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COUNCIL WORKSHOP

7:00 p.m.
Monday, October 25, 2021
Council Chamber, Municipal Hall,
355 West Queens Road, North Vancouver
Watch at https://dnvorg.zoom.us/j/65345321120

AGENDA

ADOPTION OF THE AGENDA

October 25, 2021 Council Workshop Agenda

Recommendation:
THAT the agenda for the October 25, 2021 Council Workshop is adopted as
circulated, including the addition of any items listed in the agenda addendum.

ADOPTION OF MINUTES

September 27, 2021 Council Workshop p. 7-11

Recommendation:

THAT the minutes of the September 27, 2021 Council Workshop meeting are
adopted.

REPORTS FROM COUNCIL OR STAFF

Housing Needs Report — Draft p.15-183
File No. 10.5040.01/000.000

Report: Community Planner, October 12, 2021

Attachment 1: Housing Needs Report Draft

Attachment 2: Guide to Requirements for Housing Needs Report
Attachment 3: PowerPoint Presentation

Recommendation:
THAT the October 12, 2021 report of the Community Planner entitled Housing
Needs Report — Dratft is received for information.

PUBLIC INPUT

(maximum of ten minutes total)


http://www.dnv.org/
https://dnvorg.zoom.us/j/65345321120

5. ADJOURNMENT

Recommendation:
THAT the October 25, 2021 Council Workshop is adjourned.
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2.1

DISTRICT OF NORTH VANCOUVER
COUNCIL WORKSHOP

Minutes of the Council Workshop for the District of North Vancouver held at 5:01 p.m. on Monday,
September 27, 2021 in the Council Chambers of the District Hall, 355 West Queens Road, North
Vancouver, British Columbia.

Present: Mayor M. Little
Councillor J. Back (via Zoom)
Councillor M. Bond (via Zoom)
Councillor M. Curren (via Zoom)
Councillor B. Forbes (via Zoom)
Councillor J. Hanson (via Zoom)
Councillor L. Muri

Staff: Mr. D. Stuart, Chief Administrative Officer
Mr. G. Joyce, General Manager — Engineering, Parks & Facilities
Mr. D. Milburn, General Manager — Planning, Properties & Permits
Ms. S. Walker, General Manager — Corporate Services
Mr. R. Danyluk, Deputy CFO
Ms. J. Paton, Assistant General Manager — Development Planning & Engineering
Ms. T. Atva, Manager — Community Planning
Mr. J. Gordon, Manager — Administrative Services
Mr. M. Hartford, Manager — Community Planning
Ms. C. Jackson, Manager — Climate Action, Natural Systems & Biodiversity
Ms. G. Lanz, Deputy Municipal Clerk
Mr. J. Cairns, Planner
Ms. A. Reiher, Council Liaison/Support Officer
Ms. S. Dale, Confidential Council Clerk
Ms. A. Dalley, Planner
Ms. E. Lee, Planner
Ms. S. Clarke, Committee Clerk

1. ADOPTION OF THE AGENDA
1.1. September 27, 2021 Council Workshop Agenda
MOVED by Councillor MURI
SECONDED by Councillor BACK

THAT the agenda for the September 27, 2021 Council Workshop is adopted as
circulated.

CARRIED
2. ADOPTION OF MINUTES
2.1.  June 14, 2021 Council Workshop
MOVED by Councillor MURI

SECONDED by Councillor HANSON
THAT the minutes of the June 14, 2021 Council Workshop meeting are adopted.

Council Workshop — September 27, 2021



2.2.

CARRIED
July 12, 2021 Council Workshop
MOVED by Councillor MURI
SECONDED by Councillor HANSON
THAT the minutes of the July 12, 2021 Council Workshop meeting are adopted.

CARRIED

3. REPORTS FROM COUNCIL OR STAFF

3.1

Final Report from the Rental, Social and Affordable Housing Task Force
File No. 01.0360.20/078.000

Ms. Katherine Fagerlund and Mr. Phil Dupasquier, Rental, Social and Affordable
Housing Task Force, presented the Final Report to Council to Address Rental,
Social and Affordable Housing Issues.

The final report reaffirms the importance of the six rental and affordable housing
goals outlined in the existing Rental and Affordable Housing Strategy (RAHS), and
is structured according to these goals. Within each of the six goals, several
recommendations are provided that may be used to inform future policy
development, programs, planning and decision-making. In total, more than fifty
recommendations are made across the six RAHS goal areas.

The final report offers several main recommendations in the Executive Summary

which will help to assist the District in efforts to create affordable housing

opportunities as well as protect existing affordable housing and tenants:

¢ Support the Housing Planner’s role as being oversight of the implementation
of recommendations from the RAHS and the Task Force’s reports;

¢ Identify and inventory any and all available land that can be used for
affordable housing projects;

¢ Create partnerships to support affordable housing projects;

e Develop policies, procedures, and programs to protect or promote rental
housing; and,

e Acquire, maintain, and use up-to-date housing data to inform decision-making
funding allocations, policy development and evaluation of goals and objectives
of the RAHS.

In addition, the final report offers several recommendations that the Task Force

thinks will be helpful for the District to provide and maintain a comprehensive

understanding of the status of the housing stock. The recommendations suggest

the District should:

¢ Provide staff resources and leadership to work with partners, develop creative
solutions, and identify funding opportunities;

o Ensure environmental sustainability of housing to reduce long-term operating
costs;

e Access and allocate funding to the creation of affordable housing;

Council Workshop — September 27, 2021



e Improve citizen engagement on matters of land use and community planning;
¢ Confirm assumptions on housing demand and affordability; and,
¢ Monitor progress to increase transparency and assess future needs.

Staff advised that the recommendations of the final report will require
comprehensive review and a subsequent report back to Council with potential
next steps. The recommendations of the final report and potential District actions
will need to be assessed with consideration to the Corporate Plan, OCP Action
Plan, Council’s Strategic Directions, Housing Needs Report available resources,
and current work plan.

Council discussion ensued and the following comments and concerns were noted:

¢ Commended the efforts of the Task Force;

e Spoke in support of the Final Report to Council to Address Rental, Social and
Affordable Housing issues;

e Spoke regarding the struggles of living on the North Shore;

e Stated that the rental market is expressive;

¢ Commented on the need to protect affordable housing options and make the
community sustainable going forward,;

e Suggested working with the neighbouring municipalities;

e Spoke in support of hiring a staff member to work with partners, develop
creative solutions, and identify funding opportunities;

e Suggested that the report presented should be a framework used on how we
move forward;

e Suggested that Council meet with members of the Task Force for further
discussions;
Noted that the majority of North Vancouver is effected by affordable housing;

e Stated that affordable housing is reaching crisis level,

Commented on the importance of building partnerships with senior levels of

government;

Noted that diverse housing is needed;

Suggested the creation of an Advisory Planning Commission;

Questioned if the Task Force accessed the need for smaller units;

Noted that the older generations want to age in the community;

Commented that the Official Community Plan contradicts these

recommendations as it has an overarching goal of increasing housing

choices of meet the diverse needs of residents of all ages and incomes;

Requested that the presentation is emailed to Council;

Commented on the need to define affordable housing;

Spoke to the importance of enhancing communication to the public;

Suggested providing a matrix on the District’'s web so that current information

is presented in one place;

Expressed concern with the lack of employment housing;

Suggested working with the First Nations;

Commented on the challenges of obtaining current data;

Commented on the value of District land and utilizing coach houses;

Stated that Provincial and Federal assistance is needed on the North Shore;

Suggested working with the non-profit sector; and,

Spoke to the capacity to build and the shortage in the trades sector.
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Public Input:

Mr.

Mr.

Hasan Dehillini:

Noted that the number of people per dwelling is decreasing;

Commented that the North Shore has an aging population;

Suggested that the changing consumption of housing needs to be looked at
carefully;

Acknowledged that the cost of construction has increased significantly;

Noted that the trades industry does not want to commute to the North Shore;
and,

Noted that senior levels of government are going to be restrained because of
the COVID-19 Pandemic.

. Herman Mah:

Thanked the Task Force for their hard work;

Suggested expanding appropriate types of housing;

Opined that if the District focuses on rental-only housing, residents won’t be
able to get ahead;

Commented that existing policies need to be reviewed,;

Suggested gentle densification through coach houses and secondary suites;
and,

Commented that working with other partners is an important solution to build a
better community.

Peter Teevan:

Encouraged Council to ask more questions;

Spoke in support of the proposed recommendations; and,
Commented on the need to define the term affordable housing.

MOVED by Councillor MURI

SECONDED by Mayor LITTLE

THAT the September 1, 2021 report of the Community Planner entitled Final
Report from the Rental, Social and Affordable Housing Task Force is received for
information;

AND THAT staff is directed to report back to Council on the action items
recommended in the September 1, 2021 report of the Community Planner entitled
Final Report from the Rental, Social and Affordable Housing Task Force.

CARRIED
ADJOURNMENT
MOVED by Councillor MURI
SECONDED by Mayor LITTLE
THAT the September 27, 2021 Council Workshop is adjourned.
CARRIED
(6:50 p.m.)
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AGENDA INFORMATION

9%
™ Council Workshop Date: October 25, 2021 |
O Finance & Audit Date: A |

. : . /
O Advisory Oversight Date: “Dept, GM/ %
O other: Date: Manager | | Director

The District of North Vancouver
REPORT TO COMMITTEE

October 12, 2021
File: 10.5040.01/000.000

AUTHOR: Arielle Dalley, Community Planner

SUBJECT: Housing Needs Report — Draft

RECOMMENDATION:
THAT the October 12, 2021 report of the Community Planner titled Housing Needs Report —
Draft is received for information.

REASON FOR REPORT:

Population data are vital to assessing land, resource, and service demands. Point in time
population estimates, such as the Statistics Canada Census, provide information on the size,
composition, and spatial distribution of the population every five years. While Census data
are useful to compare past conditions and compare the District with other jurisdictions,
further analysis is needed to predict future population change and the requisite impacts to
the District including the need for housing. In particular, the District is interested in future
population growth, decline, or change to help determine land needs and servicing needs for
housing, account for socioeconomic needs (e.g. understand the demand for supportive and
social housing), and formulate policies and actions in support of Official Community Plan
implementation.

This report is intend to present a draft of the District’s first legislatively-mandated Housing
Needs Report (Attachment 1). The Housing Needs Report is a useful planning tool designed
to establish a trend for population change, extend that trend into the future, and estimate the
amount of housing units needed to accommodate the anticipated population. Therefore, the
Housing Needs Report, while providing a projection of population change and estimating
housing demand, is not a forecast (i.e. judgements of likelihood of assumptions used), nor
does it provide a normative determination of the future population (i.e. what should occur).
Given these limitations, it is important to place the Housing Needs Report within the existing
policy context (e.g. OCP Action Plan), regional trends and characteristics, and existing
housing capacity.

’ Document: 4974685
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SUBJECT: Housing Needs Report - Draft
October 12, 2021 Page 2

SUMMARY:

As required by the Local Government Act, the District has undertaken the development of a
Housing Needs Report. Data was collected and analysed and community engagement was
conducted to provide further insights into key areas of housing need in the District. A draft
Housing Needs Report has been prepared and is presented for discussion. A final version of
the Housing Needs Report is anticipated to come before Council by the end of 2021.

The findings of the Housing Needs Report are generally consistent with the Official
Community Plan.

BACKGROUND:
In 2019, the Local Government Act was amended to require all local governments to develop a
Housing Needs Report by April 2022.

On September 14, 2020, Council directed staff to prepare and submit an application to the
Union of British Columbia Municipalities (UBCM) for $50,000 in grant funding to support the
preparation of the District's initial Housing Needs Report. The District was awarded the grant
funding from UBCM in January 2021. This funding was used to hire a consultant to assist with
the preparation of the report, including the engagement that was undertaken.

This report brings forward for discussion a draft of the District’s first Housing Needs Report.
The Housing Needs Report includes the content required by the Province and provides:

¢ The number of units required to meet current and anticipated housing needs for the next
5 and 10 years;

e Statements about key areas of local need; and,

e The number and percentage of households in core housing need and extreme core
housing need.

It also provides an overview of the District's demographic, economic, and housing profile.
EXISTING POLICY:
Official Community Plan (2011)

The District’'s Official Community Plan (OCP) includes the following housing-related goals
and strategic directions:

Goal 2: Encourage and enable a diverse mix of housing type, tenure and
affordability to accommodate the lifestyles and needs of people at
all stages of life.

Strategic Direction 1: Facilitate diverse housing choices and vibrant, age-friendly
communities with a range of facilities and services.
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SUBJECT: Housing Needs Report - Draft
October 12, 2021 Page 3

OCP Action Plan (2021)
By identifying the various housing needs in the District, the Housing Needs Report can help
to advance the following housing-related priority actions in the OCP Action Plan:

Priority Action 1: Achieve Town and Village Centres that deliver low-carbon, compact, and
diverse housing, transportation choices, and supportive public amenities
and employment space.

Priority Action 3: Prioritize rental, social, and supportive housing projects to increase the
range of housing options.

Priority Action 5: Increase housing diversity to support a range of incomes, household
types, and accessibility needs within and close to Town and Village
Centres.

Rental and Affordable Housing Strategy (2016)

The Rental and Affordable Housing Strategy (RAHS) targets the needs of families, young
adults and students, seniors, people with disabilities, and people at risk of homelessness.
The following housing-related goals are supported by the information presented in the
Housing Needs Report:

Housing Goal 1: Expand the supply and diversity of housing in key growth centres.
Housing Goal 2: Expand the supply of new rental and affordable housing.

