committee’s objectives, this may lead to the 

construction of new residential units, leave a housing legacy, and change the pattern of 

land development.  

For example, Montreal and Moscow both benefited from a significant injection of new 

housing stock after their respective Olympic Games. Montreal’s Olympic Village provided 

980 units of highly sought-after housing and Moscow’s athletes’ village created a new 

residential area for the city that houses 14,500 Moscovites.  

The outcome of these housing efforts can also result in new affordable housing for a city. 

Many bids include plans to transform at least some housing into affordable units after the 

Games. Some cities have followed through on such plans, while others only have partially 

done so. At the 2002 Olympic Winter Games, the Salt Lake Organizing Committee (SLOC) 

used existing facilities and developed new facilities at the University of Utah to provide 

accommodation for approximately 3,500 Games athletes and officials. The new housing was 

developed at a total project cost of $120 million, financed through a combination of a 

revenue bond and a $28 million user fee from SLOC. Students who had resided in the 

existing housing were given a contract only for the Fall Semester and the option of living in 

the University’s older dorms for the Spring Semester. 

SLOC also reserved 22,000 hotels rooms throughout the Greater Salt Lake area to 

accommodate the Olympic family, the media, sponsors and SLOC workers and contractors. 

Approximately 19,000 of the 22,000 rooms (based in 234 properties) were used. In addition, 

a variety of temporary housing was utilized during the Winter Games, including: 330 

apartments built by private developers, 42 homes purchased by Utah Housing Corporation, 

and 150 dorm style beds in school gymnasium (Ference Weicker et al.). 

While far from affordable, it is worthwhile to note that above average sales of the 2,000 

plus residential units constructed as part of the Barcelona Olympic Village went to families 

including a person with a physical disability. The entire Village area, not just the 

apartments, was designed to be accessible for those with mobility related disabilities.  
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3.3 High Demand and Increased Rents  

While the creation of new affordable housing for a city is a positive impact of a successful 

Olympic event, there are other potentially negative impacts on the housing market.  

“Increased demand for housing prior to, during, and after the Games can 

serve to increase competition for available units and impact on 

affordability by supporting rent increases.” (Ference Weicker & Co.).  

Driven by increases in employment, the number of visitors to the region, infrastructure 

development, and awareness of the area, such accelerated demand has the potential to 

lead to gentrification in inner city areas and lead to the displacement of low-income 

residents (Ference Weicker et al.). Thus, there are also concerns that Olympic Games can 

result in the loss or conversion of affordable housing as a result of temporary or permanent 

conversion of housing units to tourism units, or the tearing down of facilities to make way 

for new developments. 

Employment prospects are anticipated to draw migrants to the host region, potentially 

leading to an increased demand for rental housing. This demand is likely to be much more 

significant than that to be created by spectators attending the Games. Increased demand 

for rental housing from people hired to work in the months prior to the Winter Games is 

anticipated to have a more significant impact than demand from spectators attending the 

Games (Ference Weicker & Co.). 

Ference Weicker & Co. state that a number of communities hosting the Games, including 

Atlanta, experienced housing demand increases which resulted in rent increases and 

declines in vacancy in the periods leading up to the event. Annual rent increases for the 

cheapest apartments in Atlanta were lower than average before and during the Games (i.e., 

low cost accommodation was least affected), but higher thereafter. This confirms the 

findings that the greatest demand for rental accommodation related to hallmark events is in 

the upscale market.  

In Sydney, the boom in construction and property development along the Olympic corridor 

resulted in accelerated gentrification and rising rents and house prices. Many boarding 

houses were converted into flats, hotels, and backpacker hostels in the inner city area, and 

76% of the boarding houses in the South Sydney area were permanently lost after 1988 due 

to such conversion. These impacts reflect trends that pre-existed the Games, but the 

Olympics were found to accelerate or exacerbate them (Jewell and Kilgour). 

In a different example, Salt Lake City figures indicate that the Games did not have a 

significant impact on the residential rental market. The Equimark Properties rental market 

survey indicated that vacancy rates in the residential rental market actually increased in 



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 

Economic Literature Review 

 

 
30

the year of the Games, from 7.1% in 2001 to 10.8% in 2002, but has since dropped back 

down to 6.5% in 2005. The short term increases are likely attributable to the development 

of new units to accommodate Games workers, alongside the slowing of the economy and the 

completion of Olympics-related construction projects.  

Several cities hosting hallmark events have taken proactive steps to address anticipated 

rental housing impact, including Los Angeles in 1984 and Salt Lake City in 2002. For 

example, legislators enacted enhanced tenancy protections and monitored rental markets 

to ensure that tenants are not adversely affected. 

Ference Weicker & Co. indicate that there is little incentive to convert housing units to 

tourism units given the supply of accommodation and the short duration of the Games. The 

Utah Apartment Association, a non-profit organization for rental housing industry 

professionals, undertook an education program prior to the Salt Lake Games. The 

organization emphasized that, with few exceptions, renting to Games’ visitors is a money-

losing proposition for landlords. The organization stressed that the potential financial 

returns are greatly limited by several factors including: 

• Demand is for furnished units. Furniture rental agencies were requiring minimums of 

up to six-month leases and/or increased their rates to three to six times normal 
rates. These costs drive the rates to levels higher than other accommodation 

options available to visitors; 

• To be sure that a unit is available, a landlord would need to hold the unit vacant for 

a month or more prior to the Games and it would likely sit vacant for a month or 

more immediately following the Games, when the demand for housing tends to be 
low; 

• Not many visitors came to Salt Lake during the Olympics without having made prior 

arrangements for housing. Unless owners had leased a property at least 60 days 
prior to the Games, they should not count on attracting a guest; and 

• It was predicted that a rental-housing glut would develop immediately following the 

Games and it may take several months to lease any vacant units. The factors 

attributed to this temporary condition of oversupply were: (1) any new construction 
that housed the Games’ visitors would become available all at once; (2) 5,400 

Olympics-related jobs would be lost shortly after the Games and many of those 
workers would have been renters on temporary assignment; and (3) the continuing 

layoffs related to the broader US economic slowdown would continue. 

The greatest possibility for positive financial returns was to rent higher end accommodation 

that is already vacant and located close to Games venues. Some residents will become 
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involved in the market themselves by seeking to lease their furnished, occupied units to 

Games’ visitors (Ference Weicker & Co.). 

3.4 Homelessness and Evictions 

There are cases where Olympic Games or other mega-events led to an increase in the 

number of homeless people. The mega-event attracts many individuals who are lured by 

potential employment opportunities in construction and other Games-related developments. 

Some arrive in the city expecting to stay with friends and relatives, but their plans do not 

develop as anticipated; others are unable or unwilling to pay for commercial 

accommodation. Typically, these individuals look for inexpensive accommodation, which 

can lead to the displacement of existing low-income housing tenants. In turn, increases in 

homelessness can occur and additional strain is put on shelters and other social services 

(Shaffer et al.).  

Past Games indicate that backpackers who find the costs of accommodation have increased 

to levels that are much higher than they anticipated can further increase pressure on 

shelters. For example, the cost of one hostel in Utah is reported to have increased from $12 

per day to $200 (Ference Weicker et al.). In Atlanta 30,000 low-income housing tenants 

were reportedly evicted to make way for Olympic venues and police detained 9,000 

homeless people for the duration of the Games (Jewell and Kilgour; Ference Weicker & 

Co.).  

Salt Lake City provides an example of an increase in homelessness that can occur as a result 

of the Games, although it should be noted that the impacts were likely magnified by the 

downturn in the economy that resulted following September 11th, 2001. One shelter 

reported increases of about 250 people per night throughout the course of the Games, and 

the Salvation Army estimated that it served an additional 300 meals a night. To plan for and 

mitigate the extent of the homelessness, a Humanitarian Services Committee was 

established in Salt Lake City. The Committee worked for four years to raise funds to 

establish a temporary shelter of 460 beds and started a “211" shelter and referral hotline — 

a number that could be called if an individual needed help, like a non-emergency 911. 

Past Games have experienced varying levels of evictions, depending in part on market 

conditions as well as legal or regulatory protections. Utah State law makes it legal to evict 

month-to-month tenants for any reason, with only 15 days’ notice. The Utah State 

Legislature did pass a resolution discouraging Olympic evictions, but the measure did not 

have the force of law. More than 100 people were evicted in Salt Lake before the Winter 

Games as landlords tried to capitalize on the demand for housing. Most of the evictions 

were from low-rent motels surrounding the downtown areas, and at least five hotels and 

apartment houses evicted low-income residents. There were also reports that February 
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rents were increasing from about $100 to $200 a week to approximately $600 or $700 per 

week. These rent increases were temporary, however, and lasted only for the duration of 

the Games (Ference Weicker & Co.) 

During the 1988 Winter Games in Calgary, roughly 740 tenants were displaced from two 

rental apartment buildings, a number of SRO tenants were relocated to make room for 

tourists, and roughly 1,450 students were temporarily displaced from residences (Shaffer et 

al.).2 The tenants who were evicted received compensation. While many of the residents 

would have moved willingly given the financial incentives, the tenants had no choice but to 

relocate. Following complaints and negative media attention, the Olympics Calgary 

Organization and the Province formed a Ministerial Committee to look at all Olympics-

related housing complaints. The main aims of the committee were to act as an advisory and 

investigative body and to suggest ways to resolve any potential conflict in an "unbiased" 

manner. The committee received 18 complaints in all from July to December 1987, and it 

determined that only four were related to the Winter Games. The Committee disbanded in 

January 1988, stating that there were few problems with which to deal (Ference Weicker & 

Co.). 

Site selection for Olympic venues has many residual effects due to land speculation on 

surrounding property. As Olds found in Vancouver, it was the mere anticipation of the need 

for tourist accommodation close to Expo ‘86 in the Downtown Eastside that led to the 

eviction of residents from lodging houses and small, old hotels. Even when the residual 

effects on neighbouring property are considered desirable, such as the upgrading of 

deteriorating structures, the secondary impact of possible evictions is considered (by the 

mega-event organizers) to be pre-existing and beyond the scope of the event itself (Hiller). 

For example, any displacement that occurred in relation to the siting and construction of 

the Saddledome in Calgary was not perceived to be an outcome of the mega-event because 

the decision to build the facility preceded the Olympic bid. The inadequacy of affordable 

housing in the downtown area was already a fact and the low-income population would have 

been displaced no matter what the post-event usage had been.  

Mega-events require short term housing for persons connected with the event. Hiller asks 

the question as to whether these short term needs can be best addressed by building new 

housing or whether existing housing can be utilised. Existing short-term housing is usually 

associated with hotels and if demand in this sector is strong enough, more hotels may be 

built. The solution is often to build new houses to avoid the issue of displacement, with 

                                                      
2 There were only 370 tenants reported in the Ference Weicker report to be displaced in the two 
apartment complexes.  
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construction timed for completion just prior to the event so that no persons will be evicted 

from the premises. (Hiller).  

These issues are raised to highlight the responsibility of the Organizing Committee in 

planning for and mitigating the impacts of the games on low-income residents — be they 

direct or indirect impacts.  

3.5 Potential Impacts of 2010 Games 

The readings and case studies offered a range of considerations regarding the impact of the 

2010 Games on housing, affordability and homelessness.  

3.5.1 Urban Regeneration and Real Estate Prices 

Avison Young wrote about the impact of the 2010 Olympics on the real estate market, 

noting that there will be increased demand for housing in Vancouver, particularly rental 

housing, as the Games approach. This may lead to more residential construction in 

industrial transition areas, such as Brentwood or Holdom in Burnaby, that are close to 

Skytrain stations and within easy reach of venues and celebration sites.  

Focusing primarily on the industrial sector, Avison Young project that business growth from 

increased exposure will place additional demand on commercial real estate inventory. This 

business growth will include local businesses gaining new contracts, sales or financing and 

national and international companies choosing to establish an operation in Vancouver 

partially as a result of Olympic coverage, advertising and business attraction programs. 

Hosting the Olympics could accelerate the process of rezoning and redevelopment of older 

industrial lands. They anticipate that more industrial users may be affected by increased 

pressure on the city to redevelop areas adjacent to South East False Creek sooner than if 

the Olympics had not occurred (Avison Young). 

As part of the preparations for the Ganes, extensive improvements to the Sea-to-Sky 

Highway are required and have been initiated by the Province of British Columbia’s Capital 

Project Plan. The hosting of the Olympics has accelerated the need for these improvements 

in order to accommodate projected traffic levels during the Games. The improvements will 

shorten travel times and increase capacity of the Sea-to-Sky Highway. It is estimated that 

the travel time between West Vancouver and Whistler will be reduced by 15 minutes. 

Presuming that it is consistent when applied to the Sea-to-Sky context, the spatial research 

presented by Mikelbank suggests that the highway improvements will have a short-term, 

negative impact on real estate prices in the corridor and in those communities most directly 

affected by the construction work and most dependent on the Highway, namely Lions Bay, 
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Squamish, and Whistler. Over the longer term, however, it can be inferred that house prices 

will increase significantly as a result of the improved accessibility.  

3.5.2 Affordable Housing Legacy 

The Bid proposal for the 2010 Olympic Games included a legacy proposal that would result 

in the development of new affordable housing in Vancouver and employee restricted 

housing in Whistler. The proposed construction is for two full-service Athletes’ Villages — 

one in Vancouver and one in Whistler — with capacity for 5,500 bed spaces. The expected 

number of athletes is 2,833. The higher bed capacity is intended to allow the athletes to 

have an opportunity to visit each village as well as to house team leaders, medical staff and 

team officials.  

The Vancouver Athletes’ Village will be home to 2,800 athletes and officials, and is 

proposed for South East False Creek. After the Games, the buildings are to provide 1,000 

residential units, including 250 affordable housing units, a community centre, daycare, 

retail and service space for the new residents. Planning work is under way and the city-

owned land was recently sold to the Mllenium Development Group for $193 million.  

The Whistler Athletes’ Village, located in the Lower Cheakamus Valley, will combine pre-

manufactured, temporary facilities and permanent residences. Designed for 2,700 athletes, 

after the Games are finished, it has been proposed that the temporary facilities be moved 

off-site and provided to First Nations peoples. The remaining housing was to be dedicated to 

affordable, staff-focussed housing and an athletes training facility. More recently, multiple 

proposals for the Athletes’ Village have been developed and presented and two options 

presented at open houses: (1) a tent and trailer option that would be completely removed 

after the Games; and (2) a core permanent village that would allow for additional housing 

to be built in stages over a span of 10 to 15 years. The permanent option would only be 

feasible with the inclusion of some market units as part of the plan, an option which has 

received significant objection from Whistler’s Municipal Council (Forsythe). 

3.5.3  High Demand and Increased Rents  

Compared to previous host cities, the impact of the Games on the residential rental market 

in the City of Vancouver may be more significant given that the city has an extremely low 

vacancy rate. According to the CMHC Rental Market report, the 2005 vacancy rate in 

Vancouver (metropolitan area) increased slightly to 1.4% from 1.3% in 2004. Despite a strong 

home ownership market, the vacancy rate has remained below the 15-year average of 1.5% 
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in the past two years.3 CMHC credited the robust economy and associated employment 

growth for maintaining demand for rental accommodation by precipitating an increase in 

the number of migrants who typically choose to rent before they buy.  

The rental housing stock (privately-initiated) has been steady for the past 10 years at 

approximately 107,000 units. Land prices and current market conditions are such that it has 

not been economically viable to build new rental accommodation. However, “individual 

investors” — primarily in the condominium market — have informally added to the total 

supply of rental housing (CMHC Rental Market Report). That is, houses, apartments and 

secondary suites that are rented through the private rental market, although the greatest 

increase in supply has been mainly targeted to the higher end market. While the demand 

from Olympics-related trades and service workers may be for more moderately priced 

housing, the supply increase reduces the overall pressure on lower priced housing (Ference 

Weicker et al.).  

Tenants’ rights advocates are concerned that housing loss is occurring due to continuing 

disinvestments in the rental stock, that new stock is not being built to replace the lost stock 

and meet demand, and that the aging rental properties are not maintained (Ference 

Weicker & Co.). The City of Vancouver has a number of regulatory measures in place to 

discourage demolitions and limit conversions of rental properties, and a program to assist 

tenants displaced by redevelopment. The “rate of change” policy has also been effective at 

reducing allowable density maximums in certain apartment zones in order to slow down the 

gentrification process in certain neighbourhoods. 

However, it is not evident that the provincial regulations that are currently in place can 

sufficiently protect tenants from the possibility of being outpriced or evicted. The 

amendments to the revised Residential Tenancy Act (RTA) permit a landlord to raise rents 

by a set amount each year, and they can apply for arbitration for rent increases above that 

amount. The percentage allowable for rent increases is based on inflation, as represented 

by the Consumer Price Index (CPI), plus an additional 2%. A landlord who desires to increase 

a tenant’s rent by more than the allowable amount, however, can ask a tenant to agree to 

this increase. Landlords are only required to apply to an arbitrator for approval of a rent 

increase if a tenant does not agree to what is proposed.  

Ference Weicker & Co. also raised the concern that the appeal process, which enabled 

tenants to ask their landlord for justification of a rent increase, was abolished in the new 

2002 RTA legislation. Another is that the RTA regulations that require notice for evictions 

related to renovations can only be done when all permits are in place. Concern has been 

                                                      
3 It should be noted that the vacancy rates are even lower in the City of Vancouver proper — 0.7% in 
2005, increasing from 0.6% in 2004. 
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expressed that this more lengthy process can be avoided by doing cosmetic repairs that do 

not require permits.  

3.5.4 Homelessness and Evictions  

Evictions and other displacements can impact the health of low-income residents, limit 

their access to unique health supports, and result in the breakdown of vital social networks 

(Ference Weicker et al.). In the face of high land values and redevelopment pressures 

caused by economic growth and migration, there is the potential for rent increases and the 

occurrence of gentrification in host city neighbourhoods that displaces lower income 

tenants. There is concern, therefore, that evictions and homelessness linked to the Winter 

Games will occur, particularly for the more vulnerable tenant populations.  

Homelessness is already an important issue for Vancouver. According to the 2005 Homeless 

Count, the City of Vancouver is estimated to have 600 people living without shelter in the 

city, plus an additional 700 people staying in emergency shelters. That is an estimated total 

of 1,300 homeless people in the city, a 100% increase from the 2002 Homeless Count. 

Further, some Vancouver social activists have expressed concerns that the police may target 

homeless people as the 2010 Olympic Games draw nearer. These fears are rooted in the 

Atlanta experience in particular, where homeless people were detained or shipped out of 

town by the authorities as the Olympic Games got under way. 

Concerns about housing in Vancouver’s inner-city neighbourhoods, including the capacity of 

shelters to accommodate increased users during the Games, is very high, in part because of 

the extent to which Expo 86 resulted in the displacement of low income individuals. It has 

been estimated that between 500 and 1,000 lodging house residents were evicted or 

displaced as a result of Expo. The Downtown Eastside community rallied to demand 

relocation assistance and, partly as a result of the intense media scrutiny around the issue, 

the City of Vancouver established a "clearing house" at a local community centre to assist in 

the relocation of affected residents.  

While it is important to recognize that Expo 86 was a six-month event rather than a 17-day 

event, it is also important to recognize that the Winter Games could act as a catalyst for 

the urban regeneration process and revitalization of Vancouver’s Downtown Eastside. 

Subsequent increases to land prices and rents in the area, in turn, can lead to evictions, 

both in the Single Room Occupancy (SRO) hotels and in purpose-built rental housing stock, 

due to conversions or upgrades to higher return land uses. Many Downtown Eastside and 

Downtown South residents live in SRO lodgings, where tenants usually share bathroom 

facilities and, occasionally, cooking facilities. SRO units represent the most basic shelter 

provided by the market for low-income individuals (Ference Weicker & Co.). Very little 
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other market housing is available in the same price range. At the same time, it is vulnerable 

to redevelopment and closure.  

The Downtown Core contains the largest concentration of low-rent market housing in the 

City, providing the bulk of low-cost housing for Vancouver’s most vulnerable population. As 

of June 2005, there were 14,122 low-income units in the Downtown Core: 6,079 single room 

occupancy units; 1,442 special needs units; and 6,601 non-market housing units (City of 

Vancouver Housing Centre). The potential for significant increases to lower rent properties 

and evictions in this area would most likely lead to significant increases in homelessness. In 

recent years, the City has encouraged both the retention/upgrading of the existing stock of 

SRO housing and its replacement with better, more livable housing. In 2003, Council 

enacted the Single Room Accommodation By-law to regulate the conversion and demolition 

of the SRO stock in the Downtown Core. 
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SECTION 4 — IMPACTS ON VANCOUVER—SEA-TO-SKY CORRIDOR 

New facilities and venues will remain for the benefit of British Columbians after the Games, 

leaving an Olympic legacy. Olympic venues will allow Vancouver to bid on high level 

sporting, political or cultural events. Sports facilities will expand training opportunities for 

BC’s athletes and increase recreational opportunities. As discussed above, athletes’ villages 

are anticipated to accommodate some of the need for social housing in Vancouver and 

employee housing in Whistler. Media attention drawn to BC is expected to increase tourism 

in the years immediately following the Games. Experiences of other host regions suggest 

that tourism should be at higher levels for five years after the Games.  

4.1 Infrastructure Legacy 

Infrastructural improvements such as venue development and transportation upgrades can 

lead to significant urban regeneration that stimulates further investment in the areas of the 

host region where the new construction takes place. Recreation and transport 

improvements will enable residents and visitors to enjoy sport and cultural events induced 

by new recreational facilities, and benefit from time savings due to the improved 

transportation infrastructure. The extent that such facilities leave a lasting and positive 

legacy in the Lower Mainland is dependent on how well suited the projects are to the needs 

of the local community and the plans in place for post-event utilization and operations.  

4.1.1 Sports Facilities 

New sports facilities and venues can impact a host community in multiple ways. For one, 

the existence of world class sports facilities can encourage the host community to pursue 

other world events and international sporting competitions, as was the experience in 

Calgary. The sports facilities, if well adapted for community use, can provide amenities and 

recreational services to the select neighbourhoods, which may have otherwise been much 

more difficult to achieve. As new amenities, these facilities can influence land prices and 

have an impact on the pattern of future land development.  

Table 3 summarizes the sports facilities that will form part of the 2010 infrastructure 

legacy, including the event to be housed and the status of the facility.  
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Table 3 — 2010 Sport Legacy Facilities 

Proposed Facility Events Status 

Non-Competition 

BC Place Stadium Opening and Closing Ceremonies, Olympic 
Winter Games 
Opening Ceremony, Paralympic Winter 
Games 

Existing 

Vancouver Convention and 
Exhibition Centre 

Main Press Centre 
International Broadcast Centre 

Expansion 

Olympic Winter Games Venues, Vancouver Region 

General Motors Place Ice Hockey Renovated 

UBC Arena Ice Hockey Renovated/New  

Hillcrest/Nat Bailey Stadium 
Park 

Curling New 

Pacific Coliseum Figure Skating, Short Track Speed Skating Renovated 

Richmond Oval Speed Skating New 

Cypress Mountain, West 
Vancouver  

Snowboard, Freestyle Skiing Existing/Expansion  

Olympic Winter Games Venues, Whistler 

Whistler Creekside Alpine Skiing (Speed and Technical Events) Existing 

Whistler Sliding Centre, 
Blackcomb Mountain 

Bobsleigh, Luge, Skeleton New 

Whistler Nordic Venue, 
Callaghan Valley  

Biathlon, Cross Country Skiing, Nordic 
Combined, Ski Jumping New 

Paralympic Winter Games Venues, Whistler 

Whistler Creekside Alpine Skiing Existing 

Whistler Nordic Venue, 
Callaghan Valley 

Biathlon, Cross Country Skiing New 

Meadow Park Sports Centre Wheelchair Curling Existing 

Whistler Arena Ice Sledge Hockey New 

Source: Official Site of the Vancouver 2010 Olympic and Paralympic Winter Games at 
http://www.vancouver2010.com/En/AboutVancouver2010/OurPlan/Venues/Default.htm. 

In those communities where Olympic venues are located, particularly where new facilities 

will be constructed (i.e., Vancouver, Richmond and Whistler), additional examination of the 

post-event plans for the venues may be warranted. Specific questions and considerations 

related to economic and housing impacts include:  
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• Where and what kind of new development will take place? Will the new 

development be integrated into the existing urban fabric? How will Olympic-related 
infrastructure be used post-Olympics? 

• Does the new development complement and strengthen existing plans for urban 

development, i.e., will Olympic related development support trends already under 
way in the community?  

• Are facilities to be constructed on vacant land or will they involve demolition of 

existing structures? What is the possibility of direct displacement of existing users 
from these sites?  

• What is the possibility of increased land values and real estate prices in the area as 

a result of the facility development? Could such development have implications on 

the housing market, such as unintended displacement of tenants? 

4.1.2 Transportation 

Transportation will be enhanced to ensure quick and efficient movement of athletes, 

officials, media, volunteers and spectators between venues. In particular, transportation 

infrastructure enhancements will improve the accessibility of communities along the Sea-to-

Sky corridor, namely Squamish and Whistler, and to a lesser extent, Pemberton and Lillooet. 

The following upgrades have been planned:  

• Upgrade the Sea-to-Sky Highway from Horseshoe Bay to Whistler — improvements to 

include three and four lanes from Horseshoe Bay to Function Junction, at the south 
end of Whistler; 

• Construct a new two-lane road through the Callaghan Valley to provide access to 

the Nordic Centre; and 

• Construct eight new bridges to replace the single-lane bridges currently in place 
over a 36 kilometre section of Highway 99 from Lillooet west to Blowdown Creek.  

These proposed upgrades could lead to an increase in land values and house prices in the 

communities along the corridor as a result of the improved connectivity throughout the 

region. Exploration of the following questions in subsequent phases of the research may also 

further our understanding of the Vancouver—Sea-to-Sky housing markets:  

• Could time savings due to improved connectivity result in an increase in tourist 

visits after the Games? 
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• How has the announcement of the Olympics and transportation improvements along 

the Sea-to-Sky Highway affected real estate sales and prices in communities along 
the corridor? 

• To what extent will reduced travel time/ convenience through improved 

transportation infrastructure affect where people choose to live within the Sea-to-
Sky corridor? In particular, will improved accessibility between Squamish and 

Whistler have an impact on Pemberton’s role as a bedroom community for Whistler? 

Similarly, will improved accessibility between Greater Vancouver and Squamish 
increase its attractiveness as a bedroom community to Vancouver?  

4.2 Economic Impacts 

One of the key benefits a host region can reap from the Olympics is greater international 

exposure, through increased visitation if marketing opportunities are developed, increased 

investment, and trade. Greater attention drawn to Vancouver can create opportunities to 

increase exports and attract new business investment.  

The direct economic impact of the 2010 Olympic and Paralympic Games reported in this 

section is based on estimates in the 2002 Intervistas report, Olympic Economic Impact: An 

Update. The overall economic impact of the Games is estimated between $2.0 billion and 

$4.2 billion in Gross Domestic Product (GDP), depending on the tourism scenario applied. 

The economic impact is generated by capital costs, such as spending on construction and 

upgrades; operating costs such as policing and broadcasting; spending by tourists visiting the 

province; and any impact on in-bound investment or trade (Intervistas Consulting). 

Table 4 summarizes the incremental economic impact, including potential multiplier 

impacts (indirect and induced) under different tourism scenario projections in terms of GDP 

and employment.  
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Table 4 — Estimated Economic Impacts 

 
 

Economic Impact 

Tourism impact 
scenario 

GDP 
$ billion 

Employment 
(person years) 

Low Visits $2.0 b 45,000 

Med Visits $2.4 b 54,000 

Med-High Visits $3.3 b 77,000 

Overall impact of Games — excluding 
expansion of Vancouver Convention and 
Exhibition Centre 

High visits $4.2 b 99,000 

Low $6.1 b 126,000 

Moderate $8.4 b 187,000 

Combined Impact with Convention Centre 
Expansion 

High $10.7 b 244,000 

Direct $148 m 3,000 

Indirect and induced $87 b 2,000 

Incremental Economic Impact of Construction  
— only 9% are included in incremental costs 

Total  $235 m 5,000 

Low Visits $586 m  16,000 

Med Visits $824 m 23,000 

Med-High Visits $1,419 m 39,000 

Tourism Impacts — Direct only 

High visits $2,001 m 56,000 

Source: Compiled from Intervistas Consulting. 

Only construction expenditures funded by out-of-province sources are included in the 

“incremental” economic impact. As such, only 9% of the construction costs are considered 

incremental, with the remaining 91% funded by the private sector within BC and by the 

provincial government. That is, none of the spending related to the Vancouver Convention 

Centre, the Highway 99 upgrade project, or the Lower Mainland rapid transit are included in 

the incremental construction impact. Only 50% of the Olympic venue construction was 

included in the incremental economic impact, as the other half is assumed to be funded by 

the provincial government (Intervistas).  

The Games are considered by their supporters to be a unique opportunity to raise 

international awareness of British Columbia, generating a long-term impact that will benefit 

many sectors of the provincial economy. Overall, hosting the Games is expected to: 

• Translate into higher volumes of visitors to British Columbia for at least two years 

prior to and five years after the Games; 

• Provide the opportunity to showcase British Columbia products and services to a 

broad international audience, promoting trade and investment activity;  
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• Create an enduring legacy through investments in sports facilities, cultural and 

sports endowment programs, social housing and major transportation infrastructure 
improvements; and 

• Stimulate increased international interest in Vancouver as a convention destination. 

In addition, intangible benefits must not be overlooked, as they contribute to national 

spirit, confidence, hope, pride and sense of achievement, particularly for volunteers 

(Intervistas). 

Specific questions related to the impact of the economy on real estate that could be 

considered: 

• Could the Olympics demand for labour negatively affect new residential 

development and the housing renovation market in the Vancouver and Sea-to-Sky 

context? If so, what strategies are in place by business and government to minimize 
any impacts? 

• Are there potential detrimental effects on the regional economy due to over 

development in the Sea-to-Sky corridor or potential budget overruns?  

• Is it possible to ascertain how outsiders and potential investors perceive the 

implementation and management of the 2010 Games? And what is the 

risk/likelihood of negative publicity that could undermine investor activity?  

4.3 Housing Impacts 

Earlier in this literature review, the potential impacts related to the key housing issues 

were identified from past Olympic experiences. Below is a summary of the planned and 

possible housing impacts on Vancouver—Sea-to-Sky and British Columbia as a whole. 

• New market, non-market and employee housing for Vancouver and Whistler, with 

non-market units a direct outcome of the conversion of athletes’ villages to 
affordable housing. 

• Opportunity for affordable housing projects and shelters to secure Games-related 

assets (e.g., furniture) after the Games. 

• Potential for increased short-term demand for housing prior to and during the 

Games, and a negative impact on affordability. 

• Possible increased demand for temporary shelters for the homeless, resulting from 
people who may be displaced from their homes, or are drawn to the area but do not 

have a place to stay. 
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• Risk of losing existing affordable housing as a result of permanent or temporary 

conversion of housing units to tourism units or other purposes, or due to the 
redevelopment of existing buildings to make way for new developments. 

• Crowding-out/ gentrification if low-income residents can no longer afford to live in 

certain areas due to increased costs of post-Game housing. 

The literature review has provided important insights into the potential impact of an 

Olympic event on housing markets and economies on a host region. Subsequent research will 

contribute to a better understanding of how the housing markets in Vancouver and the Sea-

to-Sky corridor may respond to this much-anticipated event.  

Additional questions to explore with Games’ organizers, municipalities, real estate agents 

and developers, and social service providers include: 

• Are there any programs in place to address the short-term accommodation demands 

of workers who moved to the region to participate in preparations for the Olympic 
Games? Are there any education or awareness-raising programs for landlords 

regarding the challenges and opportunities of renting to visitors coming to the 

Games? 

• How do recent trends in rents and vacancy rates compare across communities in the 

Sea-to-Sky corridor? What current pressures exist on renters and landlords?  

• What are the specific tenant protection regulations and anti-conversion laws in 

place by local or provincial government and to what extent can they mitigate the 
impacts?  

• Is it possible to determine the extent that land use and zoning regulations will 

hinder or support land development in the areas surrounding the new facilities and 
infrastructure? Are there any other potential barriers to future growth and 

development?  
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SECTION 5 — RESEARCH CONSIDERATIONS  

This research project on housing markets in Vancouver and the Sea-to-Sky corridor 

comprises three major parts: (1) a review of the current state of housing markets; (2) a 

forecast of the impact of the 2010 Olympics on housing markets; and (3) final presentation 

and conclusions on the possible impacts on the Vancouver and Sea-to-Sky corridor housing 

markets. The literature review has provided a comprehensive consideration of documents 

on the experiences of past host cities, highlighting some of the potential implications of this 

experience for economic and housing development in Vancouver and the Sea-to-Sky region. 

It forms the first component of this research study and will be used to inform subsequent 

phases of research, including a set of housing profile reports on the state of housing markets 

in Vancouver and the Sea-to-Sky corridor, forecasts of population and housing growth and 

change, and an assessment of the impact of the Olympics on housing markets in the region.  

Subsequent research in this study will distinguish between two types of potential impacts: 

short-term impact on prices and rents before and during the Olympic year; and longer-term 

impacts that will arise from the development of new urban infrastructure and the 

accompanying regeneration it may bring. An assessment of short-term impacts will reflect 

the extent to which changes in the housing market are due to the Olympics, the general 

strength of the economy, and related increases in population. Longer-term impacts will 

benefit from an examination of development plans related specifically to the Games, as 

well as new infrastructure and development that would have occurred within a reasonable 

time frame had the bid for the Games not been won.  

Specifically, the literature review identified a set of key features and issues to be 

considered in upcoming study phases. Within the scope of the research and depending on 

data availability, the following issue areas are to be incorporated in subsequent analysis:  

• Consider possible impact on rental housing market: examine trends in rental market 

data including vacancy rates; current pressures on renters or landlords; existing 
concerns for gentrification/ conversion of lower income housing supply; identify 

existing programs in place to protect tenants; 

• Review impact of the Olympic announcement on current real estate prices and 

discuss the possibility of such impacts being sustained over the longer term as a 

result of infrastructure improvements: review trends in real estate prices or sale 
activity; identify existing redevelopment pressures on home owners in the lower end 

of the market, e.g., mobile home owners; 

• Describe resources available for homeless and population at risk of homelessness: 
include emergency shelter beds and related services and resources; identify existing 
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programs or efforts in place to support homeless and prevent harassment or 

detainment during the Games; 

• Include a summary inventory of short term accommodation supply: include the 

stock of available tourism units by the different forms of accommodation; identify 

any proposed hotel or motel development projects; present any direct tourism or 
related marketing efforts that could increase the potential for visitation and 

tourism interest; 

• Present an update of the Olympic legacies: list new construction or refurbishment 

of venues and facilities; describe other major infrastructural improvements and 

existing plans for post-event integration; discuss implications for urban regeneration 
or redevelopment; and 

• Highlight well-known, broad regional economic factors to set the context for 

changes and impacts on the local economy or housing market. 

Community-specific areas of consideration in subsequent research include:  

• Whistler: 

o acknowledge the crowding out effect that may occur in Whistler 
considering February’s peak season levels in the resort community;  

o present up-to-date plans for the construction of the athletes’ village, 
new facilities, and expansion of facilities;  

o discuss the existing demand for staff housing and the opportunity to 
develop employee price-restricted housing as an Olympic legacy;  

o describe potential for regeneration and adaptability of recreational 

facilities to post-event uses and the possible impact on the community 
of such amenities; and  

o make note of the potential to increase Whistler’s accessibility to 
individuals with physical disabilities.  

• Vancouver: 

o present trends in the stock of low-income and Single Room Occupancy 
(SRO) housing in Vancouver’s Downtown Eastside and describe 

community concerns regarding the potential displacement of tenants 
from those units;  
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o describe the pressures to redevelop the sub-areas around the Olympic 

Village in South East False Creek sooner than had the Games not taken 
place;  

o present the rents and vacancy rates in areas in close proximity to 
Olympic venues, e.g., Burnaby, Coquitlam, Richmond, Vancouver and 

the North Shore; and  

o describe the private rental market and possibility of evictions by 

landlords seeking to realize short term profits from the event.  

• Squamish, Lillooet and Pemberton:  

o identify current pressures of redevelopment on mobile home park 

residents and concerns regarding future displacement;  

o highlight the extent of the connectivity in real estate prices throughout 
the corridor and estimate changes in demand that result from the 

infrastructure improvements;  

o describe the relationship between housing and commuting in 

communities along the corridor, particularly in Pemberton and Squamish 

which have been competing for bedroom community status in relation 
to Whistler; and  

o present a summary inventory of tourist accommodation and identify 
potential to accommodate workers who migrate to the region to 

prepare for the Games. 

• Other Parts of the Region:  

o identify major development projects that are under way or slated to 

take place throughout the corridor, e.g., Britannia Beach, Porteau 
Cove; and  

o identify potential long-term implications of these new developments on 

neighbouring housing markets.  
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ANNOTATED BIBLIOGRAPHY 

The material for the economic literature review was drawn principally from the 25 sources 

cited in this annotated bibliography.  

Andranovich, Greg; Burbank, Matthew; and Heying, Charles. (2001) “Olympic Cities: 
Lessons Learned from Mega-Event Politics.” Journal of Urban Affairs. 23(2) 113-
131.  

Examines the mega-event strategy of cities competing for jobs and capital in the 

context of limited federal aid and increasing global economic competition. The strategy 

entails the quest for high profile events to serve as a stimulus for local development. 

The study analyzes the approaches taken by three US cities in bidding for and staging an 

Olympic event. It includes lessons learned and policy implications.  

Avison Young. (October 2003) Olympic Impact: Vancouver 2010 and the Industrial Real 
Estate Market. Vancouver.  

This brief research report estimates the level of direct demand for industrial property in 

the form of warehouse space. The report also outlines other possible impacts on the 

industrial market due to Olympic-related construction and potential redevelopment.  

Barton, Lloyd. (June 2004) “The Economic Impact of the Olympic Games.” European 
Economic Outlook. PricewaterhouseCoopers  

Research article published in June 2004 as part of the PricewaterhouseCoopers' 

European Economic Outlook. The article provides an overview of the economic effects 

of hosting the Games, reviews the experience of past host cities, and reviews the 

outlook for the Greek economy, highlighting the potential impact of the Athens Games 

on the country’s economy. 

Beriatos, Elias, and Gospodini, Aspa. (2004) ”Globalizing” Urban Landscapes: Athens 
and the 2004 Olympics.” Cities. 21(3) 187-202. Elsevier Ltd.  

This paper deals with the transformations of the urban landscape in the era of 

globalization. It describes how built heritage and innovative design of space have the 

potential for promoting economic growth and enhancing place identity of cities. Both 

are used as major components of contemporary strategic plans of cities for the 

improvement of the urban landscape. The resulting transformation is thereby dominated 

by the two extremes — tradition, with local spatial references, and innovation, with 

more universal or global spatial references. Athens is used as a case study whereby the 

landscape transformations for the Olympic Games 2004 are analyzed.  

Brunet, Ferran. (1995) “An Economical Analysis of the Barcelona'92 Olympic Games: 
Resources, Financing and Impact.” In The Keys of Success: the Social, Sporting, 



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 

Economic Literature Review 

 

 
49

Economic, and Communications Impact of Barcelona ’92. Universitat Autonoma de 
Barcelona: Centre d’Estudis Olimpics i de l’Esport. 

This paper considers the financial and economic impact of the 1992 Olympic Games on 

the city of Barcelona. The study includes a description of the organization of the 

Games, an analysis of the costs, investments, revenues, and legacy of the Games.  

Carbonell, Jordi. 2005. The Olympic Village, ten years on: Barcelona: the legacy of the 
Games 1992-2002 [online article]. Barcelona: Centre d’Estudis Olimpicas UAB.  

The article presents a brief history of Barcelona’s Olympic Village and describes its 

present situation in terms of residential prices, existing infrastructure and community 

services, and land uses.  

Chalkley, Brian and Essex, Stephen. (1999) “Urban Development Through Hosting 
International Events: A History of the Olympic Games.” Planning Perspectives. 14 
(369-394) Taylor and Francis Ltd.  

This paper reviews the effects of the Olympics on the urban environment of the various 

host cities between 1896 and 1996. The study outlines the varied motivations for staging 

the Games and examines their outcomes in terms of urban development. The paper 

aims to:  

• place the Olympic experience within the wider context of other mega-events 
such as fairs, festivals and commercial exhibitions;  

• outline the goals and operation of the Olympic movement and explain the 

benefits which cities can accrue by hosting the Games;  

• examine the increasing level of competition to host the Games; and 

• trace and illustrate the changing nature and scale of the impact of the Games 
on the urban environment and its increasing role as an agent of urban policy.  

City of Vancouver Housing Centre. August 2005. 2005 Survey of Low-Income Housing in 
the Downtown Core. Community Services Group.  

The seventh biennial report on the low-income housing stock in Vancouver's Downtown 

Core. The character of the area is changing as new high-rise housing is built in 

Downtown South, Burrard Slopes, and Pacific Place, but it still contains the city's largest 

concentration of low-rent market housing, as well as 31% of the city's non-market 

housing stock. Three types of housing are covered in this report: privately owned single 

room occupancy buildings; non-market or social housing; and special needs residential 

facilities. Owner-occupied dwelling units such as condos, market rental dwelling units, 

and hotels for tourists or business travellers are not included. The surveys are 
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concerned with the physical stock of the buildings and not with who lives in them. The 

report uses past surveys and other data to examine low income stock at the beginning of 

June 2005 and the changes to that stock since 1991.  

Deccio, Cary and Baloglu, Seyhmus. (August 2002) “Nonhost Community Resident 
Reactions to the 2002 Winter Olympics: The Spillover Impacts.” Journal of Travel 
Research. 41 (46-56) Sage Publications.  

The study examines nonhost community residents’ perceptions of the spillover effects 

of the 2002 Winter Olympic Games, the antecedents of these perceived impacts, and 

consequent support for the Olympics. Results show that although some residents 

perceive that the Olympics will bring opportunities, most do not anticipate any local 

impact from the event. Findings indicate that environmentally conscious residents do 

not support the Olympics. Those who are economically dependent on tourism and those 

who participate in outdoor activities generally support the Games. On the other hand, 

community attachment of residents did not influence perceived Olympic opportunities 

or support for the Olympics. Most residents overall indicated that they do not support or 

oppose the event but do encourage the promotion of the area during the Olympics and 

would be willing to support their rural community activities during the mega-event.  

Essex, Stephen and Chalkley, Brian. 2002. The Changing Infrastructural Implications of 
the Winter Olympics, 1924-2002 [Acquired Online]. Draft Copy 

The Olympic Games are much more than a sporting event; they have evolved into a tool 

of urban renewal and a catalyst of substantial urban transformation. In contrast to the 

large volume of research into the infrastructural implications of the Summer Olympics, 

much less attention, apart from studies of individual Games, has been given to the 

Winter event. The aim of this paper is, therefore, to review the role of the Winter 

Olympics in changing and modernising the built and natural environments of its hosts 

and its role as a tool of urban and rural regeneration. Four phases in the development of 

the event are apparent, which provide insights into the changing infrastructural 

implications of the event on host cities, 1924-2002.  

Essex, Stephen and Chalkley, Brian. (April 2004). “Mega-sporting Events in Urban and 
Regional Policy: a History of the Winter Olympics.” Planning Perspectives. 19 (201-
232) Taylor and Francis Ltd.  

Mega-events such as the Olympic Games have emerged as an important tool of urban 

and regional renewal through their ability to justify redevelopment and enhancement, 

attract inward investment, promote tourism and create new images for host cities. This 

paper complements previous research into the urban effects of the Summer Games by 

focussing on the infrastructural legacy of hosting the Winter Games, 1924-2002. The 
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discussion concentrates on the growing intensity of the intra-urban competition to host 

the event, and identifies four phases in the changing infrastructural implications of 

staging the Games. As a component of urban and regional policy, the Winter Olympics 

present both major risks and clear opportunities for the effective transformation of host 

centres.  

Ference Weicker and Company in Conjunction with the Vancouver 2010 Bid Corporation 
(February 2003) Community Assessment of 2010 Olympic Winter Games and 
Paralympic Games on Vancouver's Inner-City Neighbourhoods.  

The purpose of this study is to review potential opportunities and impacts of the 2010 

Winter Games on Vancouver’s inner city neighbourhoods and to identify possible 

strategies for realizing opportunities and avoiding or mitigating negative impacts. This 

study identifies potential short and long-term opportunities/ benefits, adverse impacts, 

and possible strategies that could be considered for implementation. Key findings with 

respect to opportunities and impacts include: a) the Winter Games could serve as an 

important catalyst in the implementation of economic development and employment 

strategies of the Vancouver Agreement; b) conversion of the athletes’ village would add 

250,000 square feet of non-market housing to the city’s supply; and c) it is essential for 

inner-city community members to have early input into all levels of Games planning.  

Forsythe, Alan. February 18, 2006. “Legacy Neighbourhood in Doubt: Mayor.” The 
Question.  

Article in local paper discusses the necessity of market housing to make the Athletes’ 

Village site a permanent residential neighbourhood for Whistler after the Olympics.  

Governor’s Office of Planning and Budget. 2002 Olympic Winter Games: Economic, 
Demographic and Fiscal Impacts. Salt Lake City, Utah. 

The Demographic and Economic Analysis Section of the Governor's Office of Planning 

and Budget authored this study to provide the Governor, legislature, state agencies, 

local government, the organizing committee, and the public with credible estimates of 

the economic, demographic, and fiscal impacts of the 2002 Olympic Winter Games. It 

also includes an organization and summary of macroeconomic data from the 1988 

Calgary Olympic Winter Games and the 1996 Atlanta Olympic Summer Games. The 

research is limited to strictly defined economic issues associated with the Utah 

Olympics, and a consideration of macroeconomic indicators from two past Olympics. 

Specifically, this study analyzes the additional output, income, employment, 

population, and government revenue and expenditure that is generated because of the 

injection of new money into the Utah economy.  

Hiller, Harry. 1998. “Assessing the Impact of Mega-Events: A Linkage Model.” Current 
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Issues in Tourism.  

Mega-events are usually assessed in terms of the economic impact of the event itself, 

with little attention given to the event as part of a broader process that can be 

investigated longitudinally. An adapted political economy model is proposed that 

distinguishes three kinds of linkages. Forward linkages refer to the effects caused by the 

event itself. Backward linkages refer to the powerful background objectives, which 

justify or rationalise the event. Parallel linkages are side effects which are residual to 

the event itself and not directly under the control of event organisers. This longitudinal 

approach also distinguishes between pre-event, event, and post-event impacts, so that 

unintended and unanticipated consequences can be identified. The model is applied to 

the issue of displacement as a parallel linkage and to other issues of housing and 

impacts on neighbouring communities of the mega-event site. It is concluded that 

impact assessment ought to be part of every mega-event plan and that impact equity 

and a mitigation plan to control adverse affects ought to be in place.  

Intervistas Consulting (November 2002) The Economic Impact of the 2010 Winter 
Olympic and Paralympic Games: An Update. Prepared for Honourable Ted 
Nebbeling, Minister of State for Community Charter and 2010 Olympic Bid.  

In January 2002, the BC Ministry of Competition, Science and Enterprise completed a 

study of the economic impact of hosting the 2010 Winter Olympic Games. This report 

was commissioned to review that study and update it with more recent information on 

expected spending and revenues. The study focussed only on the incremental economic 

impact of hosting the Olympics, that is, impacts from spending which is funded from 

outside BC.  
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Jewell, Beth and Kilgour, Kylie. 1999. “Sharing the Spirit: the impact of the Sydney 
2000 Olympics on human rights in Australia.” How You Play the Game: Papers from 
the First International Conference on Sports and Human Rights. 1-3 September 
1999 Sydney, Australia. 

The Sydney 2000 Games were promoted as a golden opportunity for business, 

employment and tourism. This paper raises concerns regarding the lack of legislative 

protection for the local community, in particular with respect to residents’ housing 

rights. A follow up article, “Did we share the spirit? One year after the Sydney 2000 

Olympic Games”, presented some of the outcomes, including an overabundance of 

unaffordable housing units, an inflated rental market, laws banning homeless people 

from sleeping rough in some areas, and no amendments to inadequate housing 

legislation. 

Lybbert, Travis and Thilmany, Dawn. (2000) “Migration effects of Olympic Siting: A 
Pooled Time Series Cross-sectional Analysis of Host Regions.” The Annals of Regional 
Science. 34 (405-420). Springer-Verlag. 

There was considerable opposition to the 2002 Winter Olympics being held in Salt Lake 

City metro area. This opposition stemmed primarily from fears of increased population 

growth due to the international attention. Proponents maintained that the Games would 

enhance the quality and quantity of jobs in the local economy, mitigating any 

undesirable impacts. This paper analyzes the experiences of past North American 

Olympic host regions to determine whether concerns were substantiated. Findings show 

that most population growth effects related to the announcement of the Olympics 

rather than the actual hosting of the event. While the Olympics were likely to attract 

jobs to the host region, the nature of this employment growth and its effect on per-

capita income were questionable.  

Matheson, Victor. (2002) “Upon Further Review: An Examination of Sporting Event 
Economic Impact Studies.” The Sport Journal. 5(1) 

Economists believe that league and event-sponsored studies exaggerate the economic 

impact of professional franchises and large sporting events on local communities. This 

short article highlights the debate that exists on the validity of economic impact studies 

on sporting events.  

McKay, Melinda and Plumb, Craig. (2001) Reaching Beyond the Gold: The Impact of the 
Olympic Games on Real Estate Markets. Jones Lang LaSalle.  

The paper examines the legacy of four recent Olympic hosts — Seoul 1988, Barcelona 

1992, Atlanta 1996, and Sydney 2000, and anticipates potential impacts for Athens. The 

paper also examines the anticipated benefits from the real estate perspective, profiling 
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the impact of hosting the Games on hotel, office, retail, and residential sectors. What 

lessons can be learned from this experience and what are the implications for future 

hosts of major world events? The leverage opportunities are explored in this paper and 

applied not only to the 2008 Olympic bid cities, but also to other cities hosting major 

world events.  

McKay, Jason. (June 2003) “Lodging Market Impact of Hosting Olympic Winter Games: 
Will Salt Lake City Experience Apply to Vancouver and Whistler?” Canadian Lodging 
Outlook.  

Hosting the Winter Olympics is good news for hotels in the host city, when under normal 

circumstances operating performance can be moderate at best during the month of 

February (although Whistler does very well in this month). For Salt Lake City, hosting 

the winter games was a much-needed stimulus to a lodging market that was in decline. 

The article examines the extent of the impact of the Olympics on an area’s lodging 

market, and its duration.  

Mikelbank, Brian. (2004) “Spatial Analysis of the Relationship Between Housing Values 
and Investments in Transportation Infrastructure.” The Annals of Regional Science. 
38 (705-726). Springer-Verlag. 

Studies investigating the relationship between house price and changes in accessibility 

have been fewer in number, and predominantly centred upon the house price impact of 

fixed rail investments. The impacts of smaller road investments made on a regular basis 

by municipalities and state departments of transportation have been neglected. This 

research reports on the spatial relationship between house prices and investment in 

road-based transportation infrastructure. Results indicate that while moderate, past, 

current and approved (but not begun) road investments have distinct and significant 

impacts on house price. 

Office of the Auditor General of British Columbia. (2002/2003). Report 6 — Review of 
Estimates Related to Vancouver’s Bid to Stage the 2010 Olympic Winter Games and 
Paralympic Winter Games. Victoria, BC.  

A review of the work of the Bid Corporation and the Province. The Office of the Auditor 

General examined the processes used to develop the estimates, the assumptions 

underlying those estimates, and the plans for managing the risks associated with the 

planning and staging of the Games. Content of the report is based on information 

provided by officials of the Bid Corporation and the Province. It is intended to help 

British Columbians understand Vancouver’s bid and the Province’s financial undertaking, 

and establish a baseline against which the Province’s undertaking and any future 

spending can be assessed. 
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Olds, Kris. (1998) “Hallmark Events, Evictions, and Housing Rights.” In Evictions and the 
Right to Housing: Experience from Canada, Chile, the Dominican Republic, South 
Africa, and South Korea. Editors: Antonio Azuela, Emilio Duhau and Enrique Ortiz. 
IDRC. 

This chapter examines hallmark events, community action, and housing rights related to 

evictions in three Canadian cases: Expo '86 in Vancouver, the 1988 Calgary Winter 

Olympics, and the rejected proposal for the 1996 Summer Olympics in Toronto. 

Although the study focusses on housing issues, it sets the stage for discussion of housing 

impacts in a broader economic, cultural, and political context.  

Osborne, Hilary. (2005). London Homeowners Could Be First Olympic Winners. Guardian 
Unlimited. 6 July. Available from 
http://money.guardian.co.uk/print/0,3858,5232841-110330,00.html. 

The impact of the 2012 Summer Olympics on the London housing market will be to focus 

attention on urban regeneration that is currently under way and strengthen existing 

upward trends in housing prices and demand. 

Owen, Jeffrey. (Fall 2005). Estimating the Cost and Benefit of Hosting Olympic Games: 
What Can Beijing Expect from Its 2008 Games?” The Industrial Geographer. 3(1) 1-
18.  

Cities that host the Olympic Games must commit to significant investments in sports 

venues and other infrastructure. It is commonly assumed that the scale of such an event 

and the scale of the preparation for it will create large and lasting economic benefits to 

the host city. Economic impact studies confirm these expectations by forecasting 

economic benefits in the billions of dollars. Unfortunately, these studies are filled with 

misapplications of economic theory that virtually guarantee their projections will be 

large. Ex-post studies have consistently found no evidence of positive economic impacts 

from mega-sporting events even remotely approaching the estimates in economic 

impact studies.  

Pateman, Eric. (Fall 2005). Vancouver’s Lodging Industry: 2010 Olympic Impact.  

This report reviews the potential benefits that a mega-event such as the Olympics could 

bring to the Vancouver regional economy.  

Phillips, Hager and North Investment Management. June 2004. North American 
Residential Real Estate: Bubble Trouble?. Real Estate Reports 

Residential real estate is the subject of widespread interest and participation and, as a 

result, local and regional events in the real estate markets can have a significant impact 

on personal financial circumstances. Phillips, Hager & North monitor the trends that 

influence Canadian investors’ experiences in various markets; they periodically produce 
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research articles and commentaries to help clients address their investment-related 

questions. The first in a series on residential real estate, this report considers the 

question of whether or not the US and Canada are currently experiencing a residential 

real estate “bubble”. The analysis focusses on the key indicators and drivers of the 

residential real estate markets, including house prices, affordability and valuations, as 

well as interest rates, the “rent or own” decision and demographic trends. 

Preuss, Holger. (2004) The Economics of Staging the Olympics: A Comparison of the 
Games 1972-2008. Cheltenham: Edward Elgar Publishing Inc. 

This book presents new methods for assessing how the economic balance of the Games 

can be calculated more precisely. By homogenizing the calculation methods employed, 

the book demonstrates how a successful comparison of host countries can be achieved 

and a comprehensive economic evaluation of the Olympic Games can be made. Non-

economic topics are consistently referred to in the analyse,s reflecting the interrelation 

of the many aspects of these complex events. The investigation deals with a variety of 

topics ranging from macroeconomic to business-economic considerations.  

PriceWaterhouseCoopers. (2001) Business and Economic Benefits of the Sydney 2000 
Olympics: A Collation of Evidence.  

The first anniversary of the Sydney 2000 Olympic and Paralympic Games was an 

appropriate time to commence an assessment of the success of the Games, their 

impacts on Sydney, New South Wales and Australia, and the benefits they delivered to 

the people of the country. This study was conducted by PricewaterhouseCoopers at the 

request of the NSW Department of State and Regional Development (DSRD) in order to 

collate evidence as to the range of business and economic benefits of the Sydney 2000 

Olympic and Paralympic Games. The evidence collated in this report supports the view 

that the Games delivered substantial benefits to Sydney, New South Wales and 

Australia.  

Reed, Richard and Wu, Hao. January 2005. The Melbourne 2006 Commonwealth Games: 
implications for the local property market. Abstract for the 11th Annual Pacific Rim 
Real Estate Conference. 233-27 January 2005. Melbourne, Australia.  

In 2006, Melbourne hosted the 18th Commonwealth Games. Melbourne has not held a 

major global sporting event since the 1956 Olympic Games, although the 2006 

Commonwealth Games follow on from the successful 2000 Sydney Olympics. This 

research investigates the task of hosting a major global sporting event such as the 

Commonwealth Games and how it affects infrastructure in a host city, particularly the 

property market.  

Ritchie, Brent. J.R. 2000. Turning 16 Days Into 16 Years Through the Olympic Legacies. 



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 

Economic Literature Review 

 

 
57

Event Management. Vol. 6 pp. 155-165.  

