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2   Progress toward Shaping our Future

Planning for Growth 

Metro Vancouver is known as one of the most livable regions in the world. 
The region has a long history of planning for compact growth and integrating 
land use and transportation planning. In order to achieve the vibrant 
communities, strong economy, and protected natural and employment lands 
that we enjoy today. 

Metro Vancouver (the Greater Vancouver Regional District, or GVRD) is 
the agency responsible for long-range regional growth management. As 
we look into the future, we anticipate that our region will become an even 
more desirable place to live, work and play. The region continues to attract 
new residents from Canada and around the world, and we anticipate an 
additional one million residents by 2040.  Accommodating this growth, while 
maintaining and enhancing the region’s livability within a constrained and 
largely developed land base, is a significant challenge.  
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Meeting this challenge requires collaboration amongst all levels of  
government, the business community, civil society, and residents of the 
region. Metro Vancouver 2040: Shaping our Future (Metro 2040), the regional 
growth strategy, is the shared vision guiding urban growth in the province’s 
largest metropolitan region. Metro 2040 was created, adopted, and continues 
to be implemented by Metro Vancouver (GVRD), its member municipalities 
and TransLink. 

Adopted by the Metro Vancouver Board on July 29, 2011, Metro 2040 strives 
to accommodate and strategically shape growth by meeting five goals.
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About Progress toward Shaping our Future  

Metro 2040, the regional growth strategy, was developed in close 
collaboration with member municipalities and other regional agencies. It 
is a truly distinctive achievement that 21 local governments, two adjacent 
regional districts, TransLink and Metro Vancouver collectively developed and 
signed on to a shared vision of how to shape the region’s growth to 2040. 
Adoption of the strategy, however, was only the first step; implementing and 
monitoring are equally important.  

Metro 2040 includes an extensive set of performance measures for each of 
its five goals and component strategies. The purpose of Progress toward 
Shaping our Future is to track the performance toward or away from these 
measures, and to provide an assessment of Metro 2040 implementation 
since adoption in July 2011.

Progress toward Shaping our Future is the main source for tracking the region’s 
performance in achieving the goals identified in Metro 2040. The data and 
information found in the following sections supports municipal and regional 
decision-making, and benchmarks the state of our region today so that we 
can better adapt to the needs of the future - and so that we can make sure 
we stay on track to achieve our collective vision of a livable and sustainable 
region.

This 2014 Highlights report includes changes and status for many, but not all, 
Metro 2040 performance measures. The full report is available online at  
www.metrovancouver.org. 
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2014 
HIGHLIGHTS

FOUR ASPECTS OF IMPLEMENTATION

Measuring all Aspects of Plan Implementation

There are four broad aspects involved in implementing Metro 2040, as 
illustrated in the diagram to the right. The bulk of the Progress toward Shaping 
our Future 2014 Annual Report is devoted to quantifiable performance 
measures (i.e. monitoring); however, there are also more qualitative aspects 
to implementation (i.e. aligning the regional and local visions, governing 
collaboratively, and advancing policy). These qualitative aspects are equally 
important to document and track in order to inform decision-making. 

Highlights for each of the four aspects of implementation will change 
year-to-year. Below is a summary of highlights from 2014. A full report on 
each aspect, including status of regional context statements, regional land 
use changes and other amendments to the plan, policy implementation 
initiatives, and Board decisions is available in the full report. 

METRO VANCOUVER 2040: SHAPING OUR FUTURE 

FOUR ASPECTS OF IMPLEMENTATION
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Aligning the Regional Vision 
and Local Aspirations

The Metro Vancouver Board 
had accepted regional context 
statements from about half of 
member municipalities by the end of 
2013; by the end of 2014, the Metro 
Vancouver Board had accepted four 
more. In 2014, there was greater 
focus on improving the amendment 
process, including clarification of 
timelines, roles, and procedures. 
Metro Vancouver staff also worked 
closely with municipal partners 
to advance local planning efforts 
around the region, both through 
processing Metro 2040 amendments 
and providing comment on local 
plans, guidelines and initiatives. 

Governing Collaboratively 

Metro 2040’s success is founded on 
the whole being greater than the 
sum of its parts; where the collective 
strengths and contributions of each 
community combine to support 
a livable and sustainable region. 
Through a collaborative governance 
model and approach, Metro 2040 
strives to achieve the  
local / regional balance necessary 
for our success. Local government 
leaders, through the Metro 
Vancouver Board, continued to 
collectively implement Metro 2040 
in 2014 through decisions related 
to land use and policy actions, and 
through successfully finding win-win 
solutions to differences.