It is anticipated that this initial, baseline Housing Needs Report and the required ongoing
updates (every five years) will assist Council, Council committees, and the general public as
we implement the Official Community Plan (OCP), the recently approved OCP Action Plan,
and other Council-approved policy.

ANALYSIS:

Data Collection and Analysis

The legislation requiring local governments to prepare Housing Needs Reports sets out
approximately 50 kinds of data that need to be collected and reported. This includes
information on population, household income, economic sectors, and current and anticipated
housing units. A guide prepared by the Ministry of Municipal Affairs and Housing outlining
these requirements is provided as Attachment 2. Appendix A to the Housing Needs Report
includes all of the data the District was required to collect.

Most of the datasets used in this analysis were provided by the Province and collected by
Metro Vancouver. Data limitations inherent in this report include the following:

e 2016 Census data is the most recent available from the Census and does not capture
recent trends (2021 findings will be released in 2022);

¢ Historical growth trends are used to predict future need. However, it is acknowledged
that local conditions, such as decisions on growth and density, and market forces can
impact the direction of growth in a community; and

e The long-term impacts of the COVID-19 pandemic on trends may not be known for
several years.
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SUBJECT: Housing Needs Report - Draft

October 12, 2021 Page 4

Supplementary datasets were collected to provide additional insights into the District’s
housing needs, including the Pace of Development data which was used to provide further
context for the household projections.

As this is a draft report, minor revisions may be made in response to feedback provided by
Council.

Summary of Findings

Projected Population

The Housing Needs Report used Metro Vancouver's draft updated population projections for
the District, which anticipates that the District’s population will be approximately 104,800 by
2031. This closely aligns with the population growth anticipated by the OCP by 2030.

Anticipated Housing Needs

Based on population and household projections, between 2021 and 2031, there will be
approximately 7,050 new households in the District. To accommodate this projected growth
in households, there is a projected need for approximately 5,500 new ownership units and
1,550 new rental units (Table 1).

Table 1: Projected additional housing units needed by tenure, 2021-2031

2021 - 2031
Additional Units Needed % of Units
Ownership units 5,503 78%
Rental units 1,553 22%
Total units 7,056 100%

Table 1 does not take into account the existing housing unit capacity identified in the Pace of
Development 2020 Update (i.e. housing units approved by Council from 2011 to the end of
2020, but not yet occupied). Therefore, Table 2 provides a projection of future housing unit
demand after deducting the existing zoned housing unit capacity at the end of 2020.

Table 2: Projected additional housing units needed by tenure, 2021-2031, after deducting
exiting capacity.

2021 - 2031 2011 - end of 2020 2021-2031
Additional Units Approved by Council, | Additional Units Needed % of
Units Needed but not yet occupied Units
Ownership units 5,503 2,205 3,298 73%
Rental units 1,553 313 1,240 27%
Total 7,056 2,518 4,538 100%

The Housing Needs Report also includes a projection of housing units needed by unit type
(number of bedrooms). Two scenarios were developed: one based solely on absolute need
and the other based on a combination of need, housing preferences, and trends.

18
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SUBJECT: Housing Needs Report - Draft

October 12, 2021

Page 5

In Scenario 1 (Table 3) it is assumed that different types of households (e.g. couples with
and without children, lone parent families, and other census families) will need a certain
number of bedrooms that serve their “absolute needs” which means the minimum number of
bedrooms required based on National Occupancy Standard (NOS) developed by the Canada
Mortgage and Housing Corporation (CMHC).

In Scenario 2 (Table 4), it is assumed that some households may choose to live in larger
units that exceed the NOS minimum standards. Therefore, this scenario reflects anticipated
household preferences in addition to needs considering income and other factors, such as
home office needs, medical or accessibility needs, storage, or future family planning.

Table 3: Projected additional housing units need by unit type, Scenario 1

Studio and 1-bedroom
2-bedroom

3+ bedroom

Total

Table 4: Projected additional housing units need by unit type, Scenario 2

Studio and 1-bedroom
2-bedroom

3+ bedroom

Total

Core Housing Need

2021-2031
Additional Units Needed
4,100
1,118
1,838
7,056

% of Units
58%
16%
26%
100%

2021-2031
Additional Units Needed
2,967
2,251
1,838
7,056

% of Units
42%
32%
26%
100%

If a household is experiencing issues in one or more of the following categories and cannot
reasonably afford an alternative housing option, they are considered by CMHC to be in core

housing need:

o Affordability: is a household paying 30% or more of its before tax income on shelter

costs (including rent, mortgage, property tax, utilities, etc.)?

o Suitability: does a household have enough bedrooms to meet the needs of
household members?
e Adequacy: is the home in good repair?

19
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SUBJECT: Housing Needs Report - Draft

October 12, 2021

Page 6

The following table summarizes core housing need by tenure in the District:

Table 5: Core housing need by tenure

# of households | % of households | # of households in | % of households in
in the District by tenure core housing need | core housing need
Owner households 24,465 79% 1,500 6%
Renter households 6,650 21% 1,610 27%
Total 31,115 100% 3,110 10%

When looking at the total number of households in core housing need (3,100 households),
over half (1,600 households) are renters, even though renter households only make up one-
fifth (21%) of the total number of households in the District.

If measures to improve the availability of affordable housing, such as those outlined in
existing District plans and strategies including the Rental and Affordable Housing Strategy,
are not taken, it is projected that by 2031, approximately 2,100 renter households and 1,950
owner households will be in core housing need.

Key Areas of Need

Based on stakeholder engagement regarding housing affordability for particular groups, and
supported by data regarding core housing need, there is a strong need for housing for the
following groups:

Seniors: Senior-led (65+) renter households are the largest age group in the District
in core housing need, with 47% of senior households being in core household need.

Immigrants: Immigrants, particularly recent immigrants, experience core housing
need at higher rates than non-immigrant households and may have different housing
requirements, such as larger homes for intergenerational families.

Families: There is a need for more affordable options for families — single-detached
homes are largely unattainable in both the home ownership and rental market.

Housing for Individuals Experiencing Homelessness: The number of individuals
experiencing homelessness has increased throughout the North Shore and there is an
urgent need for housing options to accommodate these individuals — of particular
note, youth, women fleeing violence, and seniors.

Accessible Housing: More accessible units along the housing continuum are needed
to meet the diverse needs of persons with accessibility and mobility challenges.

Indigenous Households: Indigenous persons are in a greater housing crisis per

capita than the rest of the population and make up the majority of those who
experience homelessness, both regionally and on the North Shore.
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SUBJECT: Housing Needs Report - Draft
October 12, 2021 Page 7

Assumptions and Limitations

The projections in the Housing Needs Report are largely based on the past three Census
reports and as such, inherently rely on historical trends to anticipate future needs. The
projections provide a baseline for understanding how the community may grow if past trends
continue.

However, it is recognized that community aspirations and the District's specific approach to
addressing housing needs will likely result in outcomes that differ from historical trends. The
District's OCP, OCP Action Plan, Rental and Affordable Housing Strategy, and the recent
recommendations by the Rental, Social, and Affordable Housing Task Force all provide
additional guidance.

The Housing Needs Report does not directly align with all of the information presented in the
Housing Continuum and the Pace of Development. For example, while the Housing Needs
Report projects to 2031, the District’s Housing Continuum looks at estimated housing demand
to 2030, the time horizon of the OCP. Additionally, the estimated demand for specific housing
types (e.g. transition housing, co-ops, secondary suites, etc.) are included in the Housing
Continuum but are not in Housing Needs Report.

Timing/Approval Process:

In order to meet the obligations of the UBCM funding agreement, all Housing Needs Report
project activities, including developing the report, presenting the report to Council, and
publishing it online, must be completed by January 4, 2022, one year following the date of
notification of funding approval. Comments received on the draft will be incorporated into the
final Housing Needs Report, which will be brought to Council before the end of the year. The
final version of report will be provided in an enhanced graphic format. The standardized
summary form required to be submitted to the Province will also be completed and attached
to the final report.

The completed Housing Needs Report will be made publically available on the District
website, as required by the Province.

Financial Impacts:

The District’s successful application for $50,000 in grant funding from UBCM is being used to
prepare the draft and final versions of the Housing Needs Report. The legislation requires
local governments to update their Housing Need Reports every five years. As such, there
may be additional costs associated with those updates. Capacity-building activities have
been undertaken as part of the current grant funding to reduce these future costs.

Liability/Risk:

The projected housing needs identified in the report do not constitute targets or otherwise
bind the District to take action to meet the identified needs. However, by requiring local
governments to prepare Housing Needs Reports and obtain a better understanding of their
community’s needs, it is anticipated that work towards addressing these needs may be
undertaken. The Housing Needs Report will support the District as it continues to ensure a
diverse mix of housing to accommodate people at all stages of life.
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Social Equity:
Meeting the housing needs of the community is central to achieving the OCP’s goal to foster
a safe, socially inclusive, and supportive community that enhances the health and well-being
of all residents.

Public Input:

Public input and stakeholder engagement were critical considerations in the development of
the Housing Needs Report. Stakeholder engagement was conducted between June and
early September 2021. Due to the COVID-19 pandemic, all engagement was conducted
virtually in compliance with provincial orders and associated District policies.

Engagement activities included:

Focus Groups: Four focus groups were held with 45 participants representing 28
organizations, including: social service providers, homelessness service providers,
rental housing providers, developers and the real estate community, large institutions,
and the business community and employers.

Interviews: Ten representatives were interviewed from the local First Nations,
neighbouring municipalities, and District committees.

Lived Experience Interviews: Five individuals with lived experience of housing
vulnerability who are typically underrepresented in engagement were interviewed. This
included people who were part of one or more of the following: individuals with
experience of homelessness, individuals with disabilities, and individuals escaping
violence, as well as single parents, youth ageing out of care, long-term immigrants,
and low-income seniors.

A full engagement summary report entitled ‘What We Heard’ is attached to the Housing
Needs Report as Appendix B.

The input and stakeholder engagement conducted as part of the District's Housing Needs Report
supplements information and outcomes collected through other recent initiatives, including the
Rental, Social, and Affordable Housing Task Force and the Targeted OCP Review.

Conclusion:

The draft of the District’s first Housing Needs Report identifies anticipated housing need to
2026 and 2031. It builds upon existing work regarding the need for various forms of housing
in the District and meets the legislative requirements set out in the Local Government Act
regarding the collection and reporting of key housing data and associated projections of
housing needs. To further the District's understanding of housing needs, input was sought
from key stakeholders regarding opportunities and challenges related to housing.

Comments provided by members of Council will be used to refine the draft Housing Needs

Report. A final version of the Housing Needs Report will be brought forward to Council before
the end of 2021 and subsequently posted online for the public.
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Findings from the Housing Needs Report will support policy updates and decision-making on
priority housing types and growth within the District.

Respectfully submitted,

A\l

Arielle Dalley
Community Planner

Attachment 1: Housing Needs Report Draft

Attachment 2: Guide to Requirements for Housing Needs Reports
Attachment 3: Housing Needs Report Draft Council Workshop Presentation
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EXECUTIVE SUMMARY

Overview

The District of North Vancouver, like much of the North Shore, Metro Vancouver, and many other parts of
BC, is facing significant housing pressure. This pressure is impacting the affordability and livability of the
community, with significant implications for long-term growth, sustainability, and inclusion.

In 2019, the Government of British Columbia (BC) introduced changes to the Local Government Act
requiring municipalities to complete housing needs reports to help better understand current and future
housing needs. These reports are intended to provide a baseline of quantitative and qualitative data that
will inform and support plans, policies, and partnerships for local governments. This Housing Needs Report
was prepared for the District of North Vancouver (the District) to better understand trends, needs, and
directions across the housing continuum.

The housing continuum is a way to visually show the various types of housing that can exist in a community.
Currently, the District of North Vancouver considers a wide range of housing in two key market segments:
market housing (comprised of ownership and rental housing) and social and supportive housing. It is the
goal of this report to determine the extent of housing needs in the District. This information may be used
to supplement existing work the District has completed related to estimated demand across the housing

continuum.
Figure ES 1: The District of North Vancouver’s

Maintaining a healthy, diverse, and vibrant community by Housing Continuum

providing more diverse and affordable housing choices for DNV HOUSING
people of different ages, incomes, and family sizes is a key CoTe Houses
objective of the District’s Official Community Plan (OCP). To-
date, the District has completed the following initiatives that
advance this goal:

Emergency Housing

SUPPORTIVE

Transition and Recovery Housing

Seniors Care and Disability Care

e Rental and Affordable Housing Strategy Subsidized Rental

. . Ownership — Co-op
e Rental, Social, and Affordable Housing Task Force

Ownership — Co-housing

SOCIAL AND SUF

e Residential Tenant Relocation Assistance Policy Affordable Home Ownership

o  Official Community Plan Housing White Paper Seniors Care and Disability Care

Coach Houses

e Official Community Plan Action Plan

Secondary Suites

e North Shore Homelessness Action Initiative

Multifamily

e Accessible Design Policy for Multi-Family Housing Strata Apartments

Townhouses

This executive summary highlights some of the key findings
from this report, including demographic and housing trends
and housing needs of specific population groups.

Duplexes, Triplexes, etc.

Row House

Single-Family Detached
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Projected Housing Needs

The following population and household projections offer a glimpse at possible future scenarios. They are
based on historical patterns of growth or change, and are intended to be a baseline estimate for housing
needs in the District and reflect what the future might look like if past trends are maintained. Actual
community growth depends on many influencing factors, including the economy, housing market, growth
in the region, trends in neighbouring communities, locational desirability, and planning and development
decisions. The availability, type, and affordability of housing in the community will influence growth and
the demographic make-up of the community.