The hosting of mega-events such as the Olympic Games provides a short period of 

intense excitement for residents and enhances the long-term awareness of the host 

destination in tourism markets. However, unless the event is carefully and strategically 

planned with destination and community development in mind, it can be difficult to 

justify the large investments required. This article focusses on two examples (the 1988 

Calgary Winter Olympics, and the Salt Lake City 2002 Games) in an attempt to 

demonstrate how “legacy planning” can help ensure that the hosting of a short-term 

mega-event such as the Olympics can contribute to the development and consolidation 

of facilities and programs that will benefit destination residents for many years.  

Sanderson, B. Webb, M., and Hobkinson, R. 2002. Home Advantage? The Impact of the 
World Cup on Real Estate Markets. Jones Lang La Salle Global Insights. Issue 3. 

Hosting a World Cup in the 21st century involves a potentially huge investment in either 

the construction or refurbishment of stadia, the organization of logistics infrastructures, 

and a sophisticated and comprehensive security operation. Jones Lang LaSalle’s 

research teams undertook a pre-event global research project to estimate the likely 

impacts of the 2002 World Cup tournament on the economies and real estate markets of 

co-host countries, South Korea and Japan. This paper presents an overview of the World 

Cup preparations; presents analysis on the potential economic benefits; assesses the 

likely real estate impact including the possible impact on the hotel, office, and retail 

sectors; and draws out implications for hosts of future World Cups.  

Shaffer, Marvin; Greer, Alan; and Mauboles, Celineh. (February 2003) Olympic Costs and 
Benefits: A Cost-Benefit Analysis of the Proposed Vancouver 2010 Winter Olympic 
and Paralympic Games. Vancouver: Canadian Centre for Policy Alternatives — BC 
Office.  

Neither the Vancouver 2010 Olympic Bid Corporation nor any of its member partners has 

undertaken a systematic economic evaluation of the costs and benefits of the 

investments and other commitments required to hold the 2010 Winter Olympic and 

Paralympic Games. The purpose of this paper is to present a “multiple account 

evaluation” of the costs and benefits of the 2010 Winter Games and related initiatives. 

The evaluation has three key implications: 

1. The Games are not attractive from a financial point of view as there would be a 

net cost to the public treasury, which would have to be offset by less 

government spending in other areas or increased taxes or increased debt; 

2. The Games cannot be justified on the basis of estimated economic impacts. The 

jobs would not be generated in regions of the province where unemployment is 
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high and additional employment opportunities most beneficial. The impacts 

would be of limited duration and the effective subsidy per job would be very 
high; and 

3. The main potential justification for the Games is the benefit that British 
Columbians would derive as hosts and spectators of the Games and users of the 

facilities they provide.  

State of Utah. (November 2000) 2002 Olympic Winter Games: Economic, Demographic 
and Fiscal Impacts. Governor’s Office of Planning and Budget. Salt Lake City.  

This study was authored to provide credible estimates of the economic, demographic, 

and fiscal impacts of the 2002 Olympic Winter Games. This analysis is critical to state 

government for planning, budgeting, and policy making. Individuals outside of state 

government will also find it useful because of the far-reaching impacts of such a mega-

event. The research is limited to strictly defined economic issues associated with Utah. 

Specifically, this study analyzes the additional output, income, employment, 

population, and government revenue and expenditure that is generated because of the 

injection of new money into the Utah economy.  

Teigland, Jon. December 1999. “Mega-events and impacts on tourism; the predictions 
and realities of the Lillehammer Olympics.” Impact Assessment and Project 
Appraisal.  

After hosting the 1994 Winter Olympics, the Norwegian national and local authorities 

expected a “big boom” in tourism; the actual effects were less than, and different 

from, the predictions, and 40% of the full-service hotels in Lillehammer went bankrupt. 

This paper compares ex ante (pre-event) theories and predictions with the ex post 

(post-event) reality with the aim to help planners of mega-events and other rare 

projects to improve their forecasting and decisions. The article highlights how ex post 

studies can improve the quality of future ex ante impact assessments and how 

important it is to clarify which outcomes are partially influenced by the Olympics, the 

impact these outcomes will have in surrounding or regional markets, and the cumulative 

effects of the dynamic process that takes place as a result of such unique events. 

Yu, Michael. (2004) The Economic and Social Impacts of Hosting Selected International 
Games. 

This research report studies the possible economic and social impacts on former host 

cities based on their experience of staging previous international games, which could 

serve as reference for Hong Kong to host the 2009 East Asian Games. The international 

games studied comprise the 1997 and 2001 East Asian Games, the 1998 and 2002 Asian 

Games, the Sydney 2000 Olympic Games and the 2002 Commonwealth Games. Due to 
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insufficient relevant information, this report focuses on the economic and social 

impacts of the Sydney 2000 Olympic Games, the 2002 Commonwealth Games and the 

2002 Asian Games. 
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Impact of the 2010 Olympics on the Vancouver  
and Sea-to-Sky Housing Markets 

PREAMBLE 
The following housing market review is a series of community-based reports on the state of 
housing markets in Vancouver and the Sea-to-Sky corridor including the municipalities of 
Squamish, Whistler, Pemberton and Lillooet. These reports comprise the second component of 
Part 1 of a research study on the impact of the 2010 Olympics on housing markets along the 
corridor. As a market study, the review presents current and historical information on the real 
estate, rental, and housing investment market context in the region. It also includes a 
discussion of non-market housing components and aims to identify population groups and 
aspects of the market that could potentially be impacted by a world event such as the 
Olympics.  

Each section was developed to set the market context in a community or region using relevant 
and local information. Some variation of the key indicators and data sources will be noted 
across the market reports. 



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 
Lower Mainland Housing Market Review 

CitySpaces Consulting Ltd Page 2 

 

VANCOUVER 

SUMMARY  
The 2010 Olympics will take place in Vancouver and Whistler with potential implications on the 
entire Southwest Metropolitan region made up of the Greater Vancouver, Fraser Valley, and 
Squamish Lillooet Regional Districts (RDs). The focus of this report is on the southern area of 
Greater Vancouver and Fraser Valley (Lower Mainland), by far the most populated and 
economically dominant area of the Southwest region. This housing profile provides baseline 
information on the state of market and non-market housing in the Lower Mainland and selected 
communities within this region.  

Market Overview 

 In 2005, over 2.4 million people were estimated to be living in the Lower Mainland, 
compared to the population of 37,000 residing in the Sea-to-Sky corridor (Squamish 
Lillooet RD). The pace of population growth in the Lower Mainland has slowed down to 
an annual rate of increase of 1.3% in the past ten years in contrast to the rapid growth 
period of the late 1980s and early 1990s when urban annual growth averaged 3.0%. 

 The aging of the population in the next two decades will have significant implications 
on housing demand, in terms of the number of additional units and the housing form. In 
particular, increasing life expectancies and a trend towards living in couple households 
may lead to a shift in demand away from rental apartments and institutional dwellings 
to more ground oriented and apartment units in private housing. 

 After a period of slow growth during the late 1990s, there has been a significant upturn 
in the housing sector in the past five to six years. Housing starts, real estate sales and 
prices have shown strong increases supported by strong growth in the provincial 
economy, employment and income growth and high levels of consumer spending. 
Strong demand for rental accommodation has also resulted in consistently low 
vacancies over the past six years. Average rents are also increasing without large effect 
on demand, yet another reflection of the employment growth and rising incomes. 

 Within this context of positive growth in real estate activity, the cost of purchasing a 
ground oriented home is becoming less accessible to some households in the Lower 
Mainland. For example, to purchase an averagely-priced single detached house in 
Vancouver at $587,000 with a 10% downpayment, a family income of $150,000 would 
be needed to keep shelter costs below the 30% of household income threshold (national 
affordability threshold established by Canada Mortgage and Housing Corporation). As a 
result, many households are opting to live in other housing forms, i.e. condominium 
apartments, or choosing to spend more than 30% of their household income on shelter.  

 With respect to the low income segment of the market, increasing land values in 
Downtown Vancouver are putting pressure on landowners to redevelop buildings that 
house the City’s low-income residents. City-based surveys indicate there is a decline in 
the number of affordable rental units for tenants receiving Provincial government 
assistance and other studies indicate increasing levels of homelessness in the area.   
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Potential Impact of 2010 Olympics 

 A number of new sports facilities and expansions or upgrades to existing facilities are 
planned for Vancouver. The new facilities include an ice hockey arena at the University 
of British Columbia, a speed skating oval in Richmond, and a curling rink in Vancouver 
at Nat Bailey Stadium. These facilities will provide recreational amenities for the 
neighbourhoods where they are located and may lead to future hosting of international 
competitions and events.  

 A legacy of urban development will be achieved with Vancouver’s Olympic Village in 
the False Creek area of the City. On six hectares of land, the Olympic Village will 
include accommodation facilities for 2,800 athletes and team officials. After the 
Games, the buildings are to provide 1,000 residential units including 250 affordable 
housing units for future residents, as well as a community centre, day care, 
commercial and service space.  

 The Lower Mainland can expect improved visibility as a result of the Games. The 2010 
Games are estimated to lead to an increase in demand for tourist and temporary 
accommodation for visitors, volunteers, and staff working at the Games. Plans will 
need to balance the demands for tourist accommodation during the Games with 
potential demand after the Games.  

 The possibility of homelessness in the City of Vancouver is an area of concern. 
Increased in-migration from other cities by individuals seeking employment related to 
the Games could further intensify an already serious problem of homelessness in the 
Lower Mainland. To mitigate such an impact, efforts would be needed to prevent 
evictions and to ensure an adequate supply of emergency shelter beds. Additional 
preparations by community service providers may also be helpful in this respect.  

 There is concern regarding the possibility of tenant displacement due to rental 
conversion by landlords capitalizing on higher rents during the Games. The experience 
of previous host cities has shown that the demand for short-term accommodation at 
the Games is typically for high quality units. Displacement would not be warranted as 
many landlords would be pressed to recover their improvement costs for such a limited 
rental period. A false perception of high returns could still result in evictions or 
conversion of rental housing if awareness is not raised among the rental market’s 
industry professionals and landowners. 

 Supporters of the Games often make positive parallels between the hosting of the 2010 
Olympics and Expo ‘86. The world fair in 1986 is often considered to have been the 
turning point in the Lower Mainland’s economy, sparking international interest, 
investment, migration, and real estate demand; however, the true extent of Expo’s 
impact on real estate in the region has not been verified. While both the Olympics and 
the World Exposition are mega events that garner increases in tourism visitation and 
international profile, there are vast differences between the two events, most notably 
the duration and the number of visitors.  
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MARKET REVIEW 
 Cited to be the longest upturn since the 1970s, Vancouver and the rest of the Province 

are in the midst of an increase in real estate activity (sales and starts) that is a strong 
reflection of the turnaround in the Province’s economy.1  Strong employment and 
income growth in the province have supported rising house prices and real estate 
activity alongside other drivers such as low interest rates and increasing construction 
costs.  

Population Change 

 Population figures for this report are based on BC Stats population estimates, which 
update the 2001 Census to 2005.2 In 2005, 2.4 million people resided in the Lower 
Mainland (Greater Vancouver and the Fraser Valley).  

Figure 1: Total Population, Lower Mainland, 1986-2005 
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Source: BC Stats Population Estimates 

 Since 1986, according to BC Stats, the Lower Mainland’s population increased by 51%, 
adding an estimated 822,000 people. Figure 1 illustrates two distinct periods: a strong 
growth period in the first ten years (1986-1996) when the average annual rate of 

                                             
1 Helmut Pastrick, chief economist for Credit Union Central BC quoted in: Penner, D. June 28, 2006. “Low 
interest rates, plenty of jobs propel BC’s housing market”. The Vancouver Sun.  
2 BC Stats population estimates are typically higher than those of Statistics Canada to account for the 
Census undercount (estimated to be 4.4% for the region). Age-specific population data from the 2006 
Census will be released in June 2007. 
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increase was 3.0% followed by a slow down of growth in the latter ten years and a drop 
down to a 1.3% annual rate of increase after 1997.  

 While the population residing in the Fraser Valley Regional District (FVRD) made up no 
more than 11% of the total population (264,370) in the Lower Mainland in 2005, the 
population in this area has grown more rapidly than the Greater Vancouver Regional 
District (GVRD) (2,155,880). The Fraser Valley population increased at an annual rate of 
2.7% in the past 20 years compared to 2.0% in Greater Vancouver.  

Age Profile 

 While the total population increased by 13% in the past ten years, population change 
has been varied across different age groups (Table 1). The older age groups (45+) 
increased most rapidly — 42% increase in the 45-64 age group and 21% for seniors over 
65, relative to the 13% growth in the total population. By contrast, the age groups 
representing young families show minimal increase with the 25 to 44 age group growing 
by 2% and a small decrease in the number of children under 14 (0.2%) between 2001 
and 2005. 

Table 1: Age Profile in Lower Mainland, 1996, 2001, 2005 

Age Groups 1996 2001 2005 
% Change 
‘96..’05 

0—14 396,968 403,727 395,999 -0.2% 

15—24 287,299 308,213 317,510 11% 

25—44 747,314 771,618 758,639 2% 

45—64 453,876 558,989 643,394 42% 

65+ 252,008 279,031 304,708 21% 

Total 2,137,465 2,321,578 2,420,250 13% 

Source: BC Stats Estimates 

 While the most prominent share of residents was between 25 and 44 years of age, 
typically those in the young family stage of the lifecycle, this pattern has been 
changing since 1996 with the proportion of young families and children declining in 
comparison to the older age groups who have been steadily increasing their share of 
the total population. In 2005, the population in the 25 to 44 year age group declined 
from a 35% share to 31% between 1996 and 2005, while the 45 to 64 year olds increased 
from 21% of the population in 1996 to 27% in 2005 (Figure 2). Equally, 16% of the 
population was made up of children aged 0—14, a decline from a 19% share in 1996.  

 The aging of the population is projected to have significant implications on housing 
markets over the next two decades, increasing demand for specific housing forms. 
Changing housing behaviours of seniors as they live longer, healthier and more 
independent lives will continue trends with respect to a shift away from collective and 
institutional housing and towards more private and owner-occupied housing.3  

                                             
3 Urban Futures. January 2006. Seniors’ Housing Demand In British Columbia over the Next Thirty Years.  
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Figure 2: Population Distribution by Age, Lower Mainland (1996, 2001, 2005) 
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Source: BC Stats Estimates 

 Compared to the other areas in the Southwest region and the Province as a whole, 
Greater Vancouver had a slightly older population in 2005 as represented by a median 
age of 37.4. The most typical age in the Fraser Valley is slightly younger at 36.6 years, 
but surpassed by an even younger resident population in the Squamish Lillooet with a 
median age of 33.3.  

Incomes and Affordability 

Housing Affordability 

 The relationship between incomes and shelter costs is characteristically used to 
quantify “affordable housing.” Affordable housing is considered by housing advocates 
to be where a household spends less than 30% of its gross household income on shelter-
related expenditures. Table 3 outlines one approach to considering affordability. Using 
estimated household income figures for Greater Vancouver in 2005, the table shows 
what the maximum purchase price and maximum rents would be for various types of 
households earning the equivalent of the median household income and spending no 
more than 30% of their income on housing.4  

                                             
4 The income data is based on 2000 Census figures adjusted to 2005 levels using average wage increases 
for BC. The following assumptions are used in the shelter cost calculations: 6.15% interest rate, 5-year 
financing term, 0.5% property tax, 0.2% CMHC insurance on mortgage with 10% downpayment (0% for 25% 
downpayment), property purchase tax not included.  
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Table 2: Estimated Maximum Shelter Costs and Purchase Price – Greater 
Vancouver (2005) 

Household Types 

Median 
Income 

Estimate 

30% of 
Median 
Income 

Maximum 
Monthly 

Max. 
Purchase 

Price — 10% 
Down 

Max. 
Purchase 

Price — 25% 
Down 

All Families $64,080 $19,224 $1,602 $249,000 $301,000 

Couple Families $69,854 $20,956 $1,746 $272,000 $328,000 

Female Lone Parents $35,447 $10,634 $886 $138,000 $166,000 

Non-Family Persons $24,540 $7,362 $613 $95,000 $115,000 

Source: Based on Statistics Canada income data adjusted to 2005 income levels 

 Table 2 illustrate differences between what single parents and non-family persons 
(persons living alone or with other individuals who are not family members) are able to 
afford compared to couple family households which typically have two wage earners. A 
typical couple family household, for example, can afford shelter payments of up to 
$1,746 per month on either rent or mortgage and related homeowner expenses, 
compared to $886 for a typical female single parent. A median income-earning couple 
family could therefore afford to purchase a house valued at $272,000 with a 10% down 
payment, while a female single parent in the same situation would be able to purchase 
a house worth $138,000. 

 For the typical resident in the Lower Mainland (median income earner), renting an 
apartment remains accessible to most household types with the exception of single 
person households or those living with non-family members where rents remain out of 
their range of affordability (See Section on Rental Market). On the homeownership 
side, however, many households would not be able to purchase an averagely-priced 
single detached house in the Lower Mainland, while maintaining the threshold of less 
than 30% of household income spent on shelter. This reflects a trend occurring 
throughout the region where many households are opting for the less expensive housing 
forms (townhouses and apartments) or choosing to spend more than 30% of their 
household income on shelter.  

 A growing area of concern regarding affordability is reflected in the extent that couple 
family households cannot afford a typical townhouse or attached unit or even 
apartment condominiums without expending more than a third of their household 
income. Most single persons or single parents would not be able to purchase into the 
market if they chose to remain under the 30% spending threshold.  

The Housing Stock 

Housing Type 

 In 2001, there were approximately 380,000 dwelling units in the Lower Mainland with 
the largest proportion of units in the form of single detached dwellings (45%). 
Apartments also play a prominent role with 35% of the total stock and the remaining 
20% of units in other ground oriented units such as townhouses and duplexes (Table 3).  
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Table 3: Housing by Structure Type, Lower Mainland and BC (1996, 2001) 

 Lower Mainland BC 

Structure Type 2001 1996 2001 

Single detached 381,075 45% 365,030 47% 55% 

Other ground oriented 165,310 20% 140,605 18% 19% 

  Mobile homes 7,165 1% 5,885 1% 3% 

Apartment 298,420 35% 266,290 35% 26% 

Total  844,805 100% 771,925 100% 100% 

Source: Statistics Canada, 2001 Census 

 In the City of Vancouver, where property values and rents have ranked the highest in 
the country, secondary suites are becoming critical to the City’s ability to provide for 
low and moderate-income renters. Current estimates show more secondary suites in 
the city than non-market housing units. Secondary suites also provide homeowners with 
an opportunity to lower the carrying costs of their mortgages. Estimates from the 
Census show there were over 15,000 suites in the City of Vancouver comprising 7% of 
the housing stock in 2001.5 In 2004, the City updated its policies and zoning bylaws to 
relax regulations and building standards to further encourage the development and 
legalization of suites. 

 A greater proportion of the housing stock in the province (55%) is single detached and a 
smaller proportion is in apartment dwellings (26%). In the Lower Mainland, 35% of the 
stock is in apartments.  

 Figure 3 shows how the distribution of dwelling types in the Sea-to-Sky corridor 
compares to the Lower Mainland. The Squamish Lillooet Regional District (SLRD) is the 
most ground oriented (89%) with 55% of the stock in single detached and another 34% in 
townhouses and duplexes. Within the SLRD, the communities of Squamish and Whistler 
also show a different distribution. While both are ground oriented in emphasis, the 
majority of the ground oriented stock in Squamish is in single detached dwellings and in 
Whistler it is in other ground oriented forms such as townhouses and duplexes. 
Compared to the SLRD where they comprise only 12% of the total inventory, 
apartments in the Lower Mainland are a much more prominent component of the 
dwelling stock (35%).  

                                             
5 A good proxy for secondary suites is the number of rented units in the “apartment in detached duplex” 
category of the Census. Secondary suites totals are estimated from the total number of renter-occupied 
dwellings in the “Apartment in Detached Duplex” category of dwelling types reported in the Census. This 
estimate has not been verified by the City and does not represent legal or registered suites.  
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Figure 3: Housing Type, Lower Mainland, Squamish Lillooet RD, Squamish, 
Whistler (2001) 
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Source: Statistics Canada, 2001 Census 

New Construction  

 Since 2000, housing starts in the Lower Mainland have been on the rise. This growing 
level of new construction experienced in recent years has not yet surpassed the peak 
starts of the mid 1990s. The most recent high of 21,700 new units is still below the 
25,000 unit peak in 1993.  
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Figure 4: Housing Starts, Lower Mainland (1988—2005) 
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Source: Canada Mortgage and Housing Corporation, Housing Now Reports 

 2005 was the first year in this wave of activity to see a drop in the total number of 
starts with ground-oriented starts declining by 13% compared to 2004. Apartment 
construction in the region continued to grow during this period showing a 2% increase. 
The first quarter in 2006 signals a return to increasing housing starts however with over 
5,000 starts in Greater Vancouver alone relative to 4,100 in the first quarter of 2005. 

 The most notable shift in the type of new construction is the increase in row housing or 
townhouse development taking place in the Lower Mainland. Compared to the previous 
ten-year period (1991-2000) where row housing made up no more than 10% of new 
construction, 16% of new units were in this form during the 2001 to 2005 period.  

Real Estate Sales and Prices 

 Real estate transactions have increased consistently in the past five years with the 
highest number of sales noted in 2005 with almost 41,000 transactions. This figure 
surpasses the peak of 37,000 units sold in 1992 (Figure 4). The level of increase in sales 
activity as well as in housing starts is a reflection of an upturn seen throughout the 
province, one that is fueled by low interest rates and a growing provincial economy. 
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Figure 4: Real Estate Sales in Greater Vancouver (1985—2005) 
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Source: Greater Vancouver Real Estate Board  

 There has been a dramatic increase in residential real estate prices over the past five 
years. Figure 5 shows changes in average real estate prices from sale prices in the 
Multiple Listings Service®.6 The relative price appreciation on property sales occurred 
in apartments, which increased by 67% from $178,000 in 2001 to $296,000 in 2005. 
Average resale prices of single detached homes increased by 59%, from $369,000 in 
2001 to $588,000 in 2005. Attached units such as duplexes or townhouses increased by 
56%, from $232,000 in 2001 to $362,000 in 2005.  

                                             
6 Not included in these totals are any sales conducted privately by owner that would not have been listed 
with the MLS or any presale activity occurring for new development projects. 
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Figure 5: Average Real Estate Prices, Greater Vancouver (1985—2005) 
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Source: Greater Vancouver Real Estate Board  

Home Ownership 

 Similar to the rest of the Province, the majority of the residents in the Lower Mainland 
are homeowners — 62% of households in the Lower Mainland live in an owner-occupied 
dwellings (Table 4). Home ownership rates increased between 1996 and 2001 despite 
increasing land values over the past five years (2001—2005).  

Table 4: Housing Tenure (1996, 2001) 

 Lower Mainland BC 

Tenure 2001 1996 2001 

Owned 524,185 62% 468,030 61% 67% 

Rented 319,925 38% 303,315 39% 34% 

Total 844,110 100% 771,930 100% 100% 

Source: Statistics Canada, 2001 Census 
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Rental Market 

Rental Rates 

 Demand for rental accommodation has been strong with consistently low vacancy rates 
over the past six years. Vacancy rates from CMHC’s Market Rental Reports provide an 
overview of changing rates for apartments in private buildings with three or more 
rental units (Table 5).7  

Table 5: Vacancy Rates, Apartment Rental, Greater Vancouver (2000—2005) 

Type 2000 2001 2002 2003 2004 2005 

Studio 1.2% 1.1% 0.9% 1.5% 0.9% 1.0% 

1 Bedroom 1.3% 1.0% 1.5% 2.1% 1.2% 1.2% 

2 Bedroom 1.7% 1.0% 1.2% 2.1% 1.6% 1.9% 

3+ Bedroom 1.5% 1.3% 2.0% 2.3% 1.7% 2.2% 

Total 1.4% 1.0% 1.4% 2.0% 1.3% 1.4% 

Source: CMHC Market Rental Report. 

 In Greater Vancouver, the average rental vacancy rate fluctuated between 1.0% and 
2.0% over the past six years with 2001 seeing the lowest overall vacancy rate. Across 
apartment types, vacancy in studio units were almost consistently lower than other 
types of apartments, particularly in the past few years. In 2005, for example, vacancy 
rates increase with the number of bedrooms — starting with the lowest vacancy in 
studio units (1.0%) and reaching a 2.2% vacancy for apartments with three or more 
bedrooms in 2005.  

 Figure 6 presents some comparative analysis of the rental rates in the City of 
Vancouver and three suburban rental markets outside the City of Vancouver. Compared 
to the City of Vancouver, higher vacancy is noted in studio units in Burnaby and one 
and two-bedroom units in Richmond. In contrast, the City of North Vancouver has 
comparable if not lower vacancy rates than City of Vancouver.  

 Overall, the City of Vancouver’s average vacancy edged up to 0.7% from 0.6% in 2004, 
yet Burnaby dipped down to 1.2% from 1.4% and North Vancouver to 0.7% from 0.9%. 
Among the three suburban areas, Richmond had the highest vacancy rate in the past six 
years with 2.7% compared to 1.3% in 2004.  

                                             
7 Apartments only were included to provide consistent historical data over the past six years, row housing 
information was not consistently available. Please note that the Rental Market Report survey is conducted 
in October of every year and is derived from a sample of managers of purpose-built rental buildings of 
three or more units.  
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Figure 6: Vacancy Rates in City of Vancouver and Selected Suburbs (2005) 
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Source: Canada Mortgage and Housing Corporation 

 In 2005, average rents in private market apartment units in the Greater Vancouver 
ranged from as low as $678 for a studio unit to as high as $1,184 for an apartment with 
three or more bedrooms (Table 6). Studio unit rents have increased by more than 13% 
in the past six years while apartments of three or more rooms increased by over 15% 
during this period.  

Table 6: Average Rents, Apartment Rental, Greater Vancouver (2000—2005) 

Average Rent $ 2000 2001 2002 2003 2004 2005 

Studio $598 $621 $638 $654 $668 $678 

1 Bedroom $695 $726 $743 $759 $774 $788 

2 Bedroom $890 $919 $954 $965 $984 $1,004 

3+ Bedroom $1,022 $1,060 $1,127 $1,119 $1,153 $1,184 

Source: CMHC Market Rental Report. 

 Rents in the City of Vancouver are higher than in the region — ranging from an 
additional $23 for a studio ($701 average rent) to as much as an additional $266 for a 
three bedroom ($1,450).  

 As with overall prices, rents are impacted by the increases in employment in the region 
and growth in real wages. According to CMHC, demand for rental units will be balanced 
off by renters moving into homeownership due to the low mortgage rates and good 
employment opportunities in the area. Another variable is the increase in investor 
condomiums adding rental units to the overall stock. With more condominium units 
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currently under construction, an influx of apartment condominum units is anticipated 
to be the major source of growth in the rental market.  

Non-Market Housing 

 There are 16,640 non-market housing units in the City of Vancouver, representing 6% of 
the total dwelling stock. Of the total inventory, 55% are dedicated for seniors, 25% for 
low-income family units, and another 21% are for individuals with special needs (Table 
7). These units do not include residential care facility beds funded by the Federal 
government of which there are approximately 9,300 care beds. In addition, almost 14% 
of the non-market inventory consists of rent supplements for individuals and families 
living in market housing but receiving a supplement to their rent by the province. The 
majority of the rent supplements are through the SAFER program for seniors.8  

Table 7: Non-Market Housing Inventory, 2006  

Type 
Family  Seniors Special 

Needs 
Total 

Vancouver 24% 55% 21% 100% 

 BC Housing/ Non-profit 4,051 6,949 3,286 14,286 

 Rent Supplement/ SAFER recipients 9 2,150 141 2,300 

 Other Units 32 3 19 54 

 Total 4,092 9,102 3,446 16,640 

North Vancouver 21% 59% 20% 100% 

 BC Housing/ Non-profit 301 585 286 1172 

 Rent Supplement/ SAFER recipients 1 304 18 323 

 Other Units 8 2 1 11 

 Total 310 891 305 1506 

Burnaby 29% 66% 5% 100% 

 BC Housing/ Non-profit 1221 2151 192 3564 

 Rent Supplement/ SAFER recipients 19 649 36 704 

 Other Units 2 1 3 6 

 Total 1,242 2,801 231 4,274 

Richmond 1% 98% 1% 100% 

 BC Housing/ Non-profit 0 414 6 420 

 Rent Supplement/ SAFER recipients 0 414 6 420 

 Other Units 5 0 0 5 

 Total 5 828 12 845 

Source: BC Housing Database, March 2006 

 Non-market housing inventory for selected neighbouring communities have been 
included in Table 7. Burnaby has the next largest stock compared to Vancouver with 
over 4,000 units; North Vancouver and Richmond combined add another 1,300 units. In 
each of these communities, the majority of the non-market housing is for seniors. In 

                                             
8 The Shelter Aid for Elderly Renters (SAFER) program provides monthly cash payments to subsidize rents 
for BC seniors (age 60 or over) with low to moderate incomes and who are renting their homes.  
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Richmond, seniors’ housing makes up 98% of the stock. In Vancouver, Burnaby, and 
North Vancouver, family housing plays a more prominent role ranging from between 
21% and 25% of total supply. 

SROs and Homelessness  

 Communities in Greater Vancouver are concerned about increasing levels of 
homelessness. The Homeless Count of March 15, 2005 found over 2,000 homeless 
individuals in Greater Vancouver, double the number of homeless counted in 2002. In 
the City of Vancouver, it is reported that there are not enough emergency shelter beds 
to accommodate people who are homeless. One of the reasons attributed to the lack of 
capacity in the shelter system is that there is not enough suitable housing for shelter 
users to move into after staying at a shelter.  

 According the City of Vancouver’s Low-Income Housing Surveys, the total low-income 
housing stock in the Downtown Core increased by 817 units (6%) between March 2001 
and June 2005. Residential hotels or single room occupancy housing (SRO), however, 
decreased by 6% or 393 units during this period. SROs provide the least expensive 
housing in Vancouver and many housing advocates are concerned about the loss of this 
stock in Vancouver’s Downtown.  

 In the past fourteen years, the SRO stock has decreased by more than 1,800 units at an 
annual rate of 1.6% per year. The losses of SRO units have been the result of conversion 
to budget hotels and backpacker hostels (51%), conversion to non-market housing 
(20%), enforcement of City bylaws (9%), as well as fires, redevelopment, or other 
closures (20%). While several new projects are in various stages of planning or 
construction in Downtown Vancouver, future increases in non-market housing units do 
not necessarily represent a net increase to the SRO stock.  

Table 8: Low-Income Housing Stock, Downtown Vancouver (2001, 2005) 

 2005 2001 

Type Units Buildings Units Buildings 

% Change 
’01-‘05 

Single Room Occupancy Hotels 6,079 139 6,472 153 -6% 

Non-Market 6,601 91 5,788 85 14% 

Special Needs Residential Facilities 1,442 19 1,045 16 38% 

Total 14,122 247 13,305 251 6% 

Source: Housing Centre, Survey of Low-Income Housing 

 SRO rents increased by 8% from a monthly rent of $334 in 2001 to $361 in 2005. This is 
in comparison to a 10% increase from $639 in 2001 to $701 for a studio unit in the 
purpose built rental market in the City of Vancouver. The Provincial shelter allowance 
for individuals who are on income assistance is $325, and while the main market for 
SRO units is single people on welfare, the proportion of rooms renting for $325 a month 
or less has declined. In 2001, 49% of SROs rented for $325 or less; by 2005, this 
proportion of units dropped to 19%.  

 In recent months, there have been significant pressures put on hotel landlords and 
building managers by police, fire, and city inspections to upgrade properties to city 
standards. At the same time, the City of Vancouver Single Room Accommodation (SRA) 
By-law, enacted in October 2003, regulates the conversion and demolition of single 
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room accommodation in Downtown Vancouver. Under this bylaw, the conversion or 
demolition of a building with designated SRO rooms must be approved by City Council. 

Tourism Accommodation 

 In 2005, the Lower Mainland had a total of 33,294 rooms in a total of 388 hotels. The 
past two years also saw the addition of 20 more hotel properties and almost 2,200 
rooms. There are a number of major hotel developments proposed and under 
construction that will increase the supply of hotel accommodation in Vancouver:  

− Fairmont Pacific Rim Vancouver Hotel: 415 room hotel in conjunction with a 173 unit 
luxury condominium development. Scheduled completion: Summer 2009. 

− Shangri-La Hotel and Development: 120 room luxury hotel as well as residential and 
commercial amenities. Scheduled completion: February 2008. 

 Convention Centre Hotel – Burrard Landing: 800 room hotel linked to Vancouver Trade 
and Convention Centre has received rezoning and property is being sold. No scheduled 
start or completion date. 

Figure 7: Hotel Room Accommodation, Lower Mainland (1995-2005) 
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Source: BC Stats, BC Tourism Room Revenue Survey. 

 Total room revenue from tourism accommodation increased by 61% from $526,000 in 
1995 to $730,000 in 2005 (Figure 7).9 Revenues fluctuated during this 11-year period, 

                                             
9 BC Stats. BC Tourism Room Revenue Survey. Based on hotel tax database and includes only hotels that 
pay room revenue taxes. Properties with three or fewer rooms are excluded.  
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with a 6% decline between 2000 and 2003, which then turned around between 2003 and 
2005. 
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SQUAMISH 

SUMMARY  
This housing profile provides baseline information on the state of market and non-market 
housing for the District Municipality of Squamish, a community of 15,000 people in the heart of 
the Sea-to-Sky corridor.  

Market Overview 

 Squamish has experienced increasing levels of real estate activity and interest in the 
past few years, often associated with relatively less expensive house prices, proximity 
to jobs in Whistler and the Lower Mainland, and an outdoor recreation lifestyle. 
Underlying factors behind this recent wave of new residents and homebuyers include a 
robust economy in BC, low interest rates, and improved accessibility due to 
infrastructural improvements to the Sea-to-Sky Highway. Provincial plans to upgrade 
the Highway, sped up by the announcement of the 2010 Games, are anticipated to 
improve safety and accessibility to Squamish from the north and the south. 

 Compared to the late 1990s, when many young families had been moving away from 
Squamish seeking job opportunities elsewhere, in more recent years the population is 
estimated to be growing more rapidly. Closures of several forestry and rail based 
operations in the area in the past 10 years had significantly diminished the local 
employment base; however, a transition process has begun that is seeing Squamish rely 
more heavily on its role as a service provider and bedroom community in the Sea-to-Sky 
corridor.  

 Historically, Squamish has had a relatively youthful population profile, one that 
continues to be reflected in the housing products that are most in demand in the 
current market — primarily entry-level home ownership options.  

 As Squamish’s population ages, along with that of the rest of the province, seniors’ 
housing issues will play an increasingly prominent role in the District Municipality.  

 Families in Squamish generally have higher income levels than the rest of the province. 
At an estimated household income of $75,000, a typical couple family could afford a 
single detached house valued at $294,000. Yet the average selling price for a single 
detached house in 2005 was $395,000, which with 10% down payment would require a 
minimum household income of $100,000. Couple families in Squamish today are more 
likely able to afford an attached unit such as a townhouse or duplex, priced on average 
at $273,000, which could explain the recent growth in the market for attached ground 
oriented units. With the lowest average prices at $168,000 in 2005, apartments are 
clearly the most accessible housing type, yet they have maintained a relatively small 
portion of the real estate market over recent years.10  

                                             
10 Average prices based on 2005 Greater Vancouver Real Estate Board Multiple Listing Service data. 
Affordability estimates based on CitySpaces calculations and income estimates. See section on Incomes 
and Affordability.  
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 Squamish has recently experienced a surge of townhouse and condominium 
development that has diversified the product choice in the housing market and 
provided an influx of new dwellings that appeal to entry level and lifestyle buyers.  

 While changes in Squamish’s real estate market parallel the increase in sales activity 
and house prices in Greater Vancouver, house prices in Squamish remain much more 
accessible than those in Whistler or Vancouver. Squamish also offers a wider range of 
options to residents, especially in comparison to Whistler, where most residents have 
been priced out of the single detached home owner market and can only consider 
price-restricted units or multifamily options in the private market.  

 With 7,600 residential development units at various stages of application and approval, 
there is much anticipation of significant change and revitalization in the District 
Municipality. That said, there is also concern regarding the feasibility of the housing 
market to absorb such a large number of units over the next 15 to 20 years, and the 
municipality and development community are considering phased approaches to future 
growth.  

 The 2005 Squamish Affordable Housing Strategy identified key housing issues, including 
concerns regarding the supply of non-market housing and the quality of the rental stock 
in the private market that is available and accessible to low income households. 

Potential Impact of 2010 Olympics 

 There are no sporting venues, athletes’ housing, or other infrastructure items related 
to the Winter Games planned for Squamish. 

 The most significant aspect of the 2010 Olympics for housing in Squamish is the 
transportation improvements between Vancouver and Whistler. Upgrades to the 
highway are expected to make commuting to Vancouver and Whistler safer and faster, 
and are likely to impact the demand for housing as accessibility improves.  

 The housing market has already experienced a significant upturn in activity which, in 
addition to the economic changes in the region and continued low interest rate levels, 
has in part been attributed to the announcement of continued highway improvements 
as a provincial commitment to hosting the 2010 Games.  

 Squamish can expect improved visibility as a result of the Games, providing an 
opportunity for the community to achieve an international profile and reinforce its 
reputation as a recreation destination.  

 The 2010 Games are estimated to lead to an increase in demand for tourist and 
temporary accommodation for visitors, volunteers, and staff working at the Games. 
Future planning should balance the demands for tourist accommodation during the 
Games with potential demand after the Games.  

 Tourism accommodation will likely be at capacity during the Games and Squamish can 
be well placed to benefit from the short term demand for hotel rooms. This will not 
only take the form of rooms for visitors, but also for staff and volunteers who are 
working in Whistler before and during the Games. 

 While there are few purpose-built rental apartment buildings in Squamish, there 
remains the possibility of tenant displacement due to rental conversion by landlords 
interested in the possibility of higher rents as a result of the Olympics. Such 
displacement would not be warranted since the experience of previous host cities has 
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shown that the demand for short term accommodation at the Games is typically for 
high quality units and many landlords would be pressed to recover their improvement 
costs for such a limited rental period.  
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MARKET REVIEW 
 This rapidly growing municipality of 15,000 is strategically located almost halfway 

between Vancouver and Whistler, along the Sea-to-Sky corridor. Although no Olympic 
events are scheduled to take place in Squamish, the community is anticipated to 
benefit from the improved accessibility resulting from highway improvements, the 
timing of which is attributed to the 2010 Olympics.  

 Squamish is one of the fastest growing municipalities in British Columbia. The following 
is a list of drivers of economic growth and housing development taking place in 
Squamish and throughout the corridor. 

− Transportation improvements along the Sea-to-Sky corridor, including highway and rail 
corridor improvements, are increasing accessibility to Squamish and its connectivity to 
the rest of the region. Travel time reductions further the development of Squamish as 
a bedroom community, with residents commuting daily to employment in Whistler and 
Greater Vancouver.  

− Squamish is anticipated to face continued residential development and change as 
Whistler begins to reach its build-out capacity and more Whistler employees seek 
housing options that are less expensive or suitable to their needs and stage of their 
lifecycle. 

− Squamish has gained a reputation as an outdoor recreation mecca and continues to 
draw people who are attracted to the lifestyle and setting. 

− As land values continue to rise in the nearby community of Whistler and throughout the 
Lower Mainland, the relative prices of home ownership in Squamish — plus increases in 
housing choice — are predictors of future directions for the community. There is 
evidence, in fact, that Squamish is becoming more of a bedroom community to Whistler 
and Vancouver as its employment base shifts to more service oriented jobs.  

− There are two post-secondary education institutions proposed to be located in 
Squamish that promise to change the composition of the population and create a 
dynamic and vibrant student culture. The Sea-to-Sky University has a proposed student 
body of 1,200, the creation of 240 direct full time jobs, and up to 950 market housing 
units. The opening date for the first 200 of 600 students in the first phase is scheduled 
for September 2006. Capilano College is currently planning an expansion of its 
Squamish campus and is considering a downtown Squamish location.  

− Significant change is occurring in the downtown core. The District of Squamish’s growth 
management strategy supports high-density mixed-use multi-unit residential, 
commercial and institutional development in the downtown area. With major 
development projects in the downtown given priority of development, particularly the 
Oceanfront lands (Nexen) and the former Interfor site, there is potential to make 
significant contribution to the revitalization of the downtown core and to recreate the 
image of Squamish as a young, vibrant, and exciting place to live.  

Population Change 

 According to the Census, Squamish had a population of 14,255 people in 2001, a 1.9% 
increase since 1996 (Table 1). It is interesting to note, however, that this relatively 
small increase in total population actually masks an absolute decline in selected age 
groups, including those representing young families. That is, the total number of 
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children under 14 decreased by 5.8% and people in the 25 to 44 age group decreased by 
7.1% between 1996 and 2001. Equally noteworthy is the fact that the population over 
the age of 45 increased by 20.8% over that same time period.  

Table 1: Age Profile in Squamish, 1996, 2001 

Age Groups 1996 2001 % Change 

0—14 3,435 3,235 —6% 

15—24 1,820 1,835 1% 

25—44 4,950 4,600 —7% 

45—64 2,770 3,345 21% 

65+ 1,010 1,240 23% 

Total 13,985 14,255 2% 

Source: Statistics Canada 

 To update the population count to 2005, BC Stats provides the only available 
population estimates, which are typically higher than those of Statistics Canada to 
account for the Census undercount (estimated at between 2% and 5%). From this higher 
base population of 14,871 in 2001, the population of Squamish is estimated to have 
increased by 855 people by 2005 (6%). That is, since 2001, the population is estimated 
to have grown at a much faster pace of 1.1% per year compared to the previous five 
years, when it grew at an annual rate of 0.4%.  

Figure 1: Population by Age, Squamish and BC, 2001 
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 Squamish has historically had a younger population than the rest of the province. The 
median age in Squamish in 2001 was 35.5 years of age, compared to 38.4 years of age 
in BC. In 2001, almost one-quarter (23%) of the Squamish population is made up of 
children aged 0—14, while only 18% of the province is under 14 years of age.11 
Conversely, only 9% of Squamish residents were seniors over the age of 65 in 2001, 
whereas 14% of the BC population was 65 years or older (Figure 1). 

 In 2001, Squamish also had a more prominent share of residents who were between 25 
and 44 years of age, typically those in the young family stage of the lifecycle. This 
pattern has been changing since 1996, with the proportion of young families and 
children declining in comparison to the baby boomers and seniors, who have been 
steadily increasing their share of the total population (Figure 2). 

Figure 2: Population Distribution by Age, Squamish (1996, 2001) 
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Source: Statistics Canada 

 Recent population projections estimate that Squamish will continue to have a younger 
population than the provincial average over the course of the 2001 to 2031 period and 
the region will experience a similar aging process as is occurring in the rest of the 
province.12 The proportion of seniors over the age of 65 is projected to increase to 

                                             
11 BC Stats population estimates (2001—2005) and projections for the District Municipality of Squamish 
were not available on an age specific basis. Thus, the age profile data is based on 2001 Census data. Age-
specific population data from the 2006 Census will be released in June 2007. 
12 The Sheltair Group. March 2005. Population Profile and Projection for the District of Squamish, 2001—
2031. Population forecasts to be produced as part of this research project will be developed as part of the 
next phase of this study.  
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approximately 15% of the District Municipality’s population by 2031 (from 8% in 2001) 
and the young working age population (25 to 34 years) to increase from 14% to 18% in 
2031.  

Economy and Labour Force  

Employment  

 Participation rates are defined as the percentage of adult residents (15 years and 
older) who are either working or actively seeking work and are a common measure of a 
region’s economy. While the participation rate decreased marginally between 1996 and 
2001, it remained higher in Squamish (at 72.7%) than the provincial average at 65.2%. 
Unemployment rates have also been on the decline, falling from 8.5% in 1996 to 7.3% in 
2001, and remaining lower than BC’s overall unemployment rate of 8.5% in 2001 (Table 
2). 

 Recent employment projections estimate 2005 employment in the District to be 8,115. 
Assuming employment will grow at an annual compounded growth rate of 1%, the study 
forecasts employment to reach a level of 8,530 by 2010.13 

Table 2: Labour Force Participation in Squamish, 1996, 2001 

Labour Force 1996 2001 BC 2001 

Total population 15 years and over  10,505 10,940 3,160,570 

 In the labour force 7,690 7,955 2,059,945 

 Employed 7,040 7,370 1,883,975 

 Unemployed 650 580 175,975 

 Not in the labour force 2,810 2,985 1,100,620 

Participation rate 73.2% 72.7% 65.2% 

Unemployment rate 8.5% 7.3% 8.5% 

Source: Statistics Canada 

 As in many small communities in BC, Squamish has been facing the challenges of a shift 
in its economic base from a resource based community to one that is based on the 
service sector and knowledge based economy. The closure of the wood fibre plant in 
early March 2006 exemplifies this change.  

 Despite recent losses in forest based employment, the recent Growth Management 
Study projects Squamish will experience growth in other sectors including construction, 
education, and the hospitality and service sectors. The study suggests that many jobs 
will continue to be created in the Squamish area, in part due to the preparations for 
the 2010 Games as well as in response to new residential and commercial development.  

 According to the study, the District Municipality is further projected to increase 
employment opportunities related to the tourism and hospitality industry as an 
important aspect of a more diversified economy and growth of its adventure and 
recreation sector. The 2010 Winter Games are anticipated to advance this growth, 
although the evolution is expected to extend well beyond the Olympics. 

                                             
13 Urbanics Consultants Ltd. et al. July 2005. Growth Management Study, Squamish, BC.  
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 In 2001, more than 2,000 Squamish residents (approximately 13% of the total 
population) were commuting to other communities for employment. The majority of 
commuters travelled to either Whistler (980) or Greater Vancouver (955) for work. 
Improved safety and driving times along the Sea-to-Sky Highway inevitably increases 
the District Municipality’s potential to be a bedroom community. 

Industry Sector Overview 

 Retail trade and accommodation and food services are the largest employers, 
accounting for one quarter (25%) of Squamish’s labour force in 2001. Other major 
industries in Squamish are manufacturing (13%), health, social and educational service 
(20%) and transportation and storage (7%) (Table 3). 

Table 3: Job Base in Squamish, 2001 

Industries 
Place of 

Work 
% 

Distribution 

All (1980 Standard Industrial Classification System) 4,700 100.0% 

Retail trade 625 13.3% 

Manufacturing 595 12.7% 

Accommodation, food and beverage service 555 11.8% 

Health and social service 495 10.5% 

Educational service 450 9.6% 

Transportation and storage 310 6.6% 

Other service 295 6.3% 

Logging and forestry 265 5.6% 

Business service 240 5.1% 

Government service 240 5.1% 

Construction 150 3.2% 

Communication and other utility 135 2.9% 

Finance and insurance 135 2.9% 

Wholesale trade 95 2.0% 

Real estate operator and insurance agent 50 1.1% 

Energy, mines, and agricultural service 45 0.9% 

Source: Statistics Canada 

Incomes and Affordability 

Incomes and Sources of Income 

 The median income for individual taxfilers in Squamish was 16% higher (at $26,300) 
than that of income earners in BC (at $22,700). The majority of income (81%) for 
Squamish residents is employment income, followed by government transfers (11%) and 
private pensions (4%). A high share of income from employment is common for 
communities with a younger population base. Squamish taxfilers consequently receive a 
lesser share of income from investment, pensions, self-employment and other sources 
than the rest of BC residents.  
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 There are proportionally more high income individuals in Squamish compared to BC and 
fewer low income earning individuals (Table 4). Approximately one-third make less 
than $15,000 per year (3,290 individuals), compared to 35% in BC. Squamish income 
earners also have a higher percentage of individuals earning between $35,000 and 
$50,000 (17% compared to 15%) and those who make more than $50,000 per year (20% 
compared to 18%). 

Table 4: Persons with Income by Income Groups, Squamish and BC (2003) 

Income  Squamish BC 

<15K 3,290 31% 1,049,850 35% 

$15K—$25K 1,860 17% 536,530 18% 

$25K—$35K 1,690 16% 395,480 13% 

$35K—$50K 1,790 17% 437,290 15% 

$50K+ 2,120 20% 545,850 18% 

Total 10,750 100% 2,965,000 100% 

Source: Small Area Data, Statistics Canada 

Housing Affordability 

 The relationship between incomes and shelter costs is characteristically used to 
quantify “affordable housing.” Affordable housing costs are typically considered to be 
where households spend less than 30% of their gross household income on shelter 
related expenditures. Table 5 outlines one approach to considering affordability. Using 
estimated household income figures for 2005, the table shows what the maximum 
purchase price and maximum rents would be for various types of households earning 
the equivalent of the median household income and spending no more than 30% of their 
income on housing. 14  

Table 5: Estimated Maximum Shelter Costs and Purchase Price (2005) 

Household Types 

Median 
Income 

Estimate 

30% of 
Median 
Income 

Maximum 
Monthly 

Max. 
Purchase 

Price — 10% 
Down 

Max. 
Purchase 

Price — 25% 
Down 

All Families $70,333 $21,100 $1,758 $274,000 $330,000 

Couple Families $75,507 $22,652 $1,888 $294,000 $355,000 

Female Lone Parents $31,600 $9,480 $790 $123,000 $148,000 

Non-Family Persons $23,520 $7,056 $588 $91,000 $110,000 

Source: Based on Statistics Canada income data adjusted to 2005 income levels 

                                             
14 The income data is based on 2000 Census figures adjusted to 2005 levels using average wage increases 
for BC. The following assumptions are used in the shelter cost calculations: 6.15% interest rate, 5-year 
financing term, 0.5% property tax, 0.2% CMHC insurance on mortgage with 10% down payment — 0% for 
25%, property purchase tax not included.  
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 The calculations in Table 5 illustrate the differences between what single parents and 
non-family persons (persons living alone or with other individuals who are not family 
members) are able to afford compared to couple family households.  

 A typical couple family household, for example, can afford shelter payments of up to 
$1,888 per month on either rent or mortgage and related home owner expenses, 
compared to $790 for a typical female single parent. Equally, a median income-earning 
couple family could afford to purchase a house valued at $274,000 with a 10% down 
payment, while a female single parent in the same situation would only be able to 
purchase a house worth $123,000. 

 For the typical Squamish resident (median income earner), rental housing remains 
accessible to most household types (Table 13). On the home ownership side, however, 
many households would not be able to purchase a single detached house in Squamish 
while maintaining the threshold of less than 30% of household income spent on shelter. 
This reflects a reality occurring throughout the region where many households are 
opting for the less expensive housing forms (townhouses and apartments) or choosing to 
spend more than 30% of their household income on shelter.  

The Housing Stock 

Housing Type 

 In 2001, there were approximately 5,100 dwelling units and the majority of housing was 
single detached (61%) (Table 6). While only a small share of housing was in low rise 
apartments (13%), Squamish had more than a quarter of its housing in ground oriented 
units — 22% in townhouses and duplexes and another 4% as mobile homes.  

 Compared to the City of Vancouver where 7% of the stock is estimated to be in 
secondary suites or Whistler where they make up 13%, Squamish had a small 
percentage of the dwelling stock (3% and 150 units) estimated to be in secondary 
suites.15 This may be attributed in part to the regulations regarding below grade 
construction in the community, as well as the historically lower rents and land values.  

Table 6: Housing by Structure Type, Squamish and BC (2001) 

 Squamish BC 

Structure Type 2001 1996 2001 

Single detached 3,160 61% 2,995 61% 55% 

Other ground oriented 1,350 26% 1,310 27% 19% 

 - Mobile homes 195 4% 275 6% 3% 

Apartment 645 13% 610 12% 26% 

Total  5,155 100% 4,915 100% 100% 

Source: Statistics Canada, 2001 Census 

 When compared to BC, the ground oriented nature of the Squamish housing stock is 
further emphasized. Where only 74% of housing in BC communities is ground oriented, 

                                             
15 Secondary suites totals are estimated from the “Apartment in Detached Duplex” category of dwelling 
types reported in the Census. These numbers have not been verified by the municipalities and do not 
necessarily represent legal or registered suites.  
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87% of homes in Squamish are in this category. Squamish, as of 2001, had a much 
smaller share of apartments and other ground oriented development compared to the 
rest of the province (Figure 3). 

Figure 3: Housing Type, Squamish and BC (2001) 
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Source: Statistics Canada, 2001 Census 

 Squamish also has a slightly greater proportion of mobile homes compared to BC 
communities overall. A decreasing share since 1996 may in part be the result of coding 
issues at the time of Census enumeration, and inconsistent definitions of mobile 
homes. At the same time, however, more recent rezoning applications have generated 
significant local concern regarding the potential redevelopment of mobile home courts 
in Squamish, which provide affordable home ownership options in the community. 

New Construction  

 As part of the Squamish Lillooet Regional District’s regional growth strategy, a 
residential land supply analysis was conducted that was based on existing zoning 
designations in the different local jurisdictions. It presented the development potential 
of various communities, i.e., the subdivision potential or number of lots of single 
detached dwellings and potential number of units for multifamily development.16 
Zoned land in the District of Squamish was found to account for two-thirds of all 
development potential in the Regional District, and approximately 87% of the remaining 
capacity for small single detached lots.  

                                             
16 Envision Planning and Confluence Environmental Consulting. January 2005. SLRD Regional Growth 
Strategy — Base Case Report.  
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 Housing in Squamish is shifting from a predominantly single detached, ground oriented 
base to a more multifamily oriented dwelling stock. Despite the historical prominence 
of ground oriented construction and the largest potential for new single detached 
development in the Regional District, the majority of new construction since 2001 has 
been in the form of multi-unit townhouses and condominiums rather than single 
detached dwellings. On average between 2001 and 2005, 74% of total building permits 
have been allocated to multi-unit housing and only 26% to new single detached or 
mobile home construction.  

Figure 4: Residential Building Permits, New Construction (1994—2005) 
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Source: District of Squamish Residential Building Permits 

 It is helpful to consider housing starts data (CMHC) in conjunction with residential 
building permit data to confirm the extent that issued permits has led to new 
construction. The housing starts between 1994 and 2005 more or less parallel the 
permits data with the exception of 2005, where starts surpassed permits by 55%.  

 Housing starts between 2001 and 2005 were 73% greater than total residential starts in 
the five years previous (1996—2000), thereby surpassing the construction boom of the 
mid 1990s (Figure 5).  
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Figure 5: Total Residential Building Permits v. Housing Starts (1994—2005) 
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Source: District of Squamish Building Permit Totals; CMHC Housing Starts Survey  

Table 7: Period of Construction 

Structure Type # Units % Units 

Pre 1970 1,305 22% 

1971—1990 2,505 43% 

1991—1995 805 14% 

1996—2001 530 9% 

2002—2005* 688 12% 

Total Dwellings 5, 833 100% 

Source: Statistics Canada, 2001 Census  
*updated using CMHC Housing Starts  

 Squamish has a relatively newer housing stock than the rest of BC. In 2001, 33% of BC’s 
housing stock was constructed prior to 1970, compared to only 25% in Squamish. At the 
same time, more than one-quarter of occupied private dwellings had been constructed 
after 1991, compared to one-fifth of dwelling units in the province as whole (Table 7). 

 Additional turnover and new residential construction in recent years has revitalized the 
dwelling stock even further. According to housing starts data, 11% of the stock has 
been constructed since 2001 — 26% in single detached homes and 74% in townhouses, 
duplexes, and apartments (Table 7). 
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Future Development 

 A build-out analysis based on current zoning and land use designations was conducted 
as part of the base case report of the Squamish Lillooet Regional District (SLRD) 
Regional Growth Strategy (2005). This report estimated the availability of residential 
land throughout the region and identified that Squamish has basic development 
potential for more than 9,000 housing units. Currently, zoned land in Squamish would 
account for 66% of all development potential in the SLRD and 87% of future small single 
detached lots. 

 As the case may be for many jurisdictions around the province, the District Municipality 
has received an unprecedented number of development applications for new 
residential development in the past few years. As of early 2006, 7,600 units were under 
application, proposed, or had development applications pending. This reflects a 
dramatic change in the level of interest and growth potential in the community. Table 
8 illustrates the extent of this interest by the number of residential units under 
application. A large percentage of the new units involve an OCP amendment or 
rezoning, and will be managed as part of Squamish’s growth management strategy and 
related phasing strategy.  

Table 8: Number of Residential Units Under Application (2003, 2006) 

Application Type 

Year 
OCP 

Amendment 
Rezoning 

Application 
Development 

Permit Subdivision 

November 2003 99 207 253 32 

February 2006 3,792 2,998 1,224 656 

% Change 3,730% 1,348% 384% 1,950% 

Source: District of Squamish, Department of Planning Services  

 Major residential development projects to note include the following:  

− Pridham Residential Development — the former site of Interfor sawmill is proposed to 
include 3,700 units of multifamily oriented units. Many units are to be developed as 
recreational properties or second home ownership units, and will be marketed 
internationally. The current rezoning application is for 1,300 waterfront condominiums 
and townhouses, scheduled to begin construction in 2007 and to be completed by 2010.  

− Townline Ventures has proposed a residential development of 600 single detached and 
townhouse units on 138 acres of land in the District’s Garibaldi Highlands 
neighbourhood, in conjunction with golf course development. Rezoning for the Phase 1 
82-lot subdivision has been approved and lot servicing is under way.  