Advancing Policy

Metro Vancouver undertook a range 
of policy initiatives during 2014, and 
continued to engage with regional, 
provincial and federal agencies on 
issues of regional significance. This 
body of work includes studies like 
the Metro Vancouver Car Share 
Study, research like the Property 
Tax Analysis for Agricultural and 
Industrial Lands, and data collection 
and analysis like the updated 
Housing Data Book. This body of 
work helps to advance Metro 2040 
strategies and actions.

Monitoring and Updating 

Monitoring change over the first 
three years of implementation is 
important. It is difficult, however, to 
draw any substantive conclusions 
about trends in such a short 
period of time. Some performance 
measures are dependent on Census 
and National Household Survey data, 
and therefore will only be reported 
on at five-year intervals. However, 
the Progress towards Shaping our 
Future 2014 Annual Report includes 
updates to several measures to 
year-end 2014, including population 
and dwelling unit growth, land use 
changes, economic indicators. 
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The performance measures for Goal 1 
address the region’s residential growth 
in relation to Metro 2040 objectives for 
a compact urban area. Over the past 
year, Metro Vancouver’s population 
increased by about 32,000 residents, 
resulting in a total population of 
2,460,000, which is consistent with 
projections. Monitoring focuses on 
the spatial distribution of new dwelling 
units related to this population growth. 
The region added about 15,000 new 
dwelling units between mid-year 2013 
and mid-year 2014. The distribution of 
this growth in relation to Metro 2040 
targets is as follows:

Growth Within the Urban 
Containment Boundary (UCB) 

Metro 2040 anticipates that 98% of 
net new residential dwellings will be 
within the UCB. In 2014, about 99% 
of new dwellings were within the 
UCB. The remaining 1% was located 
generally within the outlying Rural and 
Agricultural areas.

Growth in Remaining  
Urban Areas 

In 2011, there were about 8,000 
hectares of undeveloped urban 
lands available for future residential 
development within the UCB. In the 
three years since Metro 2040 adoption, 
about 315 hectares of these remaining 

urban lands were absorbed. In 2014, 
130 were absorbed, and 60 were 
added through the Delta amendment 
for the Southlands, leaving 7,685 
hectares for future development.  

Metro 2040 anticipates that about 
20-25% of urban growth to 2040 
will be within those remaining urban 
lands, and 75-80% will be through 
intensification and redevelopment in 
existing urban areas. In 2014, about 
12% of net new dwellings were part 
of new neighbourhoods within the 
remaining urban lands, while 87% 
were absorbed through intensification 
within established urban areas. 

 
 

  + 104,000 since 2011 
  + 32,000 in 2014

2,460,000 people  

  + 44,000 since 2011 
  + 15,800 in 2014 

952,000 dwelling units  

  + 44,000 since 2011 
  + 10,600 in 2014 

1,253,000 jobs  

IN 2014, METRO VANCOUVER HAD:

Figures are mid-year to mid-year.

GOAL 1: 
CREATE A COMPACT URBAN AREA 



GOAL 1: 
CREATE A COMPACT URBAN AREA 

Growth in Urban Centres 

Metro 2040 targets 40% of residential 
development to 26 designated 
Urban Centres. Over the past year, 
about 38% of total new housing 
growth was within the Urban 
Centres. Of the Urban Centres’ 
development, about 28% was in the 
Metropolitan Core, 20% in Richmond 
Centre, 18% in Surrey Metro Centre, 
18% was distributed among the 
other 6 Regional City Centres and 
15% among the Municipal Town 
Centres.

Frequent Transit  
Development Areas 

There were 3 Frequent Transit 
Development Areas (FTDAs) added 
through accepted regional context 
statements in 2014 – all within 
the City of Surrey. 2014 data are 
not available for new housing 
development within the region’s 
FTDAs as well as the many transit 
station and corridor areas; this 
measure will be conveyed as data 
becomes available.

HOW ARE WE DOING?

Overall, Metro Vancouver has maintained strong and steady population 
growth that aligns well with the Metro 2040 growth concept. The distribution 
of residential development has been well contained within the UCB (99%), 
with robust growth (38%) in Urban Centres. Growth through 2014 was 
consistent with Metro 2040 targets.