The Housing Needs Report used Metro Vancouver’s draft updated population projections for the District,
which anticipates that the District’s population will be approximately 104,800 by 2031. This closely aligns
with the population growth anticipated by the OCP by 2030.

Based on population and household projections, between 2021 and 2031, there will be a need for an
estimated 7,056 new units to accommodate growth in the District. More than half of these units (56%) will
be required between 2021 and 2026, with the remaining 44% required between 2026 and 2031. Overall,
78% of the units needed will be ownership units and 22% will be rental units.

Table ES 1: Projected Households by Tenure, 2016-2031

2016 - 2021 2021 - 2026 2026 - 2031 2021 - 2031
Owner households 1,150 3,040 2,463 5,503
Renter households 252 925 628 1,553
Total 1,402 3,965 3,091 7,056

The District’s 2020 Pace of Development Update identified approximately 2,518 multi-family units that
were approved by Council from 2011 to the end of 2020, but have not yet achieved occupancy. This leaves
approximately 4,538 units to accommodate the growth projected in the Housing Needs Report. Of these,
3,298 are required as ownership units and 1,240 as rental units.

Table ES 2: Additional units needed by 2031, taking into account units already approved by Council from 2011 to the end of 2020
that have not yet achieved occupancy

2021-2031  2011-end of 2020 2021-2031

Additional Units Approved by | Additional Units Needed to be
. . % of
Units Council, not at Approved to Accommodate Units

Needed Occupancy Stage Projected Growth

Ownership units 5,503 2,205 3,298 73%
Rental units 1,553 313 1,240 27%
Total 7,056 2,518 4,538 100%

The Housing Needs Report is required to include a projection of housing units by type (number of
bedrooms). Two scenarios were developed for the report: one based solely on need and the other based
on a combination of need and housing preferences.

District of North Vancouver Housing Needs Report — Draft
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In Scenario 1, bedroom sizes are assumed to serve absolute needs for households, and are the minimum
number of bedrooms required based on National Occupancy Standard (NOS) developed by the Canada
Mortgage and Housing Corporation (CMHC). In this scenario, all households that are couples without
children will live in studio or 1-bedroom units.

In Scenario 2, it is assumed that 50% of couple families without children will live in 2-bedroom units, as
some households may choose to live in a larger unit that exceeds the minimum standards and this may be
closer to the reality of this groups’ housing preferences.

Table ES 3: Projected Units by Size (Scenario 1), District of North Vancouver, 2021-2031

2021-2026 2026-2031 2021-2031
Additional Units Additional Units Additional Units % of Units
Needed Needed Needed
Studio and 1-bedroom 2,399 1,701 4,100 58%
2-bedroom 596 522 1,118 16%
3+ bedroom 970 868 1,838 26%
Total 3,965 3,091 7,056 100%
Table ES 4: Projected Units by Size (Scenario 2), District of North Vancouver, 2021-2031
2021-2026 2026-2031 2021-2031
Additional Units Additional Units Additional Units % of Units
Needed Needed Needed
Studio and 1-bedroom 1,727 1,241 2,967 42%
2-bedroom 1,268 982 2,251 32%
3+ bedroom 970 868 1,838 26%
Total 3,965 3,091 7,056 100%

Source: Derived from Statistics Canada Census Program and Metro Vancouver projections

Figure ES 2: Gross number of units by bedroom
type approved by Council 2011-2020 but not at
occupancy stage

Figure ES2 identifies the total number of units by bedroom type
that Council approved from 2011 to the end of 2020 that have
not yet achieved occupancy. These numbers represent gross
new units (not “net”), and as such, do not reflect changes in
bedroom mix that may have taken place over this time period.
As new and updated data sources become available, staff will

ensure these are incorporated into future reporting on housing

1,264,

needs.

m Studios and 1-bed

46%

2-bed = 3+ bed
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POpUlat|0n Figure ES 3: Population Growth on the North Shore and in Metro
Vancouver, 2006-2016

The population of the District of North
Vancouver (the District) grew from 82,562 in  20.0%

2006 to 85,935 in 2016 according to the Census. L 16.4%
The District’s growth rate for this period was  15:0%

4.1%, compared to Metro Vancouver at 16.4%, 10.0%

the City of North Vancouver at 17.1%, and the

District of West Vancouver at 0.8%. The BCStats 5% 4.1%

population estimate for the District of North . 0.8%

Vancouver in 2016 was 89,763. This is higher 0.0% f—

than the Census, as it accounts for the Census Dils\lt:rct?f C\'/t;’no;ﬁsgtrh Dii/tvr(":stto‘c Va'\::;;?ler

undercount. As such, there is often a noticeable Vancouver Vancouver
difference (increase of ~5-10%) between
Census population figures and BC Stats figures.

Age Figure ES 4: Age Groups in the District of North Vancouver, 2006-2016
100%
The share of adults aged 25-44 has decreased

from 24% in 2006 to 21% in 2016. Seniors 80% -

(65+) have increased within the District from c0% 1% 32% 31%
14% in 2006 to 17% in 2016, consistent with
overall aging trends in the region and in the 40%
province. Young adults (20-24) have remained

a small, but consistent proportion of the 20%

overall population since 2006. The median age 0%

in the District is higher than the region across 2006 2011 2016

both owners and renters at 46.0 and 35.7 mOtol14 W15t024 W25to44 mA4A5to64 M65and over
years respectively.

HousehOIdS Figure ES 5: Household Size in the District of North Vancouver and Metro

Vancouver, 2016

Like population, households in the District of 9,765
35% 31%  31%

North Vancouver grew at about a quarter of . 29% ¢ 620

the regional growth rates. Despite declining 5o 62'(1;;0 5,705 1%
. . 0

average household sizes, approximately half ;g9 1861(%

4%
(49%) of the District’s households had three or  15% I II II0 2 8;?0‘%

more people in 2016. This indicates that 10%
despite a reduction in the proportion of

1 person 2 person 3 person 4 person 5 ormore
person

wl
X X

younger adults, the District generally remains 0
a family-oriented community.

M District of North Vancouver B Metro Vancouver

District of North Vancouver Housing Needs Report — Draft
4
33



Tenure

The District has a lower proportion of renters
than seen regionally, likely owing to the
District’'s housing stock, which is primarily
single-detached and has traditionally been
aligned with high of ownership.
However, household growth in the District has
been primarily driven by new renter
households who accounted for 85% of new
households between 2006 and 2016 (1,170 out
1,370 new households).

levels

Income

Across many communities, renters tend to
have lower median incomes than owners. This
is true of the District, where owners have a
median income about twice that of renters,
slightly higher than the regional difference of
owners having a median income of about 1.8
times that of renters. Both owners and renters
in the District have a higher median income
than the regional median incomes.

While nearly half of all owner households (48%)
earn $125,000 or more annually, only 16% of
renters are in this same income group. Less

Figure ES 6: Changes in Renter Households, District of North Vancouver and
Metro Vancouver, 2006-2016

40%

30%

20%

10%

0%

5,480
18%

M District of North Vancouver

35% 35% 36%
5750 6650
19% ?
2006 2011 2016

W Metro Vancouver

Figure ES 7: Median Incomes for Renters and Owners, District of North
Vancouver and Metro Vancouver, 2016

$120,000
$100,000
$80,000
$60,000
$40,000
$20,000
S0

District of North Vancouver

$119,465

$90,278

$59,344

$48,959

Metro Vancouver

H Owner M Renter

than a quarter of owners (22%) earn less than $60,000 annually, while half of renters are in this income
group, and fully 35% of renters earn less than $40,000 per year. Single-earning households such as lone-
parents and non-census family households (typically composed primarily of individuals living alone) have
significantly lower median incomes. These households are much more likely to be experiencing various
forms of housing issues, including core housing need.?

! Core housing need is a measure of the following indicators and whether households experiencing one or more of
those issues can reasonably afford an alternative housing option within their community:

e Affordability: is a household paying 30% or more of its before tax income on shelter costs?

e Suitability: does a household have enough bedrooms to meet the needs of household members?

e Adequacy: is the home in good repair?

34
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Economy

Figure ES 8: Unemployment in Metro Vancouver, 2016-2020

Regionally, unemployment rose significantly 10.0% 2%
from 4.6% to 9.2% between 2019 and 2020, g gy
a doubling of the unemployment rate. It is
uncertain what long-term impacts the 6.0%
COVID-19 pandemic will have. Prior to 2 0%
COVID-19, the District’s unemployment rates
were slightly lower than the region. Some 2.0%
employers noted challenges around
0.0%

recruiting and retention of staff due to the
increasing housing costs and challenges with
accessibility.

Housing Stock

Between 2006 and 2016, single
family stock declined both in terms
of its proportion of total stock (from
57% to 52%), but also in terms of
actual units (from 16,955 to 16,200).
Even during this period, the District %
toward
development of denser forms of infill

was trending
housing as well as townhouses, mid-
rise apartments (less than 5 storeys)
and taller apartments (more than 5
storeys).
noted that single-family housing

Engagement participants

takes up significant land across the
District, posing issues of affordability
for many households in accessing the
stock. As of 2016, 63% of the
District’s stock was built prior in 1980
or before, and 87% was built in 2000
or before. This older stock is again
consistent with a largely single family
home residential environment.

the %,

2016 2017 2018 2019 2020

Figure ES 9: Change in Housing Stock, District of North Vancouver, 2006-2016

19%

9%
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Home Ownership

Between 2006 and 2020 the average sale value of a home in the District increased by $773,101, or 139%.
Between 2006 and 2016 this was an 89% increase; during this same time period, median incomes increased
by only 14%. There are considerable gaps for all household types in affording single-detached homes, the
most common type of home in the District, if they are entering the market. Couples with children making
the median income would need to spend approximately 37% of their monthly income on shelter costs;
while couples without children would need to spend 55%. Multi-family housing remains more affordable,
particularly for couples without children and other Census families. However, home ownership is likely out
of reach for single-income households: lone-parent households would need to spend 49% of their monthly
income on shelter costs to afford an apartment/condominium, while individuals living alone or with

roommates would need to spend 69% of their monthly income.

Figure ES 10: Change in Average Sales Price, District of North Vancouver, 2006-2020

$2,500,000

$2,049,008
$2,000,000 _

51,643,355
$1,500,000

$1,105,402
. $670,490

1,000,00

0
Sots00g)

500,000 r/.
.

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

$433,002

==@==Single Family =@==Dwelling with Suite ==@==Duplex, Triplex, Fourplex, etc.

Row Housing =@==Apartment

Table ES 5: Affordability Analysis for Ownership in the District by Household Type

Proportion of Income Spent on Shelter Costs
i Affordable -
Median Monthl Single- Duplex,
Household Sheltery Detached | Townhouse | Apartment Triplex,
Income* Dwelling | $1,105,402 | $797,054 Fourplex
Costs
$1,643,355 $1,545,000
Couples without children $139,707 $3,493 41% 32%
Couples with children $210,631 | $5,266 8% | 21%
Lone-parent families $90242 | $2256 |6 | 6d% | 49%
Other census families $219,804 $5,495
Individuals living alone or with roommates | $64,061 $1,602

Ownership Needs

Between 2021 and 2031 there will be a projected need for an additional 5,503 new ownership units
to accommodate growth.
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Re nters Figure ES 11: Purpose-Built Rental Housing Stock by Age,

District of North Vancouver, 2016
As of 2016 there were only 1,682 units of purpose-built
rental in the District, but there were 6,650 renters
households, meaning that only 25% of renter
households in the District were in purpose-built rentals.
Between 2005 and 2016 there was an increase of about
250 purpose-built rental units, as tracked by CMHC's
Rental Market Survey.

13,1%

473, 28%

As with many communities, purpose-built rental
housing in the District is aging: 72% of all purpose built
units were built before 2000, with 68% built prior to
1980. This puts these units at risk of redevelopment.
However, they are the units likely to be most affordable, and even if they are replaced with new rental
housing stock, newer stock tends to be more expensive due to the current cost of development.

m Before 1960 = 1960-1979

= 1980-1999 2000 or later

In terms of affordability, renting in a purpose-built unit is relatively affordable for households in the District;
however, it should be noted that many units in the secondary rental market (e.g. private houses,
townhomes or condominiums rented out) are likely to be more expensive than units in the primary rental
market (i.e. purpose-built units). Vacancy rates have also historically been quite low for purpose-built
rentals, with an average vacancy rate below 3% since at least 2005. Individuals living alone or with
roommates (non-census families) have the highest barrier to affording shelter costs as renters in the
District. Lone-parent families similarly face challenges with affording appropriate rental housing in the
District, with the most affordable shelter type being bachelor apartments.

Table ES 6: Affordability Analysis for Renters in the District by Household Type

Median Affordable Proportion of Income Spent on Shelter Costs
Household | Monthly Bachelor 1- 2- 3
e Shelter Apartment Bedroom Bedroom Bedroom
(2020)* Costs $1.309 Apartment | Apartment | Apartment
’ $1,600 $2,080 $2,475

Couples without children $69,399 $1,735 24% 29% 37% 44%
Couples with children $104,631 $2,616 16% 19% 25% 29%
Lone-parent families 544,828 51,121 37% 45% 58% 68%
Other census families $109,187 $2,730 15% 18% 24% 28%
Individuals living alone or with roommates | $31,822 5796 52% 63% 81% 96%

Stakeholders emphasized that households who do not qualify for rent-geared-to-income housing programs
because their incomes are too high, but still cannot afford market rental rates, are left without alternative
housing options and can become vulnerable to homelessness. Youth are continuing to be isolated and
pushed out of their communities across the North Shore due to challenges with affording rent and the
additional pressures of job loss (further exacerbated by COVID-19).