− University Heights is a 960-unit project of market housing at the 97-hectare site of Sea-
to-Sky University. Phase 1 is planned to include approximately 135 single and semi-
detached lots and multifamily parcels and 600 student housing units. Construction for 
Phase 1 of the university project is under way with infrastructure and components of 
the site work completed and a start date of September 2006 for 200 students. 

− The Squamish Oceanfront Development Corporation involves an OCP amendment and 
rezoning for up to 2,000 multifamily-oriented residential units on the newly acquired 
Nexen oceanfront property.  
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− Non-designated lands include the Merrill and Ring property, where 1,100 single 
detached and multifamily units have been planned.  

Current Housing Prices 

 There has been a dramatic increase in residential real estate prices over the past four 
years. According to BC Assessment Authority, property value assessments increased 
between 75% and 147% between 2001 and 2005 (Table 8). The average single detached 
house in 2001 was valued at $189,000, compared to $342,000 in 2005 — an 80% 
increase. Townhouses, duplexes, and apartments experienced a similar increase, with 
an average unit valued at $151,000 in 2001 compared to $260,000 in 2005 (a 72% 
increase in assessed property value). 

Table 9: Assessed Residential Property Values (2001—2005) 

2001 2005 2001—2005 Change Year of 
Assessment  

Property Type 
# 

Units 
Average 
Value $ 

# 
Units 

Average 
Value $ 

# 
Units 

Average 
Value $ 

% 
Change 

Single Detached 3,402 $189,419 3,466 $341,673 64 $152,254 80% 

Multi-Unit 
Attached 1,213 $150,911 1,519 $259,736 306 $108,826 72% 

Vacant Residential 1,693 $47,135 1,063 $87,210 —630 $40,075 85% 

Other Residential 17 $152,365 28 $376,843 11 $224,478 147% 

Total 6,325  6,076  —249   

Source: British Columbia Assessment Authority. Please note that changes in the number of 
properties may be the result of land assembly or lot splitting.  

 Figure 6 shows changes in average real estate prices from resale house prices in the 
Multiple Listings Service®. These figures do not include any sales conducted privately 
by owner or presales (new projects) that would not have been listed with the MLS.  
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Figure 6: Average Real Estate Prices (1994—2005) 
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Source: Greater Vancouver Real Estate Board  

 The greatest price appreciation on resale properties occurred in attached houses, such 
as townhouses or duplexes, which increased by 110% from $130,000 in 2001 to $273,000 
in 2005. Average resale prices of single detached homes increased by 84%, from 
$214,000 in 2001 to $395,000 in 2005. Apartment prices increased by 38%, from 
$122,000 in 2001 to $168,000 in 2005.  

 Not included in these totals is any of the sales activity occurring for new development 
projects. In 2004, there were well over 200 new units listed and sold directly by 
developers of five different apartment and townhouse projects. In 2005, around 700 
new units in seven projects were put on the pre-sale market by developers, few of 
which would have been included in the MLS listing. Given the number of new 
multifamily units that are coming into the market and the high costs of construction in 
the past few years, the average prices for attached and apartment units in new 
projects are likely to be much lower than the resale unit prices. 

Real Estate Sales 

 The number of real estate transactions in the past few years have not yet achieved 
1993 peak levels. In contrast to that boom and bust period, sales have been 
consistently strong in the past four years, with more than 400 resale units sold per year 
in 2003 and 2005 (Figure 7).  

 While the majority of sales are in single detached homes, there has been a lot more 
product choice in the market. In particular, there has been an increase in sales of 
attached units, with more than one-third of sales in townhouses and duplex units. Once 
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again, these totals do not capture presales on new townhouse and condominium 
developments.  

 Realtors indicate there has been limited potential for investment properties due to the 
low rents in Squamish. Typical rents in Squamish are considered to be too low to cover 
the costs of owning an investment property, which limits the number of buyers who can 
purchase investment property with the intention of house flipping. This limited 
potential for speculation has resulted in a plateau in demand and a stabilization of the 
housing market. 

Figure 7: Real Estate Sales (1991—2005) 
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Source: Greater Vancouver Real Estate Board  

Buyer Origin 

 According to sales statistics compiled by Black Tusk Realty, Squamish residents are the 
predominant buyer group, with 57% of all sales.17 This is a shift from 2003, when new 
buyers were largely from outside the community (Table 9, Figure 7).  

 In 2003, one-third of all sales were to Whistler residents. According to local realtors, 
Whistler buyers were drawn to the Squamish market as it offered better value for 
money, more suitable housing choices, and improved road connections. Realtors are 
convinced that buyers from Whistler have now mostly been absorbed, as indicated by 
the 65% drop of Whistler buyers in 2005.  

                                             
17 Black Tusk Realty is estimated to account for approximately 50% of real estate transactions in the 
Squamish market. As such, the data should be considered indicative and not conclusive.  
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 New developments continue to anticipate demand from Lower Mainland buyers. The 
16% increase in buyers from Vancouver and neighbouring communities in the past two 
years continues to affirm the trend that Squamish is increasingly becoming a desirable 
community. 2005 sales demonstrate that home buyers are not only buying the higher 
end single detached houses, but are also participating in the entry level end of the 
housing market.  

Table 10: Buyer Origin (2003—2005) 

Buyer Origin 2003 2004 2005 
Change 
03—05 

Squamish 87 109 144 66% 

Whistler 72 46 25 —65% 

Pemberton 6 12 10 67% 

Lower Mainland 44 38 51 16% 

Other Canada 16 11 13 —19% 

US/International 10 11 8 —20% 

Total 235 227 251 7% 

Source: Black Tusk Realty Sales Statistics 

Figure 8: Buyer Origin (2003, 2005) 

37%

31%

19%

7%

57%

10%

20%

4%
3%

4% 5%
3%

0%

20%

40%

60%

Squamish Whistler Pemberton Lower Mainland Other Canada US/ International

2003 2005

 
Source: Black Tusk Realty Sales Statistics 

 Anecdotally, it is presumed that the majority of buyers are choosing to move to the 
community and that less than one third of all sales are motivated by investment. 
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Squamish has also not yet become a destination for second home owners, with less 
than 1% of all sales presumed to be second home owner properties.  

Home Ownership 

 Similar to most communities in BC, Squamish is a community of home owners — 72% of 
households own their home. The province as a whole has a smaller percentage of 
homes that are owner occupied compared to rented (Table 10).  

Table 11: Housing Tenure (1996, 2001) 

 Squamish BC 

Tenure 2001 1996 2001 

Owned 3,720 72% 3,570 73% 67% 

Rented 1,425 28% 1,340 27% 33% 

Total 5,145 100% 4,910 100% 100% 

Source: Statistics Canada, 2001 Census 

 While there is no evidence of a change in home ownership between 1996 and 2001, 
land values have continued to rise over the past five years (2001—2005) and young 
households are finding that they are no longer able to afford the same type of product 
in the Squamish housing market as they could 10 years ago. According to qualitative 
research conducted as part of the 2005 Affordable Housing Strategy for Squamish, 
families who were able to afford a single detached home a few years ago, assert that 
today they only have the incomes to support a condominium apartment or a single 
detached house of lesser quality. (See Table 5 for an estimate of household incomes 
and purchase price maximums.) Many families feel they are being priced out of this 
relatively less expensive housing market.  

 A related issue is that there are limited ownership options for seniors living in Squamish 
who would like to downsize to an apartment condominium or townhouse. As a result of 
the high costs of construction, new developments are considered to be too costly for 
some seniors, particularly those whose houses are located in the lower-priced 
neighbourhoods.  

 Housing security of tenure has been identified as an important community priority. 
Some rezoning applications have raised concerns about the potential loss of affordable 
units and displacement of residents living in mobile homes. Recent applications 
submitted for the rezoning of areas designated for mobile home use for multifamily 
development (i.e., to allow townhouses) have been highly controversial. 

Rental Market 

Rental Rates 

 The recent increase in Squamish house prices is expected to put pressure on the cost of 
renting a home. Rents in Squamish have historically been lower than rents in Whistler, 
Pemberton, and the Lower Mainland. Yet there have been concerns raised about the 
quality of the available rental stock, particularly on the lower end of the rental 
market. Finding accommodation that is safe, clean and affordable to lower-income 
households is difficult, with inadequate conditions frequently reported. Mold, flooding 
and dampness in basement suites are of particular concern in many parts of Squamish.  
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 Vacancy rates from CMHC’s Market Rental Reports provide an overview of changing 
rates for apartments or rowhouses in private buildings with three or more rental units. 
In Squamish, rates increased from as low as 1.3% in 2003 to 12.1% in 2004 and then 
dropping back to 7.5% in 2005 (Table 12). The shift in vacancies in the past two years 
may be the result of an increase in renting households, attracted by the low interest 
rates and availability of product choice, entering the home ownership market.  

Table 12: Vacancy Rates, Private Apartment Rental (2001—2006) 

Average Rent $ 2001 2002 2003 2004 2005 

Studio ** 1.6% 2.2% 15.6% 11.1% 

1 Bedroom 3.3% 0.0% 0.0% 8.0% 5.7% 

2 Bedroom 0.7% 2.4% 0.8% 14.5% 9.4% 

3+ Bedroom 4.9% 7.8% 5.0% 9.4% 0.0% 

Total 6.9% 2.4% 1.3% 12.1% 7.5% 

Source: CMHC Market Rental Report. 

 Average rents from CMHC’s Market Rental Report were not consistently available for all 
types of housing and some of the data was suppressed. Rental listings derived from The 
Chief classified advertisements presents one view of the Squamish rental market (Table 
13). It should be noted that these figures are limited to what has been advertised in 
the local paper and do not include units rented through word-of-mouth or alternate 
advertisements.18  

Table 13: Scan of Rental Listings (2001—2006) 

Average Rent $ 2001 2002 2003 2004 2005 2006 

Studio ** ** ** 500 475 480 

1 Bedroom 575 517 650 712.5 629 660 

2 Bedroom 683 0 886 861 821 878 

3+ Bedroom 878 765 1,124 1,125 1,086 1,165 

Total 739 672 970 913 888 928 

Source: The Chief, Rental Classified Listings —derived from two issues in May/June classifieds;  
2006 listings taken from February/March. 

 According to the classified listings, rents in Squamish range from as low as $480 for a 
studio unit to $1,165 for a house or townhouse that has 3 bedrooms or more. A typical 
1-bedroom unit rents for $660 and a 2-bedroom unit rents for less than $900. Overall, 
rents have increased by 25% since 2001.  

                                             
18 Due to the small number of rental classifieds (less than 30 listings per year), the review of classified 
listings can only be considered indicative of rents in Squamish’s private rental market.  
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Non-Market Housing 

 There is a total of 170 non-market housing units in Squamish, of which 46% are low 
income family units, 41% are dedicated for seniors, and another 12% are special needs. 

 Castle Rock, the only rental housing development for low income families, is located 
downtown and often has more than 30 people on the waitlist for 40 units. There is very 
limited turnover in the units (Table 14). 

 Squamish currently has two non-market developments for seniors — Squamish Manor 
and The Cedars — providing a total of 70 dwelling units. Recent applicants have waited 
up to four months for a placement in one of these units. A new seniors’ housing 
development is currently under application, which will introduce an additional 20 units 
of non-market assisted living units for seniors. The project will also include 60 units of 
privately operated independent living units for seniors, that are available at market 
rents.  

 There is also a 60-unit residential care facility operated by the local health authority 
and an additional 27 seniors in Squamish who receive a SAFER rent supplement.19  

Table 14: Non-Market Housing Inventory, 2006  

Type 
Family  Seniors Special 

Needs 

Castle Rock 40   

Brackendale Co-op 37   

Valleycliffe Houses 2   

Newport House   4 

Iris Place   6 

The Chieftain   10 

Provincial Rental Housing Corp.   1 

Squamish Manor  50  

The Cedars  20  

Total 79 70 21 

Source: BC Housing Database; Waitlist data derived from telephone calls, June, 2005 

Tourism Accommodation 

 A 2004 strategy document on community accommodation identified that with more 
than 300 units of tourism accommodation (not including camp sites or RV sites), 
Squamish has sufficient capacity to meet today’s demand for tourism accommodation 
(Table 15). The report anticipates, however, that additional supply will be required as 
demand for accommodation increases in the next five to 10 years. In particular, “the 

                                             
19 The Shelter Aid for Elderly Renters (SAFER) program provides monthly cash payments to subsidize rents 
for BC seniors (age 60 or over) with low to moderate incomes and who are renting their homes.  
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District will likely experience capacity constraints for better quality properties in the 
future, particularly just prior to, during, and following the 2010 Olympics.”20  

Table 15: Tourism Accommodation, 2004 

Type # Properties # Units 

Bed and Breakfasts 15 33+ 

Hotels 5 220 

Motels 3 84 

Hostels 2 6+ 

Lodges, Resorts, Cabins 4 20 

Total  29 324 

Source: Community Accommodation Analysis and Strategy Report,  
December 2004 

 There are a number of commercial developments under application, including a 120-
unit hotel and 50-unit campground and RV site. In addition, the Oceanfront 
development is planned to include a 200-unit hotel. If completed, these two projects 
would double the capacity of tourism accommodation in Squamish. 

 Scheduled to be completed in 2007, residences at the new Sea-to-Sky University will 
accommodate up to 600 students as part of Phase 1 of the university development. 
These dorm rooms could potentially be used for accommodation during the 2010 
Games.  

 Other considerations in this sector are that both the Oceanfront and Interfor 
developments will incorporate some recreation property and second home owner units. 
For such units to be added to the stock of tourism accommodation units available in 
Squamish, the District Municipality would have to introduce policies and zoning that are 
favorable to short term rental acommodation in residential areas. It is currently 
prohibited to rent housing to tourists on a nightly or short term basis. 

                                             
20 Grant Thornton. December 2004. Community Accommodation Analysis and Strategy. Prepared for the 
District of Squamish. 
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WHISTLER 

SUMMARY  
Co-host of the 2010 Olympic Games, the Resort Municipality of Whistler (RMOW) has a total 
population that ranges from 10,000 permanent residents to a daily population of more than 
30,000 residents, visitors, and seasonal staff. This housing profile provides baseline information 
on the state of market and non-market housing for Whistler and direct implications on the 
surrounding communities in the Sea-to-Sky corridor.  

Market Overview 

 Whistler’s average daily population of more than 30,000 in the winter season is triple 
that of its permanent resident population of less than 10,000 people.  

 A youthful population has historically been drawn to the Whistler community — the 
most typical resident being 30 years of age compared to BC as a whole where a 38 year 
old is typical (2001). 

 Despite a more recent levelling off of Whistler’s real estate prices, overall prices 
increased considerably over the past six years. A median priced single detached house 
in 1999 sold for under $600,000, which today would sell for $1.2 million. Equally, a 
condo buyer could have found a unit for $290,000 in 1999 that today would likely sell 
for around $490,000.  

 Market housing prices are inaccessible to many Whistler households, leading them to 
consider alternative options such as price-restricted homes or commuting to 
neighbouring communities where house prices are relatively less expensive. 

− In 2004—05, it is estimated that 24% of Whistler’s workforce commuted into the 
community from elsewhere in the region.  

− There are almost 1,300 price and rent restricted housing units occupied by employees 
of the resort municipality and managed by the Whistler Housing Authority. 

 Rental demand may have decreased over the past few years, given the decreases in 
rents for units 2-bedrooms and larger, and also based on the increasing number of 
classified listings reported. Xx this contradicts itself. 

 The majority of Whistler’s housing stock consists of multi-family units such as 
townhouses and duplexes, and less than one-third of the stock in 2001 was in the form 
of single detached dwellings.  

 Future development in the resort municipality is constrained by growth management 
policies and a build-out capacity limit of approximately 16,000 units — both residential 
and tourism units. The accommodation inventory in 2004 had reached 14,500 
developed units, with only 10% developable capacity remaining. While very few 
residential developments took place in 2004 and 2005, a number of hotel condominium 
projects were completed. Between the recently developed and the proposed projects, 
there are more than 1,000 new units — or two-thirds of the remaining capacity — to be 
added to the accommodation inventory.  
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 While the total hotel room capacity increased between 2000 and 2005, revenues from 
tourism accommodation properties have declined, as have occupancy rates during that 
period. 

Potential Impact of 2010 Olympics 

 The transportation infrastructure improvements along the Sea-to-Sky Highway may 
have enhanced the image of Squamish as a viable bedroom community, leading to an 
increase in Whistler employees buying homes in the neighbouring community. This 
could affect the future demand for resident housing in Whistler. 

 While it remains under consideration, the proposed Athletes Village project was 
envisioned to house between 1,500 and 2,000 Whistler residents in more than 500 
housing units as a legacy of the Olympic Games. Such a development would likely 
exceed the developable capacity limitations outlined in the growth management policy 
and Official Community Plan.  

 More directly, there may be opportunities to increase awareness of the resort 
community among international and European buyers, thereby increasing the level of 
interest in tourist accommodation. Given competitive resorts in BC, Alberta and the 
US, the Olympics presents an opportunity to boost future tourism numbers, provided 
enough attention and international awareness of the resort municipality is generated.  

 Given previous experience of host cities and the current supply of tourism properties, a 
short term drop in occupancy rates in Whistler’s tourism accommodation is expected 
following the Games.  
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MARKET REVIEW 
 With its tourism dependent economy, winter snow conditions in Whistler are a major 

economic driver, determining the number of skier visits and overnight stays. Recent 
tourism indicators, including hotel tax revenue and visitation numbers, illustrate a 
continued slow down in the tourism sector. While the 2005—06 winter season saw 
excellent conditions compared to 2004—05, Whistler did not see a resurgence in US 
visitors to 1990s levels. This is attributed to the high value of the Canadian dollar 
relative to the US dollar (90 cents today compared to 63 cents in the 1990s), as well as 
the increased security and related delays at the Canada/US border. 

 Whistler’s growth management policy commits the community to a build-out capacity 
limit, which has almost been attained. This development constraint and the demand 
for high-end lifestyle products continue to impact supply and affordability levels.  

 Even prior to the Olympic announcement, employees had been moving to adjacent 
communities, seeking more affordable housing and a wider selection of housing forms. 
Increasing accessibility to Squamish, in particular, enhances its development as a 
bedroom community for Whistler employees.  

Population Change 

Permanent Residents 

 In 2001, the permanent resident population in Whistler was 8,905, a 25% increase over 
the population in 1996 (Table 1). The permanent resident population does not include 
seasonal workers or part time residents who maintain another residence elsewhere.21  

 To update the population count to 2005, BC Stats provides municipal level population 
estimates, which are typically higher than those of Statistics Canada to account for the 
Census undercount. While typically estimated at between 2% and 5%, the undercount in 
Whistler may be even higher in Whistler due to the predominance of 19 to 34 year olds 
(most likely group to be missed by the Census) and the fact that the Census 
enumeration process takes place in a shoulder season for the resort. 

 Acknowledging the limitations, BC Stats estimates a total population of 9,775 in 2005, 
no more than a 5% increase in population from the higher base population of 9,283 in 
2001. That is, the population is estimated to have grown at a much slower pace of 1.0% 
per year compared to the previous five years, where it grew at an annual rate of 4.5%. 
In fact, BC Stats’ estimates show a peak population in 2004 of 9,809, after which a 
decline in population is estimated. 

                                             
21 The Census reports only on the permanent resident population and the dwellings occupied by 
permanent residents at the time of the Census. Those who consider their permanent residence to be 
elsewhere are not counted in place. With the high levels of seasonal employment and recreational 
lifestyle, many temporary residents who live in Whistler over multiple seasons may get missed in the 
Census figures. The Census is also conducted in May and June, historically a seasonal low for Whistler.  
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Table 1: Age Profile in Whistler, 1996, 2001 

Age Groups 1996 2001 

0—14 915 1,085 

15—24 1,485 1,855 

25—44 3,775 4,255 

45—64 890 1,485 

65+ 85 225 

Total 7,150 8,905 

Source: Statistics Canada 

 Whistler’s resort lifestyle appeals to a youthful population; as illustrated in Figure 1, 
Whistler has a generally much younger population than the rest of the province. The 
median age in Whistler in 2001 was 30 years of age, compared to 38 years of age in BC. 
Children also make up only 12% of the population under 14 years, compared to 18% of 
the province. Moreover, only 3% of Whistler residents were seniors over the age of 65 in 
2001, whereas 14% of the BC population was 65 years or older (Figure 1). 

Figure 1: Population by Age, Whistler and BC, 2001 
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Source: Statistics Canada, 2001 Census 

 In 2001, Whistler had a disproportionately high share of its population between 25 and 
44 years of age. This pattern has begun to change slightly since 1996, with the 
proportion of people in the 25 to 44 age group decreasing and the older age groups 
slowly increasing their share of the total population (Figure 2). 
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Figure 2: Population Distribution by Age, Whistler (1996, 2001) 
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Source: Statistics Canada, 2001 Census 

 Recent population projections for the Squamish Lillooet Regional District estimate that, 
over the course of the 2001 to 2031 period, Whistler could grow at an annual rate of 
2.3% per year, reaching a total population of 22,234 by 2031.22 However, if the bed 
capacity limits on future Whistler development are retained, the projections indicate a 
levelling off of population growth around 2021, and a total population of 17,876 by 
2031.  

Non-Permanent Residents 

 Compared to a permanent resident population of less than 10,000, the average daily 
population in Whistler in the winter time was 31,351, measured from November 2002 to 
April 2003.23 The total overnight population, including permanent residents, seasonal 
residents, overnight paid accommodation visitors, and overnight friends and relatives, 
averaged 26,710. The number of additional people who were in Whistler during 
daytime hours only (commuting employees and day visitors) averaged 4,641.  

 Other non-permanent residents include Whistler’s seasonal and part time resident 
population, estimated as 4,558 per day on average — 3,925 seasonal employees and 633 
second homeowners. An additional 3,284 employees commuted into Whistler on a daily 
basis, mainly from Squamish and Pemberton.  

                                             
22 Squamish Lillooet Regional District Regional Growth Strategy. Draft Base Case Report. Population 
forecasts to be produced as part of this research project will be developed as part of the next phase of 
this study.  
23 Resort Municipality of Whistler. November 2004. 2003—04 Resort Community Monitoring Report.  
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Economy and Labour Force  

Employment  

 Participation rates are defined as the percentage of adult residents (15 years and 
older) who are either working or actively seeking work. According to the Census, 
Whistler has a high rate of labour force participation among its resident population — 
89.4%. Not captured in these totals are employees who reside in other communities and 
commute to Whistler, and the seasonal workforce that peaks in the winter.  

 While the participation rate in Whistler decreased between 1996 and 2001, it remains 
much higher at 89.4% than the provincial average at 65.2% (Table 2). During the period 
1996–2001, unemployment rates increased from 5.5% to 6.2%, still maintaining a lower 
rate than provincial unemployment (8.5%). 

Table 2: Labour Force Participation in Whistler, 1996, 2001 

Labour Force 1996 2001 

Total population 15 years and over  6,255 7,795 

 In the labour force 5,755 6,970 

 Employed 5,435 6,535 

 Unemployed 315 435 

 Not in the labour force 505 825 

Participation rate 91.9% 89.4% 

Unemployment rate 5.5% 6.2% 

Source: Statistics Canada 

Industry Sectors 

 Whistler’s economy is highly dependent on tourism. Accommodation, food and other 
services are the largest employers, accounting for more than half the labour force in 
2001 (53%). This focus on tourism services becomes more apparent when compared to 
the province, where only 17% of the jobs are in those two industry sectors (Table 3). 

 Other major industries in Whistler are also primarily in the service sector — retail trade 
(10.3%), business and government services (11.5%) and construction (5.5%). In 2001, 
Whistler had minimal employment in manufacturing and resource based industries. In 
contrast, BC-wide jobs are distributed more broadly, with much higher shares of 
employment in health, manufacturing, and education, among other sectors. 
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Table 3: Job Base in Whistler, 2001 

Industries 
Place of 

Work 
% 

Distribution 
%  
BC 

All (1980 Standard Industrial Classification System) 7,880 100.0% 100.0% 

Accommodation, food and beverage service 2,780 35.3% 8.9% 

Other service 1,375 17.4% 7.8% 

Retail trade 810 10.3% 13.4% 

Business service 500 6.3% 8.8% 

Construction 435 5.5% 3.0% 

Government service 410 5.2% 5.8% 

Educational service 375 4.8% 7.9% 

Real estate operator and insurance agent 360 4.6% 2.4% 

Health and social service 295 3.7% 11.5% 

Transportation and storage 175 2.2% 4.0% 

Wholesale trade 115 1.5% 5.2% 

Finance and insurance 100 1.3% 4.0% 

Manufacturing 90 1.1% 10.4% 

Communication and other utility 30 0.4% 2.8% 

Agricultural and related service 10 0.1% 2.2% 

Logging and forestry 10 0.1% 1.1% 

Mining, quarry and oil well 10 0.1% 0.7% 

Source: Statistics Canada 

Where Whistler Employees Live 

 The Whistler Housing Authority (WHA) conducts an employee survey with businesses 
and organizations on an annual basis to estimate the total number of full time 
equivalent winter season employees. The WHA survey estimated 14,231 people were 
employed in Whistler in the 2004—2005 winter season, marginally less than the peak 
workforce of 14,500 in 2002—2003.  

 The WHA survey estimated that 76% of Whistler employees (10,853) in the 2004—2005 
season lived in the community, an increase from 72% in the 2002—2003 season. This 
still represents a lower resident workforce than in 1998—1999, when 80% of the 
workforce lived in Whistler.  

 This increase in the level of resident workers was in spite of a decreasing trend among 
employers to provide staff housing for their employees. In the 2004—2005 season, only 
15% of businesses reported that they provided employee housing, compared to 30% in 
2002—2003.  

 A 2004 study on the employee housing market, Housing Information Report, presented 
Census data that showed a drop in the percentage of Whistler employees who resided 
in the community between 1996 and 2001. While 71% of employees lived in the 
municipality in 1996, only 65% did in 2001. By 2001, 15% of the workforce lived in 
Squamish, 8% in Pemberton, 4% in another area of the regional district, and 9% lived 
elsewhere in Lower Mainland (Greater Vancouver and Fraser Valley Regional Districts). 
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 Among Whistler employees living outside Whistler and commuting to work, there was a 
greater likelihood that they lived in a single detached house that they owned, 
compared to Whistler residents who were relatively more likely to be renting a 
condominium or attached unit. Around half of Whistler employees who were living in 
Squamish or Pemberton in 2001 lived in a single detached house. In Whistler, however, 
less than a third of employees lived in this form of housing. Many of the employees 
living outside the municipality were in the young family stage of the lifecycle.  

Incomes and Affordability 

Incomes and Sources of Income 

 The median income for individual taxfilers in 2003 was 7% higher (at $24,300) than that 
of income earners in BC (at $22,700). Compared to Squamish, Whistler’s median 
income was 8% lower, which may be attributed to the lower wages typically associated 
with retail and service sector jobs.  

 The majority of income (86%) is employment income, compared to only 73% of income 
sources across the province. Investment income comprises 6% of all income, again a 
higher share than the province (5%). Government transfers play a much less significant 
role in Whistler, with only 4% of income earners dependent on transfers, compared to 
12% in BC. Due to the small number of seniors in the community, it is not surprising 
that there is minimal emphasis on pensions and RRSP-related income (2%). 

Housing Affordability 

 The relationship between incomes and shelter costs is characteristically used to 
quantify “affordable housing”. Affordable housing costs are typically considered to be 
where households spend less than 30% of their gross household income on shelter 
related expenditures. Table 4 outlines one approach to considering affordability; using 
estimated household income figures for 2005, the table shows what the maximum 
purchase price and maximum rents would be for various types of households earning 
the equivalent of the median household income and spending no more than 30% of their 
income on housing.24  

Table 4: Estimated Maximum Shelter Costs and Purchase Price (2000) 

Household Types 
Median 
Income 

30% of 
Median 
Income 

Maximum 
Monthly 

Max. 
Purchase 

Price — 10% 
Down 

Max. 
Purchase 

Price — 25% 
Down 

All Families $81,297 $24,389 $2,032 $316,000 $382,000 

Couple Families $83,910 $25,173 $2,098 $327,000 $394,000 

Female Lone Parents $42,508 $12,752 $1,063 $165,000 $200,000 

Non-Family Persons $27,169 $8,151 $679 $105,000 $127,000 

Source: Based on Statistics Canada income data adjusted to 2005 income levels 

                                             
24 The income data is based on 2000 Census figures adjusted to 2005 levels using average wage increases 
for BC. The following assumptions are used in the shelter cost calculations: 6.15% interest rate, 5-year 
financing term, 0.5% property tax, 0.2% CMHC insurance on mortgage with 10% down payment, 0% for 25%; 
property purchase tax not included.  
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 The calculations in Table 4 illustrate the differences between what single parents and 
non-family persons (persons living alone or with other individuals who are not family 
members) are able to afford compared to couple family households where incomes are 
typically higher due to having two wage earners. 

 A typical couple family household, for example, can afford shelter payments of up to 
$2,098 per month on either rent or mortgage and related homeowner expenses, 
compared to $1,063 for a typical female single parent. Equally, a median income-
earning couple family could afford to purchase a house valued at $327,000 with a 10% 
down payment, while a female single parent in the same situation would only be able 
to purchase a house worth $165,000.  

 A median income earning couple family in Whistler has a range of rental options 
available, as a typical 2-bedroom house rents for $1,455 (2005). Individual person 
households earning less than $40,000 per year may find fewer self-contained units that 
are within a range that is accessible to them. However, the typical 1-bedroom rents for 
$1,055 and more than half of the accommodation listings under $1,000 were for shared 
accommodation (Table 11). 

 On the homeownership side, many households would not be able to purchase a single 
detached house with the median resale price going for $1.2 million. While maintaining 
the threshold of less than 30% of household income spent on shelter, a typical couple 
family would not be able to purchase a condominium, which are listed at median prices 
of $490,000. (See Section on Real Estate Values) This reflects a situation occurring 
throughout the region, where many households are electing to spend more than 30% of 
their household income on shelter or, in the case of Whistler employees, those who are 
eligible may purchase price-restricted homes.  

The Housing Stock 

Residential Housing 

 The Census captures information on the number of private dwellings that were 
occupied by permanent residents. In 2001, there were approximately 3,595 dwelling 
units that accommodated permanent residents, with a majority of housing in other 
ground oriented units such as townhouses and duplexes (52%) (Table 5) The housing 
stock increased by 25% between 1996 and 2001 (720 houses), with approximately half 
the new dwellings in single detached units. 

Table 5: Housing by Structure Type, Whistler and BC (2001) 

 Whistler BC 

Structure Type 1996 2001 2001 

Single detached 675 23% 1,005 28% 55% 

Other ground oriented 1,600 56% 1,865 52% 19% 

Apartment 600 21% 725 20% 26% 

Total  2,875 100% 3,595 100% 100% 

Source: Statistics Canada, 2001 Census 
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Figure 3: Housing Type, Whistler and BC (2001) 
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 While the estimated share of secondary suites (13%) remains much higher than other 
communities in the region (Squamish – 3%; City of Vancouver – 7%), there was a loss of 
more than 20% of secondary suites during this period. 25 Secondary suites are 
considered by the Whistler Housing Authority to be an important supply of affordable 
rental housing for Whistler’s workforce. 

 When compared to BC, the predominance of attached ground oriented housing in 
Whistler’s stock is further emphasized. Where only 19% of housing in BC communities 
are in ground oriented forms — rowhouses and duplexes — 52% of homes in Whistler are 
in this category (Figure 3). 

 Compared to the provincial housing stock, Whistler had a much smaller proportion of 
single detached dwellings — 28% compared to 55% in BC. Whistler also had a small share 
of housing in apartments (20%).  

Resident and Non-Resident Housing Inventory 

 The stock of resident and non-resident housing, including short term tourism 
accommodation, comprises a wide variety of forms and structure types. And while 
there have been some new hotel and tourism accommodation construction and a small 
number of new residential and commercial projects built, the 2004 accommodation 
inventory remains fairly representative of the stock.  

                                             
25 Secondary suites totals are estimated from the “Apartment in Detached Duplex” category of dwelling 
types reported in the Census. These numbers have not been verified by the municipalities and do not 
represent legal or registered suites.  
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Table 6: Accommodation Inventory, Whistler (2004) 

Structure Type Developed Undeveloped Total 

Single detached 2,484 347 2,831 

Duplex 426 30 456 

Multi-unit attached 3,771 — 3,771 

Employee 1,269 232 1,501 

Tourist Accommodation 2,709 245 2,954 

Hotel 3,281 564 3,845 

Other 578 140 718 

Total Dwelling Units 14,518 1,558 16,076 

Source: Resort Municipality of Whistler 

 In 2004, 45% of the accommodation land use inventory consisted of tourism units in the 
form of hotels, tourism accommodation, or other units such as hostels or pensions 
(6,568 units). Only 9% of the stock was restricted for employee use (1,269 units), 
although there was the potential to increase the employee accommodation up to 15% 
of the total inventory (1,501 units) (Table 6). 

 The multi-unit attached form, such as townhouses or apartments, had already reached 
their build-out capacity of 3,771 units by 2004. This meant that of the remaining 
developable residential dwelling units, 57% were to be single detached units (347 units) 
and 38% would be restricted to employees (232) (Figure 4). 

Figure 4: Dwelling Unit Build-out Capacity (2004) 
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 The resort municipality’s growth management policies limit the supply of land that is 
available for residential development. To guide the future consideration of remaining 
bed units and development, Council recently developed a policy that reinforced the 
development thresholds and policies of its 1993 Official Community Plan and 
Comprehensive Development Plan.  

“It is recognized that the resort community is reaching build 
out of its remaining approved development capacity. While 
there is a strong growth management desire to stay within this 
capacity, at the same time, the resort community has 
established priorities to achieve needed resident housing and 
other community amenities that are not currently provided for 
within the existing approved development capacity.”  

 While the policy response was aligned with the 1993 OCP, it also reconciles the resort 
community’s future development priorities and actions under Whistler 2020. It may be 
assumed, therefore, that future development of employee housing will not be 
constrained by the build out capacity.  

 In addition to resident housing, Whistler offers a wide range of real estate products for 
non-resident accommodation, namely condo hotels, fractional ownership, timeshares, 
and residential dwellings with nightly rentals permitted.  

− Hotel condominiums — Most hotels in Whistler are strata-titled condominium hotels, 
which means the units have been sold on a unit basis to investors. Phase 1 designated 
units are unrestricted properties that can be rented or lived in year round without any 
restrictions, although when not occupied, owners are required to place them in a 
rental pool. Phase 2 units are restricted in that owners are allowed to use them for 56 
nights per year split between summer and winter, and they must be in a rental pool the 
rest of the year.  

− Tourist accommodation — Private dwellings in residential neighbourhoods, which are 
zoned for nightly rental use.  

− Fractional or shared ownership — Most commonly in the form of quarter share or 10th 
share projects, offering either personal or rental use for one week per month.  

− Timeshares — Traditional vacation ownership based on fixed week periods, or a points 
system such as Club Intrawest. 

New Construction  

 Figure 5 shows the pace of development (as represented by residential building 
permits) in the past 12 years. Since 1994, the peak in new development permits 
occurred in 1996, with almost 700 new units constructed that year compared to a total 
of 27 units constructed in 2004, the slowest construction year for Whistler.  
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Figure 5: Residential Building Permits, New Construction (1994—2005) 
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Source: Building Department, Resort Municipality of Whistler 

 The pace of development has slowed considerably in the past six years. Compared to 
the mid 1990s, new construction in Whistler has been gradually slowing down.  

 The total number of residential permits for new construction between 2001 and 2005 
was 69% lower than permit totals in the five years previous (1996—2000). Permits were 
issued for 522 new units between 2001 and 2005, averaging 104 new units per year — 
35 single detached and 70 multi-unit attached dwellings. These represent less than a 
third of the average permits issued per year (335) in the five years previous (1996—
2000).  

 Historically, multi-unit ground oriented construction has played the more prominent 
role, with an average of 67% of building permits allocated to multi-unit housing 
between 2001 and 2005. Although the total number of units is small, there has been a 
slight shift in the percentage of single family units built, increasing from 21% of total 
new units between 1996 and 2000 to 33% in the 2001 to 2005 period.  

Future Development 

 With Whistler fast approaching its build out capacity, real estate development and 
growth is expected to slow. With little land available and the Resort Municipality 
committed to its growth management policies, there will be limited opportunity for 
new construction except in the form of redevelopment. Such supply constraints and 
emphasis on redevelopment will have direct implications on prices. Alternatively, other 
policy directions, such as a commitment to providing employee housing, could alter the 
current development constraints, thereby having direct ramifications on future 
housing, population and prices. 
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 Undoubtedly one tangible legacy of the Olympic Games on housing in Whistler is the 
future development of the Olympic Athletes Village and its potential use for employee 
housing afterwards. To enable the development of the Athletes Village and post-
Olympic neighbourhood would involve rezoning 42 hectares of land in the Lower 
Cheakamus area from rural resource to a comprehensive development zone. The entire 
subject site is 43.5 hectares and the rezoning would allow for a mix of residential, 
institutional and commercial uses.  

 More than 3,000 athletes would be accommodated in the proposed development and a 
total of 528 units would be constructed as permanent housing for Whistler, of which 
476 are proposed as resident restricted housing units after 2010. Such a development 
could accommodate between 1,500 and 2,000 permanent residents, providing a 
significant legacy for the community. One proposal also included a number of 
manufactured units being relocated to First Nations land as part of the housing legacy. 

 The permanence of the Athletes Village remains under consideration, however, by the 
Athletes Village Development Corporation. At this stage, high construction costs 
throughout the region make the development of a legacy neighbourhood an expensive 
venture for the Resort Municipality without additional funding by the provincial 
government or the inclusion of a proportion of market units to boost the feasibility of 
the project. Such market units would be above the total development capacity 
limitations for Whistler. As such, Council continues to consider the opportunity 
provided by the legacy units in conjunction with other planned developments and 
projects, and the possibility that they would contravene the community’s growth 
management policies. 

Table 7: Number of Residential Units Under Application (2006) 

Status Project Estimated Units 

Approved R2000 Road End House and Suite 2 

 Function Junction — 1410 Alpha Lake 30 

 Lakecrest 11 

 Nita Lake Lodge 135 

 Shoestring 77 

 Subtotal 255 

Proposed Rainbow 320 

 Cedar Glen, Holborn, Blackcomb Building 8 96 

 Athletes Village 528 

 Subtotal 944 

Source: Whistler Housing Authority  

 Other development projects that are proposed, planned, or under way are included in 
Table 7. The following describes a selection of major projects in the development 
pipeline. 

− Function Junction — 30-unit apartment building of restricted units.  

− Lakecrest — 11 single detached homes out of a 23-lot subdivision project.  
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− Nita Lake Lodge — 44 units of off-site restricted housing units. The project consists of 
14 single detached residences and 77-room hotel, which cannot be occupied until 
resident restricted units are sold and occupied.  

− Rainbow development — 250 employee housing units planned, including 80 duplexes 
and 70 single detached residences ranging from $450,000 to $600,000 each. These will 
include 40 units that are seniors’ occupancy restricted (55+) and will include 20 rental 
and 20 ownership units. In addition to the ground oriented units, there are between 30 
and 70 townhouse units planned for the project and a ratio of 85% price restricted to 
15% market units. There are currently 35 single detached houses and 16 townhouses 
proposed to offset the costs of the non-market units.  

− Shoestring Lodge — A redevelopment of 36 restricted ownership units and 41 market 
townhouses.  

Real Estate Activity and Drivers 

 Many real estate vendors believe that the 2010 Olympics will affect a significant 
increase in real estate activity leading up to the Olympics. Given declining permits 
data, there is no evidence of such a response in Whistler to date.  

 Whistler real estate is not undergoing the same housing boom that is occurring in the 
Lower Mainland market. According to local realtors, this is in part due to the 
prominence of luxury and/or recreational property in the Whistler market, making it 
less interest rate sensitive and reliant on “lifestyle buyers” interested in properties 
valued at more than a million dollars. It is estimated that a majority of sales are 
“lifestyle based” as opposed to investment driven. Another reason is that rental 
investment and speculation is considered limited in this market context as it is very 
difficult to rent properties for 12 months of the year.  

 Other variables that drive Whistler’s real estate prices include snow conditions, 
currency exchange rates, and competition from other resorts. The 2004—05 winter 
season, with below average snowfall throughout the season, may have led to a much 
lower level of interest in recreational property that year. Despite a much better snow 
year in 2005—06, activity levels did not see a significant resurgence. The high Canadian 
dollar may be a factor, limiting the interest and demand level on the part of American 
and other international buyers.  

Real Estate Values 

 According to the BC Assessment Authority, property value assessments increased 
between 67% and 140% between 2001 and 2005 (Table 8). A typical single detached 
house in 2001 was valued at $739,000, compared to $1.23 million in 2005 — a 67% 
increase. Townhouses, duplexes, and apartments experienced an even more substantial 
increase, with an average unit valued at $336,000 in 2001 compared to $622,000 in 
2005 (an 89% increase in assessed property value).26  

                                             
26 Assessed property values for multi-unit or attached housing only include single units so as not to skew 
the values towards the much higher values of multi-unit ownership situations. Apartment block properties 
under one single ownership and title, for example, would have been netted out of the residential pool.  
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Table 8: Assessed Residential Property Values (2001—2005) 

2001 2005 2001—2005 Change Year of Assessment  

Property Type 
# 

Units 
Average 
Value $ 

# 
Units 

Average 
Value $ 

# 
Units 

% Change 
Average 
Value $ 

Single Detached 2,409 $738,576 2,522 1,234,494 113 67% 

Multi-Unit Attached 
(Single-Unit Ownership) 6,139 $336,121 6,477 622,462 338 85% 

Multi-Unit Attached 
(Multi-Unit Ownership) 11 $5,103,291 20 1,925,050 2 —50% 

Other Residential 7 $387,940 5 932,780 —2 140% 

Vacant Residential 403 $807,925 365 1,367,227 —31 68% 

Total 8,969   9,389  420   

Source: British Columbia Assessment Authority. Please note that changes in the number of 
properties may be the result of land assembly or lot splitting.  

 Annual analysis of the assessment data is presented in a Landcor newsletter on 
Whistler. The 2006 issue demonstrated that high real estate prices have led to a 
slowdown of the rate of growth during the past three years.27 Whistler’s growth rate is 
markedly less than the provincial average (14%). For all property types, Landcor reports 
the average assessed value to have been $724,000 in 2005, less than a 2% increase from 
the 2004 average value. In fact, the annual rate of growth in assessed value in the 
early part of this decade (2000 to 2002) was 9%, which then dropped by half in the past 
three years (2003 to 2005) to 4% per year. 

 A similar pattern is seen in median real estate prices from resale house prices in the 
Whistler Listing System (Figure 6) These figures do not include any sales conducted 
privately by owner, presales (new projects) that would not have been listed with the 
MLS, or by outside realtors who do business in Whistler 

                                             
27 LandcorTM Newsletter. Spring 2006. Whistler Watch.  



Impact of the 2010 Olympics on the Greater Vancouver and Sea-to-Sky Housing Markets 
Whistler Housing Market Review 

CitySpaces Consulting Ltd. July 2006 Page 57  

 

Figure 6: Median Real Estate Prices (1998—2005) 
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Source: Whistler Listing System. Provided by Whistler Real Estate Company.  

 Single detached homes reached a resale price peak of $1.4 million in 2004, which then 
dropped by 12% to a median price of $1.2 million by 2005. Overall, median prices for 
single detached dwellings increased by 82%, with the median property price at 
$660,000 in 2001 increasing to $1,200,000 in 2005.  

 Prices for resale duplexes increased by 55% between 2001 and 2005, but within that 
period, prices dropped by 10% from a peak of $857,000 in 2004 to $769,000 in 2005. 
Condominiums increased by 48%, from $331,000 in 2001 and sold at a median price of 
$490,000. Shared owner properties such as quarter shares observed the least increase 
overall (15%), with the median selling price in 2001 at $147,500 compared to $170,000 
in 2005. 

 The real estate market in the past two years has been relatively flat, with some stock 
staying on the market for lengthy periods. According to realtors, the reasons behind 
the levelling off of real estate prices in 2005 is a stabilization of the run up of pricing 
seen prior to the spring of 2002 and the low tourism levels of the past couple of years.  

 The Olympics themselves are not considered to be a time for real estate activity and 
realtors speculate that there will be little if any investment activity during the 2010 
Games (between December and February 2010). However, realtors expect the Olympics 
to increase international awareness of the resort as a tourist destination, which could 
impact longer term investment levels in real estate.  

Real Estate Sales 

 Following the pattern seen in real estate prices, between 2001 and 2003 Whistler 
experienced a significant growth period, which has since plateaued. The number of 
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real estate transactions increased consistently from 1998, reaching peak levels in 2002, 
ahead of the Olympic announcement; sales consistently dropped in the next three 
years (Figure 7) Given the limited new construction that has come onto the market in 
the past two years, most real estate activity has been limited to resales in the past 
three years.  

 Condominium sales make up the lion’s share of all real estate sales — 75% of all 
transactions since 1998. Single detached homes typically make up 15% of sales in a 
year, while shared owner units form another 8%. Duplexes rarely make up more than a 
small number of sales in a year.  

 Recently, there has been more product choice in the market, with multi-ownership 
opportunities growing. This may not be apparent in the listing service sales statistics, 
however, as many new development projects are sold directly by developers.  

Figure 7: Real Estate Sales (1998—2005) 
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Source: Whistler Listing System. Provided by Whistler Real Estate Company.  

Buyer Origin 

 According to sales statistics by Whistler Real Estate Company, 41% of buyers in 2005 
were from the Lower Mainland.28 This is a shift from 2001, when a smaller share of the 
buyers was from the Lower Mainland and a greater proportion were Whistler residents 

                                             
28 Whistler Real Estate Company is one of several real estate companies based in the municipality. The 
buyer origin data is limited to its share of transactions in the market. Another limitation with the data is 
that international buyers often have local addresses or agencies that manage their properties in their 
absence. As such, the proportion of Lower Mainland buyers will likely be greater than the actual and the 
share of international ownership not as predominant as it might be.  
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or buyers from the United States (Table 9, Figure 5). Note that the total number of 
sales is 60% less in 2005 than it was in 2001.  

Table 9: Buyer Origin (2001, 2003, 2005) 

Buyer Origin 2001 2003 2005 

Whistler 237 28% 180 21% 61 18% 

Squamish/Pemberton 59 7% 76 9% 23 7% 

Lower Mainland 278 33% 277 32% 139 41% 

Rest of BC/Canada 57 7% 106 12% 33 10% 

US 144 17% 151 17% 48 14% 

International 64 8% 83 10% 32 10% 

Total 839 100% 873 100% 336 100% 

Source: Whistler Real Estate Company Sales Statistics 

 Compared to 2001, when 28% of buyers were from Whistler, in 2005 only 18% of buyers 
were local. This may be indicative of the extent that employees are buying outside the 
municipality, in Squamish or Pemberton. Home ownership opportunities for Whistler 
employees are increasingly limited to price-restricted housing or smaller townhouses 
and condominiums.  

 Whistler is competing with resorts from around the world and higher end buyers have a 
lot of choice. As such, real estate professionals have indicated a desire to see an 
increase in the level of interest and awareness generated by the 2010 Games of the 
Whistler market abroad, particularly among potential European buyers.  

Home Ownership 

 More Whistler residents were homeowners in 2005 compared to 2001 — 54% owned 
their home. Compared to the province as a whole, Whistler continued to have a smaller 
percentage of homes that are owner occupied compared to rented (Table 10).  

Table 10: Housing Tenure (1996, 2001) 

 Whistler BC 

Tenure 1996 2001 2001 

Owned 1,220 42.5% 1,930 53.8% 67% 

Rented 1,650 57.5% 1,660 46.2% 33% 

Total 2,870 100.0% 3,590 100.0% 100.0% 

Source: Statistics Canada, 2001 Census 

 Despite the increase in homeownership rates that took place between 1996 and 2001, 
young families and couple households in Whistler are finding they are being priced out 
of the Whistler market. (See Table 5 for an estimate of household incomes and 
purchase price maximums.)  
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Rental Market 

Rental Rates 

 The experience of other host cities suggests there will be pressure on the rental market 
during the Olympic Games, and there is a risk of employees being evicted from 
privately owned chalets and residences by owners seeking to profit from the high cost 
of short term rental accommodation.  

 A scan of rental listings in The Pique classified advertisements presents an overview of 
the Whistler rental market (Table 11). It should be noted that these rents are limited 
to what has been advertised in the local paper and do not include units rented through 
word-of-mouth or alternate advertisements.  

Table 11: Average Rents (2001—2006) 

Average Rent $ 2002 2003 2004 2005 2006 

1 Bedroom $777 $843 $838 $844 $922 

— Shared accommodation $603 $730 $612 $601 $572 

2 Bedroom $1,619 $1,442 $1,536 $1,455 $1,582 

3 Bedroom $2,373 $2,278 $2,207 $2,362 $2,635 

4+ Bedroom $3,514 $2,891 $2,741 $2,915 $4,006 

Units Listed in winter 44 71 94 121 129 

Units Listed in summer 156 279 324 530 n/a 

Total Units Listed 200 350 418 651 129 

Source: The Pique, Rental Classified Listings — 2002—2005 listings derived from first and third week 
of February and September issues; 2006 listings from February only. 

 While this data source is not comprehensive, average rents and total number of listings 
provides one perspective on the rental market in Whistler. According to the classified 
listings, 2005 rents in Whistler ranged from $844 for a 1 bedroom unit to $2,915 for a 
large house with four bedrooms or more. Shared accommodation is the lowest rent 
available, at around $600 for a room. A typical 2-bedroom unit rents for $1,455 and a 
3-bedroom unit for $2,362.  

 While rents for 1 bedroom units increased overall by 9% between 2001 and 2005, all 
other unit types show a decline in average rents over this period. Two-bedroom units 
dropped by 10%, while 4-bedroom units saw a decrease of 17% in rents between those 
years.  

 The total number of rental listings was derived from four equivalent issues over the 
four to five year period, and provide some understanding of the availability of units in 
those years: it is evident that there are approximately three or four times as many 
listings in the summer time as in the winter; and the number of listings in The Pique 
has been consistently on the rise over the years. This may be the result of increased 
popularity of the Pique paper as a venue for classified advertisements, but it may also 
be an indication of increased vacancies or availability of rental stock in Whistler in 
these past four years.  
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Restricted Housing 

 Employee or resident restricted housing is limited to employees who have been 
employed or self-employed within the boundaries of the resort municipality for a 
minimum of one year. Resident-restricted housing provides a range of housing options 
from single detached homes and duplexes to townhouses and apartment residences.  

Table 12: Resident Restricted Housing, February 2006 

Restriction 
Duplex/ Single 

Detached Apartment Townhouse Total Units 

Price and occupancy (ownership) 45 18 322 385 

Occupancy only (ownership) 40 64 98 202 

Rent and occupancy (rental) 79 565 61 705 

Total  164 647 481 1,292 

Source: Whistler Housing Authority 

 A little over half (55%) of the restricted housing inventory is in rental housing (705 
units), and the other 45% is in ownership housing (587 units) — 16% that are occupancy 
restricted only and 30% that are both price and occupancy restricted (Table 12). The 
majority of ownership units are townhouses (72%), and the remaining 28% is split evenly 
between apartment units and single detached or duplex dwellings.  

 The Whistler Housing Authority administers the resales of price restricted ownership 
units, of which there are currently 418 homes. WHA manages a waitlist of 554 
households with applications for the 418 units, the majority of which are occupied.  

 Restricted house prices in 2005 ranged from between $182 to $268 per square foot, 
with most townhouse and apartment units selling between $140,000 and $310,000 
(Table 13) Restricted prices are lower on average than market prices in Squamish and 
Pemberton. 

Table 13: Restricted Housing Resale Prices, 2003—2005 

Type 

Average Price 2003 2004 2005 % Change 

Resale Price $141,421 $146,749 $159,082 12% 

1-
Bd

rm
 

$ PSF $191 $203 $203 6% 

Resale Price $167,110 $188,675 $222,123 33% 

2-
Bd

rm
 

$ PSF $178 $186 $186 4% 

Resale Price $254,451 $274,557 $293,477 15% 

3-
Bd

rm
 

$ PSF $185 $210 $227 23% 

Source: Whistler Housing Authority 

 While 37% of the total inventory was built since 2000, no new units have been added 
since 2003. The Whistler Housing Authority, in partnership with the Resort Municipality 
of Whistler, has developed a set of non-cost incentives to encourage employee 
restricted development. These include such measures as:  
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− density bonusing for restricted employee suites;  

− allowing employee suites in detached garages or cottages in yard;  

− amending the service charge bylaw to encourage businesses to build employee units;  

− exploring subdivision opportunities for large lots that require one lot to be employee 
restricted; stratification of suites; and  

− all new development to contribute to the pool of restricted units.  

Table 14: Restricted Housing Waitlist, May 2006 

Type # Units Waitlist Applicants 

1 Bedroom 98 569 178 

2 Bedroom  141 1281 367 

3 Bedroom 129 753 291 

Duplex 15 154 155 

Single Family 33 361 194 

Total 207   583 

Source: Whistler Housing Authority 

 As of February 2006, there were 554 households with applications for restricted housing 
units in Whistler.  

 In addition to the employee restricted units, there are a total of 20 subsidized or non-
market units for lower income residents in Whistler.  

Tourism Accommodation 

 Commercial or tourism accommodation in Whistler takes the form of full service hotel 
facilities or other tourist accommodation subject to a rental pool covenant. Whistler 
has two classes of Section 219 Rental Covenants placed on all properties within the 
central village zone, as well as several other key commercial properties. Phase I 
covenants allow the owner unlimited use of the unit; however, the unit must be 
available for nightly rental when the owner is not using it. A Phase II covenant limits 
the owner’s use to a maximum of eight weeks per year (28 days per season) and the 
remaining time, it must be placed in a rental pool.  

 In 2005, Whistler had a total of 7,203 rooms in a total of 91 hotels.29 Since 2000, there 
has been a 12% decline in total room revenues, despite a 23% increase in the number of 
hotel rooms and properties in that period. Whistler hotels account for 96% of the 
revenue, but only 73% of commercial accommodation properties and 89% of hotel 
rooms in the Squamish-Lillooet Regional District.  

                                             
29 BC Stats. BC Tourism Room Revenue Survey. Based on hotel tax database and includes only hotels that 
pay room revenue taxes. Properties with three or fewer rooms are excluded.  
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Figure 8: Hotel Room Accommodation (1995—2005) 
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Source: BC Stats, BC Tourism Room Revenue Survey 

 Seasonal average occupancy levels, as reported by Tourism Whistler, show a decline 
from 68% in the Winter season of 1999/2000 to 52% in 2005 (Figure 9). These decreases 
could be the result of excess capacity due to recent expansion in hotel properties or a 
drop in demand levels.  
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Figure 9: Seasonal Occupancy Rates (1995—2005) 
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Source: BC Stats, BC Tourism Room Revenue Survey 

 Approximately 420 units of tourist accommodation were completed at the Four Seasons 
Hotel, Pan Pacific II, and Crystal Lodge renovation in the past couple of years. The Nita 
Lake Lodge (77 condominium hotel units and 14 single detached units) and Lakecrest 
Whistler (23 single detached units) developments are approved and under construction, 
adding a total of 114 units of tourism acommodation. Future projects include 
approximately 60 condo hotel units slated for construction at Hillside Lodge in Whistler 
Creek, and Intrawest’s Evolution project in Creekside, with 47 quarter share units with 
nightly rentals permitted. There are also discussions around the possible 
redevelopment of the Blackcomb Daylodge.  

 In planning for the 2010 Games, the Organizing Committee of the Whistler Olympics 
(VANOC) has been establishing Memorandums of Understanding with hotel providers to 
make hotel rooms available during the Olympics. However, since the majority of units 
in the hotel/condo market are individually owned, the availability of tourism 
accommodation cannot be confirmed.  
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PEMBERTON 

SUMMARY  
This housing profile provides baseline information on the state of market and non-market 
housing for the Village of Pemberton, a community of 2,500 people located 30 minutes north of 
Whistler along the Sea-to-Sky Highway.  

Market Overview 

 One of the fastest growing communities in BC, Pemberton’s population is estimated to 
have tripled since 1996. Many of the newcomers are young families and individuals 
working in Whistler, resulting in a much younger population overall compared to the 
rest of the province, and very high rates of labour force participation.  

 Pemberton’s housing market is closely interconnected with that of the markets in 
Squamish and Whistler. While higher real estate prices and rents in Whistler have 
increased demand for more accessible alternatives in Pemberton, increasing 
development and product choice in Squamish have also increased the appeal of that 
community to residents in the region, potentially slowing down the growth in 
Pemberton.  