Metro  Centres 

11%  

Regional City Centres 

16%  

Municipal Town Centres 

13%  

Metro  Centres 

16%  

Regional City Centres 

13%  

Municipal Town Centres 

6%  

Urban 
Centres

40% 
General
Urban 

30% 

FTDAs

28% 

Other

2% 

Urban 
Centres

35% All Other 
Locations

65% 

DISTRIBUTION OF DWELLING UNIT GROWTH IN URBAN CENTRES (2011-2014)
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Growth in FTDAs has not yet been calculated. In 2011, 26% of 
dwelling units were in Frequent Transit Development Corridors. 
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The performance measures for Goal 
2 relate to the distribution of jobs and 
commercial / industrial development, 
and to preserving the land supply and 
viability of the region’s Industrial and 
Agricultural lands. Measures included 
in the 2014 update include changes in 
the Industrial, Mixed Employment and 
Agricultural land use designations, the 
distribution of new office development, 
and market indicators of industrial 
land use activity.

Industrial and Mixed Employment 
Land Base

There was a net loss of 18 hectares of 
Industrial and Mixed Employment land 
in 2014 (9 hectares were converted 
from Industrial to Mixed Employment 
through an amendment, and the 
remainder were converted through 
land use designation changes within 
accepted regional context statements). 
Conversion from Industrial to Mixed 
Employment uses for commercial/

retail use effectively removed an 
additional 15 hectares of land from 
potential future industrial use. 

Agricultural Land Base 

Metro 2040 amendments resulted in 
a loss of 101 hectares of Agricultural 
land in 2014, with 59 hectares being 
converted to General Urban and 
42 hectares to Conservation and 
Recreation.

Industrial Market Indicators

Industrial market activity varies 
significantly within the region. 
Industrial land prices appeared to be 
moving upward in 2014, reflecting 
optimism in the regional economy 
and the limited supply of lands in the 
context of continued strong demand. 
However, Metro Vancouver’s overall 
average vacancy rate (4.1%) and  
lease rate ($8.12/ft2) for existing 
industrial buildings have held 
consistent since 2011.

GOAL 2: 
SUPPORT A SUSTAINABLE ECONOMY 

CHANGES TO THE INDUSTRIAL & MIXED 
EMPLOYMENT  DESIGNATIONS 

Changes in 2014Changes prior to 2014

Industrial gains

Industrial losses

Mixed Employment gains

Mixed Employment losses

 (+12 ha)

 (-75 ha)

 (+15 ha)

 (-19 ha)

Agricultural gains

Agricultural losses

 (+35 ha)

 (-106 ha)

Changes in 2014Changes prior to 2014

CHANGES TO THE  
AGRICULTURAL DESIGNATION



GOAL 2: 
SUPPORT A SUSTAINABLE ECONOMY 

Regional Office Development 

Metro 2040 encourages new office development and related jobs to locate 
within Urban Centres or close to transit. The 2011 baseline for the regional 
office inventory has been updated to capture buildings greater than 10,000 sq. 
ft. (the inventory previously captured only 20,000 sq. ft. or larger). In 2011, 67% 
of this inventory was within Urban Centres and 21% in other transit accessible 
locations. Between 2012 and 2014, 57% of office development occurred in 
Urban Centres and 20% in other transit accessible locations.

HOW ARE WE DOING?

Overall, activity through 2014 had positive and negative results for Metro 2040 
in terms of Goal 2. The supply of industrial and agricultural land continues 
to decrease through conversion to urban and commercial uses. However, in 
support of Metro 2040 goals, new office development and related employment 
appears to be gravitating more toward Urban Centres and transit accessible 
locations.

OFFICE DEVELOPMENT (2012-2014)

Regional City 
Centres

60%

Not in an 
Urban Centre

34%

Municipal 
Town Centres 

6%

Regional City 
Centres

61%

Not in an 
Urban Centre

33%

Municipal 
Town Centres 

6%
6%

15%

12%

7%

14%

13%

within 800m of rapid transit

within 400m of FTN bus only

not near frequent transit

within 800m of rapid transit

within 400m of FTN bus only

not near frequent transit

2011

2014

2012-2014

Regional City 
Centres

55%

Not in an 
Urban Centre

42%

Municipal 
Town Centres 

2% 17%

3%

23%

within 800m of rapid transit

within 400m of FTN bus only

not near frequent transit

within 800m of 
rapid transit

within 400m of 
Frequent Transit 
Network* bus only

not near 
frequent 
transit

A definition of the Frequent Transit Network is available on page 13.
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The performance measures for 
Goal 3 tend to reflect longer-
term factors that are difficult to 
measure on an annual basis such as 
ecosystem health and greenhouse 
gas emissions. The following are 
measurable highlights from 2014 
as well as baselines that have been 
updated with new data sources.