District of North Vancouver Housing Needs Report — Draft
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Non-Market and Affordable Housing

In 2021, there were 768 applicants on BC Housing’s Figure ES 12: Housing Registry Waitlist, District and City of North
housing registry for the City and District of North Vancouver, March 2021

Vancouver.?2 The single-largest group on this waitlist is 200 46%

senior households (46%), followed by families (28%) 354

and people with disabilities (17%). 320

300
The need for more supportive housing is seen as a ;59 2281?
significant gap by stakeholders. There are currently 53 500
individuals on the supportive housing waitlist from BC 17%
Housing. Stakeholders felt that the District has a role to 120 127 .
increase public awareness about misconceptions = %° 3% 753)
about people who live in non-market housing and to be 50 23
supportive of affordable housing projects. The District 0 L
has also partnered on a supportive housing Family ~ People  Seniors Wheelchair Singles
development for women and women-led housed on Dis:gitl?ties Modified

West 16" Street, which will provide 60 units of housing
for this demographic group.

Housing Issues and Core Housing Need

Nineteen percent (19%) of owners and 38% of Figure £S 1313: Core Housing Need and Extreme Core Housing Need, District of
renters currently pay more than 30% of their NorthVancouver, 2006-2016
income toward shelters costs. A significant = 309

proportion of renters in the District are also 24%

27%

25%
experiencing suitability issues (11%) and
adequacy issues (8%). 20%
14% 15%
0, (+]
15% , 12%
Over a quarter of renter households (27%) in 11%
0,
the District (1,610 households) are in core 10% 6% 6%
housing need up from 24% in 2006, 5% 3% 3% 3% 3%
representing an increase of 365 new renter 0% .. ..
households in core housing need. By Owner Renter Owner Renter
comparison only 6% of owner households 2006 2016

(1,500 households) are in core housing need,
an increase of about 40 households between
2006 and 2016. Across Metro Vancouver, 31% M Extreme Core Housing Need
of renter households and 11% of ownership W Total Core Housing Need
households in Metro Vancouver are in core

B In Core Housing Need (excl. Extreme Core Housing Need)

2 Data is not made available by BC Housing for the City and District separately.
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housing need. In order to understand which groups are likely to be most in need of housing support it is

useful to understand which renters are in core housing need:

o 47% of senior-led households (the largest age group experiencing core housing need)

o 42% of recent immigrants and 34% of all immigrants
o 40% of one-person households
e 37% of lone-parents

e 31% of households where one or more person has an activity limitation

e 28% of Indigenous renter households

Non-Market and Market Rental Housing Needs

There is currently a waitlist of 768 households seeking affordable housing, and an estimated 1,678

renter households in core housing need.

By 2031, there will be a projected 2,096 households in core housing need unless there is the
development of new affordable housing to meet both existing demand and new demand.

Additionally, between 2021 and 2031 there will be a need for a minimum of 1,135 low-end of market
and market rental units to support household growth in the community.

Homelessness

A total of 121 individuals on the North Shore were identified
in 2020 during the regional Point-in-Time count as absolutely
homeless or sheltered homeless during this period. An
extended count was conducted on the North Shore, and
identified a 75% higher number of individuals experiencing
homelessness (212) with the extended methodology.

Stakeholders have reported a growing population of low-
income individuals who cannot afford housing and instances
of hidden homelessness (e.g. couch surfing, sleeping in
vehicles). Stakeholders noted that the District has slightly older
homeless population and that there is a missing story of those
individuals who are precariously housed or living outside —
who are often difficult to capture in point-in-time counts.

Housing Needs for Homeless Individuals

Figure ES 14: Homelessness on the North Shore, 2020

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%

0%

121

146 212

20 31 42
17% 21% 20%
PiT Count Extended PiT  Combined Total
Count

® Unsure/No Answer/Not Surveyed
H Non-Indigenous

B Indigenous

While there were about 212 individuals who were visibly homeless counted on the North Shore in 2020,
we estimate that there may be about 100 people in the District of North Vancouver specifically, and as
many as about 200 individuals experiencing hidden homelessness in the District as of 2020.

District of North Vancouver Housing Needs Report — Draft

39

10



Emerging Housing Issues

Housing affordability was a concern across stakeholders, with particular mention of Indigenous persons,
new immigrants, and persons with disabilities. This is born out by core housing need figures, which show
these groups are more likely to experience core housing need.

SENIORS

Senior-led (65+) renter households are the largest age group in the District in core housing need, with 47%
of households being in core household need. Additionally, as the population ages, a range of additional
housing supports, both market and non-market, will be required to support this demographic group. These
options include smaller forms of housing to allow downsizing, more affordable rentals for seniors, and more
care supports.

IMMIGRANTS

Immigrants, particularly recent immigrants, experience core housing need at higher rates than non-
immigrant households. These households may also have different housing requirements, such larger homes
to accommodate intergenerational households, or may be best served when integration services are easily
available either in the housing, or nearby.

FAMILIES

There is a need for more affordable options for families — single-detached homes are largely unattainable
in both the home ownership and rental market. The need for both affordable ownership and affordable
rental options is apparent from both the affordability analysis and engagement with key stakeholders and
partners.

HOUSING FOR INDIVIDUALS EXPERIENCING HOMELESSNESS

The number of individuals experiencing homelessness has increased throughout the North Shore. There is
an urgent need for housing options to accommodate these individuals and their range of needs — of
particular note, youth, women fleeing violence, and seniors.

ACCESSIBLE HOUSING

Stakeholders noted that more accessible housing options need to be developed throughout the District.
Accessible units along the housing continuum are needed to meet the diverse needs of persons with
accessibility and mobility challenges.

Housing options are needed for people with disabilities, including options that are affordable for those on
Disability Assistance with a range of supports for individuals who require it.

INDIGENOUS HOUSEHOLDS

Indigenous persons are in a greater housing crisis per capita than the rest of the population and make up
the majority of those who experience homelessness, both regionally and on the North Shore. Additional

District of North Vancouver Housing Needs Report — Draft
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non-market housing options are needed as low-end market housing can often be out of reach for very low-
income Indigenous households. Both Tsleil-Waututh Nation and Squamish Nation noted that with the
limited housing stock on-reserve, their members are forced to live with multiple roommates in one- or two-
bedroom apartments, often far away from transit-oriented centres.
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1 ABOUT THIS REPORT

1.1 Background and Purpose of the Report

In 2019, the Government of BC introduced changes to the Local Government Act requiring municipalities
to complete housing needs reports to help better understand current and future housing needs and to
inform plans and policies. Following completion of their first report, municipalities are required to update
their housing needs reports every five years.

The housing needs reports regulations require local governments to collect approximately 50 distinct kinds
of data about current and projected population, household income, significant economic sectors, and
currently available and anticipated units. The Government of BC made much of this data available through
its data catalogue.? A summary of housing needs report requirements and all the collected data can be
found in Appendix A.

This Housing Needs Report was prepared for the District of North Vancouver (the District) to better
understand trends, needs, and directions across the housing continuum. This report will provide evidence
that supports policy updates, decision-making on priority housing types, and growth within the District. The
Report includes all the information required by the province, including:

e Housing units required currently and over the next five years
e Number of households in core housing need
e Statements about key areas of local need

In addition to these provincial requirements, this report includes the following items, intended to provide
a comprehensive picture of housing in the District of North Vancouver:

e A wide range of other data that provides important context and insight into housing needs in the
District (e.g. Canada Mortgage and Housing Corporation, BC Housing, BC Assessment, and
Granicus).

e Comparison of the District’s demographics and housing trends to neighbouring communities in
Metro Vancouver, to the region as a whole (Metro Vancouver), and to the province (BC), to provide
information and context.

e Stakeholder engagement on housing needs, including interviews and focus groups, as well as
interviews with people with lived experience of housing vulnerability.

e Detailed core housing need data from 2016 by demographics (seniors, households with children,
Indigenous households, immigrant households, age of primary household maintainer).

Development data from the District.

3 Government of BC, Housing Needs Report Data Catalogue: https://catalogue.data.gov.bc.ca/group/housing-needs-
reports
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1.2 The Housing Continuum

The housing continuum is a way to visually show the various Figure 1: Housing Continuum

types of housing that can exist in a community (Figure 1). DNV HOUSING
Increasing housing choices across the continuum to meet the
diverse needs of residents is a key objective of the District’s
Official Community Plan, as well as the Rental and Affordable

Safe Houses

Emergency Housing

SUPPORTIVE
Housing Strategy. Transition and Recovery Housing

Seniors Care and Disability Care
Subsidized Rental

SOCIAL Ownership — Co-op

Ownership — Co-housing

There continues to be a pressing need to understand housing
needs across the housing continuum, now and into the future,
related to affordability, accessibility, types of units, support
structures and services, and more.

SOCIAL AND SUP

Affordable Home Ownership

1.3 The District’s Work To-Date

Seniors Care and Disability Care
Maintaining a healthy, diverse, and vibrant community by
providing more diverse and affordable housing choices for
people of different ages, incomes, and family sizes is a key

RENTAL Coach Houses

Secondary Suites

objective of the District’s Official Community Plan. To-date, the Multifamily
District has completed the following initiatives that advance this P —
goal: Townhouses
e Rental and Affordable Housing Strategy Duplexes, Triplexes, etc.
e Rental, Social, and Affordable Housing Task Force Row House

Single-Family Detached

e Residential Tenant Relocation Assistance Policy

e  Official Community Plan Housing White Paper

e  Official Community Plan Action Plan

e North Shore Homelessness Action Initiative

e Accessible Design Policy for Multi-Family Housing

The District’s Housing Needs Report work has been informed by these initiatives and will supplement the
work that has already been completed to-date on this critical issue.

1.4 Equity, Inclusion, and Our Approach

The District’s OCP Action Plan was developed with a Social Equity implementation lens in order to embed
social equity considerations into District decision-making and achieve the OCP’s goal to “foster a safe,
socially inclusive and supportive community that enhances the health and well-being of all residents.” The
District’s Housing Needs Report approach follows from this work.
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Principles of inclusion and equity guided each of the engagement opportunities. The intent of the various
engagement methods was tolearn about the housing needs of individuals of all ages and life
circumstances, with a particular focus on community members who are struggling or unable to meet their
housing needs independently or through options available in the housing market. Generally, equity-seeking
groups are people who have been systemically disadvantaged and excluded. These groups may face extra
barriers in accessing affordable, suitable, and adequate housing. Considering equity throughout the process
is one way of ensuring these groups benefit from housing policies, programs, services, or initiatives, from
which they may otherwise be excluded.

To achieve this, engagement methods and materials were developed with equity and inclusion in mind —
specific engagement was done with persons with lived experiences who may be difficult to reach through
broader engagement methods (e.g. newcomers, individuals with disabilities, single parents, and youth
aging out of care). At each stage of the engagement process we asked: “Who will benefit from this process,
and how?” and “Who might not benefit from this process, and why?” and then worked to
address any gaps.

1.5 Municipal Roles in Housing Delivery

Many actors are involved in delivering housing solutions that meet needs across the housing continuum.
The figure below identifies the primary roles of different agencies and organizations in housing delivery.

Figure 2: Municipal Roles in Housing Delivery

Monitor, Operate
Facilitate researcr{ Educate Build affordable
Organizations and Incentivize  Invest & Partner and affordable  housing and
re i
gulate —— advocate housing support
services
Local
governments
Non-profits &
other

community-
serving
organizations

Developers &
builders
Senior

government

Indigenous
governments
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In 2021, the District adopted the Targeted Official Community Plan Review Action Plan: 2021-2030 to work
towards achieving the vision in the 2011 Official Community Plan (OCP). The OCP envisions a community
that is sustainable, inclusive, resilient, and vibrant. In the OCP and the Action Plan, there are specific goals
and actions identified for the District to take to address the limited variety of housing stock available. This
Housing Needs Report builds upon the analysis and engagement conducted to develop the Action Plan and
fulfills the District’s legislative requirement to provide information on housing needs across the housing
continuum, including an estimate of the number and size of housing units required to address existing
demand and future growth over the next five years. By providing this information and identifying key areas
of need, the District will be supporting the efforts of all those who have a role in addressing housing issues.

1.6 Data Notes and Limitations

There are limitations to the data used in this report. Limitations that may affect interpretation of the data
presented in this report are described here. Additional notes relating to the data presented in this report
are also described.

CENSUS REPORTING PERIODS

Housing Needs Reports are required to report on the previous three census periods. At the time of
completing this report, 2006, 2011, and 2016 Statistics Canada Census results were three most recent years
available.

DIFFERENT CENSUS DATASETS

This report refers to both the standard Census Profile from Statistics Canada and a custom data set that
was prepared by Statistics Canada for the purpose of Housing Needs Reports. The custom data set provides
some information not available in the Census Profiles and is available publicly through the province.* It is
based on a 25% sample. It also differs slightly from the Census Profiles as it only reports on private
households and excludes those living in institutions or any form of collective dwelling. Both the Census
Profiles and the custom data set are used and are referenced in this report, with the Census Profile being
used as the baseline, unless specific indicators are not available through it. Data sources are identified
below each figure in the report.

AGE OF DATA

The most recent national census was completed in 2016 and is now several years old. While it provides
important demographic and housing information, it does not capture more recent trends. Other, more
recent sources of data (e.g. unemployment rates from Statistics Canada’s Labour Force Survey) are used
where possible and quantitative data is supplemented with stakeholder engagement which provides insight
into emerging trends. The District’s Pace of Development data has been used to supplement how the
District’s housing stock changed and is estimated to change. The next national census has been completed
for 2021 and results will begin to become available in 2022.

