NOVEMBER 2022 ISSUE 2-1

Community
FUtUres sitsh Coumbis

Q3 UPDATE

Welcome to ancther year of the Rural BC
Economic Bulletin! Since our last issue in the
spring, economic conditions around the world
have been volatile and mostly trending in a
negative direction. Post-COVID supply chain
kinks, the war in Ukraine, severe labour
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emplayment milestons in

shortages in some industries, and a geopolitical Summar 2022,

1 MILLION
JOBS
. 1 l Rural BC reached a new
realignment to global trade are all

contributing to the highest inflation rates in 40
years. Energy and lumber prices spiked in the

middle of the year, but have since fallen back. SUMMER JOB GROWTH

Most of the weorld’s central banks continue to

raise interest rates, creating significant + II'." yn +1 _9%
adjustments in the housing market and price Rurel BC Aiafinr Miskioe
declines in some areas. Q3 2021 to 2022

This bulletin will continue to provide updates on
the latest economy-related data for BC rural

; i i ! HOUSING MARKET RESET

regions. Each issue includes the latest regional

labour force numbers from Statistics Canada,

plus a few other topics of interest. Where -36% -12%
possible, the analysis will incorporate fresh Unit Sales Average Sale Price
data from the 2021 Census that have been Summer 2021102022 Q110 Q3, 2022
released over the last year, including a

deeper lock at demographic change in this

issue. RURAL POPULATION CHANGE 2016-2021
EMPLOYMENT TRENDS +7.8% oradieg
First, an update on regional employment. The

latest quqﬂeriy_ statistics cover !he July- +6.4% :;is":';:;’“’”“g Age
September period (Q3), which is usvally the

highest-employment quarter of the year. +19.0% Elderly

(75+)



Total job growth in Rural BC was 4.4% year-
over-year, far exceeding the 1.9% growth in
the Vancouver /Victoria metro areas. As shown
below, growth was fastest in the rural Lower
Mainland (Fraser Valley, Squamish/Lillooet,
and Sunshine Coast regional districts) as well
as Vancouver lsland /Coast north of the
Malahat.

EMPLOYMENT GROWTH

Summer 2022 compared to Summer 2021

Mortheast 5.5%
North Coast/Nechako B e
Cariboo I 35
Kootenay -0.5% I
Thompson/Okanagan I 15%
P s3%
R soest - 5%
Vancouwver/Victoria - 1.9%

Other notable details include:

+ Total employment in rural BC
reached 1 million jobs for the first
time! This is based on defining Rural BC
to include all areas outside Metro
Vancouver and the Capital region.

¢ Rural BC's unemployment rate
continued te drop, falling to 4.6%
compared to 6.0% last summer. That is
the lowest summer unemployment rate
in 15 years!

o All regions added jobs except
Kootenay, which was slightly lower
compared to summer 2021,

¢ Full-time jobs reached 80% of total
employment for the first time in 7
years.

*  Full-time job growth wos even faster
than overall job growth, including a
blazing 14% increase in the rural
Lower Mainland, 11% in rural

T
o

Vancouver Island /Coast, and 10% in
the MNertheast.

JOBS BY SECTOR

On a sectoral basis, services industries have
driven job growth in rural BC since last summer,
up 7% while goods industries have declined by
4%,

EMPLOYMENT GROWTH BY SECTOR IN

RURAL BC
2022-03 compared to 2021-03
Information, culture, recraation 42%
Wholesale & retail 20%
Professional & scientific services B
ALL SERVICES SECTORS T
Publkc adminkstration T4
Business, bullding, other services 6%
Education B
Total d%
Accom. & food services 0%
Transportation & warehousing -2% |
ALL GOODS SECTORS -4% |
Censiruction -5% |
Manufacturing e N |
Health care -9 1
Finance, insurance, real estate LT |

Within the goods sector:

*  Manufacturing is dewn by 7% with
multiple mill curtailments or closures
occurring.

* Construction is also lower by 5% with
the slowdown in real estate activity.

s Primary industry employment is up by
2%.

Within the services sector:

# Information, culture and recreation
shows huge growth since last summer,
but this sector was heavily impacted by
the pandemic through 2021. Jobs are
only 7% higher the last pre-pandemic
summer of 2019,

® Retail /wholesale employment has
reached new highs in Q2 and Q@3 of
this year, but was also depressed last
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summer and has increased a more
modest 11% since 2019,

*  Most other services sectors show solid
growth year-over-year, except health
care and finance /insurance /real estate
(FIRE). The FIRE sector is affected by
deteriorating housing market conditions
this year.

* Health care has been surprisingly
volatile from quarter to quarter in
recent years, but definitely appears to
be trending down. Possible
explanations include worker burnout
coming out of the pandemic,
demographic factors, or changing
business conditions for the many small

businesses that are part of the health
care sector.