Conservation and Recreation 
Land Base

There was a net addition of 65 
hectares to the Conservation and 
Recreation land base in 2014. The 
majority of this land was included 
in the Delta amendment for the 
Southlands, with the remainder 
occurring  through land use 
designation changes in accepted 
regional context statements.

District Energy Systems 

The prevalence of district energy 
systems in the region will be 
monitored over the long term.

Greenhouse Gas Emissions 

The baseline for regional GHG 
emissions has been updated using 
the 2010 Lower Fraser Valley Air 
Emissions Inventory Forecast and 
Backcast (the source that will be 
regularly used for monitoring GHGs). 
In 2010, 36% of GHGs were from 
light & heavy duty vehicles, and 
29% were from buildings. The maps 
to the right show that per capita 
emissions are lower in higher density 
communities, likely due to shorter 
commutes and more efficient land 
development patterns.

GOAL 3: 
PROTECT THE ENVIRONMENT AND  
RESPOND TO CLIMATE CHANGE IMPACTS

Gains

Losses

 (+907 ha)

 (-78 ha)

Changes in 2014Changes prior to 2014

CHANGES TO CONSERVATION AND RECREATION (2011-2014)



HOW ARE WE DOING?

Overall, measurable activity in 2014 was consistent with Goal 3, albeit that 
performance measures need to be monitored over the long-term.

In 2010, buildings produced 
4,477,700 tonnes 

of CO2E (29% of the regional total) 

PER SQUARE KILOMETRE PER RESIDENT 
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Includes only greenhouse gas emissions (tonnes CO2E by municipality) from light and heavy duty 
vehicles and residential buildings. Map is clipped to the Urban Containment Boundary. 

2010 RESIDENTIAL BUILDING AND ON-ROAD TRANSPORTATION EMISSIONS

In 2010, on-road transportation 
produced 

5,392,400 tonnes 

of CO2E (36% of the regional total)
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The performance measures for 
Goal 4 relate primarily to monitoring 
housing availability and supporting 
healthy communities. Metro 2040 
encourages municipalities to supply a 
diversity of housing types to meet the 
needs of the population. Highlights 
below illustrate the diversity of the 
housing stock. 

Housing Action Plans

Metro 2040 supports the goals 
and actions of the Regional 
Affordable Housing Strategy and 
assists municipalities in developing 
housing action plans. One additional 
municipality – Maple Ridge – adopted 
a municipal housing action plan in 
2014, for a total of 12 throughout 
the region. 

Dwelling Unit Growth 

Metro Vancouver had a net increase 
of about 15,800 new dwelling units 
in 2014.

Housing Type 

Changes to the region’s housing 
stock through 2014 continued 
to trend towards apartment and 
townhouse forms – reflecting the 
region’s high rate of intensification 
and growing affordable housing 
options. About 61% of new units 
were apartments, 14% townhouses, 
and 25% were ground-oriented 
detached, duplex or secondary units. 
For the 2014 stock, shares by type 
and tenure are illustrated in the pie 
charts below.

GOAL 4: 
DEVELOP COMPLETE COMMUNITIES

9%

50%
41%

65%

35%

Ground-
oriented

Apartment

Row 
Housing

Renter- 
occupied

Owner- 
occupied

HOUSING STOCK BY TYPE (2014)HOUSING STOCK BY TENURE (2014)*

9%

50%
41%

65%

35%

Ground-
oriented

Apartment

Row 
Housing

Renter- 
occupied

Owner- 
occupied

* Estimate based on 2011 Census and National Household Survey; figure will be updated following the 2016 Census. 

Note:  Figures for housing in Goal 4 measures differ from housing figures for Goal 1 measures because shares 
are calculated without the Census undercount. 



GOAL 4: 
DEVELOP COMPLETE COMMUNITIES

Housing Price

Housing prices for detached dwellings are on the upswing throughout the 
region, rising $40,000 per unit on average since 2011 in both the Greater 
Vancouver and Fraser Valley real estate areas. On the other hand, while 
apartment and townhouse unit prices have been stable in the core areas, 
prices of such units generally decreased in the Fraser Valley areas. The cost 
of rental housing increased by 3% in 2014, slightly more than the average 
2.3% per year experienced over the past few years.

HOW ARE WE DOING?

Overall, Metro 2040 goals were reinforced, with the supply of new housing 
continuing to trend towards increasing diversity; the increasing supply of 
apartment and townhouse units may be keeping the prices of those units 
relatively stable. However, detached home prices are increasing throughout 
the region and renters’ housing costs rose by 2-3% annually.