 At an estimated household income of $59,000, a typical couple family could afford a 
single detached house valued at $230,000. Yet the median selling price for a single 
detached house in 2005 was $388,000, which with 10% down payment would require a 
minimum household income of $100,000 (if spending no more than 30% of the 
household income on shelter costs). Couple families in Pemberton are more likely to 
afford an attached unit such as a townhouse or duplex, given the median price of 
$244,000, or spend much more than 30% of their income on housing.30  

 Pemberton’s housing stock doubled between 1996 and 2001, reaching 655 occupied 
dwelling units, of which more than half were in attached ground oriented units such as 
townhouses and duplexes. With new building permits issued for over 300 units, this 
pace of development has continued after 2001. New construction activity is reported to 
have slowed down somewhat in the past two years, with proposed developments on 
hold and little stock coming on the market.  

 Pemberton’s real estate prices have increased considerably since 1998, doubling 
between 2000 and 2004. Median prices in 2005, however, declined between 13% and 
14% from the previous year, corresponding with a dip in Whistler’s real estate prices in 
the same period.  

 While Pemberton saw slightly higher rents than Squamish in the past five years, 
advertised rents began to decrease in 2005 and 2006, approaching rents in Squamish 
and, in some cases, offering a more affordable rental option.  

 Two of the more prominent planning and development issues reported in this growing 
community are the lack of community recreational amenities such as an ice rink or 
swimming pool, and the limited supply of seniors’ housing.  

                                             
30 Median prices are based on 2005 Whistler Listing System data. Affordability estimates based on 
CitySpaces calculations and income estimates. See section on Incomes and Affordability.  
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 Proposed hotel development is expected to more than double the accommodation 
stock in the next few years, potentially reaching a total stock of 250 hotel units in 
Pemberton.  

Potential Impact of 2010 Olympics 

 There are no sporting venues, athletes’ housing, or other infrastructure items related 
to the Winter Games planned for Pemberton. However, due to its proximity to 
Whistler, the Games are estimated to lead to an increase in demand for tourist and 
temporary accommodation for visitors, volunteers, and staff working in Whistler before 
and during the Games. 

 The transportation improvements along Highway 99 are not anticipated to have a 
positive impact on the housing market in Pemberton. In fact, the improved accessibility 
between Squamish and Whistler has increased the demand for housing in the 
neighbouring community to the south.  

 Although no Olympic events are scheduled to take place in Pemberton, the community 
is anticipated to benefit from the improved visibility and publicity, along with other 
communities in the Sea-to-Sky corridor. The Games, therefore, offer Pemberton an 
opportunity to garner international profile and to market the community as a 
backcountry tourism destination.  
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MARKET REVIEW 
 One of the fastest growing municipalities in BC, the Village of Pemberton is a 

community of 2,500 strategically located 30 minutes north of Whistler.  

 As land values continue to rise in the nearby community of Whistler, the relative prices 
of home ownership have increased the appeal of Pemberton among young families.  

 Increasing accessibility to Squamish from Whistler as a result of the highway 
improvements further increase that community’s development as a bedroom 
community to Whistler. This in turn has an influence on Pemberton’s future population 
growth and housing development.  

 One of the considerations for young families is the availability of community services 
and recreational amenities. Pemberton does not yet have a recreational centre, ice 
rink, or swimming pool, which may make it less attractive for newcomers, particularly 
for families with young children. The municipality is considering a new development 
cost charge to generate funds specifically for recreational amenities.  

 Pemberton’s small economic base offers few employment opportunities for new 
residents. Many of the newcomers to the community commute to tourism related jobs 
in Whistler.  

 The Village of Pemberton has maintained a close relationship with the neighbouring 
Mount Currie First Nations Band.  

Population Change 

 According to the Census, 1,640 people were residents of Pemberton in 2001, nearly 
double the population in 1996 (Table 1). The greatest increase is noted among the 25 
to 44 year old age group (118%) as well as children under 14 years of age (84%) which 
reflects the extent that Pemberton has been a draw for households in the young family 
stage of the lifecycle.  

Table 1: Age Profile in Pemberton, 1996, 2001 

Age Groups 1996 2001 % Change 

0—14 190 350 84% 

15—24 95 140 47% 

25—44 415 905 118% 

45—64 120 210 75% 

65+ 25 35 40% 

Total 845 1,640 94% 

Source: Statistics Canada 

 To update the population count to 2005, BC Stats provides the only available 
population estimates, which are typically higher than those of Statistics Canada to 
account for the Census undercount (estimated at between 2% and 5%). From a higher 
base population of 1,708 in 2001, the population of Pemberton is estimated to have 
increased by 809 people by 2005 (47%), to a total population of 2,517. That is, since 
2001, the population is estimated to have grown at a rapid pace of 8.1% per year, but 
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one that is much slower than the previous five years, when it grew at an annual rate of 
14.2%.  

 Pemberton has a younger population than the rest of the province. The median age in 
2001 was 32.6 years of age, compared to 38.4 years of age in BC.  

 In 2001, more than half the population (55%) was between 25 and 44 years of age, 
compared to only 30% of the provincial population.31 Conversely, only 13% of 
Pemberton residents were between the ages of 45 and 64, and no more than 2% were 
seniors over the age of 65. Comparatively, 25% of BC’s population was in the 45 to 64 
age group (the Baby Boomers), and 14% were seniors (Figure 1). This distribution once 
again illustrates the extent that Pemberton’s population consists of working families 
with children.  

Figure 1: Population by Age, Pemberton and BC, 2001 
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Source: Statistics Canada 

 Between 1996 and 2001, the proportion of the population between 25 and 44 years of 
age continued to increase. In contrast to the rest of the province, the share of the 
population in the rest of the age groups declined during this period (Figure 2). 

                                             
31 BC Stats population estimates (2001—2005) for the Village of Pemberton were not available on an age 
specific basis. Thus, the age profile data is based on 2001 Census data. Age-specific population data from 
the 2006 Census will be released in June 2007. 
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Figure 2: Population Distribution by Age, Pemberton (1996, 2001) 
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Source: Statistics Canada 

Economy and Labour Force  

Employment  

 Participation rates are defined as the percentage of adult residents (15 years and 
older) who are either working or actively seeking work, and are a common measure of 
a region’s economy. While the participation rate decreased marginally between 1996 
and 2001, it remained much higher in Pemberton (at 87.3%) than the provincial average 
at 65.2%. This is not surprising, given the large share of the population of working age.  

 Unemployment rates declined during this period, falling from 9.6% in 1996 to 4.8% in 
2001, and remaining lower than BC’s overall unemployment rate of 8.5% in 2001 (Table 
2). 
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Table 2: Labour Force Participation in Pemberton, 1996, 2001 

Labour Force 1996 2001 BC 2001 

Total population 15 years and over  645 1,300 3,160,570 

 In the labour force 570 1,135 2,059,945 

 Employed 515 1,080 1,883,975 

 Unemployed 55 55 175,975 

 Not in the labour force 2,810 170 1,100,620 

Participation rate 88.4% 87.3% 65.2% 

Unemployment rate 9.6% 4.8% 8.5% 

Source: Statistics Canada 

Industry Sector Overview 

 Retail trade is the largest employer, accounting for 18.3% of Pemberton’s labour force 
in 2001. Other major industries are educational service (13.1), accommodation, food 
and beverage service (13.1%) and construction (12.0%) (Table 3). 

 The predominance of service sector jobs — retail and accommodation and food services 
— compared to BC’s job base is partially a reflection of how many Pemberton residents 
work in Whistler in tourism related services. Other sectors that played a more 
prominent role in BC, such as manufacturing, business services, or health and social 
services were a relatively small component of the economy in Pemberton. 
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Table 3: Job Base in Pemberton, 2001 

Industries 
Place of 

Work 
% 

Distribution 

% 
Distribution 

in BC 

All (1980 Standard Industrial Classification System) 875 100.0% 100.0% 

Retail trade  160 18.3% 13.4% 

Educational service  115 13.1% 7.9% 

Accommodation, food and beverage service  115 13.1% 8.9% 

Construction  105 12.0% 3.0% 

Other service  75 8.6% 7.8% 

Government service  45 5.1% 5.8% 

Health and social service  45 5.1% 11.5% 

Transportation and storage  35 4.0% 4.0% 

Business service  35 4.0% 8.8% 

Logging and forestry  30 3.4% 1.1% 

Real estate operator and insurance agent  25 2.9% 2.4% 

Communication and other utility  20 2.3% 2.8% 

Wholesale trade  20 2.3% 5.2% 

Agricultural and related service  15 1.7% 2.2% 

Finance and insurance  15 1.7% 4.0% 

Mining (including milling), quarry and oil well  10 1.1% 0.7% 

Manufacturing  10 1.1% 10.4% 

Source: Statistics Canada 

Housing 

Housing Affordability 

 The relationship between incomes and shelter costs is characteristically used to 
quantify “affordable housing”. Affordable housing costs are typically considered to be 
where households spend less than 30% of their gross household income on shelter 
related expenditures. Table 4 outlines one approach to considering affordability; using 
estimated household income figures for 2005, the table shows what the maximum 
purchase price and maximum rents would be for various types of households earning 
the equivalent of the median household income and spending no more than 30% of their 
income on housing.32  

                                             
32 The income data is based on 2000 Census figures adjusted to 2005 levels using average wage increases 
for BC. The following assumptions are used in the shelter cost calculations: 6.15% interest rate, 5-year 
financing term, 0.5% property tax, 0.2% CMHC insurance on mortgage with 10% down payment (0% for 25% 
downpayment), property purchase tax not included.  
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Table 4: Estimated Maximum Shelter Costs and Purchase Price (2005) 

Household Types 

Median 
Income 

Estimate 

30% of 
Median 
Income 

Maximum 
Monthly 

Max. 
Purchase 

Price — 10% 
Down 

Max. 
Purchase 

Price — 25% 
Down 

All Families $51,037 $15,311 $1,276 $199,000 $240,000 

Couple Families $59,007 $17,702 $1,475 $230,000 $277,000 

Female Lone Parents $30,549 $9,165 $764 $119,000 $143,000 

Non-Family Persons $20,927 $6,278 $523 $81,000 $98,000 

Source: Based on Statistics Canada income data adjusted to 2005 income levels 

 The calculations in Table 5 illustrate the differences between what single parents and 
non-family persons (persons living alone or with other individuals who are not family 
members) are able to afford compared to couple family households. A typical couple 
family household, for example, can afford shelter payments of up to $1,475 per month 
on either rent or mortgage and related home owner expenses, compared to $764 for a 
typical female single parent. Equally, a median income-earning couple family could 
afford to purchase a house valued at $230,000 with a 10% down payment, while a 
female single parent in the same situation would only be able to purchase a house 
worth $119,000. 

 For the typical Pemberton resident (median income earner), rental housing remains 
accessible to most household types (Table 9). On the home ownership side, however, 
many households would not be able to purchase a single detached house in Pemberton 
while maintaining the threshold of less than 30% of household income spent on shelter. 
This reflects a reality occurring throughout the region where many households are 
opting for the less expensive housing forms (townhouses and apartments), or choosing 
to spend more than 30% of their household income on shelter.  

Housing Stock 

 In 2001, there were 655 occupied dwelling units in Pemberton, more than double the 
size of the housing stock in 1996. The vast majority of housing was ground oriented, 
with 53% in duplexes and townhouses and 44% in single detached (Table 5). As part of 
the other ground oriented stock, 7% of the dwelling units are in mobile homes and 4% 
were estimated to be secondary suites.33 Only a small share of housing was in 
apartments (4%).  

                                             
33 Secondary suites totals are estimated from the “Apartment in Detached Duplex” category of dwelling 
types reported in the Census. These numbers have not been verified by the municipalities and do not 
necessarily represent legal or registered suites.  
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Table 5: Housing by Structure Type, Pemberton and BC (2001) 

 Pemberton BC 

Structure Type 1996 2001 2001 

Single detached 165 51% 285 44% 55% 

Other ground oriented 150 46% 345 53% 19% 

 Mobile homes —- 0% 45 7% 3% 

Apartment 10 3% 25 4% 26% 

Total  325 100% 655 100% 100% 

Source: Statistics Canada, 2001 Census 

 When compared to BC, the predominance of other ground oriented units such as 
duplexes and townhouses are emphasized. Where only 19% of housing in BC were in 
these structure types, 53% of homes in Pemberton were in other ground oriented 
dwellings. In contrast, as of 2001, Pemberton had a much smaller share of apartments 
and single detached dwellings compared to the rest of the province (Figure 3). 

Figure 3: Housing Type, Pemberton and BC (2001) 
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Source: Statistics Canada, 2001 Census 

 Secondary suites are permitted in new and existing development, with the exception of 
small lots. Secondary suites are permitted in areas zoned for single detached 
residential and are not permitted in floodplain areas. Suites are required to be 
registered. 
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Table 6: Period of Construction 

Structure Type # Units % Units 

Pre 1970 50 5.1% 

1971—1990 110 11.3% 

1991—1995 160 16.4% 

1996—2001 330 33.8% 

2002—2005* 326 33.4% 

Total Dwellings 650 100.0% 

Source: Statistics Canada, 2001 Census  
*estimates based on building permit figures  

 Statistics Canada’s data on the period of construction of occupied private dwellings 
illustrates how young the Pemberton community is. In 2001, 35% of BC’s housing stock 
was constructed prior to 1970, compared to 8% in Pemberton. At the same time, 75% of 
occupied private dwellings had been constructed after 1991, compared to one-fifth of 
dwelling units in the province as whole (Table 6). 

 Additional turnover and new residential construction in recent years has revitalized the 
dwelling stock even further. According to residential building permits, one-third of the 
stock was constructed since 2001 — the majority in multi-unit attached housing (Table 
6). 

 Between 2001 and 2005, building permits were issued for 326 new residential dwelling 
units, with a peak of 127 units issued in 2004 alone. While building permits do not 
directly reflect housing starts and completions, these figures suggest an increase in the 
level of construction activity in the Village of Pemberton by 16% from the 1996 to 2000 
period. On average, between 2001 and 2005, 74% of total building permits were 
allocated to multi-unit housing and 26% to new single detached or mobile home 
construction.  
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Figure 4: Residential Building Permits, New Construction (1993—2005) 
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Source: District of Squamish Residential Building Permits 

Future Development 

 Real estate and development activity has experienced a slowdown in the past couple of 
years, corresponding with the pace of change in the Whistler market. Nonetheless, 
there are a number of major residential development projects to note:  

− Pemberton Benchlands — a development of 500 to 550 units of small lot, single 
detached homes and townhouses included in a Neighbourhood Concept Plan. Phasing 
for this project is expected to be over 15 years. The first phase has been approved, 
with 54 single detached lots on the market. The next phase of multi-family 
development is currently under development review.  

− The Plateau — mixed single detached and multifamily development with four single 
detached projects remaining, and a number of vacant lots that have yet to come on 
the market.  

− The Frontier at Pioneer Junction — a mixed residential / commercial project started in 
2002. The residential component of 88 units of apartments, townhouses and duplexes 
was recently completed. Only the hotel phase is remaining.  

− Silver Thorne Development — 20-lot, small lot residential subdivision project recently 
rejected by Council at Third Reading.  

− Old Mill Site — rezoning application in process for 200 townhouse and apartment style 
units along the BC Rail right-of-way. The first application is being revised and may 
include small lot residential as well as a new road and additional infrastructure 
requirements.  
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− Gateway — two small projects of mixed use commercial/retail on the ground floor and 
residential above. Permits have been authorized for 45 residential units, but have not 
yet been issued.  

Current Housing Prices 

 There has been a significant increase in residential real estate values over the past four 
years. According to BC Assessment Authority, the average single detached house in 
2001 was valued at $249,000, compared to $457,000 in 2005 — an 84% increase. 
Townhouses, duplexes, and apartments also experienced a 60% increase, with an 
average unit valued at $160,000 in 2001 compared to $256,000 in 2005 (Table 7). 

Table 7: Assessed Residential Property Values (2001—2005) 

2001 2005 2001—2005 Change Year of Assessment  

Property Type 
# 

Units 
Average 
Value $ 

# 
Units 

Average 
Value $ 

# 
Units 

Average 
Value $ 

% 
Change 

Single Detached 233 248,942 321 456,917 88 207,975 84% 

Multi-Unit Attached —
Single-Unit Ownership 291 160,066 499 256,387 208 96,322 60% 

Other Residential 47 36,130 47 39,730 — 3,600 10% 

Vacant Residential 91 92,353 78 255,264 (13) 162,911 176% 

Total 663 — 948 — 285 —  

Source: British Columbia Assessment Authority. Please note that changes in the number of 
properties may be the result of land assembly or lot splitting.  

 Figure 5 shows changes in average real estate prices from resale house prices in the 
Whistler Listing System. These figures do not include any sales conducted privately by 
owner or presales (new projects) not listed with a real estate company.  
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Figure 5: Median Real Estate Prices (1994—2005) 
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Source: Whistler Real Estate Company  

 Reaching a median price peak of $452,000, the price of a single detached house in 
Pemberton doubled between 2000 and 2004. In 2005, the average resale price declined 
by 14% to $388,000 for a single detached home. Resale condo prices appreciated much 
more gradually since 1998, with average condo prices increasing by 51% between 2001 
and 2004. The price peak for resale condos was $280,000 in 2004, which declined by 
13% to $244,000 in 2005.  

Real Estate Sales 

 Since 1998, the number of real estate sales in the Whistler Listing System has gradually 
increased each year, reaching a peak in resale transactions in 2003 with 224 sales. In 
the past two years, however, sales have been down to around 85 transactions per year 
(Figure 6).  
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Figure 6: Real Estate Sales (1991—2005) 
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Source: Whistler Real Estate Company  

 While the resale market is split between single detached homes and condominiums 
(both apartments and townhouse units), the majority of new projects that have come 
on the market in the past few years have been multi-family attached dwellings. 
Realtors report a slowdown in the resale market in the past two years, with an increase 
in the listing inventory and stabilization of prices. 

Home Ownership 

 Similar to most communities in BC, Pemberton is a community of home owners — 69% 
of households own their home. The province as a whole has a smaller percentage of 
homes that are owner occupied compared to rented (Table 10). Between 1996 and 
2001, there was a decline in the proportion of residents living in owner occupied 
dwellings. 

Table 8: Housing Tenure (1996, 2001) 

 Pemberton BC 

Tenure 1996 2001 2001 

Owned 235 72% 445 69% 67% 

Rented 90 28% 200 31% 33% 

Total 325 100% 645 100% 100% 

Source: Statistics Canada, 2001 Census 
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Rental Market 

Rental Rates 

 Rental market data for Pemberton is not compiled through CMHC rental reports. Rental 
listings derived from The Pique classified advertisements present one view of the 
rental market in Pemberton (Table 13). It should be noted that these figures are 
limited to what has been advertised in the local paper and do not include units rented 
through word-of-mouth or alternate advertisements.34  

Table 9: Scan of Rental Listings (2001—2006) 

Average Rent $ 2002 2003 2004 2005 2006 

Shared $437 $458 $467 $475 $428 

1 Bedroom $702 $707 $689 $691 $634 

2 Bedroom $944 $955 $952 $856 $838 

3+ Bedroom $1,591 $1,563 $1,467 $1,271 $1,141 

Units Listed 146 111 189 272 132 

Source: The Pique, Rental Classified Listings —derived from two issues in February  
and two issues in September classifieds. 

 According to the classified listings, rents in Pemberton range from as low as $428 for a 
shared unit to $1,141 for a house or townhouse that has three bedrooms or more. A 
typical 1-bedroom unit rents for $634 and a 2-bedroom unit rents for $838. Between 
2002 and 2005, rents have decreased by as much as 20%, according to the rental 
classified listings.  

 Given the proximity to Whistler, the rental market in Pemberton has been closely 
connected with Whistler’s tourism economy and has historically offered Whistler 
employees a relatively more affordable alternative. As such, the decline in tourism 
numbers in Whistler in 2005 and 2006 has resulted in an increase in supply that is 
available on Pemberton’s rental market.  

 A number of new condominium projects in Pemberton brought a large number of units 
onto the market in 2004 and 2005. Realtors report that some of those units were 
purchased as investment properties to be potentially rented to commuters to Whistler. 
The additional availability of rental stock in Whistler and the slowdown of tourism in 
the past two years can also have contributed to the additional supply being available 
on the market.  

Non-Market Housing 

 In total, there are nine non-market housing units in Pemberton, none of which is 
wheelchair modified. The Pemberton Lions Activities Society operates the Pemberton 
Lions Villa, an eight-unit complex for seniors. There is also one recipient of the SAFER 
rent supplement in Pemberton.35  

                                             
34 Due to its incomplete nature, this review of classified listings can only be considered indicative of rents 
in Pemberton’s private rental market.  
35 The Shelter Aid for Elderly Renters (SAFER) program provides monthly cash payments to subsidize rents 
for BC seniors (age 60 or over) with low to moderate incomes and who are renting their homes.  
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 While seniors remain a relatively small proportion of the population, the limited stock 
of seniors’ housing has been reported to be one of the prominent concerns of 
Pemberton residents. There have been a number of discussions in the community 
regarding how to accommodate an aging seniors’ population and the importance of 
providing a range of market and non-market housing options.  

Tourism Accommodation 

 Currently, there are two hotels in Pemberton, with a total of 116 units available. In 
addition, there are 14 bed and breakfast properties, with a total of 50 units, in the 
community (Table 10). 

 There are two more hotel developments that are under application, which would add 
another 135 units to Pemberton’s tourism accommodation stock. The Sunstone 
restricted condo hotel project has 43 units in the approval process, and Glacier Creek 
Development Corporation has a 92-unit, full service hotel called the Backcountry 
Adventure Club that is currently in the development permit phase of the approval 
process.  

Table 10: Tourism Accommodation, 2006 

Type # Properties # Units 

Bed and Breakfasts 14 50 

Hotels 2 116 

Total  16 166 

Source: Internet search, 2006 

 New hotels in Pemberton are catering to the outdoor and backcountry tourism market. 
The 2010 Olympic Games are expected to increase awareness of Pemberton as a 
backcountry tourism destination. Targeted marketing and publicity would be required 
for the community to benefit from this increased exposure.  
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LILLOOET 

SUMMARY  
This housing profile provides baseline information on the state of market and non-market 
housing for the District Municipality of Lillooet, a community of 2,800 people, located 104 km 
past Pemberton along the Duffy Lake Road in the Sea-to-Sky corridor.  

Market Overview 

 Global competition and provincial centralization efforts have led to significant declines 
in Lillooet’s primarily resource based economy. The District of Lillooet’s population is 
estimated to have decreased by 2.5% between 2001 and 2005, with many households 
leaving the community in search of job opportunities elsewhere. 

 Job losses in 2001 and 2002 led to a large number of house sales in those years, 
followed by a significant slow down in real estate activity and new construction. The 
existing housing stock in Lillooet is primarily ground oriented, with one-fifth of the 
stock in 2001 in mobile homes. In the past five years, new development has averaged 
four new units per year, with additional activity taking place on First Nations reserve 
lands.  

 There has been some renewed real estate activity in the past two years in resales. It is 
reported there is some interest from outside buyers, namely retirement and lifestyle 
buyers from the Lower Mainland. 

Potential Impact of 2010 Olympics 

 In the Spring of 2004, the Mayor and Council formed the Lillooet Spirit of BC 
Committee, which aims to maximize the opportunities created by the 2010 Winter 
Games for Lillooet and area. Poised as the “Northern Gateway to the 2010 Olympic and 
Paralympic Winter Games”, Lillooet strives to benefit from the mega-event.  

 There are no sporting venues, athletes’ housing, or non-transportation related 
infrastructure items planned for Lillooet as part of the 2010 Winter Games. Situated 
approximately two hours from Whistler, it is not likely that athletes would come to 
Lillooet for training or travel purposes and, equally, the municipality is too distant for 
staff and workers to commute to Whistler during the Games. There is no anticipated 
impact related to employment generation or pressures on the housing market.  

 One aspect of the 2010 Olympics that may have some implications for tourism, the 
economy, and potentially housing in Lillooet is the scheduled transportation 
improvements to Highway 99 and Duffy Lake Road. The upgrading project includes the 
replacement of eight single-lane bridges between Lillooet and Pemberton, with two-
lane bridges designed for 80 kilometre standards. The bridges are to be built on the 
Duffy Lake Road in advance of the 2010 Olympic Games.  

 As part of the same $40 million upgrading initiative, the Ministry of Transportation 
plans to pave the route between Cache Creek and Lillooet. The resurfacing work is 
scheduled to begin in 2006 and is to be phased at between 20 and 25 km per year.  

 The District Municipality received a capital project grant of $330,000 to upgrade the 
recreation centre as part of the Olympic Paralympic Live Sites Program. The program, 
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initiated in 2004 to enable communities to participate in the Spirit of 2010, provides 
funds of up to 50% of eligible costs of a project that meets a local need. 

 Of any of BC’s heartland communities, Lillooet is the most likely to benefit from a 
tourism effect induced by the Olympics due to its proximity to Vancouver and Whistler. 
There is the opportunity for tourists to extend their stay in the region after the Games 
to visit neighbouring communities. Moreover, there is potential for longer term spin-
offs from the positive publicity for the Province as a result of the Olympics, which 
could lead to increases in tourism demand. Such benefits are contingent on a successful 
marketing campaign and a positive image of the area to be created by the Winter 
Games.  
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MARKET REVIEW 
 Lillooet’s economy is historically based on resource extraction, particularly forestry 

and mining. Cyclical lumber prices, softwood trade agreement restrictions, harvesting 
costs and government downsizing have led to declines in these sectors in recent years, 
and fewer jobs available in Lillooet.  

 Prior to 2001, more than 500 residents were employed directly in the forestry industry. 
At that time, the provincial forestry ministry began reducing the size of its satellite 
offices and both the sawmill portion of the veneer plant and the forest district office 
were closed down. Before downsizing, the forestry office in Lillooet had a staff of 60 
employees; only four remain. While Lillooet still considers itself to be a forestry town, 
fewer than 250 Lillooet residents now work in the forestry industry.  

 Mining, transportation (railway service centre) and hydroelectric power generation 
have also had a major impact on employment and the economy. Mining employment 
has declined since the closure of mines at Bralorne in the early 1970s and mainly 
consists of small scale operations. BC Rail’s railway service centre in Lillooet continues 
to be an important economic asset, yet employment levels have also been reduced due 
to company restructuring.  

 Local residents describe that the cumulative effect of “centralization” on the 
community has resulted in many young families being forced to relocate and seek work 
opportunities elsewhere.  

 Many regions of southern BC are making the transition from the older resource-
extraction dominated economy to a more diversified economy in which tourism and 
rural retirement plays a key role in the evolution. Although tourism infrastructure 
remains highly undeveloped and seasonal in Lillooet, tourism offers a potential growth 
opportunity due to the District’s proximity to Whistler and Vancouver. The relatively 
close driving distances may also be attractive to people considering relocating to the 
area more permanently. Proposed improvements to the primary highway access routes 
to Lillooet along the Fraser Canyon (Highway 1) or along Duffy Lake Road (Highway 99) 
are expected to improve accessibility to the area.  

 In 2001, 20% of the population was of an Aboriginal identity (555) compared to 4% of 
the BC population as a whole. The Lillooet Tribal Council consists of six First Nations 
bands including: Bridge River, Cayoose Creek, Lillooet, Mount Currie, Seton Lake, and 
Ts'kw'aylaxw (Pavilion).  

Population Change 

 Lillooet’s population was 2,740 in 2001, a 5% decrease from the 1996 population of 
2,886 adjusted to the 2001 boundary.36 (Table 1). 

                                             
36 Formerly 3.98 square kilometres, the Village of Lillooet expanded its geographic boundary to 27.18 square 
kilometres between 1996 and 2001 by incorporating lands across the Fraser River. Due to the boundary 
change, population and other Census based statistics for the new District Municipality of Lillooet cannot be 
compared to unadjusted 1996 figures. 
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Table 1: Age Profile in Lillooet, 2001 

Age Groups 1996 2001 

0—14 n/a 545 

15—24 n/a 325 

25—44 n/a 840 

45—64 n/a 695 

65+ n/a 335 

Total 2,886 2,740 

Source: Statistics Canada 

 BC Stats population estimates are used to update the population count to 2005, 
although the figures are typically higher than those of Statistics Canada to account for 
the Census undercount (estimated at between 2% and 5%). From this higher base 
population of 2,886 in 2001, Lillooet’s population is estimated to have continued to 
decrease by more than 70 people between 2001 and 2005 (2.5%). While the pace of 
decline slowed compared to the previous five years, the population is estimated to 
have continued to decline at an annual rate of 0.5% per year during this period. 

 Lillooet’s age profile compares very closely to that of the rest of the province. The 
median age in Lillooet in 2001 was 38.5 years of age, compared to 38.4 years of age in 
BC.  

Figure 1: Population by Age, Lillooet and BC, 2001 
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 There are some minor distinctions in Lillooet’s age profile compared to the province’s 

(Figure 1) One-fifth (20%) of the Lillooet population is made up of children aged 0—14, 
while only 18% of the province is under 14 years of age. Conversely, only 12% of Lillooet 
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residents were seniors over the age of 65 in 2001, whereas 14% of the BC population 
was 65 years or older.  

Economy and Labour Force 

Employment  

 With downturns in the resource based economy paralleled by public service sector cuts, 
Lillooet’s employment base has faced significant losses in recent years. The extent of 
job losses experienced over the past five years is not captured in the following 
employment tables due to the lack of comparative Census data since 2001.37  

 Participation rates are defined as the percentage of adult residents (15 years and 
older) who are either working or actively seeking work. The participation rate in 2001 
was higher in Lillooet at 69.8% than the provincial average at 65.2%. Unemployment 
rates, however, were also higher at 9.2%, compared to BC’s overall unemployment rate 
of 8.5% in 2001.  

Table 2: Labour Force Participation in Lillooet and BC 

Labour Force Lillooet BC 

Total population 15 years and over  2,170 3,160,570 

 In the labour force 1,515 2,059,945 

 Employed 1,375 1,883,975 

 Unemployed 140 175,975 

 Not in the labour force 655 1,100,620 

Participation rate 69.8% 65.2% 

Unemployment rate 9.2% 8.5% 

Source: Statistics Canada 

 As in many small communities in BC, Lillooet has been facing a shift in its economic 
base from a resource based community to one that is based primarily on the service 
sector and knowledge based economy. Recent mill and transportation related closures, 
alongside cuts to public service jobs in resource based sectors, have led to many young 
families leaving the community to seek employment elsewhere. This is said to have had 
a substantial impact on the residential market, with many properties put up for sale in 
2001 and 2002.  

 While no direct influence on Lillooet’s economy or employment base is anticipated, the 
2010 Olympics may create opportunities for skilled construction workers from Lillooet 
to be employed in venue construction and other preparations for the Games. Such 
opportunities would be located in Vancouver and Whistler, however, and create the 
risk of longer term outmigration of Lillooet based workers as they seek employment 
outside the community.  

                                             
37 Labour market data from the 2006 Census will be released in February 2008. 
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Industry Sectors 

 Service sector industries in government, education and health and social services 
accounted for one-third of the labour force in 2001 (35%). Retail trade and 
accommodation and food services comprised another 20% of the jobs. Other major 
industries in Lillooet were in manufacturing services (11%) and transportation and 
storage (9%) (Table 3). 

 While direct employment in logging and forestry was greater than in the province, it 
made up less than 5% of the employment base. Employment in transportation and 
storage jobs in forestry may account for some of the jobs in this area.  

 The proportion of jobs in business services is greater in the province (8.8%), compared 
to 3.3% in Lillooet. Similarly, wholesale trade is an example of a sector that is more 
predominant in the province that in Lillooet (5.2% compared to 1.8%). 

Table 3: Job Base in Lillooet, 2001 

Industries 
Place of 

Residence 
% 

Distribution 
% BC 

All (1980 Standard Industrial Classification System) 1,375 100.0% 100.0% 

Retail trade 175 12.7% 13.4% 

Government service 160 11.6% 5.8% 

Health and social service 160 11.6% 11.5% 

Educational service 155 11.3% 7.9% 

Manufacturing 150 10.9% 10.4% 

Transportation and storage 120 8.7% 4.0% 

Accommodation, food and beverage service 100 7.3% 8.9% 

Other service 75 5.5% 7.8% 

Construction 60 4.4% 1.1% 

Logging and forestry 60 4.4% 3.0% 

Business service 45 3.3% 8.8% 

Communication and other utility 35 2.5% 2.8% 

Wholesale trade 25 1.8% 5.2% 

Agricultural and related service 20 1.5% 2.2% 

Real estate operator and insurance agent 15 1.1% 2.4% 

Fishing and trapping 10 0.7% 0.2% 

Finance and insurance 10 0.7% 4.0% 

Mining, quarry and oil well 0 0.0% 0.7% 

Source: Statistics Canada 

Incomes and Affordability 

Incomes and Sources of Income 

 While more recent data was not available, reported household income data from the 
2000 Census survey highlights noteworthy differences in income levels and sources. The 
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median income for Lillooet households was $40,289, 14% lower than that of households 
throughout BC ($46,802). 

 There are marginal differences between income earners in Lillooet compared to the 
province (Table 4). Approximately two-thirds of the adult population with income in 
Lillooet earn less than $35,000 (67%), of which a significant portion make less than 
$15,000 per year. The remaining share is divided between individuals earning between 
$35,000 and $50,000 (20% compared to 13% in BC) and those who make more than 
$50,000 per year (12% compared to 14%). 

Table 4: Persons with Income by Income Groups, Lillooet and BC (2000) 

Income  Lillooet BC 

<15K 845 40% 46% 

$15K—$25K 390 18% 15% 

$25K—$35K 190 9% 12% 

$35K—$50K 435 20% 13% 

$50K+ 265 12% 14% 

Total 2,125 100% 100% 

Source: Small Area Data, Statistics Canada 

 The majority of income (77%) is employment income, followed by government transfers 
(14%) and other income sources (9%). Though income earners in Lillooet have a slightly 
higher share of income from employment compared to the provincial average (76%), 
they also have a greater share of their income base from government transfers (12%).  

Housing Affordability 

 The relationship between incomes and shelter costs is characteristically used to 
quantify “affordable housing.” Affordable housing costs are typically considered to be 
where households spend less than 30% of their gross household income on shelter 
related expenditures. The following table outlines one approach to considering 
affordability; using estimated household income figures for 2005, Table 5 shows what 
the maximum purchase price and maximum rents would be for various types of 
households earning the equivalent of the median household income and spending no 
more than 30% of their income on housing.38  

                                             
38 The income data is based on 2000 Census figures adjusted to 2005 levels using average wage increases 
for BC. The following assumptions are used in the shelter cost calculations — 6.15% interest rate, 5-year 
financing term, 0.5% property tax, 0.2% CMHC insurance on mortgage with 10% down payment, 0% for 25% 
downpayment; property purchase tax not included.  
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Table 5: Estimated Maximum Shelter Costs and Purchase Price (2005) 

Household Types 
Median 
Income 

30% of 
Median 
Income 

Maximum 
Monthly 

Max. 
Purchase 

Price — 10% 
Down 

Max. 
Purchase 

Price — 25% 
Down 

All Families $51,037 $15,311 $1,276 $199,000 $240,000 

Couple Families $59,007 $17,702 $1,475 $230,000 $277,000 

Female Lone Parents $30,549 $9,165 $764 $119,000 $143,000 

Non-Family Persons $20,927 $6,278 $523 $81,000 $98,000 

Source: CitySpaces calculations based on Statistics Canada income data (2005) 

 The calculations in Table 5 illustrate the differences between what single parents and 
non-family persons (persons living alone or with other individuals who are not family 
members) are able to afford compared to couple family households. 

 A typical couple family household, for example, can afford shelter payments of up to 
$1,475 per month on either rent or mortgage and related homeowner expenses, 
compared to $764 for a typical female single parent. Equally, a median income-earning 
couple family could afford to purchase a house valued at $230,000 with a 10% down 
payment, while a female single parent in the same situation would only be able to 
purchase a house worth $119,000.  

The Housing Stock 

Housing Type 

 In 2001, there were approximately 1,135 dwelling units, the majority of which were 
single detached (65%) and mobile homes (20%). Only a small share of dwelling units was 
in apartments (3%), in townhouses and duplexes (9%) or secondary suites (3%).39 (Table 
6). 

Table 6: Housing by Structure Type, Lillooet, GVRD, and BC (2001) 

Structure Type Lillooet BC 

Single detached 735 65% 55% 

Other ground oriented 365 32% 19% 

 — Mobile Homes 225 20% 3% 

Apartment 35 3% 26% 

Total  1,135 100% 100% 

Source: Statistics Canada, 2001 Census 

                                             
39 Secondary suites totals are estimated from the “Apartment in Detached Duplex” category of dwelling 
types reported in the Census. These numbers have not been verified by the municipalities and do not 
represent legal or registered suites.  
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Figure 2: Housing Type, Lillooet and BC (2001) 
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 When compared to BC, the ground oriented nature of the Lillooet housing stock is 
further emphasized. Where only 74% of housing in BC communities is ground oriented, 
97% of homes in Lillooet are in this category. Lillooet, as of 2001, had no more than 35 
apartment units or 3% of its dwelling stock in this higher density form, compared to 20% 
of the provincial housing stock that is in apartments (Figure 3).  

 Of note is the large percentage of mobile homes (20%) compared to BC communities 
overall. While recent data is not available, it is anticipated that this proportion of 
mobile homes has decreased since 2001, as several young families were reported to 
have moved to other communities and relocated their mobile dwellings. In the winter 
of 2006, there was also evidence of empty pads in mobile home courts that were 
reported to have been occupied by mobile homes and that have since been moved.  

 Subject to some restrictions and utility charges, secondary suites are permitted in 
single family dwellings, but not in mobile homes, duplexes, or other multifamily 
dwellings.  

New Construction  

 Although building permits do not necessarily reflect new development or housing 
starts, residential building permits are shown in Figure 4 as an estimate of the pace of 
development over the past 12 years. Between 2001 and 2005, there were 63% fewer 
building permits than in the five years previous (1996—2000).  

 Only 18 units were estimated to have been added to the dwelling stock between 2001 
and 2005, at an average of four new units per year compared to an average of nine new 
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units per year in the 1996 to 2000 period. Since 1996, no new duplexes were 
constructed and multi-unit dwellings consisted entirely of secondary suites.  

Figure 3: Residential Building Permits, New Construction (1994—2005) 
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Source: Statistics Canada, 2001 Census 

 In 2005, 12 new houses were constructed on the First Nations reserve, three times as 
many as on non-reserve land. Such level of activity, along with some redevelopment of 
older homes in the municipality, is said to have kept the local cement plant and 
builders active in the community over the past few years.  

Future Development 

 Outside of the First Nations reserve lands, there has been very limited development 
activity in the District in recent years. As of early 2006, there were only a small 
number of development applications proposed, a reflection of a slow economy and 
contracted employment base. Residential development projects that have been 
proposed or are under way include:  

— a seniors’ bare land strata development of 13 small lots on city serviced land has 
been approved. Lots will be restricted to seniors and estimated to sell at $135,000 
to $150,000. The homes will provide a new homeownership option for seniors 
wanting to be close to services and amenities and in a ground oriented house that 
is accessible; and 

— the former District Forest Office building is located on a three-acre site that is 
currently zoned mixed use — commercial and residential. A consortium of 
developers, including one local partner, purchased the property from the District 
at below market prices with a buy-back option if the developers do not build within 
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a three-year period. A mid priced, 35 unit residential building targeting retirement 
living has been proposed. Commercial development, including retail stores, is 
planned for the street front.  

Real Estate 

Current Real Estate Prices 

 While there was no real estate sales data available specific to the Lillooet market, 
realtors have reported some renewed activity in recent years. The economic slowdown 
and job losses of 2001/2002 in Lillooet had led to a mass sale of an estimated 100 
residential properties, followed by a slowdown of resale activity over the past four to 
five years.  

 The market is reported to be on the move again, with recent sales activity driven by 
outside buyers. Realtors attribute this trend to Lower Mainlanders wanting to sell their 
homes to realize increases in equity and buy a retirement home in the Interior. This 
“quiet influx” of buyers is mostly interested in Lillooet’s higher end homes, which 
remain relatively more affordable than prices elsewhere in the Squamish—Lillooet 
region.  

 The renewed interest is estimated to be 70% from the Lower Mainland and Vancouver 
Island, and the remainder as locally driven. Many of the buyers are in the early 
retirement phase of their lifecycle and interested in the dry climate and small 
community. Approximately 20 to 25% of recent sales are reported to be investment 
driven, of which a portion becomes rental property.  

 According to BC Assessment Authority, property value assessments decreased 
significantly between 2001 and 2005 (Table 7). A typical single detached house in 2001 
was valued at $130,000, compared to $113,000 in 2005 — a 13% decrease. Duplexes and 
apartments experienced a similar decrease, with an average unit valued at $129,000 in 
2001 compared to $112,000 in 2005 — also a 13% decrease in assessed property value. 

Table 7: Assessed Residential Property Values (2001—2005) 

2001 2005 2001—2005 Change Year of 
Assessment  

Property Type 
# 

Units 
Average 
Value $ 

# 
Units 

Average 
Value $ 

# 
Units 

Average 
Value $ 

% 
Change 

Single Detached 663 130,206 651 113,282 (12) (16,924) —13% 

Multi-Unit (Single-
Unit Ownership) 48 128,731 48 111,550 — (17,181) —13% 

Multi-Unit (Multi-
Unit Ownership) 15 264,353 15 200,273 — (64,080) —24% 

Other Residential 279 52,795 280 46,096 1 (6,699) —13% 

Vacant Residential 151 55,166 144 41,756 (7) (13,409) —24% 

Total 1,156 — 1,138 — (18) —  

Source: British Columbia Assessment Authority. Please note that changes in the number of 
properties may be the result of land assembly or lot splitting.  
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Home Ownership Opportunities 

 Lillooet is a community of home owners — 71% of households own their home. 
Compared to the province as a whole, Lillooet had a larger percentage of homes that 
were owner occupied in 2001 compared to rented (Table 8).  

Table 8: Housing Tenure (2001) 

Tenure Lillooet BC 

Owned 810 71% 67% 

Rented 330 29% 33% 

Total 1,140 100% 100% 

Source: Statistics Canada, 2001 Census 

Rental Market 

Rental Rates 

 A scan of rental listings in Bridge River—Lillooet News classified advertisements 
presents an overview of the local rental market (Table 9). It should be noted that these 
rent figures are limited to what has been advertised in the local paper and do not 
include units rented through word-of-mouth or alternate advertisements.40 These 
rental classified listings are primarily for houses and suites in houses, as there are few 
apartments in Lillooet.  

Table 9: Average Rents (2001—2006) 

Average Rent $ 2000 2001 2002 2003 2004 2005 2006 

1 Bedroom $475 $390 $300 $367 n/a $425 $475 

2 Bedroom $486 $420 $580 $418 $375 $436 n/a 

3+ Bedroom $775 $700 $600 $650 $775 n/a n/a 

Number of listings 2000 2001 2002 2003 2004 2005 2006 

1 Bedroom 5 9 9 8 1 4 2 

2 Bedroom 12 17 12 18 13 11 2 

3+ Bedroom 11 13 11 13 10 2 2 

Total 28 39 32 39 24 17 6 

Source: Bridge River-Lillooet News, Rental Classified Listings — 2001—2006 listings derived from 
February, March, September, and October classifieds. 

 According to the classified listings, one bedroom apartments rented in 2005 for 
between $300 and $400, two bedrooms from $400 to $500, and a house of three 
bedrooms or more from $600 to $700. There is no data available to indicate the size of 
the rental housing stock in Lillooet. 

                                             
40 Due to the small number of rental classifieds included (less than 40 listings per year), the review of 
classified listings can only be considered indicative of rents in Lillooet’s private rental market.  
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Non-Market Housing 

 There is a limited supply of non-market housing in Lillooet. There is one seniors’ 
independent living complex — Red Rock Manor (20 one bedroom units) — and one 
seniors’ supportive living development — Sumac Suites with six units (Table 10). 

 While there is no family housing in Lillooet, Red Rock Manor occasionally accepts 
individuals who are under 55 years of age to address the need in the community. 
Placement is on a need basis, as opposed to a first come first served basis. At any point 
in time, there are around 10 people on the waitlist. 

 Sumac Suites, which opened in March 2004, is the first supportive living development in 
Lillooet. Managed by the Lillooet Housing Society, the project provides six units of 
subsidized supportive seniors’ housing. Residents have their own suites, receive an 
evening meal, weekly housekeeping and linen service. The development is part of a 
larger campus of care as it is connected to Lillooet & District General Hospital and 
Health Centre. While it offers seniors an affordable option between home care and 
residential care, allowing seniors to stay in the community, Sumac Suites has no 
waitlist and this is presumed to be because of the additional costs associated with the 
required hospitality package ($293/month).  

 There are 22 complex care beds at Mountainview residential care facility located at the 
Lillooet and District General Hospital and operated by the local health authority. The 
facility is at capacity, as it addresses the need for care beds from Lillooet and 
surrounding communities. While no waitlist information was available due to the 
referral system through the Interior Health Authority, it was reported by the health 
authority that there is often a number of people in long term care at the hospital who 
are waiting for an opening at Mountainview.  

Table 10: Non-Market Housing Inventory, 2006  

Type Family Seniors Waitlist 

Independent Living — Red Rock Manor  21 Approx.10 

Supportive Living — Sumac Suites  6 None 

Residential Care Beds — Mountain View  21 n/a 

SAFER recipients  5 n/a 

Rural and Native Housing Subsidy 1  n/a 

Total 1 53 54 

Source: BC Housing Database; Waitlist data derived from telephone calls, May 2006 

Homelessness 

 Homelessness is a growing concern among community service providers in Lillooet. The 
agencies report that homeless people come from both the community and from 
surrounding areas, with many transient people in the summer. Although it is not 
possible to estimate how many are homeless, the community food bank has hosted up 
to 45 people on the day when the meal service is provided.  
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Tourism Accommodation 

 Lillooet’s accommodation sector is highly seasonal and has been relatively slow in 
recent years. Most visitors to Lillooet arrive in the summer months and many of them 
are “drive by” tourists who do not usually stay overnight in the community.  

Table 11: Tourism Accommodation, 2004 

Type # Properties # Units 

Bed and Breakfasts 16 22 

Hotels 3 61 

Motels 3 108 

Lodges, Resorts, Cabins 4 5 

Total  26 196 

Source: Direct research, CitySpaces Consulting, March/April 2006 

 With almost 200 units of tourist accommodation, Lillooet has a large capacity to meet 
today’s demand for tourism accommodation (Table 11). There are no hotel or other 
commercial developments proposed at this time in Lillooet.  

 There is limited potential for Lillooet to accommodate Games-related service staff or 
construction workers during the Olympics. There is the possibility that visitors would 
extend their stay in the region and visit neighbouring communities before or after the 
Winter Games. Without a well-developed tourism infrastructure and marketing plan, 
however, this is not likely to be significant.  
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UNINCORPORATED AREAS 

MARKET REVIEW 
The Squamish Lillooet Regional District (SLRD) consists of five municipalities – Squamish, 
Whistler, Pemberton, and Lillooet – and the remaining unincorporated areas are in Electoral 
Areas outside municipal boundaries. These areas are typically under the jurisdiction of the 
Regional District. In reocognition of the major development that is planned and underway for 
these areas, this section of the market review briefly presents the population and housing 
market context in this potentially high growth area. 

Population  

 In 2001, there were 5,480 people living in the unincorporated areas in the Squamish 
Lillooet Regional District. Due to boundary changes in the incorporated areas of the 
Regional District, 2001 population statistics from the Census cannot be compared to 
unadjusted 1996 figures. Of the total population, 1,305 were children under the age of 
14, almost a quarter of the entire population and a much younger population than the 
rest of BC (Figure 1). A greater share of the population is also in the young family stage 
of the lifecycle (25 to 44) with 1,795 people in this age group (33%) compared to only 
30% in the Province. The greatest difference lies with the older age groups where 355 
seniors or 6.5% of the population are seniors compared to 14% in BC as a whole.  

Figure 1: Population Distribution by Age (2001) 
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Source: Statistics Canada, 2001 Census 
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The Housing Stock 

 In 2001, there were approximately 2,025 dwelling units in the unincorporated areas in 
the Squamish Lillooet Regional Distrct. Single detached dwellings make up the vast 
majority of units with 1,675 units or 83% of the stock in this housing form. The 325 
units in other ground oriented dwellings such as townhouses or duplexes comprise 16% 
of the stock while apartments play a negligible role with around 1% of the stock in this 
form. (Figure 2). While the prominence of ground oriented dwellings is also present in 
the entire province, a much smaller proportion of the stock in the province (55%) is 
single detached and a greater proportion is in other ground-oriented forms (19%) and 
apartment dwellings (26%). 

Figure 2: Housing Type, Unincorporated Areas and BC (2001) 
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Source: Statistics Canada, 2001 Census 

 There are a number of major developments under way along the Sea-to-Sky corridor in 
unincorporated areas that will have major implications on the population and housing 
stock in the area:  

− Porteau Cove Residential Development is a joint development of the Squamish First 
Nation and Concord Pacific. Located 4km south of Furry Creek and 20km north of Lions 
Bay, this major residential development will include up to 1,400 units on 476 hectares. 
Plans include a mix of single and multi-family dwellings as well as small scale 
commercial development. Construction is scheduled to begin in the Fall of 2006 with 
completion estimated by 2016.  

− Britannia Beach has a 100 lots designated for single detached dwellings available for 
sale in Area D. 
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− Up to 800 units are permitted for development for Furry Creek Area D, under the 
current Master Plan and Development Covenant.  

− Raven’s Crest in Electoral Area C has 350 to 400 units proposed. This project has not 
yet been approved.  
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Summary 
 
Estimating the impact of the Games on housing markets required the projection of housing 
market conditions and their underlying determinants of employment, labour supply, migration 
and population.  Two projection scenarios were considered, one based on the projected economic 
impacts of the Games and another trend based, no Games scenario which excluded these.  As 
necessitated by an impact analysis, the research focused on differences between the two scenarios, 
meaning certain broad context setting factors common to both scenarios are not considered in the 
analysis. 
 
Economic Dimensions 
 
The foundation of the impact analysis was projected differences in British Columbia’s real Gross 
Domestic Product (GDP).  Under the Games scenario, the provincial economy, measured by real 
GDP, will grow by an annual average of 2.0 percent over the projection period, compared to an 
average of 1.8 percent under the no Games scenario.  Total projected provincial real GDP of 
$228.1 billion in 2031 with the impact of the Games was only 4.8 percent larger than the $217.6 
billion projected without them.   
 
The employment consequences of the Games would be an additional 92,000 jobs in the Southwest 
Metropolitan region under the Games scenario in 2031; that is 74 percent more jobs than in 2001 
and 4.6 percent more than there would be under the no Games scenario.  
 
This increase in the demand for workers would increase migration to the region; meeting this 
demand would result in a 2031 labour force of 2.18 million people in the Southwest Metropolitan 
region, 4.5 percent more than under the no Games scenario.  
 
The regional population would therefore grow to 2.73 million residents in 2010 under the Games 
scenario, versus 2.67 million in the absence of the Games (a 2.2 percent difference).  By 2031, this 
difference would be 4.0 percent (3.76 million residents compared to 3.60 million residents).  
 
The differences in projected employment, labour force and population between the two scenarios 
over the 30-year period are relatively small, reflecting the reality that this will be the most 
populous region to ever host the Winter Games. 
 
Housing Impacts 
 
Accommodating the projected additional population under the Games scenario will determine the 
impact of the Games on the region’s housing markets.  The number of households (occupied 
dwellings) in the Southwest Metropolitan region in 2031 will be 4.0 percent larger under the 
Games scenario, with a total occupied stock of 1.58 million units in 2031, versus 1.52 million 
under the no Games scenario.1 
 
The Games would add 26,959 occupied units to the single detached housing stock in the 
Southwest Metropolitan Region over the 2001 to 2031 beyond those that would be added under 
the no Games scenario.  There would be an additional 13,619 occupied attached ground oriented 
units (on top of the 146,193 additional under the no Games scenario), and an additional 20,523 
occupied apartments units (on top of the 229,356 additional apartments that would occur in the no 
                                                           
1 Please note that the dwelling unit figures have been rounded in this summary and, as a result, differ slightly from the 
precise numbers in the body of this report. 



 

 Page i i

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  

Games scenario).  Given the size of the region’s economy and population, the impact of the 
Games will be relatively modest at both the region wide and Lower Mainland level, with greater 
relative impacts being felt in the much smaller Squamish Lillooet Regional District.  
 
Lower Mainland  
 
With a 2031 population of 3.68 million residents in the Lower Mainland (the Greater Vancouver 
and Fraser Valley Regional Districts), this part of the region would grow by 58 percent over the 
projection period under the Games scenario.  The impact of the Games would be to add 4.0 
percent more people, or 145,200 more residents by 2031 than without the Games.  
 
Housing occupancy demand under the Games scenario would increase by 668,100 dwellings (76 
percent), from 881,000 in 2001 to 1,549,200 in 2031.  The impact of the Games on total 
occupancy demand would be 3.9 percent, or 58,200 more occupied dwellings in 2031 than under 
the no Games scenario.  The Games scenario would add 266,400 occupied single detached units, 
154,400 attached ground oriented units and 247,300 apartment units in the Lower Mainland 
between 2001 and 2031.  For each structure type, there would be roughly a four percent difference 
in occupancy demand between the two scenarios.  
 
Each scenario shows a continuation of the pattern of increasing housing starts seen in the Lower 
Mainland since 2001.  With 20,300 starts recorded in 2005, housing starts would increase to 
28,000 in 2006, and further to 28,500 in 2007 under the Games scenario.  These units would 
become available for occupancy during the immediate lead up and hosting of the Games.  Starts 
would remain in the 25,000-unit range between 2008 and 2016 under the Games scenario, falling 
slightly to an annual average of 23,000 between 2017 and 2026, and further to 20,000 annually by 
the end of the projection period.  
 
The impact of the Games would be to increase the number of average annual starts by 9.3 percent 
over the no Games scenario.  Under the no Games scenario, annual starts would fall from roughly 
23,000 units between 2006 and 2010, to under 20,000 annually over the last decade of the 
projection period. 
 
In addition to these dimensions, the Games will lead to differences in occupancy demand by 
tenure, turnover in the rental and ownership markets, prices, listings, rents and vacancy.  By 2031, 
compared to the no Games scenario, the Games scenario will result in: 
 
• Demand for 3.9 percent more ground oriented owner-occupied units and 3.6 percent more 

demand for owner-occupied apartments; 
 
• Demand for 4.2 percent more rental ground oriented units and 3.9 percent more rental 

apartments;  
 
• Housing turnover in the ownership segment of the market that would be 4.3 percent greater 

for ground oriented units and 3.9 percent greater for apartments; 
 
• MLS single detached listings that would be 4.3 percent greater and listings in multi-unit 

buildings that would be 4.0 percent greater; 
 
• Real average prices for new units that would be on average 3.0 percent higher;  
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• Housing turnover in the rental segment of the market that would be 4.2 percent greater for 
ground oriented units and 4.0 percent greater for apartments; and 

 
• Rental vacancy rates being 0.25 percentage points lower under the Games scenario;   
 
Sea-to-Sky Corridor  
 
Under the Games scenario the Sea-to-Sky Corridor (Squamish-Lillooet Regional District) would 
add 40,400 residents to its 2001 population of 34,600, for a total of 75,000 residents by 2031 (a 
117 percent increase).  This 2031 population would be 11 percent above that of the no Games 
scenario.  
 
Economic and demographic change would result in housing occupancy demand for 18,700 new 
units, increasing the total housing stock from 13,000 occupied units in 2001 to 31,800 by 2031.  
Between 2001 and 2031 there would be demand for 10,700 additional single detached units, 5,400 
attached ground oriented units, and 2,600 apartment units under the Games scenario.  The impact 
of the Games would be 19 percent more occupied units added within the Sea-to-Sky Corridor over 
the projection period than there would be under the no Games scenario. 
 
The impact of the Games on housing starts in the Sea-to-Sky Corridor would result in the number 
of ground oriented housing starts being 26 percent greater than under the no Games scenario, with 
an average of 126 more ground oriented units started per year between 2001 and 2031. Apartment 
starts would be 24 percent greater under the Games scenario, with an average of 30 more 
apartment units started each year.  
 
Compared to the no Games scenario, by 2031, the Sea-to-Sky Corridor will also experience:  
 
• Demand for 17 percent more ground oriented owner-occupied units and 14 percent more 

demand for owner-occupied apartments; 
 
• Housing turnover in the ownership segment of the market that would be 10.8 percent greater 

for ground oriented units and 9.8 percent greater for apartments; 
 
• Demand for 27 percent more rental ground oriented units and 19 percent more rental 

apartments;  
 
• Housing turnover in the rental segment of the market that would be 10.9 percent greater for 

ground oriented units and 10.3 percent greater for apartments; and 
 
Within the Sea-to-Sky Region, the Games scenario would result in an 11 percent greater 
population in Municipality of Squamish and its surrounding communities, a 13 percent greater 
population in the Whistler-Pemberton community and a 3.4 percent greater population in Lillooet 
and its surrounding communities than would occur with the no Games scenario. 
 