4 https://catalogue.data.gov.bc.ca/group/housing-needs-reports
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RANDOM ROUNDING

In order to maintain confidentiality, Statistics Canada randomly rounds census counts either up or down to
a multiple of ‘5" or “10.” This means that some data provided by Statistics Canada when summed or grouped
may not match the sum of the individual values, since totals and individual values are rounded
independently. Similarly, percentages may not add up to 100% as they are calculated based on randomly
rounded data.

2011 NATIONAL HOUSEHOLD SURVEY

The 2011 National Household Survey (NHS) was voluntary for the mandatory long-form census (which was
not used in 2011 but returned in 2016). The NHS included all relevant housing and household income
guestions in 2011. However, the NHS also had a lower response rate than the long-form Census used in
2006 because of its voluntary nature. Because of this, data from the 2011 NHS is of a lower quality than
census data. In particular, this adversely impacted income data, and any comparisons between 2006 and
2016 Census income data and 2011 NHS income should be viewed with caution; overall income trends
between 2006 and 2016 are therefore a more reliable indicator of future income direction than 5-year
trends. Income was most likely to be skewed because low-income households

PROJECTIONS

The projections contained in this report offer possible scenarios and should be used with caution. The
projections developed in this report use Metro Vancouver 2050 population projections, and align as closely
as possible with their unit estimates, while offering additional demographic dimensions including age of
primary household maintainers, tenure, and household type. As with any projections, these figures are
based on historical growth trends, and local conditions such as changes to immigration patterns, decisions
on growth and density, and market forces can impact the nature of the projections and the direction of
growth in a community. Wherever possible, the use of these projections should be informed by an
understanding of the context within the District of North Vancouver and Metro Vancouver.

Covip-19

Most of the statistical data reported in this document was collected prior to COVID-19 and may not entirely
reflect current housing trends. The findings consider both available data, preliminary findings on research
on COVID-19 implications on the housing system, and what was heard from stakeholders during
engagement about the on-the-ground implications. For example, the recent trend towards needing dens
or flex spaces to use as home offices or hybrid work locations has been acknowledged in the projections.
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2 DEMOGRAPHIC AND ECONOMIC PROFILE

2.1 Demographic Trends

2.1.1 Population

The population of the District of North Vancouver (the District) grew from 82,562 in 2006 to 85,935 in 2016.
The District’s growth rate for this period was 4.1%, compared to Metro Vancouver at 16.4%, the City of
North Vancouver at 17.1%, and the District of West Vancouver at 0.8%.

Figure 3: Population, District of North Vancouver, City of North VVancouver, District of West Vancouver, and Metro Vancouver,
2006-2016
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Source: Statistics Canada Census Program, Census Profiles 2006, 2011, 2016

Population Growth: What is happening in the region? BC Stats vs. Statistics Canada

While the region as a whole is growing rapidly, the District of It is important to note that there are

North Vancouver appears to be growing much more slowly. differences between Statistics Canada’s Census
Further, the majority of the population growth on the North data and population estimate and projection
Shore is driven by growth in the City of North Vancouver. data provided by BC Stats. The Statistics

Canada Census is generally recognized as an

Despite being the municipality with the largest population undercount; this undercount is accounted for
on the North Shore, only 29% of the population growth in BC Stats population estimates. As such,
occurred in the District between 2006 and 2016, compared there is often a noticeable difference (increase
to the City of North Vancouver, which accounted for about of ~5-10%) between Census population figures
68% of growth. The District of West Vancouver saw only 3% and BC Stats figures. In 2016, BC Stats

of the North Shore’s population growth. estimates the District’s population was 89,763.
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2.1.2 Age

The District’s age distribution has been fairly stable across working-age residents (25-64) between 2006
and 2016. Proportionally, there are more children and teenagers than in the region as a whole, which
indicates that the District has more family-oriented households. The share of adults aged 25-44 has
decreased from 24% in 2006 to 21% in 2016, representing a decline of approximately 1,450 people in this
age group. Seniors (65+) have increased within the District from 14% in 2006 to 17% in 2016, consistent
with overall aging trends in the region and in the province. Young adults (20-24) have remained a small, but
consistent proportion of the overall population since 2006. The median age in the District is higher than
the region across both owners and renters at 46.0 and 35.7 years respectively.

Figure 4: Population by Age Group in District of North Vancouver and Metro Vancouver, 2016
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What does this mean?

Figure 5 shows an increasing proportion of the population is older adults,
while middle-aged adults have stayed relatively static. However, the
proportion of younger adults (aged 25-44) is decreasing as a share of the
population. This supports anecdotal concerns that younger adults and young
families are finding it challenging to move to the District of North Vancouver
and may indicate that younger adults are unable to move into the District at a
rate which replaces those younger adults who are aging.
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Figure 5: Population by Age Group in District of North Vancouver, 2006-2016
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Figure 6: Median Age by Tenure, District of North Vancouver and Metro Vancouver, 2016
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2.1.3 Migration

The District has a higher proportion of migrants from within BC and elsewhere in Canada than the region;
whereas the proportion of external migrants (from outside of Canada) moving to the District is lower than
the region.

On the North Shore, the District of North Vancouver and the City are quite similar in terms of where
newcomers are coming from, while the District of West Vancouver has a higher proportion of newcomers
from outside of Canada.

Figure 7: 1-Year Ago Mobility Status, North Shore Communities and Metro Vancouver, 2015-2016
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Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal Affairs and Housing

The District remains an attractive place for people to move to from other parts of BC, Canada, and abroad.
This has implications on housing demands in the region as represented by mobility to the District.

2.1.4 Households

Between 2006 and 2016, the number of occupied private households in the District of North Vancouver
grew by 4.6%, from 29,745 to 31,115 private households. Occupied private households in Metro Vancouver
grew at a rate of 17.5%, meaning the District of North Vancouver grew at about a quarter of the regional
growth rate. In 2020, Metro Vancouver’s population and household figures estimated that there were
32,882 occupied private households in the District of North Vancouver.
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Figure 8: Occupied Private Households, District of North Vancouver and Metro Vancouver, 2006-2016
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Between 2006 and 2016, the average household size in the District declined from an average of 2.8
individuals per household to 2.7 individuals per household.

Figure 9: Average Household Size Private Households, District of North Vancouver and Metro Vancouver, 2006-2016
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Source: Statistics Canada Census Program, Census Profiles 2006, 2011, 2016

Despite declining average household sizes, approximately half (48%) of the District’s households had three
or more people in 2016. This indicates that despite a reduction in the proportion of younger adults, the
District generally remains a family-oriented community.

What does this mean?

Declining household sizes are typically indicative of an aging population. This is typically
accompanied by the departure of children from the household. As the population ages, we can
expect to see further reductions in household size, which may also point to the need for greater
flexibility in housing options for older adults, which remains a local, regional, and provincial issue.
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Figure 10: Households by Size, District of North Vancouver and Metro Vancouver, 2016°
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From 2006 to 2016, the number of smaller households (one, two, and three-persons) grew in terms of total
number of households, but stayed relatively consistent in terms of share of overall households by size, with
one-person households increasing their share by a total of 1%. Larger households (four persons and five or
more persons) each declined by 1%.

Figure 11: Households by Size, District of North Vancouver, 2006-2016
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° Note that not all figures may add to 100% due to the Statistics Canada rounding algorithm. See Section 1.6 for
further discussion.
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2.1.5 Tenure

Of the approximately 31,000 households in the District, about one in five (21%) are renters, while about
four out of five (79%) are owners. This is a lower proportion of renters than seen regionally, but this aligns
with the fact that the District has predominantly detached housing stock (see section 3.1).

Figure 12: Household by Tenure, District of North Vancouver and Metro Vancouver, 2016
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As of 2016, 37% of renter households in the District were comprised of individuals living alone or with
roommates, the largest group of renters by household type. The majority of these households (88%) are one-
person households. The second largest group of renters is couples with children (27%), followed by couples
without children (15%) and lone-parent families (15%). Individuals living alone or with roommates and lone-
parent families are often more vulnerable to affordability issues due to the lack of a potential second income.

Figure 13: Household Type by Renter Households, District of North Vancouver, 2016°
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Source: Statistics Canada, 2016 Census of Population, Statistics Canada Catalogue no. 98-400-X2016227.

5 For complete definitions of households by type see the Glossary at the end of this report.
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Over the last three Census periods, the proportion of renters and owners has seen a moderate increase in
renter households from about 18% of all households to 21% of all households. This represents an increase
of 1,170 new renter households between 2006 and 2016 out of a total of 1,370 new households. This
means that renters accounted for 85% of new households in the District between 2006 and 2016.

Figure 14: Proportion of Renter Households by Private Households, District of North Vancouver and Metro Vancouver, 2006-2016
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Source: Statistics Canada Census Program, Census Profiles 2006, 2011, 2016
2.2 Economy

2.2.1 Household Income

What does this mean?

Most of the growth in the
District has occurred in renter
households, which
underscores the importance
of facilitating the
development of new rental
options for households in the
District, in order to ensure
security of tenure. In order to
maintain this growth it
highlights the need to support
more rental development.

Between 2006 and 2016, median household income in the District
increased by 14% (in 2015 constant dollars), compared with an 11%
increase regionally. However, both regionally and within the District, the
median income for renter households is significantly lower than for
owner households. Regionally, owners have a median income that is
about 84% higher than renters. In the District, owners have a median
income 101% higher than renters. Both owners and renters in the District
have a higher median income than the respective regional median
incomes.

What does this mean?

While this difference between
renter and owner income is not
unusual in Metro Vancouver, it
does highlight the stark income
gap between households in
these different forms of tenure.
It also highlights the vulnerability
of renters to fluctuations in the
cost of rental and means that
renter households typically have
far fewer affordable housing
options than owner households.
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Figure 15: Median Household Income (Constant 2015 Dollars) in District of North Vancouver and Metro Vancouver, Before Tax,
2006-2016
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Figure 16: Median Household Income by Tenure, Private Households, District of North Vancouver and Metro Viancouver, 2016
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Figure 17 further highlights the differences in income between renters and owners. While nearly half of all
owner households (48%) earn $125,000 or more annually, only 16% of renters are in this same income
group. Less than a quarter of owners (22%) earn less than $60,000 annually, while half of renters are in this
income group, and fully 35% of renters earn less than $40,000 per year.
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Figure 17: Household Income by Tenure, Private Households, District of North Vancouver, 2016
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Income is variable depending on household type, with one of the most important influences being whether
a family has the potential for dual incomes, or whether a household only has a single income-earner. In
2016, couples with children tended to be the highest income earners (excluding ‘Other Census Families’
which represent a relatively small number of households), as they usually represent mid- to late-career
income earners. Couples with children had a median income of nearly $156,000 in 2016. Couples without
children are primarily composed of older adults who may be late in their career or retired,” which is why
income is typically lower than couples with children. Couples without children in the District had a median
income of about $103,000 in 2016.

Single-earning households such as lone-parents and non-census family households (typically composed
primarily of individuals living alone) have significantly lower median incomes. Male and female lone-parent
families had median incomes in 2016 of about $87,000 and $63,000 annually respectively, while non-
census families had a median income of about $47,000.

7 As of 2016, 50% of all households in this category were 65 years or older, with an additional 27% aged 55 to 64
years of age (Source: Statistics Canada, 2016 Census of Population, Statistics Canada Catalogue no. 98-400-
X2016227)
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Figure 18: Median Household Income by Economic Family, District of North Vancouver and Metro
Vancouver, 2016
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2.2.2 Employment and Industry

In 2016, professional, scientific, and technical services represented the largest
proportion of the labour force, followed by health care and social assistance and
retail trade for the top three employers by industry type.

Table 1: Labour force by industry, District of North Vancouver, 2016

Professional, scientific, and technical services 14%
Health care and social assistance 10%
Retail trade 10%
Educational services 9%
Accommodation and food services 7%
Construction 6%
Manufacturing 1%
Other® 23%

Source: Statistics Canada Census Program, Census Profiles 2016

What does this mean?

The income disparity
between single income and
dual income households
further highlights potential
inequities in accessing
affordable housing. Given
that single-income families
will likely rarely have the
earning potential of a dual
income family, creating
housing options that
support these households
as both owners and renters
becomes an important
planning consideration.

Further, the discrepancy
between female and male-
led lone-parent families
highlights ongoing gender
inequities present in the
District, the region, and
even provincially and
nationally.

8 Other includes the following categories: Other services (except public administration); Administrative and support,
waste management and remediation services; Wholesale trade; Arts, entertainment and recreation; Transportation
and warehousing; Real estate and rental and leasing; Utilities; Mining, quarrying, and oil and gas extraction;

Management of companies and enterprises; and Agriculture, forestry, fishing and hunting.

District of North Vancouver Housing Needs Report — Draft

57

28




In 2016, more than three-quarters (76%) of working individuals in the District commuted outside the
District, compared to 54% regionally who commuted outside their municipality (i.e., Census subdivision).®
However, given working from home trends resulting from the COVID-19 pandemic, these figures may
change significantly in the 2021 Census and it remains to be seen how commuting trends will be impacted
after the pandemic ends.

Figure 19: Commuting Destination, District of North Vancouver and Metro Vancouver, 2016
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Source: Statistics Canada Census Program, Census Profiles 2016

Between 2006 and 2016, participation rates, the share of working-age individuals working or looking for work,
in the District have remained constant between 67-68%, slightly higher than the region (between 66-67%).