PERCENT CHANGE IN HOUSING PRICES (2011-2014) 

+7.5% +7.7%
+6.0% +5.4%
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GVREB is the Greater 
Vancouver Real Estate 
Board, FVREB is the 
Fraser Valley Real Estate 
Board, which includes 
Surrey, Langley City 
and Township, Delta, 
Abbotsford and Mission. 
Municipal breakdowns 
for each area are 
available in the 2014 
Annual Report. 

 Purpose built apartment 
rental units are used as 
a benchmark. Private 
condominium rental 
rates are generally 
higher, while other 
secondary unit rentals 
are generally lower.  
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The performance measures for 
Goal 5 deal with the coordination of 
growth, land use and transportation 
– residents’ and workers’ access 
to transit services and supporting 
a safe, efficient roads / goods 
movement network. Most of the 
indicators under this goal will be 
reported on following the release of  
TransLink’s Trip Diary survey, which 
is undertaken every  
5 years. 

Access to the Frequent Transit 
Network (FTN)

A core measure in achieving 
sustainable transportation is the 
evolution of the regional Frequent 
Transit Network, and residents’ 
access to, and use of, the transit 
system. Transit access is measured 
by the share of residents living within  
walking distance of the frequent 
transit services. 

TransLink’s Frequent Transit Network 
(FTN) includes the Rapid Transit 
System as well as Frequent Bus 
Service (at least 15 minute intervals, 
15 hours per day, 7 days per week). 
In 2011, about 55% of Metro 
Vancouver residents lived either 
within 800 metres of a rapid transit 
station or within 400 metres of a 
frequent  
bus stop.

Expansion of the FTN (frequent bus) 
since 2011 has occurred in Surrey, 
North Vancouver and the City of 
Vancouver (see map to the right for 
the full network). This expansion 
provides an additional 18,000 (1%) of 
Metro residents with walking access 
to frequent transit services. Overall, 
modest expansion in frequent bus 
service is a positive development  
in providing sustainable 
transportation choices.

GOAL 5: 
SUPPORT SUSTAINABLE  
TRANSPORTATION CHOICES

The Frequent Transit Network (FTN) is a network of transit 
routes where service is provided at least every 15 minutes in 
both directions throughout most of the day, 7 days a week. 

Generally, a distance of 800 metres represents a 10-minute 
walk, and a distance of 400 metres represents a 5-minute walk. 
Residents living within these transit catchments are more likely 
to take transit.



AREA OF METRO VANCOUVER WITHIN WALKING DISTANCE OF THE FTN (2014)
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HOW ARE WE DOING?

Overall, measurable activity in 2014 contributed in a marginal way to 
achieving Goal 5. Measures will continue to be monitored over the long-term.

TransLink’s Frequent Transit Network 2013

Walking catchment

Metro 2040 Urban Centre Boundaries



18   Progress toward Shaping our Future

The Full Report

This 2014 Highlights document contains implementation and performance 
highlights only. The full performance monitoring report is available online at 
www.metrovancouver.org. The full Progress toward Shaping our Future 2014 
Annual Report includes all measures that were updated in 2014, as well as 
2011 baselines for each of the 55 measures identified in Metro 2040. Detailed 
information about the Four Aspects of Implementation is also available in the full 
report. 

Measures Included

The 2014 Annual Report provides updates for only those measures where there 
is relevant change on an annual basis and / or where the necessary data is 
available to estimate change on an annual basis (see summary table to right). 

Many of the Metro 2040 indicators, such as environmental indicators, are only 
measurable over a longer time frame. Other measures are dependent on data 
that is only available at specific intervals or coincides with the next available 
Census or National Household Survey (post-2016).

Each annual report will include updates on performance measures as available, 
with the intent that updates for all measures will be available for the major five 
year review of Metro 2040 in 2016.

For details regarding data collection and methodology, please see the full report. 

METRO VANCOUVER 2040: SHAPING OUR FUTURE 
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PERFORMANCE MEASURES UPDATED IN 2014

Goal 2014 Updates

Goal 1 Regional population and dwelling unit growth, and municipal distribution 
of growth

Residential growth within in the Urban Containment Boundary, in Urban 
Centres and in the Rural Designation

Goal 2 Distribution of office development, including a new office inventory 
baseline

Industrial market indicators, including a new industrial land price baseline

Goal 3 Tracking municipal ecological mapping 

Updated baseline and analysis for regional GHG emissions

Fossil fuel sales

Goal 4 Housing units by type and tenure

Housing costs, including an updated baseline

Updated baseline for Core Housing Need baseline

Municipal housing action plans

Goal 5 Updated map of TransLink’s Frequent Transit Network
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