Strategic Considerations 
 
While this project focused on the impact of hosting the Games on the private housing market, the 
impact on the commercial accommodation sector (including hotels, motels and bed and 
breakfasts) also warrants some consideration, as accommodating the Games-related visitors may 
have a spillover effect on the housing market.  
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The capacity of the commercial accommodation market to accommodate Games visitors was 
considered in relation to estimates of Games attendance.  As the attendance estimates are varied, 
this analysis indicated the impact on the commercial accommodation sector would range from a 
small surplus of rooms to a slight shortfall, which could potentially affect the residential sector.  
The magnitude of this impact will largely be determined by the success of the Games in attracting 
visitors to the region and the success of programs put in place to accommodate visitors during the 
Games.  
 
This impact analysis was based on data available up to the end of June 2006.  As actual costs and 
revenue data become available during the next months and years, they can replace the projected 
ones used thus far to provide a measurement of the actual impact of the Games.  In this specific 
regard, and in the broader context of the impact of the Games on regional housing markets, it will 
be critical to continue monitoring and reporting during the lead up to the Games.  This will reduce 
the potential uncertainty regarding both opportunities and challenges associated with hosting the 
Games and assist with the post event evaluation of the projected impacts.  On-going monitoring 
during and after the Games will be important, both in measuring the value of the investment of the 
Games and its legacies, and in assisting other host cities to build on our successes.  
 
This impact assessment was based on comparing the economic and demographic dimensions of a 
Games scenario to a trends-based no Games scenario.  There are certainly other scenarios to 
which the Games scenario could be compared.  It is intended that this research would provide a 
baseline to those who wish to undertake such empirical comparisons.  
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Impacts of the 2010 Olympics  
on the Greater Vancouver and Sea to Sky Housing Markets 

Impact Projections, 2001 to 2031 
 
I. Introduction 
 
Urban Futures Incorporated has been engaged, together with CitySpaces Consulting Ltd., by the 
Canada Mortgage and Housing Corporation to research and report on the implications of the 2010 
Winter Olympic and Paralympic Games (hereafter the Games) for housing markets in 
Southwestern British Columbia.  This research builds on a review of past experiences of other 
host cities,2 an analysis of profiles of host communities within the Sea to Sky corridor,3 and a 
review of housing ownership patterns in the Resort Municipality of Whistler.4  This report 
documents the final dimension of research for this project, the empirical evaluation of the impact 
of the Games on dimensions of housing demand and supply over the 2001 to 2031 period. 
 
The focus region for this research is the Southwestern Metropolitan Region of British Columbia, 
the aggregate of the Fraser Valley (FVRD), Squamish Lillooet (SLRD), and Greater Vancouver 
(GVRD) Regional Districts.  Consideration of this region recognizes that these three Regional 
Districts are part of a single economy and share a single labour force, housing stock and 
transportation system, and hence must be considered as an integrated functional region.   
 
Given the distribution of the Games venues within this metropolitan region, finer levels of 
geography were also identified for impact analysis.  The Lower Mainland, comprised of the 
GVRD and the FVRD, is the metropolis of the region and the location of most of the Games 

venues.  The Sea to Sky corridor, 
represented here by the boundaries of the 
SLRD, is the location of the alpine venues 
for the Games.  Within the SLRD, there 
will also be a differential distribution of 
activity during the Games, with the 
Squamish centered community acting as 
the gateway community, and the Whistler 
and Pemberton centered community being 
the host community.  In this report, 
consideration is given to dimensions of 
the impact of the Games on housing at 
each of these levels of geography. 
 
The timeframe under consideration, the 
2001 to 2031 period, was selected to 
include the impact of the design, 
construction and marketing of the Games, 
the Games themselves, post-Games 
activities, and the long run change in the 
region’s economy after the full direct and 
indirect impact of the Games has been 
absorbed.   

                                                           
2  Economic Literature Review, CitySpaces Consulting Ltd, January 2006 
3  Housing Market Review, CitySpaces Consulting Ltd, August 2006 
4  Property Ownership in the Resort Municipality of Whistler, Urban Futures, July 2006  

Southwest Metropolitan Region

(SLRD)

(FVRD+GVRD)
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The research documented in this report was conducted during the spring and summer of 2006, 
with the research completed in July.  The draft document was subject to peer review in August, 
and the document was finalized in October.  The research is based on data available in the early 
summer of 2006, and hence cannot reflect any information that may have come available after this 
date. 
 
In the body of this report, projections of the major dimensions of the impact of the Games on 
housing in the region are considered.  In Section II, the methodological approach to prepare these 
projections is outlined.  Section III describes the economic basis of the characterization of the 
Games and no Games scenarios, and the consequences of these scenarios for employment and 
labour supply in the Southwest Metropolitan Region.  Section IV continues the analysis of the 
consequences in considering the demographic change that would accompany each scenario, 
presenting projections of population change and growth at the Southwest Metropolitan Region, 
Lower Mainland and SLRD levels of geography.   
 
Section V presents the consequences of these demographic changes on the occupancy demand for 
housing at the regional level as well as in the Lower Mainland, the SLRD and the three 
component communities of the SLRD.  Section VI follows with a consideration of the impacts of 
these changes on occupancy demand and on residential construction activity.  Sections VII and 
VIII then present a discussion of the impacts as they would be expressed in the owner occupied 
and rental sectors of the market.  Section IX closes the report by highlighting strategic 
considerations that arose from the research, including discussion of the potential interaction 
between the market for commercial visitor accommodation and the housing markets considered in 
this report.  Detailed tables that present the output of the analysis are found in the Appendix. 
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II. Methodological Approach 
 
a. The Scenarios 
 
The foundations of the impact analysis are projections of the region’s changing economy and of 
its changing demography.  The economic projections considered growth and change in the 
region’s economy with (the Games scenario) and without (the no Games scenario) activity related 
specifically to the development and hosting of the Games, with the demographic projections 
responding to the economic projections as well as to trends in birth, death, and migration rates.   
 
It is important to establish at the outset the reason for using two scenarios in the impact analysis, 
and the basis for each scenario.  The reason for two scenarios is that in order to measure the 
impact of the Games, and only the Games, it is necessary to compare the conditions that would 
prevail in the presence of the Games to those that would prevail, all other things equal, in the 
absence of the Games.  As the Games are going to happen, the no Games scenario is a 
hypothetical mathematical construct that will never occur, and which is useful only as a reference 
to the Games scenario.  
 
The Games scenario, described in detail in the next section, is based on long run patterns of 
change in real provincial economy and existing data and projections for change in real GDP over 
the 2001 to 2010 period.  The no Games scenario is constructed by subtracting from the Games 
scenario an estimate of the direct, indirect and induced impacts on real GDP published by 
InterVISTAS Consulting.5  It may be argued that the Games merely substitutes spending on the 
Games for spending on some other activity in the province, and hence that the difference in real 
GDP would not be a great as this residual calculation indicates.  While it is not likely that 
spending on sponsorship; team training, accommodation, and meals; accommodation and meals 
for media and officials; and souvenir sales would have been as high in the absence of the Games, 
there is some merit to noting that at least local spending might well have been redirected within 
the region.  In this regard, it is therefore appropriate to regard the Games scenario lying towards 
the upper boundary of impacts, and the no Games scenario towards the bottom of the range.  
 
This also raises the fact that there are an untold number of alternative scenarios to the Games, 
each of which will have its own unique direct, indirect and induced impacts.  To compare the 
Games scenario to any one of these, it would be necessary to know how, and on what, these 
monies would be spent in order to calculate their indirect and induced economic impacts, an 
assessment well beyond the scope and resources of this project.  The published impact analysis for 
the Games provides the most effective way, given the resources available for this project, to 
establish a comparator to the Games scenario.  With respect to alternative scenarios, it is 
appropriate to acknowledge that, in the absence of an empirical analysis of the economic 
consequences, their impacts on housing markets will likely fall in the range between the Games 
and no Games scenario. 
 
As the focus of impact research is on the difference between two scenarios, factors that are 
common to both will not be reflected in differences, and hence are not included in the analysis.  
Having acknowledged this point, given the reality of the Games, the general patterns shown in the 
Games scenario will be reflective of the long term and fundamental trends in the region, although 
changes in external variables will result in some short term variation. 

                                                           
5  The Economic Impact of the 2010 Winter Olympic and Paralympic Games: An Update, InterVISTAS Consulting, 20 
November 2002. 
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b. Modeling Approach 
 
The projections presented in this report are the result of the analysis of data on a wide range of 
dimensions of the region’s economy, with consideration of data ranging from the relationship 
between sectoral employment in the region and provincial real GDP to trends in age specific 
household maintainer rates by tenure and structure type.  The population models alone require 
data analysis and projection of birth and death rates by single years of age and sex, and of intra- 
and inter-provincial and international migration, both in and out, also by single years of age and 
sex.  Given the large number and wide range of data sources used in the projection, no single 
analytical approach could be used: with each dimension, available historical data series were 
analyzed using the mathematical technique that would best assist in describing the pattern of 
change in the variable that would prevail in the future.  
 
Given the articulation of the two scenarios, projections of the future employment in the Southwest 
Metropolitan Region that would be required to support each economic scenario were prepared.  
These region wide employment projections were then resolved with independent 
demographically-based projections of the supply of labour in the region, with the labour supply 
models considering demographic change and growth, from both within the region’s current 
population and resulting from domestic and international migration.  Having resolved the 
employment and labour force projections through consideration of a population model, this 
process also resulted in a region wide population projection. 
 
While this recognized the functional integrity of the Southwest Metropolitan Region, it was also 
necessary to consider where in the region this population would live.  The next stage of the 
projection process was to estimate the differential impact of the Games in the SLRD and the 
Lower Mainland.  This involved first establishing projections of where historical trends in the 
absence of the Games would have taken these two areas by running individual cohort-survival and 
migration population models using historical data up to the bid date to generate scenarios of the 
future demographic change that would have been realized in the absence of the Games.  This 
established a no Games scenario for the SLRD and Lower Mainland. 
 
The next step involved use of the currently available data on the location of construction of Games 
venues, accommodation for Games’ participants, and accommodation for independent visitors to 
estimate the differential in economic activity and housing development that would occur in each 
of the two sub-regions as a result of the Games.  This in turn was used to estimate the relative 
levels of migration (intra-regional, intra-provincial, inter-provincial, and international) to these 
areas that would result from Olympic related activities.  Using these relative levels of migration as 
inputs to the population models generated a projected population that recognized the impacts of 
the Games on the SLRD and Lower Mainland.   
 
The next step was to use trends in age specific housing occupancy and the population scenarios 
for each region to generate housing occupancy demand for each area under the Games and no 
Games scenarios.  In turn, the housing occupancy demand projections (by tenure and structure 
type) formed the basis for projecting other dimensions of housing markets in the SLRD and 
Lower Mainland.  These included projections of construction activity, of turnover and sales, of 
vacancy and inventory rates, and of rents and prices in these two parts of the metropolitan region. 
 
Of particular interest in this research was the impact of the Games on the three component 
communities of the SLRD.  Given the interdependency and interconnectedness of these three 
communities, a land use based projection methodology was used to allocate projected SLRD 
housing to these component communities.  This methodology considered historical data on the 
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communities’ shares of growth in the Regional District’s housing stock and planning and policy 
factors that will affect housing supply in the future.  In keeping with the approach used for the 
other geographies, historical data prior to the bid date were used to establish a no Games scenario, 
with data on venue and accommodation location used to produce a Games scenario.  Once these 
future projections of the housing available in each community were prepared, housing occupancy 
ratios were applied to obtain population projections for each of these three communities. 
 
c. Outline of Steps in Projection Process 
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III. The Economic Context for the Southwest Metropolitan Region 
 
a. The Games Scenario  
 
The foundations for the two scenarios, and hence the projections of their impacts, are projections 
of the total Gross Domestic Product of the province of British Columbia in constant dollars (real 
GDP).  The starting point in development of the Games scenario were the estimates of real GDP 
growth over the 2001 to 2010 period published by BC’s Treasury Board and based on the 
Provincial Economic Forecast Council 2005 average projection of real economic growth in the 
provincial economy for the next five years.6  These projections were indexed and linked to 
published data for real GDP growth for the 1961 to 2001 period to establish a 45-year historical 
time series of real economic growth and change in the province of BC. 
 
  In order to describe the Games scenario from 2010 to 2031, the long run pattern of a diminishing 
decline in the three year moving average of real GDP growth demonstrated in the 1961 to 2005 
data was extended forward to 2045, thereby describing where mathematical extrapolation would 
take growth in the economy over the long run.  The growth rate projected by the Economic 
Forecast Council to 2010 was then interpolated to reach this long run trend line by 2016.  This 
process yielded the Games Scenario, a long term projection of real GDP in the province based on 
current estimates of real GDP over the next five years – including the Games – and long-term 
trends in the province’s economic growth.   
 
This process results in a long term 
forecast of growth in the province’s 
economy of 2.0 percent per year on 
average.  This will range from the 
estimates of current growth in the 
range of 3.8 percent, to the 3.0 
percent expected during the hosting 
of the Games in 2010, before 
declining towards the one percent 
range by 2031 (Figure 1).  This 
pattern of annual growth was applied 
to the 2001 level of real GDP in 
order to project real GDP for the 
province (in 1997 dollars; unless 
otherwise stated, all constant dollar 
values in this section are in 1997 
dollars).  This results in provincial 
real GDP reaching $186.6 billion by 
2016 and $228.1 billion by 2031 
under the Games Scenario (Figure 3).   
 
The relatively low growth rate of one percent in 2031 warrants a brief parenthetical comment.  
Most pragmatically, this research is concerned with the difference between the Games and no 
Games scenarios.  Thus, the focus must be on the differences in projected real GDP growth in the 

                                                           
6 British Columbia Economic Review and Outlook, from the BC Ministry of Finance’s Budget and Fiscal Plan – 
2006/07 to 2008/09, February 21, 2006.  Note that these projections, and the data for real GDP from 2001 to 2005 
contained in the Budget, correspond to, but do not precisely match, data published by Statistics Canada and BC 
Statistics for the 1961 to 2005 period, and hence the requirement to index the projections to link them to the data series. 

Figure 1 

0.0%

0.5%

1.0%

1.5%

2.0%

2.5%

3.0%

3.5%

20
01

20
03

20
05

20
07

20
09

20
11

20
13

20
15

20
17

20
19

20
21

20
23

20
25

20
27

20
29

20
31

Games Scenario

No Games Scenario

Annual Growth in Real GDP, BC, 2001 to 2031



 

 Page 7

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  

future, rather than their absolute levels; as is discussed in the next section, there is no material 
difference projected for long term differences in these growth rates.  On a more conceptual level, 
this is where the extension of long terms trends would take the provincial economy, a 
mathematical construct that does correspond to concerns that have been raised about the possible 
impact of future long run labour supply constraints, limited growth in productivity, and the impact 
of changes in the province’s resource industry (specifically the impact of the pine beetle on the 
forest industry) on BC’s long run growth rate. 
  
b. Projected Impact of the Games on real GDP 
 
As this research focuses on potential housing impacts of hosting the Games, the estimated 
economic impact of the Games is an input to, rather than an output of, the analysis.  The projected 
economic impact of the Games used here is a scenario prepared by InterVISTAS Consulting for 
the province of British Columbia.  These projections are the only published empirical projections 
of the impact of the Games on real GDP that are available.  The core data from this source that 
were used as inputs to the housing impact analysis focused on the contribution (direct, indirect, 
and induced) of the Games to provincial real GDP.  Recalling that the Games scenario is intended 
to describe the upper bound of the range relative to a no Games scenario which defines a lower 
bound, it is appropriate to use a scenario that tends to the higher end of the range.  In this context, 
InterVISTAS’ recommended scenario, the medium to high visits scenario, has been selected for 
the input to the housing market impact analysis.   
 
The estimated economic impact of 
the 2010 Games in the medium to 
high visits scenario is $4.9 billion (in 
2001 dollars as expressed in the 
InterVISTAS report), spread over the 
2002 to 2016 period.  The 
contribution to real GDP began with 
a $13 million contribution in 2002, 
and is projected to increase to $1,479 
million with the opening of the 
Games in 2010, before dropping back 
to $20 million in 2016 (Figure 2).   
 
The no Games scenario for the 2001 
to 2016 period was constructed by 
subtracting the economic impact of 
the Games as described in 
InterVISTAS’ medium to high visits 
scenario from the Games scenario 
projection of real GDP as described 
earlier in this section.  These absolute 
values were then expressed as annual growth rates.  As with the Games scenario, the pattern of 
diminishing growth in the three year moving average over the 1961 to 2005 period in the no 
Games scenario was extended to 2045, with the post 2016 segment of this projection forming the 
long term end of the no Games scenario.  The results are projected growth in real GDP (Figure 1) 
and total real GDP (Figure 3) in the province under the no Games scenario. 
 
The economic impact of the Games can be seen in the widening of the gap between real GDP 
growth rates between 2002 and 2010, resulting in a 0.8 percentage point difference in the year of 
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the Games.  From this point on, as economic activities directly related to the Games subside, a 
narrowing in the gap between the two growth rates occurs with a difference in annual growth in 
real GDP of only 0.06 percentage points in 2016, of only 0.02 percentage points in 2031, and none 
by 2045.   
 
With respect to the total size of the 
provincial economy, over the 2001 to 
2016 period that the Games impact 
(direct, indirect and induced) on 
economic activity is described, 
provincial real GDP would grow 
from $126.2 billion to $186.6 billion 
(Figure 3).  Over the same period in 
the absence of the Games, the 
economy would grow to only $179.3 
billion in real GDP.  As a result, in 
2016 the province’s economy would 
be four percent larger (real GDP of 
$186.6 versus $179.3 billion) under 
the Games scenario than under the 
absence of the Games.  Over the 
longer term, the difference in real 
GDP would not increase 
significantly, reaching $228.1 billion 
in the Games scenario, 4.8 percent 
larger than the $217.6 billion without 
them. 
 
Two factors account for the larger GDP and the modest widening.  The first is that real GDP is 
larger in 2016 under the Games scenario, and hence the base to which projected long run growth 
rates are applied is larger, than under the no Games scenario.  The second factor that accounts for 
the difference is that projected long run growth rates under the Games scenario are marginally 
higher from 2016 to 2031.  Both of these factors are the result of the mathematical approaches 
used to define the two scenarios, and warrant comment.   
 
With respect to the real GDP in 2016 being higher with the Games than without them, the medium 
to high visits scenario shows a positive contribution of the Games to real GDP in every year from 
2002 to 2016.  As a result, at no point during this period can the Games scenario have a smaller 
real GDP than the no Games scenario, and hence real GDP must be higher in 2016 under the 
Games scenario.  As there is no commentary in the InterVISTAS report indicating that they 
anticipate a net negative impact of the Games on real GDP after 2016, even if growth rates were 
identical in the post 2016 period the modest difference between real GDP under the two scenarios 
would increase to the end of the projection period. 
 
While the difference in growth rates in the post-2016 period is the result of mathematical 
projection, there is a case to be made for a higher level of spending under the Games scenario.  
From maintenance of facilities through the effects of having a larger population to the lingering 
effects of the Games branding, spending with the Games is likely to be larger than without them: 
every late night TV showing of Cool Running contributes a penny or two to someone in Calgary, 
and hence to Alberta’s real GDP.  In this context, it is important to recall that the Games scenario 
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is intended to represent the higher end of the range of possible impacts, and the no Games 
scenario the lower end of the range, with alternative scenarios falling between these bounds. 
 
Given that the allocation of the impact of the Games is on real GDP between 2002 and 2016, 2016 
becomes an important landmark in consideration of the Games, for it captures the post-2010 
impacts, in addition to the 2031 end of projection period impact.  With the range of impact of the 
Games being only four percent on real GDP ($7.2 billion) in 2016 and only 4.8 percent in 2031, it 
is relevant to place the impact of the Games in context.  
 
Without in any way diminishing the value or importance of this spending, it is important to note 
that the total impact of $4.3 billion (the equivalent of InterVISTAS’ 2001-dollar impact estimate 
of $4.9 billion) is of relatively modest scale compared to the total size of the province’s economy.  
This total impact spread over 14 years is equivalent to only three percent of BC’s 2005 real GDP 
of $143.3 billion.  With the peak year of the Games under the medium to high visits scenario 
projected to generate $1.3 billion in spending activity – with real GDP being $166.5 billion with 
the Games and $162.3 without them – the maximum annual impact of the Games would be in the 
order of 0.8 percent of the annual spending within the economy.  While an addition of almost one 
percent of economic activity is nothing to be sneezed at, it is important to keep in mind its relative 
magnitude compared to the total size of the provincial economy when considering the impact of 
the Games on the economy, the population, or the housing within the province or its regions. 
 
In this vein, while the total estimated capital costs for all Games venues is $620 million,7 these 
capital expenditures are less than the increase in natural gas royalty revenues received by the 
province of British Columbia in the three months after hurricane Katrina in 2005.8  Further, the 
total economic impact of the Games is one billion dollars less than the increase in government 
spending on public sector wages and salaries as provided for in the 2006 budget, which specifies 
$1 billion in 2005/06 as an incentive to reach agreements; $4.7 billion over four years for annual 
compensation increases; and up to a $300 million dividend in 2009/10 for agreements that extend 
to March 31, 2010 or later, subject to the surplus exceeding $150 million.9  From yet another 
perspective, with a current population of 2.5 million people, this region will be the most populous 
to ever host the Winter Games, and hence will be the region where the proportionate impact of the 
Games is the smallest. 
 
Thus, when considering the impact of the Games on the region, it will be differences in the 
incremental impact that must be the focus.  That said, as one moves to finer levels of geographic 
detail it can be reasonably anticipated that the impacts will be increasingly significant in 
percentage terms and in orders of magnitude. 
 
c. Regional Employment Implications 
 
The consequences of the differences in real GDP represented by the Games and no Games 
scenarios for employment in the Southwest Metropolitan Region are projected using Urban 
Futures’ employment projection model, which utilizes data on sectoral employment in the 
Southwest Metropolitan Region and real provincial GDP over the 1961 to 2005 period to measure 
the historical regression relationship between these two variables, and to project future sectoral 

                                                           
7  InterVISTAS Final Report Page 9 
8 “When Hurricane Katrina happened, natural gas prices went from $6 to $11.  Between September … and at the end of 
November we got an extra $684 million.” Carol Taylor Minister of Finance, Vancouver Sun April 1, 2006 
9 http://www.negotiatingframework.com/ 
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employment using inputs of projected real GDP.10  It should be noted that the model, and this 
research, are concerned with long run trends, and hence in any one year model estimates will not 
necessarily precisely match total employment.  That said, on average the estimates will describe 
the direction of changes in employment in the region given changes in the provincial economy.  
 
The economic growth associated with 
the Games scenario produces 2010 
employment of 1,534,000 in the 
Southwest Metropolitan Region 
versus the 1,497,000 jobs under the 
no Games scenario (Figure 4), a 
difference of 37,000 jobs (2.5 
percent).  By 2016, the cumulative 
employment difference is 4.0 percent 
(66,000 jobs), and by 2031 it is 4.7 
percent (97,000 jobs).  Thus the 
larger base of the province’s real 
GDP in 2016, and the marginally 
higher growth rate in the 2016 to 
2031 period, indicates that the Games 
will have employment consequences, 
and hence labour and housing 
consequences, in the region that 
extend out to the end of the 
projection period.    
 
d. Labour Market Consequences 
 
The employment levels associated with the projected growth in real GDP may be viewed as the 
demand side of the labour market, with demographic and behavioural responses that determine 
the size of the labour force forming the supply side.  There is not, however, a perfect match 
between labour supply and demand, as there will always be some level of unemployment that 
results, at the very least, from the need for turnover, training, and skills adjustments in dynamic 
economies. 
 
The demand and supply of labour, plus the unemployment rates, are the elements used to ensure a 
reasonable and consistent relationship between the economic and demographic projections for the 
region, with the projected unemployment rate being the measure of this resolution.  Using the 
Games scenario as the example, the process of resolving two projections started with the 
projected demand for labour, represented by the employment projection.  The cohort survival 
based population model, with its component age specific projections of birth and death rates, 
intra-provincial, inter-provincial and international migration, as well as age specific labour force 
participation rates, was used to project the size of the future labour force.  The resultant difference 
between the employment projection (demand) and the labour force projection (supply) as 
indicated in the unemployment rate was examined.  With the employment projection as a given, 
migration was adjusted to ensure that unemployment rates fell within a reasonable range. 
 
                                                           
10 While the model operates at the level of 9 major employment sectors, as the focus in this research is on housing 
rather than employment, only total employment is discussed.  The sectoral employment database has been developed 
from wide range of sources over the past three decades and is maintained by Urban Futures for employment 
forecasting. 
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This process was then repeated with the no Games scenario, with the final results of the two 
scenarios producing comparable long run unemployment rates.  While interesting in its own right, 
the reason for going though this resolution process was to generate population projections by age 
and sex (considered in detail in Section IV) that were consistent with the underlying economic 
impact scenarios and that would form the drivers for housing occupancy demand projections 
(considered in detail in Section V). 
 
There are a number of elements of this resolution process that warrant discussion.  The first of 
these is acknowledgement that the unemployment rate is an indicator of market adjustment, rather 
than a direct determinant of labour supply.  As considered in more detail in Section IV, direct 
determinants of labour supply are behavioural (in the form of labour force participation rates) and 
demographic (primarily migration rates and aging).  In this impact analysis, age specific labour 
force participation rates are projected to increase, particularly in the older age groups, over the 
coming three decades.  Following recently observed national, provincial and regional trends, the 
most significant increases are expected over the next fifteen years as the retirement of the Post 
War Baby Boom generation significantly increases replacement demand.  
 
While the projected levels of age and sex specific labour force participation is the same in both 
the Games and no Games scenarios, it is possible to argue that labour force participation rates 
would be higher in the Games scenario as the Games may draw people into the labour force who 
might not have participated otherwise.  The consequence of this change would be to reduce the 
impact of the Games on housing markets, as fewer people would have to be accommodated in the 
region to meet the same demand for workers.  However, as noted earlier, this research is to 
identify the range of impact of the Games, from the high determined by the medium to high 
visitors’ scenario to a low determined by the no Games scenario.  By using the same labour force 
participation rates for the Games and no Games scenario, this range is preserved.   
 
Further, given the prevailing trends of labour demand and supply in Canada, the difference 
between participation rates in the two scenarios will likely be marginal, as tightening labour 
markets locally, throughout the rest of the province, in Alberta, and the rest of Canada will likely 
bring significant increases in participation without the Games.  As a parenthetic comment, the 
Games may well be able to utilize a much greater number of volunteers than might currently be 
anticipated, given the number of people who will retire from the workforce in the region over the 
coming four years.  While these folks may not respond to an employment incentive, they may 
well respond to non-income perks offered to volunteers at the hosting of the Games. 
 
With identical labour force participation rates under both scenarios, the adjustment mechanism to 
the higher level of employment demand under the Games scenario is demographic, specifically in 
an increase in net migration to the region compared to that for the no Games scenario.  Projected 
trends in birth and death rates are the same in both scenarios.  The level of net migration to the 
region in the Games scenario is that which would prevail in the no Games scenario plus the 
additional migration necessary to fill employment positions related to the development and 
hosting of the Games and employment derived from their indirect and induced economic impact.  
As many of these labour force migrants would be accompanied by their families, the migration 
effect on population and housing markets is numerically larger than the employment and 
unemployment effects alone.   
 
Parenthetically, in the modeling approach, domestic migration is seen as being the adjustment 
variable with respect to economic conditions.  While immigration is the major net source of 
migration to the region, domestic flows are much larger on a directional basis, and hence modest 
variations in an internal in or out flow can have a significant impact on migration.  This was 
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dramatically demonstrated by the reversal of inter-provincial migration in the 1990s, from a 
positive net inflow during the early part of the decade followed by a net outflow in the second 
half of the decade as this province’s relative economic position within Canada declined. 
 
The final element of the labour force resolution process to be considered is the unemployment 
rates levels used to measure the consistency of the employment and demographic projections.  
The influence of an aging population has led current analysis and projections of labour markets in 
the province and the nation to indicate a future where labour supply will be, relative to our 
historical experience, much closer to labour demand (i.e., lower unemployment rates).11  In this 
context, future labour markets will be more constrained and competitive, regionally, provincially 
and nationally, than they have been in the past.  Given this Canada-wide circumstance, it is a 
reasonable assumption that, at the aggregate level, long run unemployment rates within the region 
will move in the same direction under both a no Games and Games environment as intra- and 
inter-provincial labour market adjustment will set the relative level of unemployment.  Thus, 
while the Games will result in a larger employment base in the region, migration and changing 
labour force participation will result in a larger labour force, with generally the same level of 
future unemployment. 
 
That said, labour market adjustments are not instantaneous, and unemployment’s balancing of 
demand and supply is of a long run nature.  In the shorter run, labour markets may over- or under-
shoot: research on previous Games (mostly summer games) indicate that the staging of these 
types of major events may attract more potential workers than can find work, thereby pulling 
unemployment up beyond the level that would occur in either a labour market with perfect 
demand information, or the market without the event.  Similarly, there may be a short term 
increase in unemployment rates at the end of the Games, as those employed as a direct result of 
the Games search for other employment   However, over longer periods of time, as market 
adjustments occur, the unemployment rate would fall back to normal levels via labour force 
mobility. 
 
The projections of labour supply and 
demand in the region will describe an 
unemployment pattern that follows a 
long run rate that will generally 
prevail under both scenarios, and a 
scenario specific level that will be 
experienced in the period from 2002 
to 2016 (Figure 5).  Between 2002 
and 2008, both scenarios will see a 
continuation of the low and declining 
unemployment rates that have been 
experienced over the past four years 
throughout western Canada.  In the 
2009 to 2010 period unemployment 
rates under the Games scenario will 
be slightly lower (3.9 percent versus 
4.2 percent) than otherwise would 
have been expected, reflecting the 
hosting of the Games.  For the early 

                                                           
11 Business Council of BC, March, 2006; BC Chamber of Commerce, October 2005; BC Chartered Accountants, 
October 2005. 
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part of the 2010 to 2020 decade, unemployment rates under the Games scenario will be slightly 
higher, up to 4.8 percent compared to 4.4 percent in the no Games scenario.  By 2021 the 
unemployment rates in the two scenarios will converge in the range of 4.8 percent as labour 
supply and demographic change adjust to the long run economic conditions. 
 
In conclusion, therefore, the Games will result in a slightly higher unemployment rate during the 
lead up to the Games, a slightly lower unemployment rate immediately preceding the Games, and 
slightly higher unemployment rates in the years immediately following the Games.  In no case 
will the impact be significant, reflecting the reality that while the Games are important, their 
impact will be modest relative to the size of the region’s labour force base.    
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IV. The Demographic Consequences 
 
a. The Southwest Metropolitan Region 
 
The resolution of projected employment and labour supply provides a population projection by 
age and sex for the Games and no Games scenarios.  As with other dimensions of the region, the 
size of the population is so large relative to the impact of the Games that the discussion must 
focus on the margins of change rather than on the absolute size of the population. 
 
With migration performing the role 
of the labour force adjustment 
mechanism, the differences in 
migration under the two scenarios 
drive the differences in demographic 
change.  Under the no Games 
scenario net migration to the region 
would have ranged between 23,000 
and 32,000 persons per year over the 
2002 to 2010 period.  Under the 
Games scenario, migration is 
projected to be in the range of 23,000 
to 59,000 persons per year during the 
same period.  This means a 
difference between the two scenarios 
in average annual migration to the 
region of 9,400 people per year, from 
a low of a difference of 400 people in 
2002 to a peak 27,000-person 
differential with the opening of the 
Games in 2010.  This differential 
migration results in a regional 
population of 2.73 million residents 
in 2010 under the Games scenario 
versus 2.67 million (2.2 percent 
difference) in the absence of the 
Games, and a 4.4 percent difference 
(3.76 million compared to 3.60 
million) in 2031 (Figure 6). 
 
As would be expected, the greatest 
relative impact on population growth 
will be seen in 2009 and 2010 for the 
opening of the Games.  Population 
growth at this point is expected to be 
in the range of 2.5 percent per year, 
one percentage point higher than that 
under the no Games scenario (Figure 
7).  From this point on, the 
diminishing but ongoing impact of 
economic activity that is a 
consequence of the Games can be 
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seen in the continuing  existence of a spread – albeit a narrowing one – between the Games and 
no Games scenarios to 2015.  Beyond 2016 population growth rates for both scenarios show a 
similar pattern of change, falling from 1.6 percent annual growth down to just over one percent 
by 2031, with the growth rate under the Games scenario slightly (but not significantly) higher 
than under the no Games scenario earlier in the period. 
 
With 32 percent of the region’s 2001 
residents in the 36 to 55 “baby boom 
cohort” age group, it is not surprising 
that the most rapid growth in the 
region’s population will be in the 55 
plus age groups (Figure 8).  Under 
the Games scenario, with the region 
recording 59 percent population 
growth over the 2001 to 2031 period, 
age groups 55 and older will increase 
two to three times faster, with the 
under 45 age groups increasing at 
half the rate.  This differential growth 
rate represents what is, and will be, 
the source of the aging of the region’s 
population as, under both scenarios, 
the 65 plus population goes from a 
one-in-eight to a one-in-five share of 
the population. 
 
While aging will characterize 
demographic change under both 
scenarios, the differentials in 
migration between them will, on the 
margin, mean differences in growth 
by age group, with the Games 
scenario having a 2031 population 
under the age of 55 that is five 
percent greater, and a 55 plus 
population that is three percent 
greater, than the no Games scenario 
(Figure 9).  The greatest difference in 
age structure change between the two 
scenarios would be in the 45 to 54 
population which would be 32,506 
persons (6.2 percent) larger with the 
games than in their absence.  Given 
the timing of the completion of the 
impact of the Games 15 years earlier, 
and the Games 21 year earlier, these 
45 to 54 year olds in 2031 were 
between the ages of 24 and 33 in 
2010 and 19 to 28 in 2005; these are 
the majority of the labour force migrants for the Games.   
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Changes in the composition of the regional population further illustrate some of the potential long 
run consequences of having a larger provincial economy (if only slightly so) through the hosting 
of the Games.  The larger economy would support a greater number of jobs which, in turn, would 
allow more labour force migrants to remain in the region.  This would be a perhaps 
underappreciated benefit of the Games, as it would bring to the region a population younger than 
the typical baby boomer resident of the region, and hence provide an important supplement to the 
region’s labour force in the face of the increasing retirement anticipated to occur over the coming 
two decades.  The Games will mean that the region will be marginally younger than it would have 
been under the no Games scenario. 
 
Before considering where in the 
Southwest Metropolitan Region these 
people would reside, it is appropriate 
to pause briefly to return to the 
discussion of demography and the 
size of the labour force in the region 
under the two scenarios.  Labour 
force participation, as will many of 
the other variables that are used in 
the projection – from the birth, death 
and migration rates used in the 
population models to the housing 
occupancy demand and turnover 
rates used in housing market 
projections – demonstrate strong and 
regular patterns with respect to a 
person’s age.   
 
Such lifecycle patterns are also 
demonstrated in labour force 
participation (Figure 10).  With the 
highest participation rates in the 20 to 
54 age groups, demographic growth 
in the labour face is strongly 
dependent upon growth in these age 
groups.  Under both scenarios the 
highest rates and absolute growth in 
population in the region are in the 55 
and older age groups, and hence 
without behavioural change (i.e., 
increased participation), the labour 
force in the region would grow much 
more slowly than would total 
population under both scenarios.   
 
Increased participation is currently 
occurring, and is projected to 
increase over the projection period.  
As labour force participation rates in 
the 25 to 54 age groups are already 
high (above 80 percent in the 25 to 
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54 age groups), the only significant increases will be in the older age groups.  For example, the 
participation rate for the 60 to 64 age group is projected to increase 1.5 times from 47 percent in 
2001 to 73 percent in 2031, while the rate for the 65 plus population is projected to almost triple, 
from nine percent to 24 percent.  Nonetheless, the below average participation rates in these older 
age groups where most of the population growth will occur means that overall participation rates 
would only increase from 55 to 58 percent between 2001 and 2031. 
 
Applying these labour force participation rates to the two population scenarios results in a 
projected labour force of 2.18 million persons in 2031 under the Games Scenario, and 2.09 million 
under the no Games scenario (Figure 11). Most of this 4.5 percent (94,000) labour force difference 
is established by 2016, with the 1.81 million person labour force in this year being 4.3 percent 
(75,000) larger in the Games scenario.      
 
b. Population Distribution within the Southwest Metropolitan Region.  
 

The cohort survival based population model used to 
project population growth and change in the Southwest 
Metropolitan Region, while treating the region as a single 
functional entity, internally carries with it two sub-models 
for the Lower Mainland and the Squamish Lillooet 
Regional District (hereafter referred to as sub-regions) to 
reflect their unique characteristics in terms of 
demography, economics, land use, and intra-regional 
accessibility.  The fact that 98.5 percent (2,323,841) of the 
region’s residents live in the Lower Mainland, and only 
1.5 percent (34,581) in the SLRD, does not imply that 
these areas will be proportionately impacted by the 
Games.   
 
To assess the relative degree of impact within the region, it 

is necessary to consider the type and cost of Games venues and accommodation that will be added 
to each region, and the legacies that they will impart.  Consider, for example, the construction of 
the two Athletes’ Villages provided for in the Games bid.  Both villages will be constructed to 
accommodate 2,700 to 2,800 participants and support staff, and each is proposed to remain as 
permanent housing after the completion of the Games.  In the Lower Mainland, with a 2001 
occupied dwelling stock in the range of 895,000 units, the impact of 400 to 600 additional units 
would be relatively minor, increasing the stock by only 0.06 percent.  In the SLRD, however, with 
an occupied stock of only 13,000 units, the addition of accommodation in the athletes’ village 
represents a four percent expansion of housing in the sub-region. 
 
The projected net migration flow to each of the two sub-regions for the no Games scenario was 
estimated using historical trends in regional migration between 1976 and 2001.  Along with each 
sub-region’s 2001 population and trends in the components of natural increase, this trend 
migration flow was used to produce no Games population projections for each sub-region.  The no 
Games projection indicates a 2031 population in the Lower Mainland of 3.53 million people (53 
percent more than in 2001), and 68,984 residents in the SLRD (99 percent more than 2001) by 
2031.12   
 

                                                           
12 2001 base populations and historical migration flows, as well as vital rates, were derived from Statistics Canada’s 
Annual Demographic Statistics. 

Southwest Metropolitan Region 
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Data on the nature and cost of venues, both competition and non-competition related, as well 
Games participants’ accommodation, were used as a proxy measure to generate the relative share 
of the incremental net migration that would locate to the SLRD and the Lower Mainland under the 
Games scenario.  The projected additional net migration to the Southwest Metropolitan Region 
due to employment requirements of the Games, and the estimated shares of this migration that 
would locate in each sub-region, permits estimation of the population implications under the 
Games scenario for each sub-region.  Using the same natality and mortality rates for each sub-
region as in the no Games scenario, and the incremental sub-regional migration that results from 
the Games, a 2031 population for the SLRD of 75,023 and for the Lower Mainland of 3.68 million 
is projected. 
 
The demographic impact of the 
Games on the Lower Mainland 
would be to add an additional 
145,228 permanent residents (four 
percent) on top of that the 3.53 
million that would result from the no 
Games scenario for a total 2031 
population of 3.68 million residents.   
 
The SLRD would see 7,333 
additional residents, growing to 
75,023 residents, under the Games 
scenario.  When compared to the 
Lower Mainland the relative impact 
is much greater, with the added 
population representing almost an 11 
percent larger population in the 
SLRD under the Games scenario than 
without them, compared to a four 
percent difference in the Lower 
Mainland. 
 
The demographic impact of the 
Games will not only be seen on the 
size of the populations in each 
region, but also on composition of 
their respective populations.  In the 
SLRD by 2031 the greatest 
difference in the population’s 
composition will be in the 35 to 54 
age groups (Figure 12).  The Games 
scenario will add over 1,400 (13 to 
14 percent) more people to each of 
these age groups than would have 
been added in the absence of the 
Games.   
 
While the same general pattern 
would be seen in the Lower 
Mainland, the relative impact would 
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be much smaller (Figure 13).  By 2031 the greatest changes will also be in the 35 to 54 age 
groups, but the relative difference would be in the range of five to six percent, versus the 13 to 14 
percent seen in the SLRD.  
 
While adding residents will have an implications for housing in each region, differences in age 
composition under the two scenarios will also have implications for the demand for housing due 
to the strong age related pattern that is associated with maintaining a home, and the types of 
homes typically maintained at various stages of the lifecycle.  
 
The focus of the analysis of this impact of the Games on these two sub-regions – the Lower 
Mainland and the SLRD – will be maintained throughout the rest of this report.   Summing the 
sub-regional projections will yield the impact on the Southwest Metropolitan region as a whole.  
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V. Housing Occupancy Demand by Structure Type 
 
The change in the demand for accommodation by permanent residents (occupancy demand) will 
be a function of two aspects of change: demographic (changes in the size and composition of the 
population) and behavioural (changes in the type and size of households that residents form).  The 
demographic aspects were considered in the previous section; the behavioural elements are 
considered in this one.  This section commences with a discussion of household maintainer rates 
as the expression of housing occupancy behaviour.  Then, using projected levels in these rates, 
and the projected demography presented in the preceding section, projections of housing 
occupancy demand for the two sub-regions under each scenario are presented.  The section closes 
with consideration of projected housing occupancy demand in the three component communities 
of the SLRD under each scenario. 
 
Before turning to these topics, two definitional comments are appropriate.  First, please note that 
this section focuses on projections of occupancy demand for private dwellings – in other words, 
the accommodation of permanent residents in their primary residences.  As such it does not 
include residents in shared accommodation (such as hostels, nursing homes, prisons and other 
forms of collective dwellings), nor does it include vacant units or second homes, vacation 
properties, or non-hotel visitor accommodation, none of which would be considered a primary 
residence. 
 
Also note that projections of occupancy demand in this section are by structure type of dwelling 
for three structure types.  These are, as defined by Statistics Canada, single detached, attached 
ground oriented (suite or flat in a detached house, duplex, row, and mobile), and apartment (more 
than two attached units not in a row format).  In subsequent sections, for data compatibility 
reasons, housing types have been aggregated into two broad structure types: ground oriented 
(singled detached and attached ground oriented combined) and apartments. 
  
a. Household Maintainer Rates 
 
The link between demography and housing occupancy by structure type is measured by age 
specific household maintainer rates.  These age specific rates represent the percentage of people in 
an age group who are identified by a household (the occupants of a dwelling unit) as being the 
member primarily responsible for the financial support of the household (the household 
maintainer).13  These rates demonstrate a strong lifecycle pattern, with the type of structure the 
household occupies changing significantly through the labour force entry, family formation, and 
retirement stages of the lifecycle.  The lifecycle pattern of maintaining a household also differs 
among regions.  For example, there is a greater likelihood of a person maintaining an apartment in 
the Lower Mainland than in the SLRD.  Further, these patterns change over time, reflecting the 
changing preferences and choices households make with respect to occupancy given changes in 
housing markets.   
 

                                                           
13  The age specific maintainer rate is also referred to as the propensity of people in each age group to maintain 
households, and the likelihood that a person in an age group would maintain a household.  In all cases, the underlying 
calculation is the percentage of people in each age group who are household maintainers. 
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The lifecycle patterns of 
household maintainer rates, 
and their differences by 
structure type, are clearly 
shown in the 2001 Census 
data for age and structure 
type specific maintainer 
rates (Table 1).  In the 
Lower Mainland, the 
propensity to maintain a 
household living in a single 
detached dwelling is very 
low in the young adult population, with only 0.4 percent of residents between the ages of 15 to 19, 
and 3.1 percent of those between the ages of 20 to 24, maintaining households living in this 
structure type.  This compares to the 24.6 percent of the 35 to 44 population, and the 29.7 percent 
of the 65 to 74 age group, that maintains a household living in this type of dwelling.  Young 
adults, if they are maintainers (they are most likely to live in the parents’ home), are most often in 
apartments (a 10.6 percent maintainer rate for the 20 to 24 age group), as are members of the older 
population (a 28.5 percent apartment maintainer rate in the 75 plus age group). 
 
In order to project future age specific housing maintainer rates by structure type, data from the 
past five Census years were tabulated.  The pattern of change demonstrated in these rates was 
extended into the future using curve-fitting analysis.  The results were that the maintainer rates for 
young adults for single detached accommodation would continue to decline over the coming three 
decades:  in the Lower Mainland, for example, rates would go from 2001’s 3.1 percent in the 20 to 
24 age group to 2.9 percent by 2031, and from 12.1 to 9.9 percent for the 25 to 34 population.  In 
contrast, trends indicate relatively stable maintainer rates for attached ground oriented units and 
slightly increasing rates for apartments maintained by people in these age groups.   
 
Projection of historical patterns of change also indicate further declines in maintainer rates in the 
older population in single detached dwellings, declines that would be balanced by increases in the 
rates for attached ground oriented housing.  The pattern of generally declining single detached 
maintainer rates being balanced by increasing apartment maintainer rates (for the younger 
population) and increasing attached ground oriented rates (for the older segments of the 
population) are projected to characterize both the Lower Mainland and Squamish Lillooet Regions 
(Table 1).  The same projected pattern of age and structure type specific household maintainer 
rates are used in both the Games and no Games scenarios, as there is no empirical evidence that 
age specific housing occupancy patterns of residents would vary noticeable as a result of the 
Games. 
 
b. The Lower Mainland 
 
The projected pattern of age and structure type specific household maintainer rates in the Lower 
Mainland over the 2001 to 2031 period, combined with the region’s projected demography under 
each scenario, is used to determine the future occupancy demand by structure type required to 
accommodate the region’s projected resident population under each scenario.  In the case of the no 
Games scenario, there would be a projected single detached dwelling occupancy demand in 2031 
of 639,903 (241,132 additional occupied units, 60 percent more than the 398,770 occupied in 
2001).  There would also be 312,108 occupied attached ground oriented units (141,735 more, an 
83 percent increase above 2001’s 170,373) and 538,986 occupied apartment units (227,114 more, 
72 percent above 2001’s 311,872). 

Household Maintainer Rates, Southwest Metropolitan Region, 2001 to 2031

2001 2031 2001 2031 2001 2031 2001 2031 2001 2031 2001 2031
15..19 0.4% 0.3% 0.5% 0.4% 1.2% 1.0% 0.5% 0.6% 1.8% 1.3% 1.4% 1.2%
20..24 3.1% 2.9% 3.7% 3.7% 10.6% 10.9% 5.7% 5.4% 9.9% 9.2% 5.9% 5.7%
25..34 12.1% 9.9% 10.1% 10.9% 20.5% 22.4% 17.0% 14.7% 21.1% 21.5% 7.2% 8.6%
35..44 24.6% 22.4% 11.8% 13.1% 16.7% 17.6% 32.0% 29.1% 19.3% 20.5% 4.2% 5.2%
45..54 31.7% 29.4% 10.4% 12.1% 15.1% 15.7% 38.7% 36.7% 13.5% 15.0% 5.7% 5.9%
55..64 31.2% 29.0% 9.7% 11.4% 16.0% 16.4% 34.3% 39.0% 17.7% 14.1% 7.7% 5.7%
65..74 29.7% 28.7% 9.3% 10.7% 19.4% 18.9% 45.0% 43.2% 13.5% 12.1% 6.0% 7.3%

75+ 24.2% 23.4% 7.5% 9.3% 28.5% 28.0% 41.7% 36.0% 14.1% 15.5% 14.1% 15.7%

Attached 
Ground 
Oriented Apartment

Lower Mainland Squamish Lillooet Regional District

Single-detached 
house

Attached 
Ground 
Oriented Apartment

Single-detached 
house

Household Maintainer Rates, Southwest Metropolitan Region, 2001 to 2031

2001 2031 2001 2031 2001 2031 2001 2031 2001 2031 2001 2031
15..19 0.4% 0.3% 0.5% 0.4% 1.2% 1.0% 0.5% 0.6% 1.8% 1.3% 1.4% 1.2%
20..24 3.1% 2.9% 3.7% 3.7% 10.6% 10.9% 5.7% 5.4% 9.9% 9.2% 5.9% 5.7%
25..34 12.1% 9.9% 10.1% 10.9% 20.5% 22.4% 17.0% 14.7% 21.1% 21.5% 7.2% 8.6%
35..44 24.6% 22.4% 11.8% 13.1% 16.7% 17.6% 32.0% 29.1% 19.3% 20.5% 4.2% 5.2%
45..54 31.7% 29.4% 10.4% 12.1% 15.1% 15.7% 38.7% 36.7% 13.5% 15.0% 5.7% 5.9%
55..64 31.2% 29.0% 9.7% 11.4% 16.0% 16.4% 34.3% 39.0% 17.7% 14.1% 7.7% 5.7%
65..74 29.7% 28.7% 9.3% 10.7% 19.4% 18.9% 45.0% 43.2% 13.5% 12.1% 6.0% 7.3%

75+ 24.2% 23.4% 7.5% 9.3% 28.5% 28.0% 41.7% 36.0% 14.1% 15.5% 14.1% 15.7%

Attached 
Ground 
Oriented Apartment

Lower Mainland Squamish Lillooet Regional District

Single-detached 
house

Attached 
Ground 
Oriented Apartment

Single-detached 
house

Table 1 
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The Games scenario would see a 2031 occupied single detached housing stock in the Lower 
Mainland of 665,218 (266,448 more, 67 percent greater than in 2001).  The occupied attached 
ground oriented housing stock would be 324,798 (154,426 more, 91 percent greater than in 2001), 
and the occupied apartment stock would be 559,143 (247,271 more, a 79 percent increase).  
Comparing the two scenarios, there would be a larger increase in occupancy demand under the 
Games scenario, with 25,315 (four percent) more occupied single detached units, 12,690 (4.1 
percent) more attached ground oriented units, and 20,157 (3.7 percent) more apartment units in 
2031 than under the no Games scenario.  The difference between these two scenarios describes the 
impact range of the Games on the 
Lower Mainland housing market.  In 
total, the Games would add 58,162 
units to the occupied housing stock in 
the Lower Mainland beyond those 
required under the no Games 
scenario.   
 
Figure 14 shows the difference in 
housing occupancy demand in the 
Lower Mainland between the two 
scenarios in 2016, the date when 
most of the impact of the Games has 
been reflected in the regional 
economy and its housing market.   
 
This difference of a 3.6 percent larger 
occupied housing stock in 2016, and 
a 3.9 percent lager one in 2031 shows 
that the magnitude of change as a 
result of the direct, indirect and 
induced expenditures of the Games will be relatively modest in the Lower Mainland.  As the next 
section illustrates, such will not be the case in the SLRD. 
 
c. The Squamish Lillooet Regional District 
 
Table 1 shows that the lifecycle patterns of maintaining a household by structure type in the 
SLRD are generally similar to those for the Lower Mainland, but that there are specific 
differences that reflect the unique land base and economic structure of this part of the Southwest 
Metropolitan Region.  The most noticeable difference is the higher ground oriented (single 
detached and attached ground oriented) maintainer rates for all age groups: while single detached 
maintainer rates range from under one percent to almost 32 percent in the Lower Mainland, the 
range in the SLRD is much wider, from under one percent to 45 percent.  Similarly, the range for 
attached ground oriented units in the Lower Mainland lies between 0.5 and 12 percent, while in 
the SLRD it is between 1.8 and 21 percent.  As would be expected, with such high ground 
oriented rates in the SLRD, apartment maintainer rates are significantly lower, in part reflective of 
the stock of these units in the community, and in part the lifestyle choices made by residents who 
have located to the SLRD. 
 
Age and structure type household maintainer rates in the SLRD are trended on the same basis as 
those for the Lower Mainland, with the results shown on Table 1.  When these projected 
maintainer rates are combined with projected demographic change in the sub-region the result is 
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projected occupancy demand by structure type.  In the case of the no Games scenario there would 
be a projected occupancy demand in 2031 for 16,111 single detached units (9,026 more, 127 
percent greater than the 7,084 in 2001), 8,850 attached ground oriented units (4,458 more, 102 
percent above 2001’s 4,392); and 3,857 apartment units (2,242 more, 139 percent greater than 
2001’s 1,614).   
 
Using the same trended maintainer rates, the Games scenario would result in occupancy demand 
in 2031 in the SLRD for 17,754 single detached units (a 10,670-unit increase, 151 percent more 
than in 2001), 9,778 attached ground oriented units (a 5,386-unit increase, 123 percent more) and 
4,222 apartment units (2,608, 162 
percent, more), resulting in a total 
occupied dwelling stock of 31,754 
units in 2031.  In total, the Games 
would add almost 3,000 units (19 
percent) to the occupied housing 
stock in the SLRD over the 2001 to 
2031 period beyond the number 
added under the no Games scenario, 
with ten percent (1,643 occupied 
units) more single detached, ten 
percent (928 occupied units) more 
attached ground oriented, and nine 
percent (366 occupied units) more 
apartments in 2031.  This difference 
of ten percent shows that the impact 
of Games related activity will be 
much more significant in the SLRD, 
partially reflecting the smaller 
residential base, but also the greater 
proportionate share of Games related 
activity that this sub-region would 
experience.  
 
Figure 15 shows the difference in 
housing occupancy demand in the 
SLRD between the two scenarios in 
2016, the date when most of the 
impact of the Games has been 
reflected in the economy and in 
housing markets.   
 
c. The Southwest Metropolitan 
Region 
 
As a result of the Games there would 
be 26,959 more occupied single 
detached units (a 4.1 percent 
difference) in the Southwest 
Metropolitan Region in 2031 beyond 
the 250,159 that would be added 
under the no Games scenario.  There 
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would be 13,619 more (a nine percent difference) occupied attached ground oriented (on top of 
the 146,193 additional under the no Games scenario), and 20,523 more (a 3.8 percent difference) 
occupied apartments units (on top of the 229,356 additional apartments that would occur in the no 
Games scenario).   
 
In total, the 2031 occupied housing stock in the whole region would be four percent larger as a 
result of the Games, with a total occupied stock of 686,809 units in 2031 compared to the no 
Games scenario of 625,708 units.  Overall the Games scenario would see a 2031 occupied single 
detached dwelling stock in the Southwest Metropolitan region of 682,972 units, 277,118 more 
than in 2001 (a 68 percent increase).  The occupied attached ground oriented stock would increase 
by 159,812 units (91 percent from 174,764 to 334,576), and the occupied apartment stock would 
grow by 249,879 units (80 percent) from 313,486 to 563,365 units. 
 
Figure 16 shows the difference in housing occupancy demand in the Lower Mainland between the 
two scenarios in 2016 – again, the date when most of the impact of the Games has been reflected 
in the economy and in housing markets.   
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d. Communities within the SLRD 
 
The inter-connectedness of the communities in the SLRD, and particularly of the Whistler and 
Squamish centered communities, means that while most of the SLRD’s share of the Games 
venues and accommodation will be constructed in the Resort Municipality of Whistler, other 
communities (Squamish, Pemberton and, to a small degree, Lillooet) will share in the 
employment, housing, and population impacts and legacies related to the development and hosting 
of the Games.   
 
These communities, and particularly Squamish, Whistler and Pemberton, are linked, with each 
providing places of work and residences to one another.  As a result, a land use based approach 
was adopted for projecting population and housing implications of the Games for communities 
within the Squamish Lillooet sub-region.  Within the SLRD three broad communities were 
identified, based in part on a functional approach (grouping communities that shared common 
physical, social and cultural infrastructure) and in part on the size of each respective community 
and available land use and demographic data.   
 
The Squamish centered community includes the area north from Porteau Cove to the northern 
boundary of the unorganized area of Squamish Lillooet D, including the District Municipality of 
Squamish, all of Squamish Lillooet D, and First Nations lands within these boundaries.  The 
Whistler centered community continues north to the northern boundary of the unorganized area of 
Squamish Lillooet C, and includes the Resort Municipality of Whistler, the Village of Pemberton, 
all of Squamish Lillooet C, and the First Nations lands that fall within this area.  The Lillooet 
centered community continues to the north, including all of Squamish Lillooet A and B, the 
Village of Lillooet, and all of the First Nations lands within this area.  Combined, these three 
communities make up the SLRD. 
 
The no Games scenario 
 
Estimating the extent and nature of housing development in these three communities under the no 
Games scenario first involved tabulating the historical pattern of housing supply within the SLRD 
using data on housing starts, building permits and Census housing data.  The year 2001 
represented a relative high-point for Whistler’s share of the SLRD’s housing development 
(specifically in single detached units, with an estimated 70 percent of units added in the SLRD 
during the year going to Whistler).  Historical trends point towards a more balanced distribution 
between the District’s two largest communities, Squamish and Whistler, with each 
accommodating an average of between 40 and 45 percent of new single detached construction in 
the SLRD.   
 
In addition to historical data, development, land use and zoning plans that pre-dated the 
announcement of the Olympics were considered in the development of the no Games projection, 
as these policy-based plans in large part would have directed the pattern of future housing 
development within the region.  Additionally, the unique situation of the Resort Municipality of 
Whistler having a cap on the total number of bed units will have implications for future 
accommodation patterns within the region.  Combining historical trends and pre-2002 land use 
and development planning resulted in a projected distribution of future housing development by 
structure type over the 2001 to 2031 period that described a gradual shift in accommodation 
capacity towards the Squamish centred community (Table 2). 
 