Unemployment in the District has remained slightly lower than in the region across the last three census
periods (between 5-6% compared to 6-7%). However, COVID-19 has had a significant impact on
unemployment and will likely continue to do so in the near future. Looking at regional trends in the
Vancouver CMA, unemployment rose significantly from 4.6% to 9.2% between 2019 and 2020, a doubling
of the unemployment rate. It is uncertain what long-term impacts the COVID-19 pandemic will have. Prior
to COVID-19, the District’s unemployment rates were slightly lower than the region.

9 Census subdivision refers to municipal boundaries, while Census division refers to the Metro Vancouver region. For
complete definitions of these terms please see the Glossary.
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Figure 20: Unemployment Rates, Vancouver CMA19, 2016-2020
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2.2.3 Educational Institutions

As of August
2021, WorkBC
reported an
unemployment
rate of 7.2% in
Vancouver.

Enrolment of domestic (Canadian) full-time students at Capilano University has been declining steadily from
the 2012/13 fiscal year onwards. However, year-over-year international student enrolments were
increasing prior to the pandemic.’* As of 2019, Capilano University supplies 297 beds to students, which
serves approximately 5.8% of the student enrolments. Capilano University has reported seeing a slight
increase in domestic full-time equivalent students (FTEs) over the last academic year (2020-2021). It is

anticipated that domestic FTEs will continue to increase over the coming years.

Recently, the District has approved the development permit for an additional 360 beds to be constructed

at Capilano University for student housing.*?

Figure 21: Post-Secondary Full-Time Equivalent Enrolment at Capilano University, Fiscal Year 2009/10-2019/20
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Source: BC Ministry of Advanced Education and Skills Training, Post-Secondary Finance Branch

*Note: Fiscal year is from April 1 to March 31

What does this mean?

While the number of
domestic full-time
equivalent students has
declined since 2012/13,
international enrolments,
who also need housing,
were increasing prior to
the pandemic.

10 A census metropolitan area (CMA) is a large population centre (known as core) together with adjacent fringe and rural
areas that have a high degree of social and economic integration with the cores. A CMA has a population of at least 100,000.
' Source: Correspondence with Director of Strategy and Analytics, Capilano University. September 8, 2021.

12 District of North Vancouver, 2055 Purcell Way, June 2021 2055 Purcell Way (Capilano University on-campus

student housing) | District of North Vancouver (dnv.org)
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2.3 Equity-Seeking Populations

The District’s OCP Action Plan directs that social equity considerations be embedded into decision-making.
COVID-19 has exacerbated existing challenges for equity-seeking populations and impacted the ability to
maintain or seek culturally appropriate housing.'® The following section has been developed to highlight
these groups in the District.

2.3.1 First Nations, Métis, and Inuit Residents

As of 2016, there were 1,360 District residents who self-identify as having Indigenous ancestry (1.6% of
District residents).

Figure 22: Individuals who Self-Identify as having Indigenous Ancestry, District of North Vancouver, 2016
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Source: Statistics Canada Census Program, Census Profile 2016

13 BC Housing, Impacts of COVID-19 on Equity-Seeking Populations, June 2021 Building Knowledge: Student
Research Series - Impacts of COVID-19 on Equity-Seeking Populations (bchousing.org)
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2.3.2 Visible Minorities

About a quarter of the District’s population identified as a visible minority in 2016 (25.6%). The largest
groups include residents who identify as Chinese (6.9%), West Asian (6.5%), or South Asian (3.6%).

Figure 23: Visible Minority Identity in Private Households, District of North Vancouver and Metro Vancouver, 2016
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Source: Statistics Canada Census Program, Census Profile 2016
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3 HOUSING PROFILE

3.1 Dwe”mg Units What does this mean?

In 2016, housing stock in the District was | Growth in the District between 2006 and 2016 was
comprised of primarily single-family housing | primarily driven by renters, rather than owners. Single-
(52%) with fewer small and large apartment | detached housing in the District is unaffordable for
buildings proportionally than the region asa | many renter households. This means that as the
whole, with a total of 31,115 housing units in | pistrict continues to grow, providing a greater diversity
the District. of options for renters through diverse forms of housing
will be key to the District’s continued growth.

Figure 24: Occupied Dwellings by Structure Type, District of North Vancouver and Metro Vancouver, 2016
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that has five or more duplex that has fewer than five
storeys storeys

M District of North Vancouver B Metro Vancouver

Source: Statistics Canada Census Program, Census Profiles 2016

Between 2006 and 2016, single family stock declined both in terms of its proportion of total stock (from
57%to 52%), but also in terms of actual units (from 16,955 to 16,200). This trend has continued since 2016.

The District’s GIS data for 2016 shows a larger percentage of detached housing (67%) than the Census data,
but it also shows the trend towards a lower share of single-detached housing. (These differences may be
largely attributed to data groupings and methodology).
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Figure 25: Dwellings by Structure Type, District of North Vancouver, 2006-2016
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Source: Statistics Canada Census Program, Census Profiles 2016

The District’s 2020 Pace of Development Update indicates a strong demand for market housing in both
owners and renters. Between 2011 and the end of 2020, the District has approved 3,950 market housing
ownership, and 1,014 market housing rental units. This represents an 81% increase in the number of market
rental housing units in the District in those nine years.

Table 2: Pace of Development Housing Development in the District of North Vancouver, 2011 to 2020

Market Social Market Social Market Social Supportive
Housing - Housing-  Housing- Housing- Housing- Housing - Housing
Ownership = Ownership Rental Rental Care Care
2011 6,431 - 1,259 643 328 279 50
Approvals to 2011 to 2020 3,950 - 1,014 324 61 163 18
In-Stream 1,764 14 1,402 382 - - -
Remaining Estimated Demand 3,320 - 586 676 139 137 197
2030 Estimated Demand 13,701 - 2,859 1,643 528 579 265

Source: District of North Vancouver Pace of Development Update, 2020

Figure 25, Figure 26, and Figure 27, show the characteristics of households that live in different dwelling
structures in the District. Higher-density forms (e.g. apartments) are more commonly occupied by smaller
households like one-person households and non-census families (individuals living alone). Lower density
forms (e.g. single-detached house, row house) are more likely to be occupied by two or more person
households, couples with and without children, and other family types (multigenerational homes).

The type of housing occupied changes as the primary household maintainer age increases: higher-density
forms are more commonly occupied by younger households, while lower-density forms are more
commonly occupied by older households. However, this trend fluctuates in 75+ households.
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Figure 26: Housing Structure by Household Size, District of North Vancouver, 2016
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Figure 27: Housing Structure by Family Type, District of North Vancouver, 2016
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Figure 28: Housing Structure by Age of Primary Household Maintainer, District of North Vancouver, 2016
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Housing stock in the District tends toward larger types than is typical in the region; this corresponds with
the greater proportion of single-family dwellings in the District.

Figure 29: Dwellings by Number of Bedrooms, Private Households, District of North Vancouver

and Metro Vancouver, 2016
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What does this mean?

Homes in the District tend to be
larger than homes in the region as
a whole. However, the population
is aging and household sizes are
decreasing. At the same time,
while about half of all households
are families, 70% of homes have
three or more bedrooms.

These larger homes may be ill-
suited in the long-term to an aging
population. As older adults age
they may be less able to care for a
large property and need a greater
diversity of housing options to
support aging in place.
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Unoccupied units in the District represented 4.6% of the housing stock, compared to 6.5% in Metro
Vancouver. Units may be unoccupied because they are in the process of changing hands, under renovation,
are second homes, or are in the short-term rental market (although short-term rentals are not currently
legal in the District).

Table 3: Number and Share of Occupied and Unoccupied Dwellings, District of North Vancouver and Metro Vancouver, 2016

Total Private Private Dwellings Occupied by Usual Unoccupied Unoccupied
Dwellings Residents Dwellings Dwellings
District of North 32,624 31,116 1,508 4.6%
Vancouver
Metro Vancouver 1,027,613 960,894 66,719 6.5%

Source: Statistics Canada Census Program, Census Profiles 2016

3.1.1 Period of Construction

As of 2016, 63% of the District’s stock was built prior in 1980 or before, and 87% was built in 2000 or before.
The District’s largely single-family home residential environment is consistent with the age of the housing
stock and reflects that much of the District was developed prior to 1980, particularly between 1961 and
1980.

Figure 30: Dwellings by Period of Construction, District of North Vancouver and Metro Vancouver, 2016
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3.2 Homeownership Market

Between 2006 and 2016, the average sale
value of a home increased by 89% in the
District, whereas the median income
increased by only 14%. Between 2006 and
2020, the average sale value increased by
$773,101, or 139%.

What does this mean?

While incomes are increasing in the District, the cost
of housing has outpaced this growth by a considerable
amount. Over the long-term, ongoing increases in
home values may continue to adversely impact the
ability of younger households or newcomers to the
region to be able to purchase in the District.

Figure 31: Average Sale Prices, District of North Vancouver, 2006-2020

$1,600,000
$1,400,000
$1,200,000
$1,000,000
$800,000
$600,000

555,132

$400,000
$200,000
$0

$1,328,233

$1,051,146

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Source: BC Assessment

Figure 32: Average Assessed Values, District of North Vancouver, 2006-2020
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The cost of housing can range significantly within the District, depending on housing type. An average
apartment (i.e., condominium) sold for approximately $797,000 in 2020, while the average dwelling with a
suite sold for $2.05 million. The cost of all forms of housing in the District has increased; however, multi-

District of North Vancouver Housing Needs Report — Draft
38

67




family housing continues to have the lowest sales prices in the District and therefore remains the most
affordable type of housing to purchase.

What does this mean?

While ownership of a condominium or townhouse may still remain out of reach for low-income
families in the District, they may be an attainable form of housing for moderate- to middle-income
earners (e.g. including those buying into the market for the first time.)

Although homeownership costs have been rising for many years, across the region and much of the
province there has been a more pronounced pattern of increasing home ownership costs starting in
2014/15. However, we also saw a modest decline in the cost of home ownership around 2018, which
may reflect the impact of tighter senior government regulations, including the speculation tax
provincially, and stricter mortgage stress testing federally. However, Figure 31 shows sales prices
beginning to increase again, which may be attributable to the heated housing market during COVID.

Increases in sales prices from 2006 to 2020 as follows:

e Single Family, +$972,865; +145%

e Dwelling with Suite, +51,434,008; +233%

e Duplex, Triplex, Fourplex, etc., +$1,089,860; +239%
e Row Housing, +$672,400; +155%

e Apartment, +5503,644; +172%

Figure 33: Average Sale Prices by Dwelling Type, District of North Vancouver, 2006-2020
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Source: BC Assessment

Increases in assessed prices from 2006 to 2020 as follows:

e Single Family, +$919,768; +139%

e Dwelling with Suite, +5954,386; +120%

e Duplex, Triplex, Fourplex, etc., +$690,889; +169%
e Row Housing, +5490,483; +112%

e Apartment, +$338,386; +116%

Figure 34: Average Assessed Values by Dwelling Type, District of North Vancouver, 2006-2020
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3.3 Rental Housing Stock

Rental housing stock is often divided into two categories: the primary rental market and the secondary
rental market. Primary rental refers to purpose-built rental housing: units which have been built for the
primary purpose of renting. These units typically have not been stratified and cannot be sold individually.
Generally, purpose-built rental housing is considered a more stable and affordable form of rental housing.

Secondary rental refers to units that are individually owned but rented to others. This may include
condominiums, townhouses, or single-family homes that are rented, as well as secondary suites. Secondary
rental units are considered to be less secure, as they may be sold by the owner at any time and/or removed
from the rental market.
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3.3.1 Primary Rental Market

The District has seen some increases in the number of primary
rental units (as tracked by CMHC) in recent years, with a total net
increase of about 250 units since 2005. This does not include non-
market housing units managed by non-profits (even if these units
have some component of near-market or market rental).
Additionally, CMHC’s survey does not always accurately reflect
newer builds as it may take time for their survey methodology to
identify new owners of purpose-built rental and have this reflected
in the methodology. This is reflective of a broader regional and
national trend, where new investments are being made in
purpose-built rental, after many years of relatively few new rental
housing starts. However, it should also be noted that in 2016 there
were 6,650 renter households in the District, and only 1,683 units
in the primary rental market, meaning that only 25% of renter
households in the District lived in purpose-built rentals. The

In April 2013, the District adopted
the Strata Rental Protection Policy.
This policy states that any rezoning
application providing 5 or more
strata-titled multi-family dwellings
should provide unrestricted
opportunity for an owner to rent
the unit. Since the policy came into
effect, Council has approved 2,762
market ownership units. These
units have the potential to be, or
may already be, in the secondary
rental market.

remaining 4,967 renter households (75%) occupied rental units in the secondary market, which includes
fee simple single-family homes, secondary suites, strata condominiums, and townhouses being rented out

by private owners.

Figure 35: Primary Rental Market Units by Number of Bedrooms, District of North Vancouver, 2005-2020
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3+ Bedrooms

Approximately one third of purpose-built rental units (31%) are 1-bedroom units, and about another third
are 2-bedroom units (32%). The remaining units are 3 or more bedroom units (approximately one-quarter)

and studio units (13%).

District of North Vancouver Housing Needs Report — Draft

70

41




Figure 36: Primary Rental Market Units by Number of Bedrooms, District of North Vancouver, 2020
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Nearly three-quarters (72%) of all purpose-built rentals in the District were built prior to 2000, and over
two-thirds (69%) were built prior to 1980. This is part of a larger trend of aging purpose-built rentals across

Metro Vancouver, British Columbia, and Canada.