PANDEMIC RECOVERY

How does summer 2022 compare to the last
pre-pandemic summer of 20192 Here the
picture is more mixed.

EMPLOYMENT GROWTH
Summer 2022 compared o Summer 2019

Mortheast -3%

Morth Coast/Nechako -

Carlboo 0% |

Kootenay B 3%

Thompsaon/Okanagan 0%

Rural Vancouver
Island/Coast 6%

Rural Lower Mainland/ _ 9%

Southwest

Vancouver/Victoria LS

! Real estate sales data is sourced from the BC Real
Estate Association and reported according to the
boundaries of reglonal real estate beards. Fer this
bulletin, Rural BC is defined to include all of BC
except the Greater Vancouver, Vieterla, and Fraser

Vancouver Island and the rural Lower
Mainland continue to lead the way in job
growth, but the Morth has yet to recover to
pre-pandemic summer employment.

HOUSING

After nearly two years of elevated sales and
prices, market conditions in Rural BC have
softened considerably through the middle part
of 2022,

QUARTERLY UNIT SALES IN RURAL BC
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There were about 6,800 sales recorded
through the Mulfiple Listing Service in summer
2022, a drop of 36% compared to last
summer.

Average prices are up 5% compared to last
summer, but have declined by 12% from the
peak in @1 of this year. Across all of Rural BC'
the average sale price in @3 was $644,000
compared to $1,105,000 in the large metre
areas (which is a drop of 13% from Q1).

The average Q3 sale price in each board
area is shewn below, along with the
percentage decline since Q1. Mote that

Valley board areas. Mote that bath the Greater
Vancouver and Fraser Valley board areas straddle
parts of Metre Vancouver with surrounding “rural”
areas that contain Community Futures offices. Data for
these communities (Sguamish, Mission, and Abbotsford)
are not included in the Rural BC torals.
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guarterly averages are used rather than the
monthly averages reported by BCREA to help
minimize the impact of small sales volumes in

some areaqs.

AVERAGE HOME PRI

CES
Multiple Listing Service, 2022-03 Average (and Changg

USTBAK| (-7
$T24k (-8%)
Chilliwack [ (-20%)
8655k (-1%)
Kamioops | $602K (-9%)
Kootenay [SE00KI (2%)
BC Northern [SNEE (1%)
South Peace 8277k (T%)

Okanagan

Vancouver Island

Powall River

Greater Vancouver 1209k
Fraser Valley [JIEIED 21+
Victoria 5054k EE=EH]

The largest price declines from Q1 to Q3 are
in Chilliwack and the Fraser Valley, each
dropping about 20%. This partly reverses the
recent price increases of more than 60% in
those areas since @2 of 2020, which was the
height of the social distancing era.

South-central and southwest regions of the
province, including Vancouver Island,
experienced significant inflows of ex-metro
residents and a rapid increase in prices in the
last few years. Those areas have had the
largest reversal in prices this year. The
Kootenay and northern board areas were
more insulated from the pandemic-induced
migration and had smaller increases since
2020, but also a continuing small rise in
average prices throughout 2022,

The one area that defies these trends is Powell
River. Recognizing that unit counts are small for
this board area so the data is more variable, it
had a remarkable 86% average price

increase from the start of the pandemic to Q1
of this year (easily the biggest increase in the
province), but has lost only 1% off average
prices in the following half year.

Mote that these statistics are based on home
sales through the Multiple Listing Service and
include all unit types. Observed price changes
over time may be influenced by a different
mix of unit types or quality, such as increased
sales of apartments rather than single family
homes. The larger board areas use a Housing
Price Index to standardize price changes over
time for a consistent home, which will be
reviewed in a future bulletin.

DEMOGRAPHIC SHIFTS
As of late 2022, almost all of the data
releases from the 2021 Census are available.

Population growth and change is a vital topic
for rural BC, both te ensure a sufficient
population base to support local services and
to provide enough skilled workers and
entrepreneurs to ensure a strong rural
BCoOnNomYy.

Different demographic groups have different
implications for economic development and
community services. Rural trends in several
notable demographic groups are highlighted
below, focusing on age categories only.