Under this no Games scenario the 2001 to 2010 period would see the Whistler centered 
community accommodate just under 40 percent of additional single detached occupancy demand, 
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with 57 percent in the Squamish community, and the remaining four percent in Lillooet and its 
surrounding area.  By 2031 the shares would see the Whistler and Squamish communities 
accounting for 35 and 62 percent of additional occupied single detached units, respectively.  
 
For the other dwelling types, 
the no Games scenario 
would also see a more 
balanced future distribution 
of development relative to 
the situation in 2001.  The 
shares of additional occupied 
attached ground oriented 
units would move from an 18 
percent (Squamish 
community) and 78 percent 
(Whistler community) split 
in 2001 to a 44 percent 
(Squamish) and 56 percent (Whistler) split by 2031.  Similarly, the 23 percent of additional 
apartment occupancy demand accommodated in the Squamish community in 2001 would increase 
to 30 percent by 2031, while the Whistler community’s share would fall back to 70 percent from 
its 2001 share of 77 percent.  Following historical development patterns, the Lillooet community 
would continue to represent a relatively small share of additional future attached ground oriented 
and apartment occupancy demand (one percent) over the coming decades. 
 
Given total projected 
occupancy demand for the 
SLRD under the no Games 
scenario and the stock of 
existing occupied dwelling 
units in each community in 
2001, these trend based 
shares would have seen the 
occupied single detached 
housing stock in the 
Squamish community grow 
from 3,850 units in 2001 to 
4,625 in 2010 and further to 
9,134 by 2031 (Table 3).  
The Whistler community 
would grow from 1,894 
occupied single detached units in 2001 to 2,648 in 2010 and 5,337 by 2031, while Lillooet and its 
surrounding community would grow from 1,340 to 1,5639 occupied single detached units by 
2031. 
 
The Squamish community would also add 2,282 occupied attached ground oriented and 706 
apartment units, while Whistler and its surrounding community would add 2,157 attached ground 
oriented units and 1,528 apartments.  Again, given the level and nature of historical development 
in the Lillooet community, it would have been expected to add very few of these dwelling types 
over the coming decades under the no Games scenario.   
 

Table 3 

Table 2 

No Games Scenario, Share of SLRD Housing Occupancy Demand, 2001 to 2031
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Recognizing the demographic characteristics of people who would typically move into these 
specific types of dwelling units within each community, and accounting for the movement of 
residents into and out of the existing dwelling stock, this level of development would lead 
Squamish and its surrounding community to grow from 15,999 residents in 2001 to 18,108 by 
2010 and further to 34,713 by 2031 under the no Games scenario.  Similarly, the Whistler 
community would have grown from 13,915 permanent residents in 2001 to 14,739 in 2010 and 
27,323 by 2031.  Over the same period Lillooet would have grown from 4,665 permanent 
residents in 2001 to 4,790 in 2010 and 5,345 in 2031.  
 
The Games scenario 
 
The Games scenario results in a different pattern of development within the SLRD over the 
coming decades.  While more balanced development between the Whistler and Squamish 
communities would be expected under the Games scenario, housing and infrastructure 
development related to the Games would also see Whistler’s share of future development increase 
over the no Games scenario (Table 4). 
 
Development in the Whistler 
community related to the 
athletes village and policy 
constraints would be 
expected to result in a greater 
difference being seen in the 
attached ground oriented and 
apartment sectors: by 2031 
Whistler would see 62 
percent of the SLRD’s 
occupied attached ground 
oriented development (versus 
56 percent under the no Games scenario) and 75 percent of apartment development (versus 70 
percent with no Games). 
 
Under the Games scenario, the occupied single detached housing stock in the Whistler community 
would grow from 1,894 single detached units in 2001 to 2,797 in 2010 and 5,953 by 2031 as it 
maintained its 35 percent share of regional single detached units (Table 5).  The Squamish 
community would grow from 3,850 single detached units in 2001 to 4,828 in 2010 and further to 
10,105 by 2031, while the 
Lillooet community would 
grow from 1,340 to 1,696 
single detached units.  By 
2031, Squamish would have 
11 percent more single 
detached units under the 
Games scenario, Whistler 12 
percent and Lillooet four 
percent compared to the no 
Games scenario. 
 
With respect to attached 
ground oriented and 
apartment units, the 
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Table 4

Table 5 
Games Scenario, Occupied Housing and Population, 2001 to 2031
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Squamish community would add nine percent more other ground oriented and two percent more 
apartment units by 2031 under the Games scenario when compared to the no Games scenario.  
Whistler and its surrounding community, by contrast, would add 13 percent more attached ground 
oriented and 14 percent more apartments under the Games scenario.  The type of development 
historically seen in the Lillooet community and its location in the District would see virtually no 
change in the pattern of development under the two scenarios.   
 
In the Squamish centered community the pattern of development under the Games scenario, when 
combined with the demographic change in its existing population, would result in its population 
growing from 15,999 people in 2001 to 19,608 by 2010 (versus to 18,108 under the no Games 
scenario) and further to 38,522 by 2031 (versus 34,713).  By 2031 activity related to the 
development and hosting of the Games would result in the Squamish community’s population 
being 11 percent greater than under the no Games scenario. 
 
Over the same period the Whistler centered community would grow from 13,915 to 30,948 
residents under the Games scenario, 13 percent larger in 2031 than under a no Games situation, 
and 22 percent greater than in 2001.  Given the smaller impact expected for the Lillooet centered 
community, by 2031 the Lillooet would grow to 5,553 permanent residents under the Games 
scenario versus 5,345 in the no Games scenario (a four percent difference), compared to 4,665 
permanent residents today. 
 

Implications of the scenarios 
 

Differences between the two scenarios, and the size of the increases projected under each of them, 
may raise questions as to whether communities in the SLRD are prepared to accommodate growth 
in the range of 23,000 additional permanent residents in the Squamish centered community and 
17,000 in the Whistler centered community over the 2001 to 2031 period. 
 
It is useful first to consider the Squamish centered community.  The projected addition of 9,614 
occupied dwelling units in the Squamish centered community over the next three decades under 
the Games scenario represents an effective 2.5 times increase in the housing stock.  As a reality 
check, and to put the scale of development into perspective, the District Municipality of Squamish 
currently has building applications to add upwards of 10,000 new residential units to the 
community.  In addition, other south along the southern portion of the Sea to Sky highway such as 
Porteau Cove, Furry Creek and Britannia Beach have proposals to add an additional 2,700 
residential units to the Squamish centered community in the coming years.  Combined, the 12,700 
additional dwellings currently under consideration for this community are almost 3,000 more than 
the net additional housing occupancy demand that is projected under the Games scenario. 
 
To the extent that these contemplated projects are pursued, they may draw out some of the 
projected growth for the Whistler centered community, where there exists a policy to limit the 
additional number of beds that may be added to the housing stock in the Resort Municipality of 
Whistler.  In this context, the research presented in the companion report, Property Ownership in 
the Resort Municipality of Whistler (Urban Futures, July 2006) is significant.  This research 
showed that there is a stock of residential property – excluding commercial accommodation such 
as hotels and resort time shares – not occupied on a permanent basis that is larger than the stock of 
residential property occupied by usual residents.  The 5,192 residential dwellings that are second 
homes and vacation properties accounted for 56 percent of the 9,250 residential dwellings in the 
Resort Municipality in 2005.  With an average of 2.4 bedrooms per unit, these dwellings could 
accommodate an average of 3.3 persons per unit, thereby accommodating the projected 17,000 
additional permanent residents in the Whistler centered community without either additional 
construction or consideration of the limits that might be imposed by a bedroom cap.  
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VI. The Home Building Market 
 
The preceding section dealt with the demand for accommodation that would be generated by the 
changing population and their changing housing choices under each scenario.  In this section, the 
implications of this demand for accommodation for the construction of new dwellings in 
considered.  As such, the occupancy demand forecast is a measure of the number of dwellings 
occupied at a point in time, and the change in occupancy demand over a period of time in the net 
increase in occupancy.  Changes in occupancy demand form the basis of the demand for the 
construction of additional residential dwellings, but there is not a direct correspondence between 
these two dimensions of the housing market.  Other factors, including vacancy, demolition, 
conversion, second residences and inventory levels shape the process by which construction 
responds to the accommodation requirements of a community over time. 
 
The annual number of housing starts (the recorded number of dwellings where commencement of 
construction is certified by local officials) is the most commonly used statistic in measuring home 
building and residential construction activity.14  As a measure of the responsiveness of the supply 
side of the housing market to changing demand, annual housing starts indicate expected long run 
adjustments to the housing stock in response to anticipated changes in future demand for 
accommodation.  In the short run, changes in demand for accommodation are generally met by 
changes in the utilization of the existing stock, reflected in changing vacancy rates, doubling up, 
or occupancy conversion from/to different uses.  This reflects the reality that, given the relatively 
long lag time between the initiation of construction and the final occupancy of a dwelling unit, 
immediate changes in the demand for accommodation must be met through non-construction 
activities.  Over longer-term, however, changes in demand are met through the construction of 
new dwelling units. 
 
A number of comments about building starts, and the use of building starts data, are appropriate 
in this introduction.  With some modest – but nonetheless important – exceptions, the residential 
development process commences with the issuance of a building permit.  As building permits 
may be cancelled, reissued, or issued well before construction actually commences, the start of 
construction (excavation, pouring of foundations) is seen as a more useful indication of the 
commitment to add a unit to the housing stock than the issuance of a building permit.  Having 
said this some, particularly smaller, local governments do not certify the start of construction; 
hence, only building permit data are available for these areas. 
 
While at the most fundamental level housing starts represent a response to changes in the demand 
for occupancy, they also represent units being constructed to meet replacement demand for units 
demolished or converted to other uses (and hence would only maintain the size of the housing 
stock rather than increase it), and to provide a vacancy allowance within the stock to facilitate 
movement of households due to turnover, repair or renovation of the existing stock.  Further, 
starts also include second home and vacation accommodation in non-hotel formats for persons 
who permanently reside elsewhere.   
 
To the extent that starts data reflect construction, they might be anticipated to exceed changes in 
occupancy demand.  The reason for the “might be” is that recorded starts are not the only way in 
which the housing stock expands.  The addition of dwelling units (residential construction) 
without permits or certification of commencement represent a response to changing occupancy 

                                                           
14 It is important to note that starts data cover private residential units only, and hence do not include units in hotels, 
motels, and other temporary accommodation, nor in collective dwellings such as nursing homes and employee housing.  
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demand, with the construction of “un-permitted” secondary suites (the so-called illegal suite) 
being a prime example of an unrecorded response to changing demand for housing.  The extent of 
informal sector construction means that recorded starts may fall below, and even far below, 
changes in occupancy demand.  Further, the occupancy of vacant units can accommodate 
increased housing demand without increasing the stock of units through new construction.  
Alternatively, construction of second and vacation homes can increase the level of starts without 
increasing the supply of permanent residents’ accommodation. 
 
As a further note with respect to housing starts and housing demand, the long lag between the 
initiation of construction and final occupancy of a dwelling unit means that the level of starts in a 
year will, to a greater or lesser extent, be based on the anticipation of market conditions one to 
three years down the road, rather than on current conditions.  This anticipation results in market 
cycles where the units that are ready for occupancy can under- or over-shoot the level of demand 
that ultimately prevails in the year the units become available.  This means that construction 
activity tends to move in cycles of expansion and contraction as the consequences of anticipation 
are matched to market realities. 
 
This leads to the final comment concerning housing starts.  Not only are housing starts the most 
frequently cited indicator of residential housing markets, they are also the most fundamental, as 
they represent the key decision point in the construction process.  While there may be a closer 
correspondence between housing completions and other dimension of the market, such as changes 
in inventory, this correspondence is functionally irrelevant, as the completion of a unit is merely 
the final stage in a process, not a decision point.  The importance of the start of construction is 
that it represents the decision.  It is in this context that projection of the level of housing starts is 
used in this analysis of the impact of the Games. 
 
 
The Lower Mainland 
 
a. Historical Housing Starts and 
Demand  
 
In 1991 there were 692,133 occupied 
private dwellings in the Lower 
Mainland; by 1996 this number had 
increased to 811,879, reflecting a 
119,746-unit increase in occupied 
dwellings over the five year period.15  
By 2001 this number had further 
increased to 881,015, reflecting a 
69,118-unit increase in the number of 
occupied private dwellings between 
1996 and 2001 (Figure 17).   
 
In order to estimate the number of 
newly constructed units that are 
added to the housing stock and 
                                                           
15 An occupied unit is that it is the principal and permanent resident of the occupants, and hence occupied dwellings 
reflect the effective housing demand of the permanent residents of a region.  These counts of occupied dwellings have 
been adjusted upwards to account for the Census undercount.  Note that these counts exclude vacant units, second 
residences, and temporary and non-permanent accommodation. 

24
,5

24

20
,9

74

17
,6

33

21
,8

19 24
,9

06

23
,3

69

16
,7

28

16
,7

89

17
,4

96

12
,8

85

9,
56

9

8,
77

9 11
,6

16 14
,5

69 17
,3

60

21
,6

57

20
,2

88

19
89

19
90

19
91

19
92

19
93

19
94

19
95

19
96

19
97

19
98

19
99

20
00

20
01

20
02

20
03

20
04

20
05

Estimated Total Housing Starts, Lower Mainland, 1989 to 2005

109,277 Starts

'9
1 

O
cc

up
ie

d 
69

2,
13

3

'0
1 

O
cc

up
ie

d 
88

1,
01

5

69,118 More
Occupied Units

'9
6 

O
cc

up
ie

d 
81

1,
87

9

119,746 More
Occupied Units

80,367 Starts

Figure 17 



 

 Page 31

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  

available for occupancy during a period of time, it is necessary to recognize the time lag between 
the commencement of dwelling construction and when the unit is ultimately occupied.  For the 
1991 to 1996 Census period, it was assumed that half of the dwelling starts in 1989, all of the 
starts from 1990 to 1993, and half of the starts from 1994 would constitute the units that came to 
market for occupancy between 1991 and 1996.  Adding up the housing starts in the Lower 
Mainland between these dates results in a count of 109,277 starts that would have come to market 
for occupancy between the two Census dates.16  This compares to an increase in occupancy 
demand of 119,746 units over the same period, indicating that occupancy demand over this period 
increased by ten percent more than the number of new units that were made available for 
occupancy.   
 
The opposite situation prevailed over the following 1996 to 2001 Census period: the number of 
dwelling units that were brought to the market (80,367 units) was greater than the increase in 
occupancy demand (69,118 units).  Some of the surplus of competed units from this period would 
have been absorbed to meet the shortfall from the 1991 to 1996 period, when occupancy demand 
increased more than additions to the housing stock.  
 
Much of the shortfall between lagged dwelling starts and occupancy demand between 1991 and 
1996 was met by informal additions to the housing stock, such as in secondary suites, which are 
not included in the starts data.  Census data show total number of occupied suites in the Lower 
Mainland increased by 30,860 between 1991 and 2001, with a large (but inestimable) proportion 
of these suites constructed without being recorded as an official housing start.17 
 
During the 1991 to 1996 period, adjusting for the lag between starts and occupancy, only 91 
percent of occupancy demand (only 88 percent if replacement, vacancy and second home demand 
is considered) was met by recorded starts, reflecting the strong population and economic growth 
of the period and the attendant strong growth in housing demand during this period.  In contrast, 
over the 1996 to 2001 period the number of units coming onto the market exceeded the increase 
in occupancy demand by 16 percent (12 percent if other demand factors are considered).  Over 
the entire 1991 to 2001 period, total lagged starts equaled the increase in occupancy demand, 
indicating a shortfall once vacancy, replacement and second residence demand is considered. 
 
The extent of the decade shortfall between total demand and starts can be estimated using Census 
housing stock data.  The 2001 Census data on total and occupied housing stock show that for 
every 1,000 dwelling units occupied as a permanent residence in the Lower Mainland, there are 
another 38 that are not occupied.  These include units that are a) vacant as a result of turnover in 
either the sales or rental market, b) vacant and being offered for sale or rent, c) being renovated, 
and d) used for short term or non-permanent occupancy as non-hotel visitor accommodation and 
second residences.  On the basis of these data, a long run 3.8 percent gross up of occupancy 
demand is required to cover vacancy, renovation, and non-permanent occupancy demand. 
 
Looking to the future, it is important to acknowledge that the historical pattern of change in 
housing starts has implications for future levels of starts, as the lag between the start of 
construction on units and their completion and occupancy determines the surplus or shortfall 
between potential and effective demand in any one year.  This surplus or shortfall must be 

                                                           
16 Housing starts data for the Lower Mainland are tabulated from CMHC’s housing starts data for the Vancouver CMA, 
the Abbotsford CMA and the Chilliwack CA, supplemented by data from smaller municipalities in the FVRD and the 
FVRD Planning Department.  In some cases the data for these smaller communities were in the form of permits issued 
rather than starts commenced.  
17 In the Census, a secondary suite is classified as “apartment or flat in a detached duplex”.  Before 2001 few 
municipalities in the Lower Mainland provided an option to obtain a building permit for a suite in a detached house. 
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accounted for in future housing starts 
as the cumulative difference between 
lagged starts and occupancy demand 
(either positive or negative) is carried 
forward from year to year.   
 
Consider the pattern of starts shown 
on Figure 18.  The sum of half of 
1989’s starts and half of 1990’s starts 
(a total of 22,749 units) represents the 
units that would have reasonably been 
available for occupancy in 1991.  In 
the same year, demographically-based 
occupancy demand (plus the 3.8 
percent for non-permit construction, 
vacancy and second residence 
demand) would have required that 
only 17,699 units be added to the 
existing stock.  Thus the number of 
units started in 1989 and 1990 based 
on anticipation of future demand 
exceeded the total demand in 1991 by 5,049 units. 
 
A slow down in starts in 1990 to 1992 resulted in the number of units coming to market for 
occupancy in 1992 to 1994 being less than the additional occupancy demand that occurred in 
those years, with a resultant shortfall over these three years that essentially equaled the excess of 
units that came to the market in 1991. 
 
Quite a different pattern prevailed over the remainder of the 1990s, with annual increases in 
occupancy demand declining during this period of net outward interprovincial migration and 
relatively low immigration, reflecting the slow economic growth of the economy in the second 
half of the decade.  Growth in annual occupancy demand over this period in the range of 12,000 
units (1997 and 1999) was less than half the 27,000 seen annually between 1993 and 1995.  The 
supply of units coming onto the market between 1997 and 1999, however, reflected starts (and 
sentiments) in the more robust earlier years, and hence units added to the housing stock were 
higher, averaging 16,400 per year: more units were added to the stock in each year than were 
required to meet occupancy demand during this period.   
 
The surplus of additional units over occupancy demand was a strong signal of overproduction 
which led to a dramatic slowdown in the annual level of starts, with these falling to 9,000 units in 
1999 and 2000, a third of the level of starts just six years earlier.  Given the time lag between 
starts and units being ready for occupancy, this lower level of starts was reflected in the relatively 
small number of new units ready for occupancy in 2001 and 2002.  As so often characterizes 
residential construction cycles, these units came to market just when occupancy demand was 
growing in response to the improved economy at the opening of the current decade, and hence the 
shortfall between new units ready for occupancy and increases in occupancy demand seen in the 
early 1990s was repeated in early 2000.  From 2000 to 2004 the number of new units coming to 
the market for occupancy each year was less than the annual increment in occupancy demand, 
albeit by a diminishing margin.  Only in 2005 were sufficient units added to the stock from new 
construction to meet current increments in occupancy demand plus address some of the 
cumulative shortfall left from the previous years. 

Figure 18 
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Just as the additions to the stock of occupied units in 2002 and 2003 were determined by the 
number of starts in 2000 and 2001, the number of units coming onto the market in 2006 and 2007 
has already been determined, as they will be the units started in 2004 and 2005.  This known 
number of units coming to the market for occupancy over the next two years, combined with the 
level of postponed demand from 2001 to 2004 will set the stage for the development activity in 
the next few years – what will play on this stage, however, will be largely determined by the 
anticipation, and the reality, of future occupancy demand. 
 
b. Future Housing Starts  
 
The housing starts projection is based on the pattern of historical responses of the development 
industry to housing market conditions that are characterized by the following parameters: 
 

a) There will be a 3.8 percent margin between occupancy demand and total demand, to reflect 
the level of vacancy, turnover, and second home properties in the market. 
 
b) In the near and medium term part of projected occupancy demand will continue to be met 
though non-permitted approaches to construction, with starts therefore continuing to fall below 
anticipated occupancy demand.  Over the longer term, however, it is projected that non-
permitted sources will decline as a share of residential construction, reflecting both the 
increasing ease of obtaining permits for secondary suites and the diminishing stock of single 
detached houses which do not as yet have a suite in them. The extent of informal sector supply 
is modeled over the 2001 to 2011 period following the pattern observed in the 1991 to 1996 
period, but subsequently trends to there being no un-permitted units added to the stock in 2031 
Note that replacement demand is effectively included in this ratio. 
 
c) The level of starts in a year, which is a reflection of both current conditions and expectations 
of the future, will be a function of the pattern of change in annual starts over the past three 
years, the current cumulative inventory/shortfall of units relative to historical demand, and the 
projected average level of growth in occupancy demand for the current and following years. 

 
As the starts data available for the post-2001 period reflect the anticipation of the Games and the 
beginning of their economic impact in the region, it is necessary to consider the impact of the 
Games on housing starts before turning to relative differences between the two scenarios.   
 
The analysis of the pattern of starts under a Games scenario begins with a focus on the starts that 
have occurred since 2001, and then turns to a projection for the post-2007 period.  Recall that in 
this context the number of units available for occupancy in 2006 and 2007 are already known, as 
they are a function of the number of starts seen in 2004, 2005, and 2006. 
 
As indicated in Figure 18, with only 9,174 units coming to the market in 2001, and occupancy 
demand in that year increasing by 17,960 households, the decade started with a shortfall of 8,786 
units.  Given the relatively low level of starts between 2000 and 2002, an annual gap between 
occupancy demand and available units has prevailed, on a diminishing basis, since 2001.  While a 
relative balance between available units and occupancy demand was reached by 2005, the five 
years where the number of units added to the housing stock were below occupancy demand 
resulted in a cumulative difference of over 23,000 units by the end of 2005. 
 
Looking forward, future housing starts must address both the projected growth in occupancy 
demand generated by population change, and the reduction of the cumulative stock of pent-up 
demand.  Recognizing the lag between when a unit is started and when it is available for 
occupancy, the annual number of housing starts that would be needed in the Lower Mainland 
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under the Games scenario shows a continuation of the pattern of increasing starts seen since 2001 
(Figure 19).  With 20,288 starts recorded in 2005, the estimated number of starts in 2006 would 
increase to 28,002 (38 percent greater than in 2005) and further to 28,500 in 2007, with these 
units being available for occupancy in 2009 and 2010.18  By 2008 starts would begin to decline, 
slightly at first and then move strongly, reaching 22,817 in 2011, and then would follow a 
generally cyclical but slowly declining pattern to the end of the projection period.   
  
As has been noted, modeling 
starts using long term trends 
will capture directions of 
change, but will be at some 
variance with annual 
occurrences.  Such is the case 
with the projection for 28,000 
starts in 2006 under the Games 
scenario.  A significant share of 
these starts will come from the 
timing of development of South 
East False Creek in Vancouver, 
where some 8,000 plus units 
are planned.  The modeling 
implicitly sees commencement 
of this project in 2006, but the 
timing of planning approval 
may result in the starts 
occurring in 2007.  It is 
therefore more appropriate to 
consider the average level of 
projected starts over a two or 
three year period, rather than 
the value for a single year. 
 
Under the no Games scenario, starts would also have increased from 2001’s 11,616 to 18,127 in 
2005 (compared to the Games scenario level of 20,288).  Under this scenario, annual starts would 
remain in the range of 21,000 to 23,000 starts annually until 2016.  From this point forward, a 
slowing rate of annual population growth would lead to annual starts declining to under 20,000 
units annually. 
 
As would be expected, the greatest difference in the number of starts between the two scenarios 
would be seen in the period leading up to the Games, with starts being between 12 and 33 percent 
greater under the Games scenario during the 2005 to 2009 period.  It is important to reiterate that 
the level of starts projected under each scenario would be required not only to fulfill annual 
occupancy demand between 2005 and 2010, but also to account for the period of slow building 
and pent up demand that was created between 2001 and 2005 under both scenarios. 
 
While annual starts would average 22,200 units under the Games scenario versus 20,100 units in 
the absence of activity related to the Games, both scenarios would follow a cyclical pattern that 
has characterized, and will continue to characterize, the housing market.  That said, within the 

                                                           
18  It is appropriate to emphasize that these projected starts are for the Lower Mainland, which includes both 
the GVRD and the FVRD. 
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pattern of over- and under-building, a general slowing trend in the annual number of starts would 
be experienced.  This will be largely driven by the underlying demography of the region, given 
the expected slowing in the rate of population and household growth.  On average, between 2007 
and 2016 starts would remain in the 25,000 unit range under the Games scenario, falling slightly 
to an annual average of 23,000 over the following decade (2017 to 2026), and further to 20,000 
annually by the end of the projection period.  Similarly, under the no Games scenario, annual 
starts would fall from roughly 22,000 units between 2006 and 2010 to under 20,000 annually over 
the last decade of the projection period.  Under both scenarios the projected overall level of 
annual housing starts will therefore fall in the 18,000 to 28,000 range.  While high when 
compared to the 9,000 starts of five years ago, it moves back towards the range that prevailed in 
1989, 1994 and 1995.  Only the peak of 28,000 starts between 2005 and 2007 needed to 
accommodate the projected population under the Games scenario would exceed these historical 
peaks. 
 
These projections reflect the long run relationship between housing occupancy demand and 
housing starts in the Lower Mainland and, as such, are reflective of the number of starts that 
would reasonably be needed to accommodate anticipated population growth and change and a 
growing employment base within the Lower Mainland.  Given this long run base, in any one year 
actual starts may differ from the projection values as a result of short-run factors. Of particular 
interest in considering these projections are levels of un-permitted development, interest rates, 
and labour supply; all factors affecting housing demand that are discussed in the following 
paragraphs. 
 
With respect to un-permitted development, in these projections it is assumed that the annual share 
of occupancy demand increases that are not considered to be formal starts would decline from a 
90 percent share in the early 2000’s to none by 2031.  Should the non-permitted sector maintain a 
higher share over the projection period, then formal starts would be proportionately smaller. 
 
The second factor is interest rates, or more precisely, changes in interest rates, which are of more 
importance in the short-term.  Significant and rapid increases in interest rates (most notably those 
of the early 1980’s) have a strong downward impact on housing prices, sales and starts.  Slower 
and more incremental changes generally have only a modest impact, as evidenced by the 
relatively constant prices and declining starts and sales during the declining interest rate period 
between 1994 and 2000.  For three reasons, consideration is not given to interest rate changes in 
the projection of the impact of the Games.  First, the interest rate projections provided by CMHC 
indicate no substantial increase in interest rates over the projection period; five-year term 
mortgage rates were projected to range narrowly between 6.78 and 6.93 percent between 2005 
and 2011.   
 
A second, and perhaps more substantial, reason is that the terms of reference for these projections 
were specify a focus on the impact of the 2010 Games on housing markets.  In this context, 
interest rates, and any changes in them, will be the same no matter which scenario is considered, 
as the Games will have no impact on interest rates.  While a dramatic increase in interest rates 
will certainly have an impact on the region’s housing markets, it will not affect the relative impact 
of the Games compared to a no Games scenario.  Finally, the most significant reason for the 
exemption of interest rates here is that their impact on starts will be short-term.  The fundamental 
driver for housing, and hence for housing starts (formal or otherwise), is the population, which 
needs to be accommodated.  This means that the number of units started over any reasonable 
period will be driven ultimately by the demography and economy of the region.  These are the 
forces considered here to project the future level of housing starts. 
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A final topic with respect to the projection of future housing starts is the projected labour supply.  
Over the coming years, regardless of the scenario for the region, the construction industry will 
have to address a new reality of a much more constrained labour supply.  The longer term 
dimension of this reality is that the demographics of labour markets are leading to a slowing of 
labour force entry and an acceleration of labour force exit, resulting in a situation where annual 
growth in labour supply will slow, and, without immigration, turn to a decline within a decade.  
When previous peaks in construction and starts were attained in the Lower Mainland, the Alberta 
and Ontario economies were not in periods of significant expansion, with labour force exit 
relative to entry being relatively low, thus making labour relatively more readily available.  The 
challenge for the building industry will increasingly be to find workers, something that may 
change the relationship between occupancy demand and starts in both scenarios.  
 
c. Housing Starts by Structure Type 
 
Before presenting projections of housing starts by structure type it is necessary to consider a 
number of what might be called definitional points.  In Section V, projections of occupancy 
demand by three structure type groupings (single detached, attached ground oriented, and 
apartment) were presented.  The definitions for these structure types, and the data on occupancy 
demand and household maintainer rates by age and structure type, came from Statistics Canada.  
As was noted earlier in this section, the data from housing starts came from CMHC’s building 
starts records supplemented by building permit information from small communities.  Bringing 
these data series together imposes some limitations on both analysis and projection, raising two 
significant issues. 
 
The first issue is how structure types are defined in each data source.  In the Census, a house with 
a suite in it is defined as detached duplex, with each of the two dwelling units in the house 
referred to as a suite or flat in a detached duplex.  Additionally, a house with three units (e.g., 
basement, main floor and top floor) is considered to be an apartment building of less than five 
stories, with each of the three units being defined as an apartment unit in the Census.  In the starts 
data, these units may be classified as single detached, perhaps as houses with suites, but most 
certainly not as apartment buildings. 
 
In cases such as this where differences in definitions mean that data at the detailed level are not 
precisely comparable, it is prudent to aggregate detailed classes into broader, more general ones.  
In this context, the greatest potential for classification problems lies with the single detached 
structure type, a larger grouping of ground oriented units (combining single detached, row, 
duplexes, and other single detached) is used.  There remains some potential classification issues 
with the apartment category, which represents the combination of apartments in buildings of 
under five storeys and those of five or more storeys, but it was determined that the value of being 
able to consider apartment starts outweighed the costs associated with classification issues. 
 
A further virtue of using a classification of ground oriented that spans the spectrum from single 
detached to row housing is that it reflects the changing consumer perspective on substitute forms 
of housing.  As markets, consumer tastes and land availability change in the future (as they have 
in the past), households may increasingly see attached ground oriented forms of housing as 
reasonable substitutes for single detached, while they would not see an apartment unit as such a 
substitute.  This functional blurring of the boundaries within the ground oriented market is again 
best acknowledged through a single ground oriented classification. 
 
The second issue has to some extent been raised – that being the coverage of the two data sources 
– with the Census tabulating data for all occupied primary residences regardless of their permit 
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status, and starts data only being for 
units that are built in the formal 
permit sector (including units built for 
vacancy, replacement, second homes 
and non-primary residences).  To the 
extent that un-permitted units are 
added to the housing stock, starts will 
be less than the growth in occupancy 
demand; to the extent that demand for 
reasons other than primary occupancy 
prevails, starts will exceed growth in 
occupancy demand.  The impact of 
these factors will be different 
depending upon the structure type 
considered.  Clearly the impact of un-
permitted additions of units to the 
dwelling stock will be almost entirely 
felt in the ground oriented sector, 
while the demand for non-primary 
residence accommodation will be 
most pronounced in the apartment 
markets within the metropolitan 
region.   
 
Having considered these issues, 
it is necessary to also 
acknowledge that, as with the 
projection of the annual total, 
projection of housing starts by 
structure type will be 
influenced by both recent experience and anticipation of the future.  As a result, while over the 
long run starts will generally match occupancy demand, in any one year it will be highly unlikely 
that these dimensions of supply and demand will precisely match, and hence the cycles of over- 
and under-building will prevail in the future. 
 
Under the Games scenario the near term would feature significant growth in starts of both 
structure types in the Lower Mainland, with apartments averaging 14,600 starts per year, and 
ground oriented averaging 13,400, in the 2006 to 2008 period (Figure 20).  Note that the highest 
number of annual starts projected for apartments during this period is 15,300 in 2007, exceeding 
the 13,000 apartment starts in 1993.  
 
Beyond 2008, the annual level of ground oriented starts would continue to slowly increase, 
reaching a peak of almost 16,000 in 2013 and 2014, before gradually slowing with the slowing 
occupancy demand that will accompany the slow growth and aging of the region’s population in 
the post-2016 period.  Apartment starts will follow a much different path during the 2009 to 2016 
period, with a significant drop in annual starts in the 2009 to 2011 period, reaching the 9,200 
level by 2011, and then moving in the 8,000 to 9,000 range until the second half of the 2020s, 
when the annual number of apartment starts will slide below 7,000 by 2031. 
 
Given the different underlying demography and economy of the no Games scenario, the pattern 
and level of starts by structure type is not only a different magnitude but also follows a different 
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Table 6 
Difference Between Starts and Demand by Structure Type, Lower Mainland, Games & No Games

Occupancy Demand Abs. Rel. Abs. Rel. Abs. Rel.
Ground Oriented 10,510 9% 18,558 14% 8,938 7%

Apartment 7,463 11% 10,274 13% 2,421 3%
Total 17,973 10% 28,832 14% 11,359 5%

Starts
Ground Oriented 13,380 13% 10,201 7% 12,751 10%

Apartment 15,561 18% 5,429 7% 5,040 6%
Total 28,941 15% 15,630 7% 17,791 8%

2001-2010 2011-2020 2021-2031

Difference Between Starts and Demand by Structure Type, Lower Mainland, Games & No Games

Occupancy Demand Abs. Rel. Abs. Rel. Abs. Rel.
Ground Oriented 10,510 9% 18,558 14% 8,938 7%

Apartment 7,463 11% 10,274 13% 2,421 3%
Total 17,973 10% 28,832 14% 11,359 5%

Starts
Ground Oriented 13,380 13% 10,201 7% 12,751 10%

Apartment 15,561 18% 5,429 7% 5,040 6%
Total 28,941 15% 15,630 7% 17,791 8%

2001-2010 2011-2020 2021-2031
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pattern (Table 6).  Over the 2001 to 2010 decade, the Games scenario would have 13,380 more 
ground oriented starts (just over 1,100 units a year) and 15,561 more apartment starts, than in the 
no Games scenario.  Note that this implies a 13 percent higher level of ground oriented starts and 
an 18 percent higher level of apartment starts, than the no Games scenario.  This is a greater 
margin than the nine percent and 10 percent (respectively) differences in changes in occupancy 
demand by structure type projected over the same period, indicating that by 2010 cumulative 
building for both structures would have exceeded growth in occupancy demand under the Games 
scenario.   
 
This over-building will be absorbed over the course of the 2011 to 2020 period, when the growth 
in occupancy demand under the games scenario for both structure types would be in the order of 
14 percent higher than in the no Games scenario, but the level of housing starts would be only 
seven percent higher.  By the 2021 decade, there will be a closer correspondence between the 
difference in occupancy demand (seven percent for ground oriented and three percent for 
apartments) and the difference between starts (ten percent and six percent) between the Games 
and no Games scenarios. 
 
In conclusion, the impact of the Games on housing starts would be to increase the number of 
ground oriented housing starts by nine percent (an average of an additional 1,172 ground oriented 
starts per year over the 2001 to 2031 period) and of apartment starts by ten percent (an additional 
840 apartment units started per year) when compared to the no Games scenario. 
 
d. New Housing Absorption 
 
Newly completed and unabsorbed units are the number of private dwelling units on which 
construction has been completed (and hence an occupancy permit has been issued) but which 
have not yet been sold or rented.19  Historically, data on newly completed and unabsorbed units 
were an important indicator of market conditions, as they measured the inventory of unsold and 
unrented units that the developer was carrying, and hence reflected the ability of purchasers and 
renters to absorb the product of recent development activity.  A rising inventory of newly 
completed and unabsorbed units signaled over-building relative to the current market conditions, 
and would be a leading indicator for a slowing in development activity.  A decline in inventory, 
conversely, indicated that not enough production was coming to market relative to demand, 
indicating that housing starts might be increased. 
 
Over the past decade and a half the nature of the residential development market has changed, 
bringing with it a change in the magnitude of the unsold and unrented inventory of dwellings.  
Over this period, pre-construction sales (pre-sales) of units in development projects have 
increasingly ensured that there are not only no units left unsold after the completion of the 
construction, but the possibility that there were  no unsold units prior to commencement of 
construction.  It is now generally a requirement of construction lenders, and of developers, that a 
high level of pre-sales must have occurred prior to committing to the project.  This has shifted 
developers’ (and ultimately lenders’) risk from the full cost of the project to the cost of tying up 
the land, pre-marketing, and ensuring that construction is on budget.  As a result, much of the 
historical market risk has been shifted to the pre-sale purchaser. 
 
Gone are the days of widespread speculative construction; they have been replaced by the days of 
speculative pre-sales lists, lineups and the party-like frenzies of presentation centres.  Certainly 
there will always been be the odd speculative project, there will always be a few remaining units 

                                                           
19 This is the CMHC definition of newly completed and unabsorbed residential units. 
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that do not sell during the pre-sale 
period or through the ongoing 
marketing effort that takes place 
during construction, and there will 
also be unrented units in newly 
constructed, purpose-built rental 
buildings.  Together, however, these 
units will constitute a much smaller 
number relative to the total stock of 
units than they did prior to the 
widespread use of pre-sales.  Today, 
the leading indicator of the market’s 
ability to absorb new units is the 
success of the pre-sale program, not 
unsold inventory. 
 
While this reality diminishes the 
relative size of the stock of newly 
completed and unabsorbed units, it 
does not diminish the value of the 
data describing this inventory, as they 
continue to allow the expectations of developer and consumers to be compared and quantified.  
Conventionally, data describing the extent of newly completed and unabsorbed units have been 
reported as absolute values.  In the context of evaluating the impact of the Games, however, it is 
more appropriate to examine these data as a percentage of the total housing stock, as doing so will 
account for differences in the underlying size of the housing stock under the two scenarios, 
thereby reflecting the relative impact of the Games. 
 
As Figure 21 shows, CMHC’s data on newly completed and unabsorbed units in the Lower 
Mainland climbed strongly during the early-1990s, with this inventory reaching a two-year 
moving average of 0.73 percent of the total housing stock in 1995.20  This reflected the 
consequences of the high level of housing starts in the 1991 to 1993 period exceeding growth in 
occupancy demand, signaling the slowdown in starts that occurred in 1994 and 1995.  The 
province’s relatively poor economic performance and the net out-migration from the region that 
was experienced between 1995 and 2000 led to a decline in the annual number of starts in the 
Region, which resulted in the number of new units coming to market falling below the annual 
increase in occupancy demand.  This, in turn, led to a reduction in the inventory, falling to a low 
of just 0.2 percent of the total dwelling stock in 2001. 
 
Under the Games scenario, the size of the inventory relative to the total stock would continue to 
decline, reaching a low of just 0.11 percent in 2006.  This reflects the interaction of two factors: 
the very small inventory at the close of the last decade combined with the slow increase in starts 
relative to strong growth in demand over the past five years.  Only when the 2004 and 2005 
housing starts are completed would the inventory again increase (in 2007), at which point the 
unabsorbed inventory would be expected to climb in response to the high level of starts in 2006 to 
2008.  The slowdown in the number of starts between 2008 and 2013 would gradually reduce this 
inventory, bringing it into the neighbourhood of 0.4 percent over the longer term. 

                                                           
20 The inventory of newly completed and unabsorbed units for the Lower Mainland was constructed as the 
sum of the inventories in the Vancouver CMA, the Abbotsford CMA, and the Chilliwack CA. 
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Under the no Games scenario the inventory of newly completed and unabsorbed units would 
follow a different path from that under the Games scenario, although the relative size of this 
inventory would ultimately achieve the same long run level under both scenarios.  Without the 
anticipation of the Games to kick-start development activity seen over the past few years, the 
inventory level would have fallen even further, reaching just 0.07 percent of the housing stock by 
2006 (Figure 21).  Then, with the development response to increasing demand resulting in new 
units being brought to the market during the post-2006 period, the unabsorbed inventory of 
dwellings would rise to a level that would more closely match additions to the stock with 
increments of demand, achieving a long run rate of 0.4 percent of the total stock by 2015. 
 
The absence of any great long run difference between the relative size of the inventory of newly 
completed and unabsorbed units between the two scenarios is appropriate, for there is no reason 
to anticipate that hosting the Games would lead to a persistent difference in the relative size of the 
inventory that developers would be willing to hold over the long run.  The absolute size of the 
inventory would certainly be greater under a Games scenario versus a no Games one, as the 
underlying housing stock would be as well.  However, the long run propensity of developers to 
carry newly completed units that are unsold or unrented will not be a function of the Games. 
 
Two closing comments on the projected inventory and absorption levels are warranted.  The first 
is that these levels may well not show up in the formal recording of developer inventories such as 
those maintained by CMHC, as the prevalence of pre-sales may ensure that the inventory is held 
by individual purchasers who neither occupy nor find a tenant for their pre-purchased dwelling 
upon completion.  To measure this inventory, it will be necessary to turn to the Statistics Canada 
data on total dwelling units and occupied dwelling units from the 2011 Census, to see the degree 
to which the margin between total and occupied changes from its 2001 level of 3.8 percent. 
 
The second comment relates to the potential consequences, and uses, of housing starts 
projections.  These projections indicate that, under the Games scenario and given historical 
patterns of development initiation, construction time lags may mean that completions will exceed 
occupancy demand by an increasing 
amount by the time the Games begin.  
The potential, based on the historical 
patterns of starts given anticipated 
future demand, may act as a warning 
light that leads to a change in 
development behaviour from that 
demonstrated historically, thereby 
averting the buildup of inventory that 
would otherwise result. 
 
e. New Housing Prices 
 
The terms of reference for research 
documented in this report specified 
preparation of projections of the 
impact of the Games on real estate 
prices, and specifically on the 
average sales prices of new and 
existing homes.  In any consideration 
of such average prices, one is 
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venturing into a realm of analysis fraught with definitional, compositional, and interpretive 
complexities constrained by limited series of consistent data.  Thus, in consideration of 
projections of average prices one must focus more on direction and orders of magnitude than on 
precise values. 
 
There are two data sources that monitor the prices of new houses, one from Statistics Canada and 
one from CMHC.  Statistics Canada’s data on housing prices is comprised of its new house price 
index and its apartment construction cost index, which provide indices of the total sales price of a 
standard house, and of its land and structural components, and the construction cost of a standard 
apartment.  This is done by asking builders and developers to quote the current sales price for a 
dwelling of standard set of construction specifications.  As the specifications as to the size, design 
and finish for construction are held constant, and in the case of the house the location is held 
constant, these indices provide a measure of the role of changing selling prices of land and 
structures.   
 
Considering first changes in the selling price of a standard new house (including land) over time, 
the Statistics Canada data show that in the Vancouver CMA (essentially the same as the GVRD) 
in 2005 was only seven percent above that in 1997, and ten percent below that of the 1992 to 
1995 period (Figure 22).  This compares to the situation in Toronto, where new house selling 
prices increased by 34 percent between 1997 and 2005, and in Calgary where they increased by 
60 percent.  By the end of 2005, the new house selling price in Vancouver, given these data, were 
the third-lowest out of the 21 metropolitan regions in Canada relative to their 1997 levels. 
 
Part of the reason for the relatively small increases in new house construction costs was the very 
flat profile of estimated land component of the selling price in Vancouver, with the lot price for 
the standard house in the standard location increasing by only five percent between 1997 and 
2005, compared to the ten percent increase in Toronto and the 39 percent increase in Calgary.   
 
In all three of these regions the increase in land value as part of the selling price of a newly 
constructed standard house from 1997 was less than the increase in estimated sales value of the 
structure (the total price minus the land value).  In Vancouver the sales value of the structure went 
up seven percent, compared to an increase of 49 percent in Toronto and 70 percent in Calgary.   
 
While the value of the structural component of the standard house in Vancouver did not increase 
significantly over the period, the value of the structure of the standard apartment (excluding land) 
certainly did.  In 2005 the sales value of a standard newly constructed apartment in Vancouver 
was 34 percent above its 1997 cost, still falling below the increase of 41 percent in Calgary and 
44 percent in Toronto.  Note that as these indices are based on the estimated sales price of a 
standard and unchanging dwelling, in terms of its design, construction, lot size and location, all 
changes in price would be solely due to inflation. 
 
While perhaps useful in indicating the degree to which the sales value of a standard new housing 
may have gone up, these indices do not reveal the degree to which the purchase price of new 
housing has changed, as the location, design, and finish of houses has not remained the same over 
time: basically, the “standard” house in the “standard” location may be no longer characterize 
what is being built in Vancouver.  Given the hypothetical nature of this average price measure, it 
does not form a useful basis for the projection of average new housing prices in the future. 
 
This leads to the second source of data on prices of new houses – CMHC’s average new house 
price index – which, in contrast to the construction data does reflect the contemporary new house.  
While this is a strength, in that it reflects what is being paid for new homes today, it is also a 
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weakness, as it does not acknowledge 
that the average price today may well 
be buying a house that is vastly 
different in finish, size, location, and 
amenities, than what the average of a 
decade ago was purchasing.  
 
As Figure 23 shows, current dollar 
average new house prices from 
CHMC’s data have, with a few 
exceptions, generally increased 
steadily over the past decade and a 
half in all three regions within the 
Lower Mainland.  Within this period, 
a stagnant economy in the late-1990s 
resulted in a decline in all three areas, 
with prices rebounding thereafter.21  
The effect of location on average new 
house prices is shown by the fact that 
prices in the Vancouver CMA were 
higher than in the Abbotsford CMA, 
which were in turn greater than those in the Chilliwack CA.  
 
Before presenting the projection of the impact of the Games on new housing prices in the Lower 
Mainland, brief consideration of some of the major factors affecting house prices – which include 
behavioural aspects such as consumer confidence and financial considerations such as interest 
rates, incomes, inflation, and taxation – is warranted. 
 
First, however, a couple of technical factors require comment.  The data presented here are 
average prices, and hence are subject to composition effects, where the mix of the type, size, and 
location of units selling can be manifested as a drop in price in any given year.  While such 
effects can never be eliminated, they can be reduced by focusing on more homogenous sub-sets 
of the data, which has been done by grouping unit types into two categories: singles (single 
detached) and multiples (dwellings in multi-unit buildings).  
  
Second, it is important to note that inflation has played a significant role in changes in average 
new house prices in the Lower Mainland over the past 15 years, as was indicated in the new 
house construction cost data.  While in nominal terms the change from an average (weighted for 
the scale of new home absorption in each metropolitan area) new house price of $322,901 in 1990 
to a $391,905 by 2005 represents a 21 percent increase, when adjusted for inflation in consumer 
prices a much different picture is painted, with real average new house prices declining from 
1990’s average of $439,747 (in constant dollars) to $391,905 in 2005 (Figure 24).22 
 
Another factor that is often cited as impacting housing prices is mortgage interest rates.  While 
this hypothetical relationship has intuitive appeal, an examination of historical trends in house 
                                                           
21 The average new home price for the in the Lower Mainland is the weighted average the average new home price for 
the Vancouver CMA, Abbotsford CMA, and Chilliwack CA.  The anomalous declines in average new house prices 
from 2002 to 2003 in the Vancouver CMA and Chilliwack CA, and from 2001 to 2002 and 2003 to 2004 in the 
Abbotsford CMA were the result of a composition effect, as a greater proportion of newly-constructed dwellings were 
bachelor apartments and smaller one-bedroom apartments than in previous years. 
22 All real house prices are in 2005 dollars. 
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prices in the Lower Mainland does not demonstrate any simple, or direct, relationship between 
changes in either house prices or sales volumes and changes in mortgage rates.  Rather than a 
mortgage rate influence, what shaped activity in the housing market during this period was, 
overwhelmingly, the province’s relatively poor economic performance.  As a further indication of 
little direct correlation between changes in mortgage rates and market activity, one might cite the 
downward stickiness of prices due to the expectations of vendors and the ability to wait out 
periods of slow economic growth.  
 
A much stronger correlation is found 
between changes in average real new 
house prices and real provincial GDP.  
Given that changes in real GDP serve 
as good indicators of changes in 
average household income, the link 
between a households’ ability to pay 
and house prices can be seen.  The 
existence of this relationship between 
real GDP and real prices is a useful 
one, as are changes in real GDP, 
which fundamentally distinguishes 
the Games and no Games scenarios. 
 
In order to project changing average 
new house prices by structure type, 
average real prices for sales of new 
singles and multiples were considered 
for the 1990 to 2005 period (Figure 
24).  Over the previous decade and a 
half real average prices for both new 
singles new and multiples declined, falling from $587,877 to $567,812 between 1990 and 2005 in 
the case of singles (a three percent 
drop), and from $352,061 to 
$323,306 over the period for 
multiples (an eight percent decline).  
Again, it is important to note that 
some of the real declines may be due 
to the composition effects of 
substitution resulting from an 
increase in smaller, less expensive 
units being built.  
 
There are three further points 
regarding real structure type specific 
new house prices that warrant brief 
comment.  The first is the relative 
stability of average real prices for 
new multiples over the past decade 
and a half, with prices experiencing 
only minimal fluctuations from year 
to year.  The second point is that as 
multiples have increased as a share of 
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all new home transactions, the pattern of change (or lack thereof) in their average real sales price 
has increasingly shaped the change in the overall average.  The third point is that while average 
real prices for single detached units declined by 16 percent between 1990 and 2001 (the base year 
for the projections), and the average real price for multiples declined by 13 percent, average 
prices for new singles have increase by 16 percent, and those for new multiples by six percent, 
since 2001. 
 
In the projection of average real new 
house prices, the long term 
correlation between average new 
house price, as well as real single and 
multiple average prices, and real 
GDP was calculated.  Using the real 
GDP projections that describe the 
two scenarios, a long run average 
new house price is projected, and 
then the prices for each structure type 
are weighted using starts projections 
for singles and multiples to capture 
the changing composition.  The result 
is the series of projected average new 
house prices by structure type shown 
in Figure 25.   
 
Under the Games scenario, average 
real prices for new singles would 
increase relatively quickly over the 
short term, going from $492,466 in 
2001 to $577,459 by 2006, before increasing more steadily over the course of the projection 
period, reaching $734,229 by 2031.  This 49 percent increase would compare to a 33 percent 
increase in the average real price of 
new multiples, which would increase 
from $306,285 in 2001 to $325,321 
in 2006 and to $406,886 by 2031. 
 
The hosting of the Games would 
impart upward pressure on real 
average new house prices.  Under the 
Games scenario, real average new 
prices of singles would, in 2031, be 
1.49 times their level in 2001; this 
compares to prices under the no 
Games scenarios being 1.45 times 
their 2001 level by 2031, a difference 
of three percent (Figure 26).  This 
Games-induced impact on real 
average house prices of singles 
would grow over time, albeit slowly, 
going from a relatively stable two 
percent between 2011 and 2021 to 
three percent by 2031. 
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In the new multiples market, the Games would have a similar effect: under the Games scenario 
real average prices of new multiples would, by 2031, be 1.33 times what they were in 2001, 
compared to the situation under the no Games scenario where prices would only be 1.29 times 
their 2001 level by 2031.  This represents a three percent differential in real average prices under 
the two scenarios by the end of the projection period (Figure 27). 
 
It is important to note here that given the lack of any data describing new house prices in the 
SLRD, it is not feasible to conduct a meaningful analysis of future, let alone current, new house 
prices in either the region or its communities.  One might reasonably suggest that they would 
generally follow the pattern projected for the Lower Mainland. 
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The Squamish Lillooet Regional District 
 
a. Historical Housing Starts and Demand 
 
The pattern of housing starts and 
changes in occupancy demand in the 
SLRD differs significantly from that 
which prevails in the Lower 
Mainland.  Figure 28 shows that 
while the number of occupied 
dwellings in the SLRD increased by 
2,465 units between 1991 and 1996, 
2,877 residential units were permitted 
between 1989 and 1994 and became 
available for occupancy.23  
 
Thus, over the 1991 to 1996 period 
there were 412 more dwelling units 
brought to the market than what 
occupancy demand would have 
generated.  This means that, unlike 
the Lower Mainland (where starts did 
not keep up with occupancy demand), 
starts in the SLRD exceeded growth 
in occupancy demand: for every 100-
unit increase in effective occupancy demand from residents there were 116 residential units 
constructed.  In large part this is a 
reflection of the significant role 
which second residences and 
residential properties that provide 
short-stay accommodation play in the 
residential real estate market in the 
SLRD, and particularly in the 
Whistler RM (as was discussed in the 
“Property Ownership in the Resort 
Municipality of Whistler” report).   
 
A much more dramatic sequel to this 
picture was seen between 1996 and 
2001.  Over this period, the total 
number of occupied dwellings 
increased by 12 percent, for 1,403 
additional occupied units from 1996 
to 2001.  Residential building 
permits/starts between 1994 and 1999 
totaled 3,017 dwelling units.  This 
means that for every 100 units of 

                                                           
23 Note that the data for Whistler, Pemberton, Lillooet and the unorganized areas of the SLRD are from municipal 
permit data, while starts data was used for the Squamish CA.  No data are available for starts/permits in First Nations’ 
communities outside of the Squamish CA. 
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growth in occupancy demand 215 were added to the residential dwelling stock for non-permanent 
occupancy purposes.  Over the entire decade, (1991 to 2001) for every 100 new units that went to 
fulfill occupancy demand for permanent residents in the SLRD, there were 55 created for second 
homes and non-hotel visitor accommodation as well as for turnover and replacement demand. 
 
The difference between the total dwelling stock and that which is occupied by permanent 
residents is also shown in the 2001 Census.  For the SLRD the Census showed that for every 100 
residential units that were occupied as a place of primary residence, there were an additional 48 
that were not principal residences, as they were either unoccupied at the time of the Census or 
occupied by persons whose permanent residence was elsewhere. 
 
Given the scale of this non-permanent occupancy dimension of the SLRD housing market, the 
historical pattern of change in housing occupancy demand and supply differed considerably from 
that seen in the Lower Mainland.  Again assuming the number of new dwelling units available for 
occupancy in any one year is the sum of half of the starts from two years before and half of the 
starts in the previous year, the 1991 to 1996 period saw occupancy demand grow faster than the 
units available for occupancy in the SLRD, adjusting for non-permanent occupancy units (Figure 
29). 
 
The slowdown in the provincial economy between 1996 and 1999 led to a significant slowing in 
the annual increase in occupancy demand in the SLRD.  The supply of new units that were 
coming to market, however, continued to grow, exceeding occupancy demand.  By 1999 the 
cumulative effect of this overbuilding was enough to eliminate the deficit of the 1991 to 1996 
period.  As would be expected, the development industry responded to these changing realities, 
and a significant decline in the number of permits was seen between 1999 and 2002.  Reflecting 
strengthening of the provincial economy and increasing levels of net migration, renewed activity 
was seen by 2004 on both the occupancy demand and supply sides.  Given the number of permits 
issued within the Regional District in 2004, 2005 and 2006, the number of units available to the 
market in 2006 would be relatively consistent with what was experienced in 2005 (in the range of 
425 units), while 2007 would see the number of available units increase by 42 percent to just over 
600 (Figure 29).  
 
b. Future Housing Starts 
 
The housing starts projection for the SLRD is modeled on the basis of the data on historical 
responses of the development industry to housing market conditions in a fashion that is 
structurally similar to that used in the Lower Mainland.  The approach however, embodies 
different assumptions to reflect the SLRD market: 
 

 a) there will be a higher margin between occupancy demand and total demand, to reflect the 
level of vacancy, turnover, and most importantly the second home and non-hotel visitor 
accommodation properties in the market. For the current decade, this margin is held at the 48 
percent level observed in the Census and BCAA data24, but in following years the margin drops 
to a 30 percent level to reflect market capacity constraints; 
 
b) informal market additions to the housing stock are already captured in the ratio of total 
starts to occupancy demand; and 
 

                                                           
24 For a more detailed review of second home and non-hotel accommodation please see the accompanying research 
report: “Property Ownership in the Resort Municipality of Whistler: A Context for Visitor Accommodation During the 
2010 Games”. 
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c) the level of starts in a year, which is a reflection of both current conditions and expectations 
of the future, will be a function of the pattern of change in annual starts over the past three 
years, the cumulative inventory/shortfall of units relative to historical demand, and the 
projected average level of growth in occupancy demand for the current and following year. 

 
Given the concentration of Games-
related activity and the smaller base 
of housing within the SLRD, the 
impact of the development and 
hosting of the Games would be of 
greater relative magnitude in this 
region than what would be 
experienced in the Lower Mainland.  
The Games scenario would see starts 
increase from 322 for 2001 to 791 in 
2006 and further to a peak of 1,351 
in 2008 in anticipation of the hosting 
of the Games (Figure 30).  On 
average between 2005 and 2010 the 
number of required starts under the 
Games scenario would be 65 percent 
greater than under the no Games 
scenario. 
 