Figure 37: Purpose Built Rental Units by Period of Construction, District of North Vancouver, 2020
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What does this mean?

Much of the stock of purpose-
built rental in the District (and
in fact regionally, provincially
and nationally) was built
between the 1960s and 1980s.
These units form the bulk of
affordable rentals in the
District. However, due to their
age, they are at risk of
redevelopment. Many
communities, including the
District, have policies to protect
or support the replacement of
affordable units with condition,
along with tenant protection
policies, to ensure that
redevelopment does not
adversely impact renters.
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Rental vacancy rates in the District have overall remained low across all bedroom types between 2005 and
2020: generally near or below 1% for bachelor and 1-bedroom units, and generally below 3% for 2- and 3+
bedroom units. A “healthy” vacancy rate is generally considered to be between 3% and 5%. Both 2- and 3-
bedroom units have exceed this threshold only twice since 2005: once in 2017 and again in 2020. As noted
above, in 2016 the primary rental market saw a substantial increase in 2-bedroom units which likely
contributed to this anomalous vacancy rate in 2017. Further, the COVID-19 pandemic temporarily reduced
rental demand across the region, partially due to fewer students and international workers moving to the
region, as well as unemployment impacting housing choices for many lower-income and younger
households. This has likely contributed to the increase in rental vacancy rates in 2020 and there are some
reports that rental prices have decreased. As of 2020, rental vacancy rates were between 2.1% and 3.8%
in the District depending on the size of bedroom, reflecting that there remains a strong regional demand
for rental housing despite COVID-19. This is part of a region-wide trend of vacancy rate increases in 2020.
However, the long-term impact of COVID-19 on the rental market is still uncertain.

Figure 38: Purpose Built Rental Vacancy Rates by Number of Bedrooms, District of North Vancouver, 2005-2020
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3.3.2 Short-Term Rentals

Due to COVID-19, the number of unique short-term rental units in the District has declined by 45% from its
peakin 2019 to 2021 (Figure 39). The majority (87%) of short-term rentals in the District comprise of single-
family homes, with 82% of rentals being partial homes. While short-term rentals are not legal at this time
in the District, policy regulations are under consideration.
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Figure 39: Short-Term Rentals, District of North Vancouver, 2017-2021
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Figure 40: Short-Term Rental Listing Type, District of North Vancouver, 2021

1%

12%

87%

m Single Family Home = Multi Family Home = Unknown Home Type

Source: Granicus, 2021

Figure 41: Short-Term Rental Listing Unit Type, District of Vancouver, 2021
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3.3.3 Non-Market Housing

In the District and City of North Vancouver, BC Housing operates a total of 2,835 non-market subsidized

units. Nearly half of these units are Community Housing* (45%). There are a few caveats to the BC Housing
data to note:

e There is often a misunderstanding that there is a ‘single centralised waitlist’ for applicants
requesting social housing, however, this is not the case. Depending on the type of housing an
applicant is requesting, and any additional support services they may require, there are several
avenues through which applicants may apply. One of these is BC Housing’s ‘The Housing Registry’.

e  Of the more than 800 non-profit or co-operative housing providers that BC Housing works with,
approximately 120 of them are members of the The Housing Registry.

e Non-members of The Housing Registry (e.g. private subsidized housing providers that operate
independently of BC Housing) manage their own lists.

Figure 42: Housing Units™ Subsidized by BC Housing, 2020*
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*The data includes non-market housing units where BC Housing has a financial relationship. There are other non-market housing
units in the community. Data includes both the City and District of North Vancouver.

**Includes both homeless housed in housing with supports and homeless rent supplements.

14 Community housing is defined as individuals in independent social housing. This consists of low-income individuals
and families and senior households.

15Data includes both District of North Vancouver and City of North Vancouver
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Overall, the BC Housing Registry Waitlist has proportionally remained the same in the City and District
between 2020 and 2021, with 46% of waitlist applicants looking for senior-specific housing. Between 2020
and 2021, the total number of applicants on the registry waitlist increased by 2% (+15). In 2020 there were
753 applicants on the waitlist versus 768 applicants in 2021.

Figure 43: BC Housing Registry Applicant Waitlist, 2020-2021
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BC Housing also has a Supportive Housing Registry and between 2015 and 2021 the waitlist for supportive
housing in the City and District of North Vancouver increased by 253%. Non-members of the BC Housing
Supportive Housing Registry maintain their own applicant waiting lists. It should be noted that the District
is currently working with BC Housing and RainCity Housing to develop the West 16™ Street supportive
housing for women and women-led households experiencing or at risk of homelessness, which will provide
60 units of supportive housing.

Figure 44: BC Housing Supportive Housing Registry Applicant Waitlist, 2015-2021

60 53
50

40

30

20 15

10

31-Mar-15 31-Mar-16 31-Mar-17 31-Mar-18 31-Mar-19 31-Mar-20 31-Mar-21
Source: BC Housing Research and Planning Department, 2021

District of North Vancouver Housing Needs Report — Draft
46
75



The total number of non-market housing units in the District has increased by 10% (+126) beds/units
between 2011 (1,315) and 2020 (1,441). Most notably, transition and recovery housing has doubled from
28 beds in 2011 to 56 beds in 2020, five emergency housing beds were established, and there were slight
increases to the number of seniors and disability care beds and subsidized rental units. The proportion of
seniors and disability care units and Co-op ownership units has declined slightly as the share of subsidized
rental units rose.

Figure 45: Non-Market Housing Units, District of North Vancouver, 2011 & 2020
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As of the end of 2020, the following has been approved by Council, but not yet built out:

e 150 new seniors care and disability care beds have been approved (and are under construction)
e 244 subsidized rental units have been approved (148 of which are under construction and 186 are
not yet under construction).

District of North Vancouver Housing Needs Report — Draft
47
76



3.4 Understanding Housing Need

3.4.1 Housing Indicators

There are three primary housing indicators used by Statistics Canada and CMHC in understanding housing
vulnerability in Canada. These are:

e Affordability: is a household paying 30% or more of its before tax income on shelter costs (including
rent, mortgage, property tax, utilities, etc.)?

e Suitability: does a household have enough bedrooms to meet the needs of household members?

e Adequacy: is the home in good repair?

The predominant housing issue faced by residents in both the District of North Vancouver and Metro
Vancouver is affordability. In the District, 19% percent of owners and 38% of renters currently pay more
than 30% of their income toward shelters costs, compared to 21% and 37% respectively in Metro
Vancouver. Rates of households, experiencing housing affordability issues are slightly higher in the City of
North Vancouver: 24% of owners and 41% of renters.

A significant proportion of renters in the District are also experiencing suitability issues (11%) and adequacy
issues (8%). The households represented in Figure 46 may be experiencing more than one of these issues.
Given the current housing crisis in the region, it is likely that suitability and adequacy issues are linked to
affordability: a household may be experiencing suitability and adequacy issues because affordable housing
is not more available, or they may be experiencing those issues alongside an affordability issue.

Figure 46: Housing Indicators of Household by Tenure, District of North Vancouver, City of North Vancouver, and Metro Vancouver,
2016
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District of North Vancouver City of North Vancouver Metro Vancouver

M Below the suitability standard (not suitable)
M Below the adequacy standard (major repairs needed)

H Below the affordability standard (Spending 30% or more of income on shelter costs but less than 100%)

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal Affairs and Housing
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3.4.2 Core Housing Need and Extreme Core Housing Need

Core housing need is a measure of the indicators above and whether households experiencing one or more
of those issues can reasonably afford an alternative housing option within their community. If they are
unable to, then they would be considered in core housing need. Households paying 50% or more of their
income towards shelter costs would be considered in extreme core housing need. Renters are much more
likely to experience core housing need: over a quarter of renter households (27%) in the District (1,610
households) are in core housing need, compared with 6% of owner households (1,500). By comparison 31%
of renter households and 11% of ownership households in Metro Vancouver are in core housing need.

Figure 47: Proportion of Core Housing Need Households by Tenure, District of North Vancouver, City of North Vancouver, and Metro
Vancouver, 2016
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15% 1,500 12% 10% 11% 12%
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Owner Renter Owner Renter Owner Renter
District of North Vancouver City of North Vancouver Metro Vancouver

B In Core Housing Need (excl. Extreme Core Housing Need)
B Extreme Core Housing Need

M Total Core Housing Need

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal Affairs and Housing

Between 2006 and 2016, the number of
households in core housing need has
increased in both owner and renter

What does this mean?

Core housing need is the primary measure of housing
vulnerability used in Canada. More than half (52%) of the
households in core housing need in the District are renters.

households. The number of renter
households in core housing need has
increased significantly (29%) during this

time, indicating a greater need for | Typically local governments have more tools to support the
supports for renter households in the | gevelopment of affordable (non-profit housing, or private
District. sector housing at below market rates) rental housing than
to regulate the cost of ownership. Additionally, with most
of the District’s growth occurring through renter
households, a continued focus on developing a range of
rental housing options, while also continuing to diversify
ownership options in the District should remain a priority.
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Figure 48: Proportion of Core Housing Need Households by Tenure, District of North Vancouver, 2006-2016

1,370 1,610
30% 1,245 27%
26% °
24%
25%
20% 685 880
15% %730
15% 14%560 15"1 o
0, 0,
y 1,460 11% 1835 11A) 1,500
10% 735725 6% 9905840 735765 6%
s 3% 3% 4% 4% 3% 3%
. HHl ] | ]
Owner Renter Owner Renter Owner Renter
2006 2011 2016

B In Core Housing Need (excl. Extreme Core Housing Need)
M Extreme Core Housing Need

M Total Core Housing Need

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal Affairs and Housing

Table 4 shows a number of different demographic groups, by tenure type, who experienced core housing
need in the District of North Vancouver in 2016. By age, the largest group experiencing core housing need
was seniors, aged 65 and older. Nearly half of all renting senior households (47%) were in core housing
need, compared to 32% of adults aged 55-64. Lone-parent and one-person households were also at greater
risk of being in core housing need (as noted above due to their single income), with 37% of all renting lone
parents and 19% of all owning lone parents experiencing core housing need in 2016. Forty percent of single
person households who rent were in core housing need in 2016. Additionally, 42% of recent immigrants
and 31% of households where one member has an activity limitation who rent were experiencing core
housing need in 2016.

District of North Vancouver Housing Needs Report — Draft
50
79



Table 4: Household Characteristics by Tenure and Core Housing Need*, District of North Vancouver, 2016

Total Households in

Renter Households
in Core Housing

Owners in Core

Characteristics Core Housing Need Need Housing Need
# % # % # %
Total Households in Core Housing Need 3,105 11% 1,605 27% 1,500 6%
Core Housing Need by Age of Primary Household Maintainer
15-24 45 19% 40 19% 0 0%
25-34 230 12% 190 20% 40 1%
35-44 420 9% 285 21% 135 1%
45-54 600 8% 310 22% 290 5%
55-64 690 10% 330 32% 360 6%
65+ 1,125 13% 460 47% 670 9%
Core Housing Need by Household Type
Couple with Children 660 5% 340 19% 325 3%
Couple without Children 365 5% 140 14% 230 3%
Lone Parent Household 655 25% 345 37% 315 19%
Multiple-Family 20 2% 0 0% 15 2%
One Person Household 1,290 23% 700 40% 590 16%
Other Non-Family** 110 14% 80 20% 30 8%
Core Housing Need based on Immigration Status
Non-Immigrant 1,455 8% 875 23% 570 4%
Non-Permanent Resident 45 21% 35 22% 10 20%
Immigrant 1,610 15% 695 34% 915 10%
Recent Immigrant*** 195 27% 145 42% 45 12%
Core Housing Need by Households with Seniors (65+)
Household Has At Least One Senior (65+) 1,180 12% 465 40% 710 8%
Household Without A Senior (65+) 1,930 10% 1,145 24% 785 5%
Core Housing Need by Households with Persons with an Activity Limitation
Household Has At Least One Person With an Activity Limitation 1,775 12% 940 31% 835 7%
Household Without A Person With an Activity Limitation 1,335 9% 670 22% 665 6%
Core Housing Need by Indigenous Households
Aboriginal Households 95 14% 85 28% 10 3%
Non-Aboriginal Households 3,010 10% 1,525 27% 1,490 6%
Core Housing Need by Households with Children
Household Has At Least One Child (<18 years) 870 9% 510 24% 360 5%
Household Without a Child (<18 years) 2,240 12% 1,100 29% 1,140 7%

Source: CMHC (based on 2006, 2016 Census and 2011 National Household Survey)

*Some totals may not add up due to random rounding by Statistics Canada to ensure confidentiality.

**Other non-family refers to a group of two or more persons who live together but do not constitute a census family.

***Recent immigrant is a sub-set of all immigrants.
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3.5 Homelessness

On the North Shore, in 2020, 121 individuals were counted during the Point-in-Time Count in Metro
Vancouver (PiT Count), a 24-hour regional survey of individuals experiencing homelessness, and a further
146 individuals were counted during an extended count that took place over six days.'® Some of these
individuals were counted twice, and through a de-duplication approach, a total 212 individuals on the North
Shore were identified as either absolutely homeless or sheltered homeless during this period. The extended
count resulted in 75% more individuals counted than were interviewed during the 24 hours Point-in-Time
Count. Both the Point-in-Time Count and the Extended Count aggregate all interview responses to the
North Shore, with no insight on homelessness by North Shore municipality. While many services and
resources may be located around the Lonsdale Corridor, there are also numerous green spaces across the
whole North Shore that individuals experiencing homelessness may camp on or stay in.