PRIME WORKING AGE (25-54)

The population from age 25 to 54 has
significantly higher rates of labour force
participation than older or younger
populatiens. Highlighting this group is eritical
for economic development because it's entirely
possible for a community to have growing
population averall, but the lecal workforce
may be flat or shrinking depending on changes
in this key demographic.
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PRIME WORKING AGE (25-54) POPULATION

Share of Total Population, 2021 Census

Squamish-Lillcoet IS 51%
Peace River GGG 2%
Fraser<Ft. George IS 0%
Morthern Rockles  IEEEGEEEEEEEEEEGE 0%
Morth Coast I 9%
Kitimat-Stikine NG 22%
Frasar Valloy IS 8%
Central Okanagan NN 38%
East Kootenay I 37%
Thompson-Nicola I 7%
Bulkley-Nechako NG 37 %
Central Coast N 50G%
Alberni-Clayequot I 36%
RURAL BC AVERAGE I 36%
Stikine Region  IEEEEEEE—— 35%
Central Kootenay I 35%
Mount Waddington NG 25%
Columbia-Shuswap IS 4%
Carlboo NG 4%
Strathcona N 34%
Kootenay-Boundary I 3%
Comox Valley I 33%
Morth Okanagan GGG 33%
MNanaimo I 3%
Cowichan Valley I 2%
gathet I 30%
Sunshine Coast NG 0%
Okanagan-Similkamesn I 307
Metro Vancower [ -5
Capital I o

On average, 36% of the rural BC population
is of prime working age. Squamish-Lillocet is a
major outlier with 51% of its population in this
age range, followed by Peace River at 42%
and ranging down to Okanagan-Similkomean
at 30%. Areas that are popular for leisure
and recreation typically attract more retirees
and thus have a lower percentage of working-
age residents. For example, all of Vancouver
Island is lower than the rural average except

Alberni-Clayoquot.

Regions with a higher share of prime working-
age residents are found in the north, which
attracts workers to high-paying resource-
based industries and has relatively fewer
retirees, and regions with larger cities. These
include Central Okanagan (Kelowna) having
the highest share within the Thompson-

Ckanagan economic region, as well as Fraser-
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Fort George (Prince George) and Thompson-
Micola (Kamloops).

Regardless of each region’s current share of
prime working-oge residents, increasing the
size of this valvable demographic group
should be an important goal. The next chart
shows growth from 2014 to 2021.

CGROWTH IN PRIME WORKING AGE (25-54)
POPULATION

2016 to 2021 Census
Squamish-Lillooet I 22
Cantral Dkanagan I 14%

Columbia-Shuswap . 0%
Alberni-Clayoquot . 10%
Fraser Valley | KLY
Nanaimo N 8%
Ok anagan-Similkamoen T
East Kootenay %
Comox Valley 75
Kootenay-Boundary B T%
RURAL BC AVERAGE M 6%
Thompson-Micsla I 6%
Sunshine Coast N 6%
Central Kootenay . 5%
Central Coast W 5%
Morth Okanagan W 5%
Strathcona B 2%
qathet B 3%
Cowlchan Valley I 1™
North Coast | 1%
Fraser-Fort George | 1%
Kitimat-Stikine =f% |
Bulkley-Nechako -3% B
Cariboo =4% H
Paace River -5% I
Mount Waddington ~B% I

Stikine Region [ -24% |
Morthern Rockles  EFFIT N
Metro Vancouver 7%

Capital LR
The size of the prime working-age population
in rural BC increased by 6% from 2016 to
2021 (compared to total population growth of

8%).

The Squamish-Lillooet, Central Okanagan and
Columbia-Shuswap regions had the fastest
growth in total population, and also in prime
working-age population. Peace River and
Morthern Rockies have traditionally had ameng
the highest shares of prime working-age
residents, but due to worsening conditions in
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REPLACEMENT RATIO OF AGE 5-14

POPULATION TO AGE 50-59 POPULATION

2021 Cempus

Peace River I 115%
Central Coast NG 107%

Morthern Rockies I 5%
Fraser Valley IEG—_——— 5%
Bulkley-Mechako GGG 22%
Squamish-Lillocet NG 565
Fraser-Fort George IS 55%
Kitimat-Stikine  IEEEEEGG 6%
East Kootenay I 83%
HMorth Coast I £3%
Mount Waddington I £1%
RURAL BC AVERAGE I T9%
Alberni-Clayoquot I 78%
Thompson-Nicola G 75%
North Okanagan IS T5%
Strathcona NN 75%
Comox Valley NG 73%
Central Okanagan IS 73%
Cariboo N 73%
Columbia-Shuswap [INNEG 72%
Central Kootenay I 72%
Cowichan Valley I 72%
Kootenay-Boundary I 70%
Nanaimo I 69%
gathet I 51%
Sunshine Coast I 59%
Ohanagan-Similkameen I 57%
Stikine Region I 25%
Matro Vancouwver I 70%
Capital I 7%

The rural BC average of 79% is higher than
the metro areas, which average 69%. The

metro areas do have the advantage of

attracting most of BC's international migrants
to supplement the native-born workforce.
Many rural regions also rely on migrants, some
international but often from elsewhere in
Canada and BC, to ensure a healthy labour

force.

Every rural regional district showed an

improvement in this ratio from 2016 to 2021,
in part due to the baby boomers almost
entirely moving out of their 50s. Only the
Stikine region, which has less than 1,000

residents in total, had a falling ratic.
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