Over the 2011 to 2031 period an 
average of 820 units would be started 
each year under the Games scenario, 17 percent greater than the 700 that would be required under 
the no Games scenario. 
 
c. Housing Starts by Structure Type 
 
In the projection of starts by structure 
type in the SLRD, it is necessary to 
acknowledge the much more specific 
role played by non-occupancy 
residence demand, and that this 
component of demand is more 
concentrated within the apartment 
side of the market.   
 
Under the Games scenario the near 
term would see significant growth in 
ground oriented unit starts, from 177 
in 2001 to an average of 1,000 per 
year during the 2007 to 2009 period 
(Figure 31).  Over the same period 
apartment starts would increase from 
145 to an average of 250 per year.  
The adjustment of residential starts to 
the completion of Games related 
construction would see starts of 
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ground oriented units fall to the 550 units per year range between 2010 and 2012, gradually 
climbing back to the 750 unit range by 2013, a level that would be maintained to 2026.  
Apartment starts would also drop in the post Games period, to the 100 units per year range in 
2010 and 2011 before climbing back to the 140 unit per year range by 2021. 
 
Given the different underlying 
demography and economy that 
results under each scenario, 
the pattern and level of starts 
by structure type is not only a 
different magnitude but also 
follows a different pattern.  
Over the 2001 to 2010 decade, 
the Games scenario would 
have 1,854 more ground 
oriented starts (just over a 150 units a year) and 604 more apartment starts, than in the no Games 
scenario (Table 7).  This implies a 57 percent higher level of ground oriented starts and a 41 
percent higher level of apartment starts than the no Games scenario.  This is a greater difference 
than the 27 percent change in occupancy demand projected for each structure type over the same 
period, reflecting the scale of the non-occupancy demand segment of the market in the SLRD.  It 
is also greater than the 13 and 18 percent Games-induced differences expected for starts of each 
structure type respectively in the Lower Mainland.   
 
In conclusion, the impact of the Games on housing starts in the SLRD would be to increase the 
number of ground oriented housing starts by 26 percent (an average of an additional 126 ground 
oriented starts per year over the 2001 to 2031 period) and of apartment starts by 24 percent (an 
additional 30 apartment units started per year) when compared to the no Games scenario. 
 
 
 
 
 

Table 7
Difference Between Starts and Demand by Structure Type, SLRD, Games & No Games Scenarios

Occupancy Demand Abs. Rel. Abs. Rel. Abs. Rel.
Ground Oriented 651 27% 1,183 23% 738 12%

Apartment 105 28% 162 20% 100 9%
Total 756 27% 1,344 22% 838 12%

Starts
Ground Oriented 1,836 56% 929 15% 1,133 19%

Apartment 590 40% 136 12% 182 15%
Total 2,426 51% 1,065 14% 1,315 18%

2001-2010 2011-2020 2021-2031

Difference Between Starts and Demand by Structure Type, SLRD, Games & No Games Scenarios

Occupancy Demand Abs. Rel. Abs. Rel. Abs. Rel.
Ground Oriented 651 27% 1,183 23% 738 12%

Apartment 105 28% 162 20% 100 9%
Total 756 27% 1,344 22% 838 12%

Starts
Ground Oriented 1,836 56% 929 15% 1,133 19%

Apartment 590 40% 136 12% 182 15%
Total 2,426 51% 1,065 14% 1,315 18%

2001-2010 2011-2020 2021-2031
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VII. The Ownership Market 
 
An individual’s stage in the lifecycle is a major determinant of housing occupancy patterns, be it 
the propensity to maintain a household occupying a dwelling of a specific structure type, as was 
considered in Section V, or the propensity to maintain a household occupying a dwelling of a 
specific structure type with a specific tenure of occupancy, as is discussed in this and the 
following sections. 
 
The two tenure categories typically considered are owner-occupier households and rental (tenant-
occupier) households.  Owner occupancy means that the one or more people who own title to a 
property also occupy the dwelling as a permanent residence.  Rental accommodation refers to 
units occupied by someone who leases it from the owner either on a short or long term basis, the 
most common arrangement being where accommodation is obtained in exchange for monthly rent 
paid to a landlord.  Note that occupancy demand does not include units that are non-principal 
residences, such as second homes and vacation property or non-hotel tourist accommodation. 
 
This section focuses on owner occupancy in assessing the impact of the Games on the demand for 
accommodation, average existing house prices, sales and listings.  The rental occupancy market is 
considered in the following section. 
 
The Lower Mainland 
 
a. Owner Occupancy Demand 
 
A distinct age related pattern is shown 
in the data on owner occupied 
household maintainer rates by 
structure type (Figure 32).  The under 
25 population's low maintainer rate for 
both owner occupied ground oriented 
and owner occupied apartment 
dwellings are contrasted by rates that 
are more than ten times greater for 
someone in their early 30’s. 
 
Owner occupied maintainer rates 
increase from essentially zero in the 
15 to 19 age group to 15 percent for 
ground oriented and five percent for 
apartment dwellings as the labour 
force and family formation stages of 
the lifecycle are reached in the 30 to 
34 age group.  The highest 
propensities for people to maintain 
ground oriented owner occupied units 
are between the ages of 55 and 59 (37 percent), with ground oriented owner occupier rates 
declining thereafter to 21 percent of the 85 plus population.  In contrast, maintainer rates for 
owner occupied dwellings in apartments continue to increase right up to the 80 to 84 age group, 
reaching 16 percent of the population before declining to 14 percent in the 85 plus age group.  
Declining owner occupancy rates in the 85 plus age group are the result of individuals either 
moving into other forms of private housing, such as rental tenure, other forms of non-private 
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housing (such as a collective 
dwelling or seniors home), or moving 
in with someone else who is 
considered the household maintainer, 
such as an elderly parent moving in 
with their children. 
 
As was noted in the earlier section on 
housing occupancy demand by 
structure type, age specific 
maintainer rates have been changing, 
and are projected to continue to 
change.  Such a pattern is also 
observed in age specific maintainer 
rates by tenure and structure type, 
with a general pattern of declining 
owner occupancy in the younger age 
groups, and an increasing propensity 
in the older age groups for both 
structure types.  This pattern is 
projected to continue, on a 
diminishing marginal change basis, over the 2001 to 2031 projection period for both the Games 
and no Games scenarios.25 
 
Applying trended age specific maintainer rates for owner occupied accommodation by structure 
type to the projected population by age for the Games scenario results in a projection of demand 
for ground oriented owner occupied 
units growing by 355,670 units (82 
percent) from 435,594 units in 2001 
to 791,264 by 2031 (Figure 33).  
Apartment owner occupancy demand 
would grow by 130 percent, or by 
140,522 units, from 108,064 in 2001 
to 248,586 by 2031.  Overall, owner 
occupancy demand would increase 
from 543,657 owner occupied units 
in 2001, to 603,162 in 2005 to just 
over 704,800 by 2011, 879,072 in 
2021 and 1.04 million units by 2031 
under the Games scenario.   
 
The stronger economic and 
demographic growth under the 
Games scenario would result in a 
higher level of demand for this form 
of tenure in both structure types in 
the Lower Mainland than would have 
                                                           
25 As maintainer rates are projected on an individual age group, structure type and tenure basis, no single equation 
represents the mathematics used in projection.  The curves fitted to historical data in order to extend them into the 
future fall within the exponential and logarithmic classes, and hence the reference to projection on a diminishing 
marginal change basis. 
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occurred without the Games.  As would be expected, for owner occupancy of both ground 
oriented and apartments the most dramatic increase in the difference would be seen over the 
period where the greatest activity related to the Games is expected (between 2002 and 2016, 
Figure 34).  During this period, the Games scenario would add 2.9 percent more demand for 
owner occupied ground oriented units and 3.4 percent more demand for owner occupied units in 
apartment buildings than under the no Games scenario.   
 
The generally younger age profile of labour force migrants that would be expected to come to the 
region under the Games scenario would result in a greater near term impact on the apartment side 
of the market, compared to the ground oriented, a difference that diminishes over time as these 
younger migrants age.  Given the larger base of economic activity, and the required employment, 
labour force and population that would prevail after the Games, long run owner occupancy 
demand for both structure types of accommodation is expected to be just under four percent 
greater under the Games scenario.   
 
b. Owner Occupied Turnover  
 
The growth shown in occupancy demand describes one dimension of the relationship between 
demographics and housing markets in the region.  Another dimension will be the turnover 
(households moving between dwellings) in the region’s housing stock as households’ changing 
housing requirements lead them to move towards housing that better suits their circumstances and 
needs.  Consideration of turnover is important in its own right, as it indicate the process of 
household adjustment to both their changing needs and the changing stock of housing available 
for occupancy, and also because it provides a demographically based driver for real estate listings 
and sales activity. 
 
The most comprehensive data on housing turnover come from the Census of Canada, which 
provides information on the mobility status of household maintainers by age, tenure and structure 
type.  By way of introduction to the projection of turnover, the mobility patterns of all owner-
occupiers will first be considered, with attention then turned to the mobility pattern of owner-
occupiers by structure type. 
 
In this section turnover is measured 
by dividing the total number of 
household maintainers of a particular 
age in owner-occupied dwellings who 
resided in a different dwelling five 
years earlier (mover households) by 
the total number of household 
maintainers of the same age in the 
same structure and tenure type.  This 
gives the percentage of households 
who lived in a different dwelling five 
years previously.  
 
Figure 35 shows the relatively high 
level of mobility of the young adult 
population, followed by a steady and 
continuous decline as age increases.  
In 2001, 79 percent of the 15 to 24 
year olds who maintained household 
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living in an owner occupied unit had resided in a different dwelling unit five years earlier, while 
only 12 percent of the 75 plus owner-occupiers were movers over the same period. 
 
Comparing mobility for the two Census periods shows, as did the data on occupancy demand and 
housing starts in Section VI, the housing market consequences of changing economic times 
within the province.  Owner occupancy data from the 1996 Census (which details people who 
moved between 1991 and 1996) shows higher mobility shares for all age groups than those from 
the 2001 Census, reflecting the reality that during the early 1990s strong economic growth 
brought with it a higher level of mobility into ownership housing than was experienced during the 
weaker economy of the late 1990s. 
 
Interestingly, the greatest relative change in the share of owner-occupiers moving over these two 
periods was seen in the older segments of the population.  For example, 22 percent of the owner 
occupier household maintainers between the ages of 55 and 64 moved between 1996 and 2001, 
while 41 percent more households (31 percent of maintainers) maintained by people in this age 
group moved during the more robust times of 1991 to 1996.  In contrast, the 73 percent of the 
owner occupier maintainers aged 25 to 34 who moved between 1996 and 2001 was only 11 
percent greater than the 73 percent share of 25 to 34 year olds moving between 1991 and 1996.  
While the data do not tell why these differences prevailed, one might hypothesize that moving 
becomes less necessary and less desired with increasing age. 
 
These age specific patterns of mobility for owner-occupiers and the projected total number of 
owner-occupier households under the Games scenario provides the inputs to a projection of the 
levels of turnover that might be anticipated in the future.  As a general approach, the pattern of 
turnover that occurred in the robust early 1990s formed the basis of the turnover shares used for 
the 2001 to 2011 period, while an average of the turnover rates for the whole decade (1991 to 
2001) were used to characterize the longer run projections.   
 
Figure 36 shows the levels of 
turnover in owner-occupied dwellings 
in the Lower Mainland under the two 
scenarios.  This method of projecting 
turnover indicates owner-occupancy 
turnover of 61,270 households in 
2006 under the Games scenario.  It is 
important to define the measure of 
turnover represented by this value: it 
is based on a calculation using the 
five-year mobility status data showing 
that 306,305 of the 2006 owner-
occupied households would have 
moved to the dwelling they occupied 
in 2006 in the preceding five years.  
Dividing this five-year total by five 
results in a 2006 value of 61,270 
households moved (the annualized 
five-year moving average of 
households moving into owner-
occupied dwellings).  For shorthand, 
this five-year average is referred to as annual turnover.  
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It is important to note that this mobility is based on the number of households who in the Census 
year, for example, recorded that they lived in a different dwelling unit five years earlier.  To the 
extent that some households may move more than once during the five year period, this measure 
will underestimate actual turnover on a year to year basis. 
 
The Games scenario would see turnover increase from 37,284 owner-occupied households 
moving in 2001 to 61,270 in 2006, before declining slightly to 61,245 units in 2011 as falling 
turnover rates mitigate growth in occupancy demand and the Games conclude.  Post-2011 
turnover would grow slowly to 2016 – reaching 61,593 – before increasing along with growing 
occupancy demand as the long-term rate of turnover is achieved.  By 2031 over 77,000 owner-
occupied households would be expected to move annually. 
 
Under the no Games scenario, owner-occupancy turnover would reach 60,753 by 2006, one 
percent below the Games level of turnover.  Between 2006 and 2011 the gap in turnover between 
the two scenarios would increase to the three percent range as 59,577 households would move 
versus 61,245 units under the Games scenario.  This difference would increase marginally to four 
percent after 2011 as the economic impacts of the Games continue, but would be expected to 
remain in that range by 2031 (74,262 units versus the 77,363 under the Games scenario) as 
activities related to the Games finish.  
 
It should be noted that while turnover in the range of 77,000 owner occupied units annually by 
2031 under the Games scenario may seem like a significant increase relative to the 37,000 units 
of 2001, the change in turnover compared to the total size of the owner occupied housing market 
is much more modest.  From 69 units per 1,000 owner-occupied units in 2001, turnover would 
peak at 99 units per 1,000 owner-occupied units in the lead-up to the Games, before trailing off to 
74 per 1,000 by 2031.  In large part this pattern of turnover over the longer-term of the projection 
would be driven by an aging population and lower mobility rates that characterize these age 
groups. 
 
c. Owner Occupied Turnover by Structure Type 
 
Owner occupiers in ground oriented 
housing are, in every age group, less 
likely to move than those in 
apartments.  While the younger age 
groups in both structure types are the 
most mobile, the greatest difference 
in mobility shares is seen in the older 
population.  For example, 72 percent 
of the 25 to 34 year old maintainers 
living in ground oriented dwelling 
units in 2001 moved over the 
previous five years, while 75 percent 
of those in apartments moved (Figure 
37).  The difference in values for the 
older age groups was more dramatic: 
mobility shares for the 75 plus 
population in owned ground oriented 
units were seven percent compared to 
24 percent of their counterparts 
maintaining units in apartments.   
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Applying the age specific patterns of 
mobility by structure type seen over 
the 1991 to 1996 and 1996 to 2001 
periods to the projected number of 
owner occupied households as was 
outlined for total turnover provides a 
projection of the levels of structure 
type specific turnover that might be 
anticipated in the future.  Figure 38 
shows the levels of turnover in 
owner-occupied dwellings by 
structure type in the Lower Mainland 
under the Games scenario.   
 
 In 2001 27,085 owner occupied 
ground oriented households moved, 
compared to 10,199 owner occupied 
apartments.  By 2006 turnover of 
ground oriented households would 
reach 42,616, dip slightly through 
2016 (falling to 41,718), and grow to 
49,573 by the end of the projection 
period as the result of changing 
occupancy demands of an aging and 
growing population. Turnover of 
apartments would follow a similar pattern over the projection period, with more rapid growth in 
turnover the short-term (reaching 18,654 in 2006) being followed by more moderate growth over 
the remainder of the period, reaching 27,790.   
 
The greatest impact on turnover as a result of the Games is expected during the period after 2010.  
In the ground oriented owner occupancy market turnover under the Games scenario would 
outpace that under the no Games scenario by a margin of less than one percent in 2006, 2.7 
percent by 2011, growing to 4.3 percent by 2026, and stabilize thereafter.  Games-induced 
turnover of owner occupied apartments would grow to 2016, where the difference in turnover 
under the two scenarios would peak at 4.0 percent, after which it would decline slightly to 3.9 
percent over the longer-term. 
 
d. Sales and New Listing Activity 
 
The five-year mobility data from the Census provide a comprehensive overview of 1996 and 
2001 households that changed places of residence over the previous five years.  To the extent that 
turnover in the owner occupied stock includes the purchase of the dwelling, these data, and the 
projected future levels of turnover, form a useful basis for the projection of both the sales of 
occupied dwelling and the potential impact of the Games on this aspect of market activity.  In the 
context of this research, the focus is on the level of sales activity as evidenced by MLS (Multiple 
Listing Service) data.  The terms of reference for this research specified consideration of the 
impact of the Games on both MLS new listings and sales activity. 
 
While there is a general correspondence between turnover and MLS activity, they are not 
synonymous.  The Census mobility data do not describe each instance where a household moved 
over five years, but rather indicate whether that household occupied the same, or a different, 
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dwelling five years earlier.  As indicated earlier, this will under represent the full level of mobility 
to the extent that some households may move more than once in a five year period, and hence 
may underestimate sales activity.  Alternatively, not all households come into the owner 
occupancy side of the housing market by way of an MLS recorded sale as private sales, exclusive 
sales and developer direct sales are not included within the MLS database.  Yet another aspect of 
market activity would be sales which, while included as part the MLS database, are not for owner 
occupancy but are purchased by investors and ultimately added to the rental stock, or are 
purchased for second homes and other non-primary residences. 
 
Recognizing these aspects, the approach used here in forecasting annual new listings and sales 
was to combine historical MLS listings and sales by structure type, for the Greater Vancouver 
(REBGV), Fraser Valley (FVREB), and Chilliwack and District (CADREB) Real Estate Boards 
to a Lower Mainland total.  Combining the listings and sales volume data for these areas to 
determine the total volume of MLS activity in the Lower Mainland required two adjustments.  
First it was necessary to pull the Squamish MLS data out of the Greater Vancouver Real Estate 
Board series, noting that only a very few Whistler and Pemberton sales may be recorded in this 
series.  Second, published data from the Fraser Valley Real estate Board are not structured in a 
way that permit use of the ground oriented and apartment classifications used in the other sections 
of this report.  Therefore it was necessary to use a simple detached and multiple (all other ground 
oriented and apartment units) classification when using the MLS time series data. 
 
The resultant data series were 
compared to annual owner-occupied 
housing turnover by structure type in 
the Lower Mainland based on the 
Census five-year mobility data.  
These two sets of data established the 
historical relationship between the 
level of turnover in the market area 
each year and the annual number of 
new listings.  Figure 39 shows the 
relationship between owner 
occupancy housing turnover, MLS 
new listings, and MLS sales activity 
in the Lower Mainland for both 
single detached dwellings and 
dwellings in multiple-unit buildings 
between 1991 and 1996.  During this 
relatively robust economic time, the 
Lower Mainland’s housing market 
was relatively active, with 125,182 
households living in owner occupied 
single detached dwellings in 1996 having moved in the preceding five years.  Over the same 
period there were 252,775 new MLS listings, for a new listings-to-turnover ratio of 2.02.  This 
kind of relationship would be expected given that a) turnover tends to underestimate the total 
number of times households move over a five-year period and b) some residential properties 
listed on MLS would be listed a number of times because either the listing expired or because the 
property changed owners more than once during the period.  Between 1991 and 1996 MLS sales 
were 150,042, resulting in a sales-to-turnover ratio of 1.20 (equivalently, the sales-to-new listings 
ratio was 0.59).  The sales-to-turnover ratio is lower than the new listings-to-turnover ratio as not 
every listed property sells on its first listing.   

Figure 39
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Similar relationships existed within 
the owner occupied multiples 
segment of the Lower Mainland’s 
housing market: with 92,484 
dwellings in multiple-unit buildings 
turning over, 162,764 new MLS 
listings, and 89,050 MLS sales 
between 1991 and 1996, the new 
listings-to-turnover ratio was 1.76 
and the sales-to-turnover ratio was 
0.96 (the sales-to-new listings ratio 
was 0.55).   
 
Compared to the 1991 to 1996 
period, the years spanning 1996 to 
2001 represented a time of relatively 
slow economic growth and, 
consequently, a less active housing 
market.  This is revealed in the 
transaction data shown in Figure 40 
which, when compared to Figure 39, 
shows that turnover activity and MLS transactions for both structure types were significantly 
below their 1991 to 1996 levels.  Turnover of singles was down 24 percent (less than one percent 
for multiples), MLS sales of singles were down 25 percent (six percent for multiples), and MLS 
new listings of singles were down 31 percent (13 percent for multiples).   
 
 While the transaction ratios were not vastly different between the two periods, they were slightly 
lower, as many home-owners refrained from listing their homes on MLS and those who did had a 
tougher time finding buyers.  The slowdown in the regional economy and housing market is not 
revealed as clearly in the turnover data, which shows whether or not a household moved over the 
period as opposed to the number of 
times a household moved.  That said, 
between 1996 and 2001 the new 
listings-to-turnover ratio fell to 1.99 
for singles and 1.67 for multiples, 
while the sales-to-turnover ratio fell 
to 1.08 and 0.84, respectively (as a 
result the sales-to-new listings  ratio 
dropped to 0.54 for singles and 0.51 
for multiples). 
 
Turning to the projection of sales and 
listings activity in the Lower 
Mainland, the 2001 to 2016 period is 
projected to be one of relatively 
strong economic growth under both 
scenarios.  As such, the new listings 
to turnover ratio observed between 
1991 and 1996 will be more 
characteristic of the short-term 
relationship between turnover and 

190,440

153,351

103,440
95,765 92,048

77,732

Singles Multiples

Turnover, MLS New Listings, and MLS Sales, 
Lower Mainland, 1996 to 2001

Turnover MLS Sales

MLS New Listings

Figure 40

Figure 41

73
,5

03

67
,1

95

60
,7

00

54
,0

06

47
,3

50

33
,1

31

30
,6

70

36
,2

33

69
,8

39

67
,2

64

64
,0

96

60
,1

13

55
,0

16

38
,0

88
20

01

20
03

20
05

20
07

20
09

20
11

20
13

20
15

20
17

20
19

20
21

20
23

20
25

20
27

20
29

20
31

Annual Number of MLS New Listings, Games Scenario, 
Lower Mainland

Multiples

Singles



 

 Page 58

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  

new listings activity in the Lower Mainland.  Beyond 2016 economic activity has been projected 
to grow at a more moderate level, and the new listings to turnover ratio that prevailed during the 
1991 to 2001 decade is expected to characterize the post 2016 period. 
 
Given the projected level of turnover under the Games scenario, annual new MLS listings of 
single detached dwellings are projected to increase steadily over the near-term, from 38,088 in 
2001 to 36,233 in 2006 and to 55,016 by 2011 (Figure 41).  From 2011 through to the end of the 
projection period the Lower Mainland’s changing demography would result in increasing levels 
of new listings, which would rise to 60,113 in 2016 and on to 69,839 by 2031.  Over the 2001 to 
2031 period annual new listings of singles are projected to increase by 83 percent under the 
Games scenario. 
 
New listings of multiples would essentially follow the same pattern, albeit at a faster pace than 
single detached dwellings.  Between 2001 and 2006 annual new listings of multiple units would 
grow from 30,670 to 33,131, further to 47,350 units by 2016 and 73,503 by 2031.  Over the 
whole period new listings of multiple units are projected to grow by 139 percent (versus 83 
percent for singles).  Considered in aggregate, and given the level of turnover projected under the 
Games scenario, annual MLS new listings are projected to increase from 68,758 in 2001 to 
102,366 by 2011 and further to 143,342 in 2031 in the Lower Mainland.   
 
Employing a similar approach to that used for listings, estimates of future MLS sales activity 
were derived from the historical relationship between annual sales and annual turnover.  Just as 
economic cycles impacted both new listings and turnover, so too have they impacted sales, with 
the sales to turnover ratio being higher when the economy was relatively strong and lower during 
times of slower economic growth.   
 
 The Games scenario would see the 
number of single detached MLS sales 
increase from 20,688 in 2001 to 
27,008 by 2006, 34,408 in 2011 and 
40,515 in 2031 (Figure 42).  Over the 
three decade period single detached 
sales would grow by 96 percent.  
Similarly, annual MLS sales of units 
in multiple unit buildings would 
increase from 15,546 to 36,426 
between 2001 and 2031, a 154 
percent increase.  In the near-term 
these changes would be a result of 
both changing demography and 
changes in the sales to turnover ratio 
that reflect the projected robust 
economy.  Over the longer-term, 
demography would be the driver to 
changes in the number of sales as the 
stock of both single detached and 
multiple housing units grows. 
 
The relative impact of the 
development and hosting of the 
Games compared to the no Games 

Figure 42 

Games-Induced Increase in Number of MLS Sales & New Listings, Lower Mainland

2001 2006 2011 2016 2021 2026 2031
Singles 0.0% 0.3% 2.4% 3.6% 4.0% 4.2% 4.3%

Multiples 0.0% 0.4% 2.7% 4.0% 4.1% 4.0% 4.0%

26
,7

50

39
,4

26

36
,0

43

32
,5

59

28
,9

68

28
,1

72

15
,5

46

40
,5

15

39
,0

21

37
,1

83

34
,8

72

34
,4

08

27
,0

08

20
,6

88
20

01

20
03

20
05

20
07

20
09

20
11

20
13

20
15

20
17

20
19

20
21

20
23

20
25

20
27

20
29

20
31

Annual Number of MLS Sales, Games Scenario, 
Lower Mainland

Multiples

Singles



 

 Page 59

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  

scenario would be to increase the number of new listings and sales relatively rapidly to 2016, with 
the Games scenario having 0.3 percent more singles and 0.4 percent more sales and listings 
multiples in 2006, increasing to 3.6 and 4.0 percent in singles and multiples respectively by 2016.  
Over the 2016 to 2031 period the impact of the Games on listings and sales would remain in the 
range of four percent, a spread driven by the slightly larger number of jobs required by a slightly 
larger economy.  As with the other components, the effect of the Games on sales and listings 
would increase most rapidly in the short-term, stabilizing at four percent by the end of the 
projection period. 
 
e. Average MLS Sales Prices 
 
In order to estimate the potential impact of the Games on MLS sales prices in the Lower 
Mainland, historical MLS data on average sales prices was obtained for the Greater Vancouver 
(REBGV), Fraser Valley (FVREB), and Chilliwack and District (CADREB) Real Estate Board 
areas.  The data for Squamish were removed from the REBGV series.   
 
As housing prices are generally 
discussed in current dollar terms, it is 
useful to review them in this context 
before adjusting for inflation to 
consider prices in constant dollars.  
As shown in Figure 43, between 1970 
and 2005 average residential MLS 
sales prices in current dollars in the 
three board areas followed the same 
general pattern of change.  This 
reflects the reality that the three areas 
are part of a single regional housing 
market.  Differences in average sales 
prices between west (REBGV) and 
east (CADREB) have largely been 
maintained over the past 35 years, 
with residential prices generally 
increasing as one moved westward. 
 
The general pattern of MLS price 
change in the region has been one of 
a prolonged upward trend broken by, thus far, two distinct peaks followed by short periods of 
decline.  The first peak, between 1980 and 1982, was followed by a half-decade of relatively 
constant prices.  After 1986 prices began to increase, steadily and significantly, to the second 
peak in 1995, after which prices again fell slightly and remained relatively constant until 2001 
when a period of steady growth has once again been seen. 
 
At the risk of being repetitive, as the topics were considered in Section VI on new house prices, it 
is important to consider briefly some of the factors influencing housing prices.  First, data on 
MLS prices are averages and hence are subject to composition effects, where the mix of the type, 
size, and location of units selling can be manifested as a change in price.  While such effects can 
never be eliminated, they can be reduced by focusing on more homogenous sub-sets of the data.  
As dictated by the FVREB data, the sub-sets that can be maintained for MLS average sales price 
data are those for single detached and multiples.   
 

Figure 43 
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Second, it is important to note that 
inflation has played a significant role 
in changes in average MLS sales 
prices in the Lower Mainland.  Over 
the previous two decades the greatest 
real increases were seen in the 
average prices for singles, which 
grew from $187,263 in 1986 (in 
constant dollars) to $517,170 in 2005, 
a 176 percent increase; this compared 
to a 111 percent increase in the 
average price of dwellings in 
multiple-unit buildings, which rose 
from $134,860 (in constant dollars) in 
1986 to $284,506 in 2005 (Figure 
44). 
   
Interestingly, just as real prices of 
new multiples were relatively stable 
during the 1990s, so too were MLS 
sales prices: while real MLS sales 
prices of dwellings in multiple-unit buildings averaged $190,185 in 1991, they averaged only 
$195,763 in 2001.  As well, while real prices for single detached units increased by 19 percent 
during the 1990s, and the average real prices for multiples increased by only three percent, 
average prices for both structure types have increased by some 45 percent since 2001.  
 
Another factor that is often cited as impacting average house prices is mortgage interest rates.  As 
was found with new housing prices, an examination of historical trends in MLS sales prices in the 
Lower Mainland during the 1990s does not demonstrate any simple, or direct, relationship 
between changes in prices or sales volumes and changes in mortgage rates.   
 
Rather than a mortgage rate influence, what shaped activity in the housing market during this 
period was, overwhelmingly, the province’s relatively poor economic performance.  As a further 
indication of little direct correlation between changes in mortgage rates and market activity, one 
might cite the downward stickiness of prices due to the expectations of vendors and the ability to 
wait out periods of slow economic growth.26    
 
A stronger correlation was also found between changes in average current dollar MLS sales 
prices and real provincial GDP.  Given that changes in real GDP serve as good indicators of 
changes in average household income, the link between a households’ ability to pay and house 
prices can be seen.  The existence of this relationship between real GDP and real prices is a useful 
one, as differences in real GDP fundamentally distinguish the Games scenario from no Games 
scenario.   

                                                           
26 Historical changes in the Lower Mainland’s demography were not, directly-speaking, shown to be good predictors of 
average house prices.  From a non-statistical perspective, it should not be assumed that a larger population and/or 
number of households would translate into higher house prices (or vice versa): if this were the case then average house 
prices in Toronto or Montreal would be higher than they are in Vancouver, which they are not.  Furthermore, because 
the focus of this research project is the relative impact of the Games – in this section on housing prices – external 
factors such as interest rates, which will be the same regardless of which scenario is being considered, are not explicitly 
used in projection.  The factors that would differentiate the scenarios are the economic and demographic drivers that 
will determine the number of people and their incomes, which will in turn have an impact on housing demand.   

Figure 44 
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In the projection of average constant 
new house prices, the long term 
correlation between average MLS 
sales prices, as well as real single and 
multiple average prices, and real 
GDP was calculated.  Using the real 
GDP projections that describe the 
two scenarios, a long run average 
MLS sales price is projected, and 
then the prices for each structure type 
are weighted using starts projections 
for singles and multiples to capture 
the changing composition of 
turnover.  The result is the series of 
projected average MLS sales prices 
by structure type shown in Figure 45.   
 
Under the Games scenario, average 
MLS sales prices (in constant 
dollars) would continue to increase 
over the course of the projection 
period.  MLS prices of singles would rise steadily from 2001’s base of $355,964 to $542,852 in 
2006, and further to $723,776 by 2031.  Prices of MLS sales of dwellings in multiple-unit 
buildings would follow a similar pattern, with average constant-dollar MLS prices of these types 
of dwellings increasing from $195,763 in 2001 to $297,821 in 2006 and to $385,129 in 2031.  
 
 Under the Games scenario, by 2031 
constant-dollar MLS prices of singles 
would be 2.03 times their 2001 level 
(this is represented by the upper 
bound in Figure 46).  Under the no 
Games scenario, with slightly lower 
real provincial GDP, 2031 MLS 
prices for singles would be 1.85 
times their 2001 level (represented 
by the lower bound in Figure 46).   
Thus, the impact of the Games would 
be real average MLS sales prices for 
singles that were six percent higher 
under the Games scenario than under 
the no Games scenario by 2006 and 
by ten percent by 2031.  
 

Figure 45 
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Similarly, constant dollar average 
MLS prices for dwellings in multiple-
unit buildings would be, under the 
Games scenario, 1.97 times their 
2001 level by 2031, going from an 
average of $195,763 to $385,129.  
Under the no Games scenario they 
would follow the same general 
pattern but would grow more slowly, 
with 2031 prices being 1.79 those in 
2001 (Figure 47).  The difference in 
prices for multiples under the two 
scenarios would follow the same 
pattern seen for singles: growing 
quickly in the short-term (into the 
range of eight percent by 2011) and 
stabilizing over the longer-term (in 
the ten percent range). 
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The Squamish Lillooet Regional District 
 
a. Owner Occupancy Demand  
 
Although a similar lifecycle pattern of 
owner occupancy by structure type 
and age is seen in the SLRD as in the 
Lower Mainland, overall there is a 
significantly greater propensity to be 
owner-occupiers in all age groups in 
the SLRD, a difference that is 
reflected in lower rental occupancy 
propensities (Figure 48).  Conversely, 
the rates of owner occupancy in 
apartment buildings are lower in the 
SLRD, even in the younger and older 
age groups where maintaining 
apartments predominates. 
 
The peak rate for owner-occupancy of 
ground oriented units in the SLRD is 
the 56 percent of the 65 to 69 age 
group, with the peak rate for owner 
occupiers in apartment dwelling 
structures being the eight percent rate 
observed for the 75 plus age group.   
 
As with rates for the Lower 
Mainland, age, tenure and structure 
type specific maintainer rates for the 
SLRD were trended to 2031.  The 
resultant projection of age specific 
maintainer rates for owner occupied 
accommodation by structure type in 
the SLRD were then applied to the 
population projections under each 
scenario to establish the levels of 
occupancy demand that could be 
anticipated for the Regional District 
in the future.  Ground oriented 
occupancy demand would see the 
greatest absolute growth, adding 
13,274 units to 2001’s 8,114 units 
(164 percent growth) by 2031 (Figure 
49).  Apartments would see greater 
relative growth (206 percent), but 
would add only 1,424 new 
households to reach 2,115 by 2031.  
The results for the Games scenario show total owner occupancy demand growing from 8,805 
units in 2001 (8,114 in ground oriented and 691 in apartment units) to 23,503 units by 2031. 
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The combination of the high 
maintainer rates in the age groups 
that are expected to see the greatest 
growth results in total housing 
occupancy demand growing faster 
than the total population in the 
coming decades: population growth 
in the Games scenario of 117 percent 
between 2001 and 2031 would result 
in occupancy demand for owned 
accommodation growing by 167 
percent over the same period. 
 
As Figure 50 shows, the impact of 
hosting the Games on the ownership 
side of the market in the Squamish 
region would be owner occupancy 
demand in the range of six percent 
higher in the period leading up to the 
Games relative to what would have 
occurred in the Games’ absence.  In 
the period after 2011 a difference of ten percent between the two scenarios would be seen for 
owner occupancy of both ground oriented and apartments.  By 2031 a 10.2 percent difference 
between the Games and no Games scenarios would be seen in the owner occupancy ground 
oriented market, and 9.3 percent for owner occupied apartments. 
 
b. Owner Occupier Turnover 
 
In the case of the SLRD, where there 
is no published time series data of 
MLS sales activity, the patterns of 
mobility shown in the Census data, 
when used with projected changes in 
housing occupancy, provide a 
turnover measure than may be used as 
a proxy for sales volumes.  In this 
context, the strong age related pattern 
to mobility of owner occupier 
households shown in the data for the 
Lower Mainland is also seen in the 
Squamish Lillooet Region (Figure 
51).  
 
The percentage of households who 
were owner occupiers in 2001 and 
who had moved during the 1996 to 
2001 period was highest in the 
younger age groups, with 93 percent 
of those maintained by a person aged 
15 to 24 in 2001, and 79 percent of those aged 25 to 34, having moved into their 2001 dwelling in 
the preceding five years.  Households maintained by people in older age groups were much less 
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likely to have moved,  with only 16 
percent of 2001’s owner occupied 
households maintained by someone 
aged 65 to 74, and 15 percent of 
those maintained by someone aged 
75 plus, moving between 1996 and 
2001.  Five year mobility shares for 
the under 35 population were 
between three and six times those of 
the population over the age of 55.   
 
Applying the same pattern of future 
temporal change to the mobility 
shares in the SLRD as those applied 
in the Lower Mainland turnover 
projection provides a projection of 
future turnover rates by age of 
maintainer for owner-occupied 
dwelling units.  When these mobility 
vectors are used with the SLRD’s 
population projection under the 
Games scenario, future estimates of annual turnover of owner-occupied housing results.  This 
projection shows that under the Games scenario turnover in the owner-occupied dwelling stock 
would increase from (a five-year moving average of) 708 households moving in 2001 to 1,074 in 
2006 and further to 1,148 by 2011 following the completion of the Games (Figure 52).  Beyond 
2011 annual turnover would continue to grow, driven by a growing number of owner occupied 
households in the region.  By the end of the projection period annual turnover in the owner-
occupied stock is expected to reach 1,886 units per year. 
 
Under the no Games scenario household turnover would grow more slowly in the short-term, 
going from 1,058 households moving in 2006 to 1,069 moving in 2011.  By 2031 turnover under 
the no Games scenario would reach 1,705.  The impact of the Games on owner occupier turnover 
in the SLRD would be an increase of 10.6 percent in the long run, with a 7.4 percent higher 
turnover prevailing in 2011 and a 1.5 percent higher level in 2006. 
 
Note again that while turnover in the owner occupancy stock is projected to increase steadily over 
the next 25 years in the SLRD under both scenarios, the relative level of turnover will be highest 
during the lead up to the Games, with 108 out of every 1,000 owner-occupied households moving 
in 2006.  Household mobility will slow thereafter, dropping to 80 households moving per 1,000 
by 2031, the same ratio seen in 2001. 
 
c. Owner Occupier Turnover by Structure Type 
 
The age specific pattern of mobility in the SLRD by structure type differs somewhat from that 
seen in the Lower Mainland.  Overall, the difference in the propensity of households in the two 
types of dwelling to move was greater in the SLRD, with households in apartments being twice as 
likely to have moved than those in ground oriented dwellings in 2001, versus 1.5 times in the 
Lower Mainland. 
  
From the highly mobile younger population, five-year mobility for owner occupied households in 
ground oriented units declines dramatically with age, falling to a low of only 11 percent of the 
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population aged 75 plus having 
moved over the previous five years 
(Figure 53).  A pattern of decline is 
also seen in the shares of owner 
occupied households in apartments, 
but the small number of such 
households means there is much 
more variance between age groups. 
 
The greatest difference in mobility 
between the two structure types is 
seen in the older population.  The 
greatest difference was in the 75 plus 
age groups, with an apartment 
household maintained by a senior in 
2001 being almost five times more 
likely to have moved residences over 
the previous five years than one in a 
ground oriented unit.   
 
Trending the mobility rates for the 
SLRD as was done for the Lower 
Mainland and applying the age 
specific patterns to the projected 
number of owner occupied 
households in each structure type in 
the SLRD results in projected 
turnover increasing from 607 ground 
oriented and 101 apartment units in 
2001 to 926 and 148 households 
respectively by 2006 under the 
Games scenario (Figure 54).  
Turnover of households in ground 
oriented dwellings would continue to 
grow throughout the projection 
period – slowly in the short-term and 
more quickly over the longer-term – 
ultimately reaching 1,560 by 2031.  
The story would be much the same 
for households in multiples, as annual 
turnover of these households would 
eventually reach 326 by the end of 
the period. 
 
The difference in turnover of ground 
oriented households under the Games 
scenario versus the no Games scenario 
would be a sharp increase leading up to the completion of the Games – reaching 7.5 percent by 2011 – 
followed by a slower increase of 10.6 percent in 2016 and then stabilizing to eleven percent by the end of 
the projection period.  In the apartment market a similar pattern would prevail, although the difference in 
turnover of households in these types of dwellings would reach 9.5 percent in 2016 before stabilizing at just 
under ten percent over the long term.  

Games-Induced Increase in Owner-Occupied Turnover, SLRD
2001 2006 2011 2016 2021 2026 2031

GO 0.0% 1.6% 7.5% 10.6% 10.8% 10.8% 10.8%
APT 0.0% 1.2% 6.8% 9.5% 9.5% 9.6% 9.8%

Figure 53
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VIII. The Rental Market 
 
The Lower Mainland 
 
a. Rental Occupancy Demand 
 
The age specific pattern of 
maintaining households living in 
rental tenure in the Lower Mainland 
differs considerably from the pattern 
of owner occupancy.  Unlike owner 
occupied accommodation where 
maintainer rates were low in the 
younger age groups and reached a 
relative high plateau in the middle 
aged and older age groups, the high 
propensity of maintaining households 
in rental accommodation typically 
characterizes the younger and older 
populations (Figure 55).  Rental 
tenure is highest for the younger 
population with 27 percent of 
households headed by 25 to 34 year 
olds maintaining a household in rental 
accommodation.  
 
Rental accommodation is generally 
dominated by the apartment side of the market.  In the older age groups people are up to eight 
times more likely to maintain an apartment unit in rental tenure than a ground oriented unit.  For 
example, 17 percent of the 85 plus age group maintains tenant occupied apartment households, 
but only two percent do so in tenant occupied ground oriented units.  Increasing rental maintainer 
rates in the older segments of the population are driven by an increasing propensity to maintain 
rental accommodation in apartments. 
 
The peak years for maintaining a household living in rental ground oriented is in the 30 to 34 age 
group (12 percent).  Subsequent age groups see a steadily and significantly decline, with rates 
falling to only two percent of the 80 plus age group maintaining a rental ground oriented 
household. 
 
As discussed earlier, age specific maintainer rates by tenure and structure type have been 
changing in the Lower Mainland and are projected to continue to change.  In the case of rental 
occupancy, the propensity to maintain a household living in rental accommodation has been 
falling in both the younger and older age groups, but has risen slightly in the 35 to 54 age groups.  
With respect to specific structure types, rates for rented ground oriented units have seen declines 
in the under 35 age groups, and slight increases in the 45 and older age groups.  In the case of 
apartment units, rental maintainer rates fell for all of the 55 plus age groups, with the most 
significant decline seen in the 75 plus age groups.  These historical trends are projected to 
continue, albeit on a diminishing marginal basis, over the projection period.  Applying the 
trended age and structure type specific rental maintainer rates to the Games scenario population 
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projection for the Lower Mainland provides a projection of occupancy demand for rental 
accommodation by structure type. 
 
Changes in the pattern of 
maintaining rental accommodation 
and population growth and change 
would see occupancy demand for 
ground oriented rental units grow by 
65,203 units (49 percent) from 
133,549 units in 2001 to 198,752 by 
2031.  The apartment side of the 
rental market would grow slightly 
more rapidly (52 percent), adding 
106,749 units and growing from 
203,808 units in 2001 to 310,557 by 
2031 (Figure 56).   
 
The economic and demographic 
change anticipated to result from the 
Games would generate a 4.5 percent 
difference (for both singles and 
apartments) in rental occupancy 
demand by 2011 than under the no 
Games scenario (Figure 57).  Given 
the larger scale of economic activity 
and continued spending related to the 
Games, this difference would remain 
in the four percent range over the rest 
of the projection period narrowing 
slightly to a 4.2 percent difference for 
ground oriented rental and 3.9 
percent difference for the apartment 
side of the rental market. 
 
b. Rental Turnover  
 
Mobility shares for households living 
in rental accommodation 
demonstrated the same declining 
pattern with increasing age as was 
seen for owner occupancy, albeit at a 
much higher level of turnover.  For 
example, in 2001 90 percent of the 
rental households maintained by 
someone aged 25 to 34 lived 
somewhere else in 1996, compared to only 42 percent of the 65 to 74 year old age group (Figure 
58).  Having said this, note that while 90 percent of the 25 to 34 rental household maintainers had 
moved, only 73 percent of the owner occupiers of the same age had moved.  Similarly, the 42 
percent of 65 to 74 tenant households moving compared to only 18 percent of their owner 
occupier counterparts having moved over the same period. 
 

Figure 57 

Figure 56 
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Between 1996 and 2001 mobility 
shares for tenant households of all 
ages changed very little.  This is quite 
different from the significant changes 
seen in the owner occupancy segment 
of the market over the same period.  
This suggests that the necessity and/or 
choice of moving for tenant 
households are less discretionary, and 
hence less affected by different 
economic climates than for owner 
occupiers.   
 
Note that although the rental housing 
stock is considerably smaller than the 
owned stock (62 percent of the Lower 
Mainland’s housing stock in 2001 
owner occupied and 38 percent was 
rental), the higher propensity for 
households in rental tenure to move 
results in a similar absolute level of 
turnover in both tenure types. 
 
Projected rental turnover shares are based on the same approach as the owner occupied side of the 
market, with shares for the robust 1991 to 1996 period forming the base for the pattern of 
turnover rates for the 2001 to 2006 period, and the average of the shares from this and the 1996 to 
2001 period as the shares that would prevail in the longer run.  In this context, the small variation 
in tenant occupier mobility shares between periods of rapid (1991 to 1996) and slow economic 
expansion (1996 to 2001) means the impact of the Games relative to the no Games scenario on 
rental turnover will be more closely tied to differences in demography under the two scenarios.  
This means that there will be smaller 
relative differences in turnover within 
the rental housing stock between the 
two scenarios than will be observed 
for turnover in the owner occupancy 
stock.   
 
Applying the projected age specific 
turnover shares for rental households 
to the projected number of rental 
households (by age of household 
maintainer) under the Games 
scenario provides estimates of the 
future turnover levels in the rental 
stock in the Lower Mainland.  Under 
the Games scenario turnover of rental 
units would increase from 48,892 
households moving in 2001 to 61,119 
in 2006, and then further to 61,406 
units as activity related to the Games 
begins to show after 2010 (Figure 
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59).  From this point on, turnover would grow towards 72,000 units annually under the Games 
scenario.  Over the longer-term, growth in the number of rental households moving annually 
would be a function of a growing rental housing stock in the region and an aging population: total 
rental turnover increasing by 14 percent between 2016 and 2031 would be driven by a rental 
stock that is projected to grow by 17 percent.   
 
Under the no Games scenario rental turnover would be 60,549 units in 2006, one percent below 
that of the Games scenario.  Between 2006 and 2011 the gap between the turnover of rental units 
in each scenario would grow to 3.8 percent.  After 2011 the impact of the Games would be to 
increase the difference in rental turnover to four percent, with 71,766 units in 2031 under the 
Games scenario versus 68,930 under the no Games scenario.  
 
Note that as with owner occupancy turnover, while the absolute level of turnover will increase 
over time in both scenarios, the relative level will reach its peak in 2006, with 170 rental 
households moving per 1000 occupied rental households, with this rate dropping back to the 140 
mover households per 1000 tenant households by 2031, reflecting the lower mobility rates that 
will prevail with an aging population. 
 
c. Rental Turnover by Structure Type 
 
The share of mover households in rental accommodation of both structure types is significantly 
higher in all age groups than that for owner occupiers, with turnover of rented ground oriented 
dwellings being 2.4 times greater than the ownership side and rented apartments being 1.5 times 
greater than owned apartments.  Note 
however that unlike owner 
occupancy, where mobility shares 
were much higher for apartment 
households, the age specific patterns 
of mobility by structure type for 
rental households is virtually the 
same for both structure types (Figure 
60). 
 
Ninety four percent of the rental 
households maintained by 15 to 24 
year olds in 2001 lived in another 
residence in 1996, similar to the 98 
percent of their peers in apartments 
who moved over the same period.  
Step by step this pattern falls down to 
26 percent of rental ground oriented 
households, and 31 percent of the 
apartments households maintained by 
people 75 and older being movers. 
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Trending these 2001 shares in the 
same fashion as was done for total 
rental turnover shares results in 
estimates of the future shares of 
turnover by age and structure type for 
the rental market.  Applying these 
age specific patterns of mobility for 
each structure type to the projected 
number of rental households by 
structure type and age of household 
maintainer results in future rental 
turnover.  Under the Games scenario 
from a base of 48,892 rental-occupier 
households moving in 2001 (19,520 
in ground oriented format and 29,372 
in apartments), turnover would 
increase to 61,119 rental households 
moving in 2006, and to 61,406 
moving in 2011 (Figure 61).  This 
level of turnover in the rental market 
would be maintained to 2016, at which 
point turnover would again begin to 
increase, passing the levels seen 
during the Games by 2021 to reach 
almost 72,000 units by 2031. 
 
The impact of the Games on rental turnover would be to increase the number of rental households 
moving in both the ground oriented and apartment stock.  The greatest increase in the difference 
between the two scenarios would be between 2006 and 2011.  In 2006 turnover of rental 
households in ground oriented accommodation would be 0.9 percent, and in apartments 1.0 
percent, above the no Games scenario; by 2016 this gap would have widened to a 4.9 percent 
higher level of ground oriented turnover and a 5.1 percent higher mobility of apartment 
households, than under the no Games scenario.  For the rest of the projection period turnover 
under the Games scenario would be in the range of four percent higher than in the absence of 
activity related to the Games. 
 
d. Rental Rates 
 
There are three major sources of residential rent data for the Southwest Metropolitan Region: the 
Census; Statistics Canada’s Labour Force Survey; and CHMC’s Rental Market Survey.  As each 
of these surveys focus on a different aspect of the rental housing market, each paints a slightly 
different picture of trends in rents within the Region.  The Census is the most comprehensive of 
the three surveys as it is a 20 percent sample of all types of occupied rental housing for the whole 
of the Southwest Metropolitan Region.  It is a household-based survey that asks each tenant 
headed household how much they paid in rent in the most recent month.  As such, the results of 
the Census are reflective of all rents, be they for basement suites, rented houses, rented condos, or 
rental apartments in purpose built rental apartment buildings.  The biggest limitations of the 
Census data are that the survey is conducted only once every five years, and that the results of the 
survey are published more than a year after the survey is conducted.  Thus, the Census is best-
suited to provide a long-run context for changing rental patterns.   

Figure 61
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The Labour Force Survey is also a random sampling of households conducted by Statistics 
Canada that provides information on rental costs.  The major limitation of the Labour Force 
Survey in the context of this research is that it is limited to households in the Vancouver Census 
Metropolitan Area, which is geographically congruent to the GVRD.  Additionally, the Labour 
Force Survey is based on a much smaller sample than the Census – in the neighbourhood of 0.6 
percent of all households – and only publishes an index of aggregate rental accommodation costs.  
Conversely, it is a monthly survey, with results becoming available within two months of the 
survey being conducted, thereby providing a timely way of describing trends in current rents and 
during inter-Censal periods. 
 
CMHC’s Rental Market Survey (RMS) provides a variety of information on one sub-set of the 
rental market as it annually surveys a sampling of units in purpose-built rental buildings with 
three or more rental units in the structure.  Like the Labour Force Survey, its frequency provides 
timely information for describing current trends in the rental housing market.  The survey covers 
most of the Lower Mainland, as it includes the Vancouver CMA, Abbotsford CMA, Chilliwack 
Census Agglomeration (CA), and the Squamish CA.  Note, however, that the RMS is not a 
survey of households, but rather of building owners, managers or superintendents who provide 
information on the rents they receive for particular types of units, and hence may not involve a 
random sampling of all units. 
 
While average rents by apartment type (number of bedrooms) are available for the Lower 
Mainland communities back to 1985, the data for the number of units of each type for each 
community are only available from 1989 on.  This means that the average rent for the Lower 
Mainland (and for each of the three communities in it) for CMHC’s purpose built sector of the 
rental market can only be constructed for the post 1988 period.  While a longer time period would 
be useful, it would have to extend back to at least 1981 to capture both side of the economic cycle 
that characterized the 1982 to 1988 period.  As such, the post 1988 data are both all that are 
available and cover a full cycle of the provincial economy. 
  
In this section, the data for the Vancouver Census Metropolitan Area (CMA) will be considered 
first as data from each survey and 
supplemental housing market 
information are available for this 
geography.  This is followed by 
consideration of the larger Lower 
Mainland region. 
 
The Census indicated that in 1991 
there were 259,078 occupied rental 
units in the Vancouver CMA, with 
average rents of $739 (current 
dollars) per month (Figure 62).  In the 
same year, the RMS had a universe of 
113,738 units, which had a weighted 
average rent of $624 per month.  The 
RMS sub-set of the total rental stock 
accounted for 44 percent of all rental 
accommodation, with the units in this 
sub-set having rents 16 percent below 
the overall average rent indicated by 
the Census. 
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In 2001 the Census indicated that the occupied rental stock in the Vancouver CMA had grown to 
295,745 units, an increase of 14 percent over the 1991 occupied stock.  Over the same period, the 
RMS sub-set of rental units declined to a universe of only 106,716 units, and hence, as a 
proportion of the total rental stock, this sub-set fell to 36 percent of occupied rental 
accommodation in the Vancouver CMA.  The rents in the RMS sample remained below the 
average, with a 2001 average of $769 per month in current dollars compared to the Census 
average of $814.  Note, however, that while the RMS sub-set rents were 16 percent below the 
overall Census average in 1991, they were only six percent below the overall average in 2001, 
indicating that rents in the RMS sub-set increased faster over the decade than rents in the overall 
rental market.   
 
From 1991 to 2001 current dollar rents in the RMS’s purpose built segment of the market 
increased by 23 percent, while the Census indicated that rents for all rental accommodation 
increased by ten percent.  Over the same period, the rental accommodation data from the Labour 
Force Survey indicated increases of 14 percent.  Interestingly, the Census also indicated that over 
the same period that average household income in current dollars for tenant occupiers increased 
by 19 percent, from $34,545 in 1991 to $41,220 in 2001. 
 
In seeking a functional explanation (as opposed to a purely methodological one) for why each 
survey indicates different rates of change in average rents, the following is suggested.  Reported 
rents may be higher in the RMS’s purpose-built rental stock as a result of owners and managers 
of larger multi-unit portfolios having a greater focus on profits (achieved through higher rents) in 
spite of greater turnover rates this focus may induce.  In the more informal market of basement 
suites, rental condos and rented houses, ownership is more finely dispersed, with owners often 
having only one or two rental units in their portfolio.  This may foster a situation where rent 
maintenance and lower turnover may form the core of the investment strategy as no large stock of 
units exists over which to amortize vacancy (foregone rent). 
 
As the projections of economic 
change in the Region under the 
Games and no Games scenarios are 
measured in terms of real GDP, all 
price information, including rents, 
needs to be considered in real 
(constant dollar) terms as well.  When 
the current dollar rents reported in 
each survey (that is, rents that have 
not been adjusted for the effects of 
inflation) and income data presented 
in Figure 62 are converted to constant 
dollars using the Consumer Price 
Index (CPI), an interesting pattern of 
change is revealed.  As shown on 
Figure 63, constant dollar average 
rents in the RMS’s purpose built sub-
set of the market remained essentially 
unchanged between 1989 and 2005.  
Between 1991 and 2001, constant 
dollar rents in the purpose built 
market increased by only three percent.  By comparison, average constant dollar rents in the 
general rental market as per the Census declined by eight percent.  Furthermore, during this 
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period the overall CPI increased by 19 percent, while the rental accommodation component from 
the Labour Force Survey increased by 14 percent; hence, in constant dollar terms, rent costs 
declined by five percent. 
 
Note that over the same period tenants’ household incomes were essentially unchanged when 
adjusted for inflation, falling marginally from $44,720 in 1991 to $44,667 in 2001 according to 
the Census.  The absence of any significant changes in real tenant household incomes in part 
explains the absence of changes in real rents over the period: in the absence of increases in 
tenant’s real household incomes one would expect to see little in the way of increases in average 
real rents.  What this also shows is that, in spite of increasing real GDP and real GDP per capita 
over the 1991 to 2001 period, tenants’ real household incomes remained unchanged (with real 
incomes of owner occupied households increasing by two percent over the decade).      
 
Given this pattern of change, it is important to keep in mind that the tenant households of 1991 
were not the same tenant households of 2001, as many of 1991’s tenant households would have 
become owner occupier households by 2001.  While real incomes of tenant households did not 
change from 1991 to 2001, the incomes of households who were tenants in 1991 may well have 
increased over the period.  The income data therefore only tell us that the stock of households 
who were tenant occupiers in 2001 had essentially the same average real household income as the 
stock of tenant occupiers in 1991, and not what a 1991 tenant’s household income was by 2001. 
 
The fact that, adjusted for inflation, 
there was no increase in constant 
dollar average rents in the Vancouver 
CMA in the CMHC RMS purpose 
built sector of the rental market over 
the 1989 to 2005 period, nor in the 
Labour Force Survey data from the 
early 1980’s to 2005, nor in the 
Census for the 1991 to 2001 period 
makes further brief examination of 
this aspect of the housing market 
warranted.  First note that, as Figure 
64 shows, average real rents remained 
essentially constant not only in the 
Vancouver CMA, but also in the 
Abbotsford CMA, the Chilliwack 
CA, and, as is discussed later in this 
section, in the Squamish CA as well.  
Thus the pattern of constant average 
real rents is common throughout the 
region. [The lower average rents in 
the Valley communities show, as did the lower average MLS prices, the impact of location and 
accessibility on rents within the Lower Mainland.] 
 
The fact that average real rents and tenants’ real incomes remained constant over the period 
warrants further exploration of this pattern.  As Figure 65 shows, there is a wide range of average 
tenant household incomes, and a wide range of average rents, demonstrated in the 2001 Census 
data on communities throughout Canada.  The Vancouver CMA certainly lies near the top of the 
range in terms of average rents, with its average of $814 per month second only to the Toronto 
CMA’s $870, both of which make the Regina CMA’s $567 per month look like a bargain.  But 
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tenant average household incomes in 
the Vancouver CMA are also found at 
the top of the range, with the 2000 
average of $41,220 being third in 
Canada, following Toronto’s $45,285 
and Calgary’s $42,605.  Note the 
general correlation between average 
tenant household incomes and average 
rents, with higher rents matched with 
higher incomes.  Regina’s rents no 
longer look like such a bargain when 
the average income to pay them is 
only $29,741.   
 
The relationship between rents and 
tenant household incomes is shown in 
Figure 66.  Average rents bear a great 
similarity to tenants’ average 
household incomes throughout all 
market areas in Canada, with average 
annual rents in the Vancouver CMA 
being 23.7 percent of average tenant 
incomes, on par with St. Catherines, 
and the 15 of Canada’s 27 CMAs 
having rent to income ratios in a two 
percent band from 22.4 percent to 24.4 
percent.  Those “bargain” rents in 
Regina take 22.9 percent of average 
tenant household incomes, about the 
same as the expensive rents in Toronto 
(23.1 percent), which are both about 
the same as the 23.7 percent share in 
Vancouver.  The band of dots along 
the top of the chart shows the ratios 
that prevailed in the four census 
surveys from 1981 to 1996, ratios that 
also fall in roughly the same range as 
the data for 2001.  The message is that 
the primary determinant of rents is 
household incomes – in other words, 
the ability of households to pay the 
rent – with higher incomes bringing 
with them higher rents.   
 
Therefore, if incomes do not increase, rents do not increase, and as this discussion has shown, if 
real incomes do not increase, real rents do not increase.  The only variable systematically 
explaining growth in tenant household incomes has been inflation, which is determined by factors 
unrelated to the Games.  Thus, on the basis of the empirical evidence, there will be no difference 
between the real rents under the Games scenario and the no Games scenario in the Lower 
Mainland.  Differences may be experienced by individual households, with those whose incomes 
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do not increase as fast as inflation experiencing rents taking an increasing share of their incomes, 
but this will be offset by other households whose incomes increase faster than inflation. 
 
e. Rental Vacancy  
 
The number of rented dwelling units that are vacant – and available for occupancy – is an 
important measure of rental housing market conditions.  The vacancy rate, which represents the 
percentage of the total rental stock that could be occupied (that is, excluding units that are being 
renovated or are otherwise unavailable) but which are not occupied is, like the labour force 
unemployment rate, a measure of unused resources.  In this context, high vacancy rates indicate 
inefficiency in the housing market.  Having said this, there is a need for some minimum level of 
vacancy, just as there is for unemployment, in order to ensure ease of turnover and competitive 
opportunities for tenants to relocate.  Clearly, the more efficient the rental market is, the lower the 
vacancy rate needs to be to achieve this structural minimum level of rental vacancy. 
 
In estimating the impact of the Games on rental vacancy rates the focus will be on the degree to 
which the Games might move vacancy rates outside of the historical range experienced within the 
Region.  That being said, certain data limitations hinder the ability to provide a comprehensive 
measurement of vacancy rates.  The Census of Canada is structured as a place of residence survey 
of all Canadians.  In order to conduct this survey, every place of residence must be canvassed; as 
such, the Census reports the total number of dwellings, occupied and unoccupied, within the 
country.  The 2001 Census indicated, that there were 895,725 dwellings, 34,000 (3.8 percent) of 
which were not occupied as principal residences in the Lower Mainland.  Note, however, that this 
3.8 percent includes second residences (including vacation homes and dwellings occupied by 
people, such as students and seasonal workers, who had a primary residence somewhere else), 
dwellings that may be undergoing renovation, dwellings offered for sale, and vacant rental 
property. 
 
As part of their Rental Market Survey, CMHC also obtains data on vacancy in purpose built 
rental accommodation.  The survey provides annual information on the vacancy rates in purpose 
built rental buildings with three of more rental units in the building.  Its 2001 universe of 113,229 
units represents 36 percent of the total rental housing stock, with the remaining 204,500 rental 
units being found in rented basement suites, rented single homes and rented condominiums.27  
This coverage is down from 44 percent in 1991, the result of both a decline in the size of the 
survey’s universe (from 119,820) and growth in the rental stock not included in the purpose built, 
three-plus unit universe.  To the extent that this survey provides information on a very specific 
segment of the rental market, its vacancy may not represent the rate that prevails in the rest of the 
rental housing market.  Having said this, due to the absence of any other indicator of vacancy in 
the rental market as a whole, it is necessary to focus on the trends in vacancy for this sub-set of 
the rental market, both in establishing the historical context and in projecting future vacancy. 
 

                                                           
27  The vacancy rate for the Lower Mainland was constructed as the weighted average (by number of units in the 
CMHC universe for each region) of the vacancy rates for the Vancouver CMA, the Abbotsford CMA and the 
Chilliwack CA, with these metropolitan vacancy rates calculated as the weighted average of the vacancy rates by 
number of bedrooms.  The requirement to use a weighted average limited the data series to a 1989 to 2005 series. 
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The CMHC data show a vacancy rate 
in the Region that responds strongly 
to economic conditions.  In the late-
1980s, with a strong economy and 
significant population growth, 
vacancy rates in the Lower Mainland 
were very low, averaging 0.7 percent 
in 1989-90 (Figure 67).  The 
slowdown in the economy in the 
early-1990s was accompanied by a 
rise in vacancy rates to two percent 
by 1992, with strong economic 
activity and migration in the 
following couple of years driving 
vacancy rates back down to one 
percent by 1994.  The 1996 to 2000 
period was again marked by a 
significant slowdown in the 
provincial economy and was 
accompanied by net out-migration of 
younger population moving towards 
stronger economies in Alberta and Ontario.  The effect of this was a slowing in rental occupancy 
demand which, when combined with the oversupply of newly-constructed units that resulted from 
the 1993-94 building boom, resulted in vacancy rates rising sharply towards three percent by 
1999.  The gradual improvement of the economy, accompanied by strengthening occupancy 
demand and the reduction in the inventory of newly-completed unoccupied units, led to a fall in 
vacancy rates back towards 1.4 percent by 2001, a level below the average of 1.8 percent for the 
region over the 1991 to 2001 decade. 
 
In looking forward to the impact of the Games on the vacancy rate, it is necessary to address the 
fact that this rate is, by definition, observed at the margin, which in this case is between the 
occupancy demand for rental accommodation and the size of the stock of available rental units.  
Thus, changes in occupancy demand must be matched to housing starts and the development 
cycle in order to estimate the impact of their interaction on the vacancy rate. 
 
This was done using the housing starts data and projections presented in Section VI, the housing 
occupancy demand data and projections presented in Section V, and the rental occupancy demand 
projections discussed earlier in this section.  As was noted in the section on housing starts, the 
addition of dwelling units to the housing stock, while determined in the long run by changes in 
occupancy demand (and to a much lesser extent in the Lower Mainland, the demand for second 
residences, replacement demand, and vacancy demand), is in the short run determined by 
anticipated changes in occupancy demand.  Because this process involves an element of 
uncertainty, the number of starts in any one year may not exactly satisfy the realized level of 
additional occupancy demand one or two years hence.  This in turn results in a less-than-perfect 
matching of the expansion of the stock of rental units and the increments of rental demand, with 
surplus or deficits occurring each year and accumulating over time. 
 
It is these annual current and cumulative differences between rental occupancy demand and the 
size of the rental housing stock that are used in the modeling of changes in vacancy rates in the 
two scenarios.  Given these changes, surpluses in the current and cumulative supply of units 
would lead to increasing vacancy rates, while deficits would lead to declines in the vacancy rate.  
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In this process, while CMHC’s vacancy rate is used as a starting point, changes in the vacancy 
rate are determined by activity in the entire rental market, rather than by a particular sub-set of it.  
 
Under the Games scenario, the relationship between supply and demand for rental 
accommodation would result in vacancy rates trending upwards towards 1.8 percent between 
2001 and 2003, before falling back to the neighbourhood of 1.5 percent by 2007 (Figure 67).  
This would primarily be the result of increased migration to the Region over this period would 
result in a higher level of increase in rental occupancy demand relative to the number of 
completed and available rental units.  With the level of starts between 2005 and 2009 exceeding 
the projected level of growth in occupancy demand as developers attempt to capitalize on 
observed and expected increases in occupancy demand, rental vacancy rates would climb again, 
reaching 2.1 percent from 2009 to 2012 starts become completions and are available for 
occupancy.  In turn, rising vacancy rates would result from starts exceeding increments of rental 
occupancy demand, leading to a trimming back in the number of annual starts between 2010 and 
2014 that would translate into a decline in vacancy rates to just below 2.0 percent by 2015.  
Vacancy rates would then remain between 1.6 and 1.9 percent for the balance of the projection 
period. 
 
Recall that the no Games scenario involves not only a lower level of rental occupancy demand, 
but also a different expansion path for the Lower Mainland’s housing stock.  The lower level of 
demand during the second half of the current decade would result in slightly higher vacancy rates 
than in the Games scenario, with vacancy rates ranging between 1.7 and 1.9 percent.  Between 
2009 and 2012 the rental vacancy rates under the two scenarios would be essentially the same, an 
incidental result of the interaction of changing increments of demand for occupancy and the 
cyclical nature of construction patterns leading up to the period.   
 
In contrast to the cycle of increases and reductions in housing starts that would prevail under the 
Games scenario, the vacancy rate in the no Games scenario would continue to increase from 2002 
through 2013, placing it above the level under the Games scenario during the 2013 to 2017 
period.  Again, as construction patterns adjust to this heightened level of vacancy, 2013 would 
mark a high point in the no Games scenario, with vacancy rates dropping to levels similar to the 
ones that would be experienced under the Games scenario by 2020.  This would be due to the fact 
that over the longer-term, as the legacy of the Games wane, differences between the Games and 
no Games scenarios would naturally diminish.  This is a logical result, for while there are 
differential levels of occupancy demand and housing supply between the two scenarios, there is 
no reason to anticipate that hosting the Games would impart any substantial and persistent long 
run difference between the supply of and demand for rental accommodation. 
 
Thus, the impact of the Games on rental vacancy rates will be mostly seen in the near and middle 
terms, with vacancy rates about 0.25 to 0.5 percentage points lower in the 2004 to 2009 period 
under the Games scenario.  While the 2010 to 2016 period would see roughly the same impact on 
vacancy due to the Games, the post 2016 period would see the difference in vacancy rates 
between the two scenarios would fall to under 0.25 percentage points. 
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The Squamish Lillooet Regional District 
 
a. Rental Occupancy Demand  
 
While a similar overall lifecycle 
pattern to maintaining rental 
accommodation prevails in the SLRD 
as occurs in the Lower Mainland, 
rental maintainer rates in the SLRD 
are generally much lower than in the 
Lower Mainland.  Overall, an 18 
percent total maintainer rate for rental 
accommodation in the Lower 
Mainland compares to 15 percent of 
the adult population in the SLRD 
maintaining rental accommodation.   
That said, most of this difference is 
the result of lower rates for rented 
apartment units as maintainer rates for 
rented ground oriented units in the 
SLRD are generally higher those that 
prevail in the Lower Mainland.  This 
is reflective of the ground oriented 
stock forming a much larger share of 
the SLRD’s housing stock than in the 
Lower Mainland. 
 
The highest propensity to maintain a household living in rental accommodation in the SLRD 
occurs in the younger age groups, with five percent of the 25 to 29 age group maintaining 
households living in rented units in apartment buildings, and 21 percent in ground oriented 
(Figure 68).  The propensities for both 
structure types generally decline from 
this age group, falling to a low of one 
percent of the 60 to 64 year olds 
maintaining households living in 
rental apartments and six percent in 
rental ground oriented.  From this age 
group on, the overall rental maintainer 
rate increases, driven initially by 
increasing rates for apartments, and 
then, in the oldest age group, by an 
increase in both structure types. Note 
that the relatively small number of 
rental households, particularly in the 
older age groups, creates more 
variance in the lifecycle pattern than 
that seen in the Lower Mainland with 
a larger rental universe. 
 
Using the historical patterns of 
change in these maintainer rates, 
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future age and structure type maintainer rates for rental accommodation were projected to 2031.  
Combining these rates with the demographic projections for the SLRD provided a projection of 
rental occupancy demand by structure type for each scenario.  Under the Games scenario rental 
occupancy demand in the SLRD would grow by 93 percent between 2001 and 2031.  The total 
number of rental occupied ground oriented units would increase from 3,362 households in 2001 
to 6,144 by 2031, an 83 percent increase in rental occupancy demand (Figure 6\9).  Occupancy 
demand for rented apartments would increase much more rapidly, growing by 128 percent over 
the same period (1,184 units), from 923 units in 2001 to 2,107 by 2031.  Overall, projected 
occupancy demand for rental units 
would increase from 4,285 units in 
2001, to 4,357 in 2005, 5,125 by 
2011, and 8,251 units by 2031.  
 
The difference in rental occupancy 
demand between the Games and no 
Games scenarios would be similar for 
both structure types, with demand for 
rental accommodation under the 
Games scenario being 6.7 percent 
higher in 2011 than under the no 
Games scenario.  The difference 
between the two scenarios would 
continue to climb to reach 12.8 
percent greater demand for rental 
ground oriented accommodation and 
11.7 percent for apartment 
accommodation by 2014 under the 
Games scenario (Figure 70).  Over 
the rest of the projection period, the 
difference between the two scenarios 
would fall into the range of ten 
percent, maintained by a slightly 
larger provincial economy and the 
employment and population activity 
that would locate in the SLRD. 
 
b. Rental Turnover 
 
As was seen for the Lower Mainland, 
there is both a strong declining-with-
age pattern to turnover within the 
rental housing stock in the SLRD, 
and the turnover shares for rental 
accommodation is much higher than 
it is for owner occupier households.  
In the SLRD, in 2001 the five year 
rental mobility share of 97 percent for 
the 15 to 24 population was the 
highest of all age groups, with the 
lowest being the 39 percent of the 
rental households in the 75 plus age 
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group having moved during the 
preceding five years (Figure 71). 
 
Age specific mobility shares for 
rental occupancy in the SLRD were 
trended using the same methodology 
as presented for owner occupancy.  
As with the owner occupancy, a 
slight differential between the Games 
and no Games scenarios based on 
differences observed in the Lower 
Mainland was used to capture the 
increased propensity to move during 
period of robust economic times and 
strong expectations. 
 
These trended age specific rental 
mobility rates were applied to the age 
and tenure housing occupancy 
demand projection from each 
scenario to produce projections of 
future levels of rental accommodation turnover in the SLRD.  The Games scenario would see 
turnover in the rental stock increasing from an average of 721 rental households moving in 2001 
to 845 in 2006, and 945 in 2011 as activity related to the Games peaks (Figure 72).  From this 
point, annual turnover would climb to over 1,400 households by the end of the projection period 
under the Games scenario.  Under the no Games scenario, annual rental turnover would be 
slightly lower, increasing from 721 in 2001 to 859 in 2011, 940 in 2016 and 1,284 by 2031.   
 
The Games impact on rental turnover in the SLRD would therefore be to increase it slightly in the 
near term, but more substantially in the medium term.  In 2006 turnover under the Games 
scenario would be only 1.8 percent 
greater than in the absence of the 
Games.  By 2011 the difference 
would increase to ten percent, and 
further to 12 percent by 2016.  Over 
the longer term, (beyond 2016), the 
difference between the projected 
number of rental units that would 
turn over in the SLRD would 
diminish slightly, falling back to the 
ten percent range by 2031. 
 
c. Rental Turnover by Structure 
Type  
 
While age specific mobility rates for 
rental households by structure type in 
the SLRD are similar to that of the 
Lower Mainland, they do show a 
declining-with-age pattern. However, 
this is where the similarity ends.  The 
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rates in the SLRD are much higher than they are in the Lower Mainland in all age groups, with 
the rental apartment rates being significantly so.  One hundred percent of the 15 to 24 rental 
apartment household maintainers, and 98 percent of those in the 25 to 34 age group resided in a 
different residence in 2001 than in 1996 (Figure 73).  Mobility rates diminish only slightly in 
subsequent age groups, with 81 percent of the 35 to 54 maintainers of rental apartment 
households moving between 1996 and 2001, compared to a 70 percent rate for this age group in 
the Lower Mainland.  
 
As with the other household mobility shares considered in this report, the age and structure type 
mobility rates for rental households in the SLRD were trended to produce future estimates of age 
specific mobility rates.  These were in turn combined with the projections of the number of 
households by age, tenure, and 
structure type under each scenario to 
produce projections of rental 
accommodation turnover in the 
SLRD.   
 
Under the Games scenario, rental 
accommodation turnover in the 
SLRD would increase to 664 ground 
oriented and 180 apartment 
households moving in 2006, and to 
742 ground oriented and 203 
apartment households in 2011 (Figure 
74).  This mobility of households in 
the rental stock would continue to 
increase over the rest of the 
projection period, reaching turnover 
of 1,086 ground oriented, and 337 
apartment, households in 2031.   
 
The impact of the Games on turnover 
in rental accommodation turnover in 
the SLRD would be to increase 
turnover by ten percent in 2011, and to 
over 12 percent in 2016, compared to 
the no Games scenario.  The difference in turnover between the Games and no Games scenario 
will be generally the same for both rented ground oriented and apartment units, and will trend to 
the ten percent level over the long term. 
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d. Rental Rates 
 
Any detailed and specific analysis of 
the potential impact of the Games on 
rents in the SLRD communities 
would require much more 
comprehensive data from sources 
such as CMHC, the Census, and 
other primary surveys.  The only 
comprehensive data set available thus 
far are the data from CMHC’s Rental 
Market Survey (RMS) on rents in the 
Squamish CA.  These data, which 
covered approximately one-quarter of 
the rental stock in the Squamish CA 
in 2001 (down from one-third in 
1991) when adjusted for the effects 
of inflation, show the same pattern 
seen in the Lower Mainland, with 
constant-dollar rents (adjusted by 
changes in Vancouver’s CPI) 
remaining in the neighbourhood of 
$630 over the 1989 to 2005 period 
(Figure 75).   
 
In terms of preparing empirically-based projections of the impacts of the Games on rents within 
the SLRD, there do not exist sufficient data, in terms of both the number of observations and the 
quality of these observations, to make the exercise meaningful.  In the more specific segment of 
the purpose built rental pool – those units in the Squamish CA that are covered by the RMS – it 
would be appropriate to conclude that over the coming years, as with the Lower Mainland, real 
rents will remain essentially constant.  There will be no noticeable difference between the Games 
and no Games scenarios in this regard. 
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IX. Further Considerations 
 
There are three further considerations that provide an appropriate close to this discussion of the 
impact of the Games on housing markets in the Southwest Metropolitan Region and its member 
communities.  The first relates to accommodating visitors to the Games, the second to inflation, 
and the third to on-going monitoring of Games and the market response to them.   
 
a. The Short-term Commercial Accommodation Market 
 
While beyond the terms of reference for this research, which were limited to the impact of the 
Games on housing markets, it is important to comment briefly on the short term commercial 
accommodation market (which includes hotels, motels, and bed and breakfasts), as the impact of 
the Games on this market may have a spillover effect on the housing market. 
 
Demand for short term accommodation is, with respect to the Games, a peak load issue.  It will be 
defined by demand from persons directly involved in the production of the Games (athletes, 
referees, judges, officials, media, et al) and from those who are purely spectators at the Games.  
The Vancouver Organizing Committee has provided guarantees that those directly involved in the 
Games’ production will be accommodated in either purpose built or commercial facilities.  What 
remains to be assessed is: the degree to which accommodating this group will reduce the supply 
of short-stay units for the spectator group; the extent of supply that will be available to these 
spectators; and the number of spectators who will be seeking paid accommodation in the first 
place.   
 
The initial step in addressing these 
items, therefore, is to determine the 
peak number of spectators that will 
need to accommodated during the 
Games.  Surprisingly, there are no 
publicly-available estimates of this 
attendance dimension for the Games.  
This means that a more “back of the 
envelope” estimate must be made, 
until a formal estimate of visitor 
accommodation requirements for the 
Games is released.  This estimating 
procedure is described on Figure 76, 
and is discussed in the following 
paragraphs. 
 
There are numerous estimates of the 
total number of visitors anticipated 
during the Games, most of which fall 
within a range of 150,000 to 250,000.  
Given this range, it is necessary to 
estimate the single-night maximum number of people who will require accommodation – the so-
called visitor accommodation peak load.  This requires first disaggregating the total number of 
expected spectators into three groups by their places of origin, as accommodation requirements 
vary with spectators’ distance traveled.  Using data contained in InterVISTAS’ report (The 
Economic Impact of the 2010 Winter Olympic and Paralympic Games: An Update) cited in 
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Section II of this report, it is possible to construct a visitor profile, indicating that 16 percent of all 
non-resident visitors would come from other parts of the province of BC, 11 percent would come 
from other provinces in Canada, and 73 percent would come from outside of Canada.  Further, 
InterVISTAS estimated that 75 percent of international visitors and 25 percent of inter-provincial 
visitors would require paid accommodation, with the rest securing accommodation by visiting 
family and relatives.  It was assumed that the 25 percent ratio would apply also to visitors from 
the rest of British Columbia, although it may be argued that this figure is too high.  
 
Applying these shares to the 150,000 
to 250,000 visitor range results in 
paid accommodation demand from 
between 61,364 and 102,273 visitors 
during the Games – keeping in mind, 
of course, that this group does not 
include those people associated with 
the hosting of the Games who will 
also demand paid accommodation.  It 
was further assumed that two-thirds 
of these people would be in the 
region on the peak night, and that 
there would be a (conservative) 
average of three people per bedroom 
in hotels and other accommodation 
venues.  The result is a peak load 
requirement of between 20,455 and 
34,091 bedrooms on the peak night, 
thus establishing the demand side of 
the accommodation equation (Figure 
77). 
 
On the supply side, there are a number of sources that can serve to meet this demand.  The 
Olympic bid indicated that there would be 14,250 hotel rooms available to visitors during the 
Games, with an additional 300 B&B’s and 1,200 beds in backpacker accommodation.  
Converting these units to bedroom equivalents yields a total of 15,050 commercial tourist 
bedrooms available for accommodation on the peak night.  Considering the range in the number 
of non-resident spectators expected for the Games, this would leave between 5,405 and 19,041 
bedrooms required from the residential housing stock (or other sources) to accommodate visitors 
(Figure 77). 
 
Thus, there are grounds on which to be concerned about the spillover of peak load demand from 
the commercial accommodation market into the housing market.  It may be that programs will be 
put in place to manage the resources that the residential sector might wish to offer, and evidence 
suggests that these resources might be significant.  For example, from the projections presented 
earlier in this report, with a newly completed and unabsorbed inventory equal to 0.6 percent of 
the total housing stock, and a rental vacancy rate of 2.0 percent, in 2010, there would be 11,753 
unoccupied residential units during the Games.  Further assuming that these units would be 
evenly-distributed between one- and two-bedroom units, they would provide additional capacity 
of up to 17,630 bedrooms.  Matching these 17,630 bedrooms to the remaining 5,405 to 19,041 
bedrooms that would be required would result in a range between a surplus of 12,225 bedrooms 
to a shortfall of 1,411.   
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Conditional on all of the assumptions made to get to this point, two conclusions may be drawn.  
The first, and most important, is that the commercial accommodation market will not be adequate 
to meet paid visitor requirements, and hence it is likely that the Games will create a spillover 
impact on the residential accommodation market.  The magnitude of this impact will be largely 
determined by the success of the Games themselves and the number of visitors who will come to 
the Southwest Metropolitan Region.  The second is that if programs are put in place to ensure 
efficient matching of visitors to newly completed and unabsorbed units and vacant rental units, 
the residential accommodation market can likely absorb the impact of the Games without 
disrupting permanent residents. 
 
b. Inflation 
 
Turning to the topic of inflation, while the focus of the research in this report is on changes in 
constant-dollar costs and prices due to the hosting of the 2010 Games, brief consideration to the 
possible impact of the Games on inflation is also warranted.   
 
As a first step it is useful to consider 
the historical evidence on the CPI in 
this and Canada’s other major 
metropolitan regions.  Since 1992 
(the base year used to calculate the 
CPI), average consumer prices in the 
Vancouver CMA increased one 
percent slower than the Canadian 
average (Figure 78).  Consumer 
prices in Calgary and Edmonton rose 
relatively quickly, increasing six 
percent and four percent faster, 
respectively, than those throughout 
Canada.  Prices in Toronto increased 
one percent faster than average.  The 
Montreal CMA joined Vancouver to 
experience less inflation (by three 
percent) than the Canadian average.   
 
Since 2001 the Vancouver CMA has 
experienced the lowest inflation of 
these five metropolitan areas, at 8.4 percent.  Montreal was next at 8.8 percent, followed by 
Toronto at 8.9 percent, while prices in Calgary and Edmonton increased by 11.4 and 11.8 percent, 
respectively.  In Canada as a whole prices increased by 9.4 percent over this period.  Therefore, 
the hosting of the Games has not thus far led to inflationary pressures that are above those 
experienced by Canada’s other metropolitan regions.  Nonetheless, as this chart shows, 
differences in regional economic conditions do bring about differences in regional CPI changes. 
 
This brings the discussion to the extent to which inflation in the Southwest Metropolitan Region 
would be affected by the hosting of the Games.  There will certainly be increased demand for 
goods and services within the Region as a result of the direct, indirect, and induced economic 
expansion and increased number of people that would be in the Region under a Games scenario.  
More demand, however, does not necessarily mean increased prices, as the first response to 
increasing demand is increasing supply.  If the supply response is full and rapid, and if industries 
are in the falling or constant cost stages of their production cycle, increasing demand will not lead 

0.96

0.98

1

1.02

1.04

1.06

19
92

19
93

19
94

19
95

19
96

19
97

19
98

19
99

20
00

20
01

20
02

20
03

20
04

20
05

CPI by Census Metropolitan Area, 1992 to 2005
Canada = 1.00

Calgary

Vancouver

Montreal

Canada

Toronto

Edmonton

Figure 78 



 

 Page  87

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  

to increasing prices: if industries are slow to respond, or are on the increasing cost part of their 
production functions, increasing demand will lead to increasing prices. 
 
Estimating the impact of the Games on inflation would require research on the production 
functions of the industries that will be affected by direct, indirect or induced increases in demand 
for goods and services in the region, something that is beyond both the terms of reference and the 
resources available for this research.  That said, while there will certainly be demand-induced 
upward pressure on prices, given the relatively long period of time between the awarding of the 
Games and the hosting of the Games (thereby providing industries plenty of time to prepare for 
increases in demand), the lack of any evidence of Games-induced inflation to-date, and assuming 
most industries, at current output levels, are not on the increasing-cost portion of their production 
functions, the Games will likely have little to no impact on the general price level in the region 
before, or after, the hosting of the Games. 
 
c. On-going Monitoring and Assessment 
 
The concluding topic relates to the need for on-going monitoring of the Games’ impacts on 
housing markets in the region.  The impact projections contained in this report are based on data 
available up to the end of June 2006; as actual costs and revenue data become available during 
the next months and years, they can replace the projected ones used thus far to provide a 
measurement of the actual impact of the Games.  In this specific regard, and in the broader 
context of the impact of the Games on regional housing markets, it will be critical to continue 
monitoring and reporting during the lead-up to the Games.  This will reduce the potential 
uncertainty regarding both opportunities and challenges associated with hosting the Games and 
assist with the post-event evaluation of the projected impacts.  On-going monitoring during and 
after the Games will be important, both in measuring the value of the investment of the Games 
and its legacies, and in assisting other host cities to build on our successes.  
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b. Technical Output 
 

Technical Output, Modeling Scenarios, 2001 to 2031

Games no 
Games Games no 

Games Games no 
Games Games no 

Games
2001 126,229 126,229 1,192,360 1,192,360 2,358,422 2,358,422 894,105 894,105
2002 130,391 130,378 1,238,437 1,238,185 2,396,459 2,396,445 914,616 914,482
2003 133,600 133,572 1,274,027 1,273,723 2,430,737 2,429,841 933,657 933,354
2004 138,783 138,689 1,299,720 1,298,333 2,466,765 2,463,639 954,155 953,097
2005 143,640 143,322 1,333,521 1,330,836 2,505,746 2,498,283 975,666 973,127
2006 148,524 147,803 1,376,393 1,370,169 2,544,219 2,529,552 996,972 992,094
2007 152,980 151,751 1,415,457 1,404,768 2,587,483 2,562,529 1,019,692 1,011,224
2008 157,416 155,604 1,454,352 1,438,542 2,629,839 2,597,210 1,041,943 1,030,680
2009 161,824 159,138 1,492,994 1,469,505 2,672,773 2,633,696 1,064,232 1,050,534
2010 166,517 162,273 1,534,140 1,496,978 2,725,079 2,671,911 1,089,657 1,070,928
2011 170,180 165,192 1,566,817 1,522,665 2,793,374 2,711,770 1,120,175 1,091,513
2012 173,584 168,168 1,597,358 1,548,824 2,840,505 2,752,947 1,143,603 1,112,331
2013 176,882 170,948 1,627,898 1,574,984 2,898,246 2,795,218 1,170,532 1,133,511
2014 180,243 173,727 1,658,438 1,601,144 2,954,636 2,838,462 1,197,327 1,155,237
2015 183,487 176,487 1,688,979 1,627,304 2,997,614 2,882,473 1,219,761 1,177,341
2016 186,606 179,378 1,719,519 1,653,463 3,044,928 2,927,207 1,243,451 1,199,606
2017 189,779 182,266 1,745,886 1,678,140 3,093,216 2,972,648 1,267,155 1,221,853
2018 192,891 185,103 1,772,253 1,702,816 3,141,320 3,018,690 1,290,525 1,244,109
2019 195,943 187,889 1,798,620 1,727,493 3,190,664 3,065,250 1,314,143 1,266,452
2020 198,934 190,623 1,824,987 1,752,169 3,240,323 3,112,206 1,337,886 1,288,982
2021 201,865 193,306 1,847,919 1,772,717 3,290,225 3,159,427 1,361,426 1,311,342
2022 204,736 195,939 1,873,122 1,795,828 3,339,897 3,206,479 1,384,562 1,333,327
2023 207,548 198,522 1,897,804 1,818,504 3,389,293 3,253,321 1,407,387 1,355,007
2024 210,302 201,056 1,921,976 1,840,752 3,438,075 3,299,646 1,430,174 1,376,652
2025 212,998 203,543 1,945,647 1,862,583 3,486,123 3,345,343 1,452,717 1,398,066
2026 215,639 205,984 1,968,833 1,884,011 3,533,380 3,390,360 1,474,938 1,419,171
2027 218,227 208,381 1,991,549 1,905,051 3,579,753 3,434,609 1,496,815 1,439,945
2028 220,763 210,736 2,013,813 1,925,718 3,625,161 3,478,008 1,518,391 1,460,437
2029 223,250 213,050 2,035,648 1,946,031 3,669,555 3,520,502 1,539,607 1,480,593
2030 225,691 215,326 2,057,075 1,966,011 3,712,873 3,562,021 1,560,495 1,500,434
2031 228,089 217,566 2,078,120 1,985,680 3,755,053 3,602,492 1,580,914 1,519,813

BC Real GDP 
($ millions) Employment Population Occupancy 

Demand

Southwest Metropolitan Region
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Technical Output, Modeling Scenarios, 2001 to 2031

Games no 
Games Games no 

Games Games no 
Games Games no 

Games
2001 2,323,841 2,323,841 881,015 881,015 34,581 34,581 13,090 13,090
2002 2,361,623 2,361,623 901,292 901,162 34,836 34,822 13,324 13,320
2003 2,395,668 2,394,808 920,100 919,809 35,068 35,034 13,557 13,545
2004 2,431,481 2,428,468 940,383 939,363 35,284 35,171 13,772 13,733
2005 2,470,110 2,462,948 961,628 959,193 35,636 35,335 14,037 13,935
2006 2,508,067 2,493,899 982,607 977,900 36,152 35,653 14,366 14,194
2007 2,550,460 2,526,446 1,004,888 996,745 37,024 36,083 14,804 14,479
2008 2,591,902 2,560,546 1,026,681 1,015,864 37,937 36,665 15,261 14,816
2009 2,633,825 2,596,308 1,048,484 1,035,340 38,948 37,388 15,749 15,194
2010 2,684,713 2,633,666 1,073,276 1,055,303 40,366 38,245 16,381 15,625
2011 2,750,982 2,672,546 1,102,951 1,075,412 42,392 39,225 17,224 16,101
2012 2,796,746 2,712,633 1,125,739 1,095,709 43,759 40,314 17,865 16,622
2013 2,852,694 2,753,718 1,151,891 1,116,340 45,552 41,500 18,641 17,171
2014 2,907,277 2,795,687 1,177,905 1,137,491 47,360 42,775 19,422 17,746
2015 2,948,857 2,838,348 1,199,681 1,158,981 48,757 44,125 20,080 18,360
2016 2,994,584 2,881,668 1,222,653 1,180,609 50,344 45,539 20,799 18,997
2017 3,041,220 2,925,641 1,245,630 1,202,211 51,997 47,007 21,526 19,643
2018 3,087,654 2,970,173 1,268,277 1,223,813 53,666 48,517 22,248 20,295
2019 3,135,272 3,015,191 1,291,151 1,245,486 55,392 50,059 22,992 20,966
2020 3,183,189 3,060,586 1,314,149 1,267,345 57,134 51,620 23,737 21,638
2021 3,231,341 3,106,240 1,336,944 1,289,033 58,884 53,187 24,482 22,309
2022 3,279,284 3,151,743 1,359,332 1,310,344 60,613 54,737 25,230 22,983
2023 3,326,966 3,197,048 1,381,410 1,331,354 62,326 56,273 25,977 23,653
2024 3,374,057 3,241,856 1,403,444 1,352,324 64,018 57,790 26,730 24,328
2025 3,420,440 3,286,058 1,425,243 1,373,071 65,683 59,285 27,474 24,994
2026 3,466,060 3,329,605 1,446,719 1,393,510 67,319 60,755 28,219 25,661
2027 3,510,826 3,372,408 1,467,863 1,413,627 68,927 62,201 28,952 26,317
2028 3,554,659 3,414,389 1,488,722 1,433,478 70,502 63,618 29,669 26,959
2029 3,597,512 3,455,495 1,509,232 1,453,004 72,043 65,006 30,374 27,588
2030 3,639,323 3,495,657 1,529,424 1,472,225 73,550 66,364 31,070 28,209
2031 3,680,030 3,534,802 1,549,160 1,490,996 75,023 67,691 31,754 28,817

Population Occupancy 
Demand Population Occupancy 

Demand

Lower Mainland (GVRD & FVRD) SLRD
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Technical Output, Modeling Scenarios, 2001 to 2031

Games no 
Games Games no Games Games no 

Games Games no Games

2001 543,658 543,658 337,357 337,357 8,805 8,805 4,285 4,285
2002 557,829 557,762 343,464 343,400 9,016 9,014 4,308 4,306
2003 571,516 571,367 348,584 348,442 9,233 9,226 4,324 4,319
2004 586,184 585,662 354,199 353,701 9,439 9,417 4,333 4,317
2005 601,448 600,197 360,181 358,996 9,680 9,621 4,357 4,314
2006 616,681 614,326 365,926 363,575 9,963 9,863 4,403 4,331
2007 632,476 628,334 372,411 368,411 10,307 10,118 4,497 4,362
2008 648,171 642,604 378,510 373,261 10,664 10,402 4,597 4,414
2009 663,856 657,017 384,628 378,323 11,046 10,715 4,702 4,479
2010 681,166 671,741 392,110 383,562 11,508 11,054 4,873 4,571
2011 700,974 686,482 401,978 388,930 12,099 11,424 5,125 4,677
2012 717,379 701,396 408,359 394,313 12,581 11,823 5,284 4,799
2013 735,678 716,614 416,213 399,726 13,155 12,250 5,487 4,921
2014 754,182 732,301 423,723 405,190 13,730 12,688 5,692 5,058
2015 770,718 748,339 428,963 410,642 14,248 13,159 5,832 5,200
2016 787,976 764,520 434,677 416,089 14,811 13,653 5,988 5,344
2017 805,257 780,665 440,372 421,545 15,377 14,150 6,149 5,493
2018 822,410 796,828 445,866 426,986 15,939 14,650 6,309 5,645
2019 839,655 812,978 451,496 432,509 16,513 15,160 6,479 5,806
2020 857,080 829,320 457,069 438,024 17,091 15,673 6,646 5,964
2021 874,312 845,476 462,633 443,557 17,671 16,188 6,811 6,121
2022 891,259 861,362 468,072 448,983 18,258 16,707 6,972 6,276
2023 908,145 877,191 473,266 454,163 18,852 17,231 7,125 6,422
2024 925,199 893,195 478,245 459,128 19,452 17,760 7,277 6,568
2025 942,223 909,190 483,020 463,881 20,051 18,288 7,423 6,706
2026 959,084 925,046 487,635 468,464 20,655 18,822 7,564 6,839
2027 975,711 940,697 492,153 472,930 21,250 19,350 7,702 6,968
2028 992,156 956,206 496,566 477,273 21,826 19,861 7,843 7,098
2029 1,008,309 971,464 500,923 481,540 22,391 20,363 7,983 7,226
2030 1,024,283 986,571 505,141 485,654 22,953 20,862 8,118 7,347
2031 1,039,851 1,001,293 509,309 489,704 23,503 21,350 8,251 7,467

Owner Occupied 
Households

Tenant Occupied 
Households

Owner Occupied 
Households

Tenant Occupied 
Households

Lower Mainland (GVRD & FVRD) SLRD
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Technical Output, Modeling Scenarios, 2001 to 2031

Games no 
Games Games no 

Games Games no 
Games Games no 

Games
2001 6,219 6,219 5,397 5,397 177 177 145 145
2002 9,225 9,225 5,344 5,344 215 215 155 155
2003 10,165 9,961 7,195 7,051 182 148 239 196
2004 11,879 10,948 9,778 9,011 199 172 233 202
2005 10,312 9,213 9,976 8,913 203 182 215 192
2006 12,995 10,488 15,007 11,681 548 349 243 147
2007 13,209 10,186 15,327 11,356 970 542 255 138
2008 13,903 10,645 13,545 10,034 1,087 415 263 98
2009 13,604 12,000 11,422 9,726 957 474 232 114
2010 13,397 12,642 10,115 9,032 567 594 104 106
2011 13,616 13,257 9,201 8,538 548 659 100 119
2012 14,492 12,908 8,880 7,573 680 539 122 96
2013 15,083 13,020 9,062 7,638 723 592 129 106
2014 16,188 14,222 9,512 8,254 776 725 138 132
2015 15,671 14,562 8,955 8,398 767 657 136 120
2016 14,841 12,589 8,324 7,278 724 578 125 104
2017 14,327 13,688 8,153 8,039 733 581 126 103
2018 14,675 14,921 8,489 8,956 751 639 129 113
2019 14,995 15,072 8,782 9,199 751 645 129 115
2020 15,075 14,523 8,927 8,984 769 677 132 121
2021 14,753 13,313 8,957 8,465 769 648 137 120
2022 14,373 11,456 8,989 7,517 756 642 141 125
2023 13,856 12,655 8,809 8,443 745 574 144 116
2024 12,480 13,720 7,905 9,104 718 527 138 106
2025 12,999 12,975 8,200 8,551 697 551 135 111
2026 13,336 10,732 8,424 7,055 664 569 127 112
2027 13,468 11,555 8,552 7,600 616 534 118 105
2028 12,167 12,508 7,814 8,275 545 510 105 100
2029 11,375 12,547 7,411 8,378 559 455 110 91
2030 12,247 9,782 8,068 6,572 577 484 114 96
2031 10,470 7,530 6,949 5,077 526 544 107 111

Lower Mainland (GVRD & FVRD) SLRD

Total Ground 
Oriented Starts

Total Apartment 
Starts

Total Ground 
Oriented Starts

Total Apartment 
Starts
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Overview and Methodological Approach 
 
This report presents the findings of research on patterns of residential property occupancy 
and ownership in the Resort Municipality of Whistler, with a focus on the magnitude of 
ownership of property for uses other than occupancy by local residents.  These findings 
provide an indication of the capacity of the community’s housing stock to accommodate 
visitors without displacing permanent residents and the extent of ownership of second 
homes and non-hotel visitor accommodation. 
 
In examining the profile of Whistler’s housing market, two data sources were consulted.  
The first was the 2001 Census of Canada, which profiles people residing in private 
dwellings and the characteristics of these dwellings.1   
 
As the Census is a home-based survey of population by place of residence, it does not 
contain information on properties which are not usual places of residence.  To obtain 
information on the total housing stock, including those properties that were not usual places 
of residence – such as second homes and non-hotel tourist accommodation – a second data 
source was required.  This source was the British Columbia Assessment Authority (BCAA) 
municipal tax roll, which provides annual property assessments for tax purposes for all 
legal parcels of land in British Columbia.  Along with an assessment of a property’s value, 
the BCAA data also describe other details about the property including street address, 
physical dimensions, use, and the address to which the assessment notice is mailed.  The 
primary sources of data for the research described in this report were the 2001 and 2005 
property assessment rolls for all properties located the Resort Municipality of Whistler.  
 
Non-residential properties (which accounted for 28 percent of all of the properties in 
Whistler in 2001 and 34 percent in 2005) were excluded from the database.  The remaining 
residential properties were categorized into three groups based on their actual use codes, 
which describe how each property is used or inhabited.2 
 

Single-family: includes single-family dwellings a) on lots under two acres 
and b) on lots of two acres or more. 
 
Multi-family, single-unit ownership: includes strata-lot condominiums; 
duplexes, triplexes, and fourplexes; row housing; and single-family 
dwellings with basement suites. 
 
Vacant and Other: includes apartment blocks; all other residential 
structures such as manufactured homes, seasonal dwellings, and 

                                                 
1 Statistics Canada defines a private dwelling as “a separate set of living quarters with a private entrance either from outside or from a 
common hall, lobby, vestibule or stairway inside the building. The entrance to the dwelling must be one that can be used without passing 
through the living quarters of someone else.”  Additionally, although the most recent Census enumeration was conducted in early 2006, 
results will not be available until early 2007.  Therefore, the most recent data available from the Census are from 2001.   
2 It should be noted that following consultation with BCAA staff amendments were made to the database with respect to the actual use 
codes assigned to certain properties.  For example, a number of properties originally classified as “strata-lot residences” (actual use code 
30) were re-classified as “individual strata lots - hotel/motel” (actual use code 233).  Further, some individually-owned properties that 
were originally classified as “apartment blocks” (actual use code 50) were re-classified as “strata-lot residences” (actual use code 30). 
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residential outbuildings; and vacant lots of less than two acres and of two 
or more acres in residential zones.3  

 
In order to determine where the owner of a property resided, the address of the property 
was compared to the address to which the property’s tax assessment was mailed.  Owner-
occupied properties were defined by a match between the property’s address and the 
assessment notice mailing address, while non-owner-occupied properties were identified as 
those where there was no match. 
 
All non-owner-occupied properties were further grouped according to the region to which 
the assessment notice was mailed.  These regions included: within the Resort Municipality 
of Whistler; elsewhere in the Squamish-Lillooet Regional District; the Lower Mainland4; 
other locations in British Columbia; other locations in Canada; the United States; and other 
international and unidentifiable locations.  A category consisting of properties with a 
government mailing addresses (labelled Provincial Government Mailing Address, or 
PGMA) was also created to identify properties under provincial ownership. 

                                                 
3 Note that residential properties do not include hotels or motels (individual strata lot or otherwise), campgrounds, bed and breakfasts, or 
any type of commercial accommodation.  
4 The Lower Mainland consists of the Greater Vancouver and Fraser Valley Regional Districts.  
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I. The Whistler Residential Property Market in 2001  
 
1. The 2001 Census of Private Dwellings 
 
According to the 2001 Census there were 8,410 private dwelling units in Whistler, and of 
these, only 43 percent (3,580 units) were occupied as the primary place of residence by the 
Census respondent.  Residing within these occupied private dwellings were 8,280 
permanent residents, equating to 2.31 persons per household.  The remainder of the housing 
stock –4,830 units, or 57 percent – was therefore, at the time of Census enumeration, either 
not occupied or occupied on a temporary basis.  While some number of these might have 
been vacant units that were being offered to residents on a for-sale or for-rent basis, most 
would have been either second homes that were not intended for permanent occupancy, or 
were short-term rentals for tourist and visitor accommodation.  This not only highlights the 
resort nature of Whistler, but also the significant potential of its housing stock to 
accommodate short-term visitors in addition to spaces provided by hotels, hostels, and 
other commercial properties.  
 
The terms of reference for this research specified a focus on investor participation in the 
Whistler housing market.  In the broadest sense, with only 1,925 of all dwelling units (23 
percent of the total stock) occupied by their owners, the remaining 6,485 (77 percent) 
would be owned by investors.  Of these, 1,655 were owned by investors who rented them to 
permanent residents of the Resort Municipality, while 4,830 were owned by people who 
likely had different “investment” objectives. 
 
2. BCAA Data on Residential Properties in 2001 
 
The BCAA property tax roll does not address the occupancy of dwelling units, but rather is 
concerned with properties (legal parcels of land), a distinction that is explained in further 
detail in the following section. 
 
In 2001, there were 8,964 residential properties located in the Resort Municipality of 
Whistler (Figure 1).  Single-family properties accounted for 27 percent of all residential 
properties, while properties in the 
“Multi-family – Single Unit 
Ownership” category accounted for 
68 percent all residential properties.  
Within this latter group, 70 percent 
were strata-lot units 
(condominiums), 23 percent were 
row houses, and the remaining seven 
percent were duplexes, triplexes and 
fourplexes.  Finally, there were 416 
properties in the “Vacant and Other 
Residential” category, of which 97 
percent were vacant lots. 
 

2,409

6,139

416

Single-family Multi-family - Single Unit
Ownership

Vacant & Other
Residential

Number of Residential Properties in Whistler, 
by Category, 2001

Total Number of 
Residential 

Property Titles:
8,964

Figure 1 
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In terms of ownership, non-owner-
occupied (listed as NOO in the 
charts) properties accounted for 79 
percent of all residential properties 
(7,041 titles) in Whistler, while 
owner-occupied properties 
accounted for 21 percent (1,923 
properties where the assessment was 
mailed to the property address).  
Using the number of NOO 
properties as an indication of the 
extent of investment in this market 
would suggest that 79 percent of 
residential properties in Whistler in 
2001 fit the broad description of 
being investment properties (Figure 
2). 
 
Of these properties maintained by non-owner-occupiers, 58 percent were owned by people 
residing in the Lower Mainland, with 4,117 residential property assessments mailed to 
addresses in this region.  This represents the greatest regional share for all properties 
located in Whistler – twice the number of Whistler properties that were owner-occupied.   
 
Non-resident owners living in Whistler at a different address than the property itself 
accounted for 935 property titles, only slightly greater than the number of owners residing 
in the United States (nine percent, 892 properties).  International and unidentifiable 
locations accounted for the next largest share of investment properties at six percent (524 
titles), with other locations accounting for the remaining six percent (573 titles). 
 
3. Reconciling the BCAA database with the 2001 Census 
 
In consideration of the capacity of a housing stock to accommodate people, it is necessary 
to expand the discussion from the number of properties in the BCAA database to the 
number of dwelling units.  Although one would expect the number of residential property 
titles and the number of dwelling units to be of a similar magnitude, they do not perfectly 
correspond.  For starters, there were 405 residential properties that were either vacant land 
(no physical structure existed on the property) or had only residential outbuildings (such as 
workshops and barns), which would not be considered habitable.  Excluding these 
properties from the analysis results in a total of 8,559 properties that were suitable for 
residential occupancy.  
 
While 99 percent of properties suitable for habitation consisted of a single dwelling unit 
(those in the “single-family” and “multi-family – single unit ownership” categories), some 
properties consisted of multiple dwelling units, such as non-stratified apartment buildings 
containing several rental units.  Accounting for such property-dwelling relationships that 
exist in the BCAA database brings the total number of dwelling units in Whistler suitable 

1,923

7,041

935

33

4,117

240 283 17

892
524

Owner-
Occupied

Non-
Owner-

Occupied

Whistler Rest of
SLRD

Lower
Mainland

Rest of
BC

Rest of
Canada

PGMA USA Other

Number of Residential Properties in Whistler, 
by Owner's Location, 2001

All NOO properties

Figure 2 
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for residential occupancy to 8,855, 
compared to the 8,964 properties 
identified in the database. 
 
Having made these adjustments, the 
2001 Census count of 8,410 private 
dwellings in Whistler compares 
closely to the 8,855 dwelling units 
from the BCAA database.  With 
respect to owner-occupied 
dwellings, a high degree of 
correspondence is seen between the 
two data sources, with the 1,924 
dwellings identified in the BCAA 
database corresponding very closely 
with the 1,925 owner-occupied 
dwelling units determined by the Census (Figure 3).   
 
As the number of dwellings that were rented by permanent residents cannot be directly 
determined using the BCAA data, it was imputed by combining the number of rented 
dwellings identified by the Census with the ratio between the estimates of owner-occupied 
dwellings from the two data sources.  This resulted in there being 1,654 dwellings rented by 
permanent residents of the Municipality. 
 
Having accounted for those dwellings that would have been occupied by permanent 
residents of Whistler – be they owner-occupiers or renters – the remaining dwellings 
represent the pool of housing units not occupied by permanent residents.5  The Census 
identified 4,830 such dwellings in 2001, compared to 5,277 estimated from the BCAA 
database.  While not wildly different from one another, the difference between the two 
numbers can be partly attributed to timing issues: Census enumeration takes place at a 
single point in time (in the middle of May once every five years), while property 
assessments are conducted by appraisers over the course of the year, every year.  Thus, 
units that were still under construction in May of 2001 but were completed and ready for 
occupancy by the end of December of that year would not be counted by the Census 
enumerator but would be assessed by an appraiser.  Additionally, the Census is an occupied 
dwelling unit sample survey conducted in the late spring and therefore a certain number of 
dwellings may be uncounted for in the Census (as this represents a shoulder season in the 
municipality) which would be captured by property appraisers.   
 
4. The Scale of Investment Property Ownership in Whistler 
 
By considering the Census and the BCAA property database together, it is possible to 
define the scale of the non-owner-occupied market in Whistler.  Before quantifying this, 
however, the categories of owner-occupied and investment properties required defining.   
                                                 
5 The Census defines occupied private dwellings to be those in which permanent residents of the community reside.  While all other 
private dwellings are classified as “unoccupied”, the reality is that some of them are inhabited on a part-time basis by non-permanent 
residents.  The convention of calling these units “unoccupied dwellings” will be adopted here.  

1,924 1,925

1,654 1,655

5,277 4,830

BCAA Census

Unoccupied 
or Occupied 

by NPRs

Rented 
by PRs

Owner-
Occupied

Number of Private Dwelling Units, Whistler, 2001
BCAA Total: 8,855 units

Census Total: 8,410 units

Figure 3 
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Owner-occupied dwellings are those that serve as the permanent residence of people living 
in the Resort Municipality.  In this analysis owner-occupied dwellings are not considered to 
be investment properties. 
 
Within the broad category of investment properties, the first includes those purchased with 
the intent of generating cash flow and, ultimately, asset appreciation.  Owners would 
include these dwelling units in the local resident rental pool (either through a management 
company or independently through local papers or word of mouth), with the target renters 
being permanent residents of the community.  These types of dwellings were identified 
above and were estimated to number 1,654 in the BCAA database. 
 
The second type of investment property serves the dual purpose of both generating cash 
flow and providing its owners with accommodation at various times during the year.  When 
not occupied by their owners, these dwelling units would be entered into the rental pool, 
typically accommodating out-of-town visitors to the community on a short-term basis.  
Given the short-term nature of their occupants’ stay, these dwellings would be classified as 
visitor/tourist-occupied (VTO) units. 
 
Finally, some investment properties are purchased as second homes.  As these dwellings 
are excluded from both of the above rental pools, they remain vacant when not occupied by 
their owners.  These dwellings would be classified simply as second homes. 
 
Given that the goal of this research is not only to quantify the magnitude of the residential 
investment market in Whistler but also to estimate its capacity to accommodate Games-
induced visitors in 2010, the segments of the community’s housing market that are most 
relevant are the stocks of VTO dwellings and second homes.  The prevalence of these types 
of dwellings will be most conducive to accommodating a temporary but large influx of 
visitors to Whistler during the 2010 Games, as no permanent residents of the community 
would be displaced by these dwellings becoming occupied. 
 
This section establishes that the BCAA property database is consistent with the 2001 
Census.  As such, the 2005 data from BCAA will provide useful insights into changes that 
occurred within Whistler’s housing market between 2001 and 2005, as is explored in the 
following section.   
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II. The Whistler Residential Property Market in 2005 

 
1. Whistler’s 2005 Residential Property Profile 
 
In 2005 there were 9,384 residential 
properties in the Resort Municipality 
of Whistler in the BCAA database, 
five percent more than in 2001 
(Figure 4).  The majority (69 
percent, 6,477 titles) were 
individually-owned multi-family 
properties, followed by single-family 
properties (27 percent, 2,522 titles), 
and vacant and other residential 
properties (four percent, 385 titles).   
 
Owner-occupied properties again 
accounted for less than one-quarter 
of all titles – 23 percent – with non-
owner-occupied (NOO) properties 
accounting for the remaining 77 percent (Figure 5).  Of these NOO properties, the Lower 
Mainland was once more the primary regional source of ownership, with 4,181 of the 7,203 
NOO properties (58 percent) having mailing addresses in the metropolitan region.  Owners 
living south of the border held titles 
to 944 properties (13 percent of all 
NOO properties), while 916 non-
owner-occupied properties (13 
percent) were owned by residents of 
Whistler and 559 (eight percent) 
were owned by people living outside 
of North America.  
 
Overall, there was not a fundamental 
shift in the composition or the 
regional pattern of ownership of 
residential properties in Whistler 
between 2001 and 2005.  One might 
have expected this given Whistler’s 
continued appeal as a destination 
resort town, thus resulting in a 
relatively low prevalence of owner-occupied accommodation and relatively prominent 
rental and second home components of the market.  Given its proximity to Whistler, it is 
likely the Lower Mainland will continue to be the source of a significant proportion of 
residential property ownership for years to come.   
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2. From Properties to Dwellings 
 
In order to translate residential property counts into dwelling unit counts, the same general 
methodology outlined in Section I of this report is employed here.  Under this approach, the 
9,384 residential properties in Whistler in 2005 convert to 9,250 dwelling units, 
representing a 395-unit increase (four percent) in the number of dwellings in the 
Municipality over 2001. 
 
Most of the additional units were 
owner-occupied, bringing the stock 
of owner-occupied dwellings in 
Whistler to 2,182 by 2005, 13 
percent more than in 2001 (Figure 
6).  The number of NOO dwellings 
also rose over this period, to 7,068, 
representing a two percent increase.  
If one assumes that the ratio of 
owner-occupied dwelling units to 
units rented by permanent residents 
remained the same between 2001 
and 2005, there would have been 
1,876 dwellings rented by 
permanent residents in 2005, a 222-
unit (13 percent) increase over 2001.  
This implies that the growth in dwellings occupied by permanent residents – be they renters 
or owner-occupiers – would leave the size of the VTO and second-home segments of the 
housing market virtually unchanged, with the number of these dwellings falling by 85 units 
between 2001 and 2005.  
 
3. Conclusions  
 
In the broadest sense, the 2001 Census showed that with only 1,925 of all dwelling units 
(23 percent of the total 2001 stock) occupied on a permanent basis by the people who also 
owned them, 77 percent of the housing (6,485 units) in the Municipality would have be 
considered to be owned by investors.  Of these non-owner-occupied units, 1,655 were 
owned by investors who rented them to permanent residents of the Municipality, while 
4,830 were owned by people who likely had different “investment” objectives, as the units 
were not occupied on a permanent basis.   
 
Additionally, in converting the 2005 BCAA database from properties to dwelling units, the 
estimated 9,250 dwellings in Whistler in 2005 were comprised of 2,182 owner-occupied 
units (24 percent) and 7,068 units (76 percent) that were not occupied on a permanent basis 
by their owners.  As such, both the Census and the BCAA database indicate that 
approximately three-quarters of the Municipality’s housing stock could be seen as 
comprising the residential investment market. 
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Furthermore, considering the 5,192 dwellings that were either unoccupied or were occupied 
on a temporary basis in 2005, and based on the 2.31 persons per occupied household in 
Whistler from the 2001 Census, these units could accommodate up to 12,000 people 
without displacing any permanent residents.  Under a “peak-loading” scenario – one that 
would characterize the 2010 Games – this stock could accommodate even more visitors.  At 
an average of 2.4 bedrooms per dwelling6, it would be reasonable to assume that up to five 
people could, on a temporary basis, occupy each dwelling.  Therefore, under a “peak-
loading” scenario, Whistler’s 2005 stock of VTO dwellings and second homes could 
accommodate up to 26,000 visitors for the Games without displacing a single permanent 
resident of the community. 
 

                                                 
6 Based on data from the 2001 Census. 
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