It is therefore difficult to report on homelessness specific to the District. However, we can weight the most
recent homeless count results by population distribution in each municipality on the North Shore in order
to estimate what the distribution of homelessness might look like. As of 2016, the District accounted for
47% of all North Shore residents, which would mean that there may be about 57 individuals experiencing
homelessness in the District of North Vancouver from the 24-hour count, and about 100 individuals from
the extended count. This weighting should be used with caution, as individuals experiencing homelessness
may not fully reflect overall population distribution, but it provides some estimates of overall individuals
experiencing homelessness at any given point in time. This is also consistent with Figure 50, which shows
between 47 and 76 unique clients at shelters in the District between January 2019 and April 2021.

Figure 49: Individuals Experiencing Homelessness on the North Shore, 2020
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Source: Homeless Count in Metro Vancouver, November 2020

16 https://www.vancitycommunityfoundation.ca/sites/default/files/uploads/HC2020 FinalReport.pdf
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Although it is difficult to estimate the extent of hidden homelessness (e.g. those who are couch surfing or
sleeping in vehicles) in a community, some methodologies have been implemented to provide such an
estimate. In 2009, Eberle et al.?” used a telephone interview approach in Metro Vancouver and estimated
that there were 9,196 individuals experiencing hidden homelessness in Metro Vancouver that year, or 3.45
individuals for every individual counted through the Point-in-Time count in 2008. Using this, we can
estimate (using 24-hour PiT Count figures and the District’s overall share of population on the North Shore)

that there could be as many as about 200 individuals experiencing hidden homelessness in the District as
of 2020.

The Ministry of Social Development and Poverty Reduction also tracks individuals with no fixed address
who receive income assistance. In 2021, there were 1,105 households receiving income assistance in the
District; however, none were identified as having no fixed address.

Table 5: Ministry of Social Development and Poverty Reduction Case Count, District of North VVancouver, March 2021

District of North Vancouver #
Cases 1,105
Dependent Children of Recipients!® 156
No Fixed Address (NFA) N/A

Source: MSDPR, 2021

In the City and District of North Vancouver, the number of unique clients in shelters has declined slightly

from 2019 to 2021 (Figure 50). There are a larger proportion of males (84%) utilizing shelters (Figure 51)
with 64% of the individuals being working age (26-55 years) (Figure 52).

Figure 50: Unique Clients at Shelters in the City and District of North Vancouver, January 2019 — April 2021
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Source: BC Housing Research Centre, 2021

7 https://www.homelesshub.ca/sites/default/files/attachments/ialugcls.pdf
18 Dependent children of individuals receiving BC Employment and Assistance (BCEA) benefits.
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Figure 51: Unique Stays at Shelters in the City and District of North Vancouver by Gender, January 2019 — April 2021
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Source: BC Housing Research Centre, 2021

Figure 52: Unique Stays at Shelters in the City and District of North Vancouver by Age Groups, January 2019 — April 2021
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Source: BC Housing Research Centre, 2021

In May 2020, a COVID-19 response shelter was opened in North Vancouver. Since opening, the number of
unigue clients per month has increased from 17 to 29 individuals in April 2021.

Figure 53: Unique Clients at COVID-19 Response Shelter in North Vancouver, May 2020 — April 2021
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The Homeless Outreach Program (HOP) serves the City and District of North Vancouver. Outreach workers

meet their clients where they are — on the street, in a shelter, or in a temporary place. HOP figures include
Indigenous-targeted HOP supplements.

The HOP program is enhanced by the Homeless Prevention Program (HPP) and by culturally appropriate
services to Indigenous individuals. The HPP program is aimed at providing individuals in identified at-risk

groups facing homelessness with portable rent supplements and support services to help them access
rental housing in the private market.

Clients accessing the HOP in North Vancouver reached its peak in May 2019 (22 clients).

Figure 54: Unique Homeless Outreach Program Clients in North Vancouver,® January 2019 — April 2021
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Source: BC Housing Research Centre, 2021

Clients accessing the HPP in North Vancouver reached its peak in March 2021 (41 clients).

Figure 55: Unique Homeless Prevention Program Clients in North Vancouver, January 2019 — April 2021
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19 HOP data is inclusive of the Indigenous Homeless Outreach Program clients
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4 COMMUNITY ENGAGEMENT FINDINGS

This section summarizes the findings of the stakeholder focus groups and interviews that were held through
late June and early September of 2021. Stakeholders and interested parties involved in housing across the
continuum were invited to provide insight into housing needs across the North Shore, including the District
of North Vancouver. Focus groups discussed community strengths, housing needs and gaps, and
opportunities to address the community’s housing need. Interviews focused on unmet needs and demands,
issues and challenges when it came to addressing housing needs, and potential solutions both for the
District as well as those being applied elsewhere.

Six interviews were completed with advisory committees, neighbouring municipalities, and First Nations
through the District of North Vancouver. The organizations interviewed included the District of North
Vancouver Rental, Social, and Affordable Housing Task Force; North Shore Advisory Committee on Disability
Issues; District of West Vancouver staff; City of North Vancouver staff; Squamish Nation; and Tsleil-Waututh
Nation.

Four focus groups were attended by 45 stakeholders from social service providers, homeless-serving
providers, the business community and employers (workforce housing), and rental housing providers and
the development and real estate community. Participants included individuals from organizations such as
Family Services of the North Shore, Hollyburn Family Services Society, Capilano University, WorkBC North
Vancouver, Kiwanis North Shore Housing Society, and Lookout Housing and Health Society, to name only a
few.

Five interviews were conducted to better understand the lived experiences of those who have experienced
multiple and complex barriers in relation to the current housing context in the District. These interviews
were conducted using social service organization networks to reach a sample of those that are directly in
need of diverse housing supports. Interviews represented a range of people experiencing challenges across
the housing continuum, drawing from identity intersections of age, ability, ethnocultural identity,
immigration status, family size and make-up, and language background.

Detailed findings from the engagement are included in the What We Heard Report, which can be found in
Appendix B.
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4.1 Findings

Three focus groups were held jointly between the City and District of North Vancouver, to respect the time
of participants. One focus group and six interviews with advisory committees, neighbouring municipalities,
and First Nations were conducted specifically for the District. Where relevant, participants were asked to
identify any distinctions in their responses that would apply either only to the District or only to the City.
This section provides a summary of themes and insights of housing in the District.

4.1.1 Housing Challenges

MARKET HOUSING PRESSURES

In the focus groups, it was heard that single-family housing takes up a lot of land across the District — which
posed issues of affordability and adequacy. The demand for housing in the District has increased, which has
deepened the impacts of unaffordability. Stakeholders reported that housing costs are rising, and some
households (e.g. young families, persons with disabilities) cannot afford to transition from renting into
entry-level homeownership. In addition, some employers noted challenges around recruiting and retention
of staff due to the increasing housing costs and challenges with accessibility.

HOUSING AFFORDABILITY

Housing affordability was a concern across stakeholders, with particular mention of youth, young families,
seniors, Indigenous persons, and persons with disabilities. As housing costs continue to increase across the
North Shore, stakeholders are seeing individuals and families displaced from their home communities.
Affordable and appropriate housing are increasingly scarce, with the COVID-19 pandemic impacting
incomes and the cost of living. Community serving organizations reported that there is a lack of
understanding around the missing middle — where municipalities neglect to consider cost of living in
addition to rental costs.

Housing demands have increased and there is still a lack of affordable housing supply. Stakeholders noted
that the City has more dense housing, with lower costs of rent as compared to the District, which is
comprised predominantly of more expensive single-family housing. Stakeholders noted that the COVID-19
pandemic has forced individuals into fixed-income options (e.g. those on income assistance), which has
placed increased pressures on the housing market. They expressed that the focus should be on providing
more social and accessible housing options, rather than focusing on for-profit rentals and housing.

OPTIONS FOR RENTERS

There is a need for more housing options for renters and other lower-income groups across the North
Shore, regardless of gender, age, or ethnicity. Rental vacancy rates are low across the region without
enough supply coming onto the market fast enough to meet demands. The high demand for market rental
housing puts renters at a disadvantage as landlords can be selective or demanding when leasing to tenants.
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Stakeholders noted that the City has more density and more rental market housing available than the
District; however, a consequence of this is higher turnover. Rental vacancy rates across the District and City
are low, which causes vulnerability for renters due to the lack of available inventory.

The lack of rental market housing puts pressure on the low-end of market rental housing as more
households seek affordable options. Stakeholders emphasized that households who do not qualify for rent-
geared-to-income housing programs because their incomes are too high, but still cannot afford market
rental rates, are left without alternative housing options and can become vulnerable to homelessness. To
keep up with demand, a few stakeholders have either recently refocused their service programs or are in
the process of expanding their services to new municipalities to meet the needs of those who fall in this

gap.

There is limited variety in rental housing stock available — for example, stakeholders noted that there is a
significant gap between the number of people on income assistance, disability, and other supports, and the
number of housing units available that are appropriate for these individuals.

SUPPORTIVE HOUSING

The need for more supportive housing is seen as a significant gap by stakeholders. While there is good
collaboration amongst service providers on the North Shore, there is an ongoing challenge with having only
one shelter on the North Shore. More supportive housing is needed for Indigenous peoples, seniors,
women, and immigrants and newcomers. The lack of supportive housing in the District often pushes people
into situations where they reside in poor quality rental housing where they are not receiving the supports
they require (e.g. mental health, substance use supports, palliative care, or other health needs).

In addition to increasing the supply of supportive housing, there is also a need to increase or improve
programs that serve specific groups, such as harm reduction programs, human-centered supports,
permanent and flexible housing programs (e.g. Housing First approach), and Indigenous healing programs.

INDIGENOUS HOUSING

Indigenous persons are in a greater housing crisis per capita than the rest of the population and make up
the majority of those who experience homelessness. Additional non-market housing options are needed
as low-end market housing can often be out of reach for very low-income Indigenous households. There is
also a need for more culturally appropriate housing for Indigenous peoples on the North Shore as they are
disproportionally represented in the homelessness population. Stakeholders report there is a service gap
in terms of land-based healing, decolonized harm reduction framework, and more pathways for healing.
Elders are particularly in need of culturally appropriate housing and activities.

Both Tsleil-Waututh Nation and Squamish Nation noted that with the limited housing stock on-reserve,
their members are forced to live with multiple roommates in one- or two-bedroom apartments, often far
away from transit-oriented centres. Due to affordability challenges and low vacancy rates — members are
displaced even further from their home communities. Both First Nations have members who are living in
other areas and want to return to the North Shore but are unable to due to the lack of affordable housing
options. Both Tsleil-Waututh Nation and Squamish Nation have identified a need for developing better
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housing for elders, with accessibility as a primary consideration, and the possibility of assisted living or long-
term care for members as wraparound servicing. While both First Nations are working to increase the stock
of on-reserve housing options for members, affordable and accessible off-reserve housing on the North
Shore is, and will continue to be, important to housing members.

HOMELESSNESS

Stakeholders have identified that they’ve seen an increase in individuals experiencing homelessness in
recent years. While there are varying degrees of housing pressures throughout the North Shore,
homelessness is experienced in every community. Stakeholders reported a growing population of low-
income individuals who cannot afford housing and instances of hidden homelessness (e.g. couch surfing,
sleeping in vehicles). Stakeholders noted that the District has a slightly older homeless population and that
there is a missing story of those individuals who are precariously housed or living outside — who are often
difficult to capture in the point-in-time counts.

YOUTH HOUSING

Stakeholders noted that the District operates all the youth shelters and beds where the City has none.
Youth are continuing to be isolated and pushed out of their communities across the North Shore due to
challenges with affording rent and the additional pressures of job loss (further exacerbated by COVID-19).

4.1.2 Barriers and Challenges in Service Delivery

The overall development process to build new housing can be challenging, particularly for affordable or
supportive housing. Across the North Shore, affordable housing developers need to have the capacity to
overcome barriers related to buying property or land, bridging financing, and securing funding to make the
development feasible.

Stakeholders reported that the development process can be challenging due to issues related to
prescriptive zoning, not-in-my-backyard attitudes (NIMBYism) in the community, policy directions that
encourage development of other types of housing, and parking regulations. In some cases where there is
opposition against a proposed development project, it is felt that people who may occupy the new
development become the focus rather than land-use issues. Organizations are facing their own
displacement issues due to redevelopment, as well as the additional challenge of the length of time it can
take for developments to be approved in the District.

4.1.3 Opportunity Areas

ENCOURAGE BROADER PUBLIC ENGAGEMENT AND EDUCATION

There is opportunity to broaden public engagement processes to engage different voices and groups during
the development approvals process in the District. While residents near a development and local
community associations are important groups to hear, it is equally important to provide space for more
individuals and groups to represent the diverse housing needs within the District.
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Participants noted that there is limited public appetite for development and housing from the public.
Through the policies in the OCP, the District can enable greater understanding around the importance of
diverse housing.

LOCAL GOVERNMENT LEADERSHIP TO SUPPORT AFFORDABLE HOUSING

In the District, affordable housing buildings can be designed with local context and local need in mind. Local
governments can work with developers to support the development of below-market units through policy
development such as density bonus zoning. In addition, participants felt that the District has a role to
increase public awareness about misconceptions about people who live in non-market housing and to be
supportive of affordable housing projects.

DENSIFICATION

While the District has allowances for coach housing, secondary suites, and small lot infill, there are still a
significant number of single-family neighbourhoods with low density. There is an opportunity for the
District to look at implementing policies that streamline and simplify the approvals processes in place so
that there is increased housing stock.

PROVIDE HOUSING OPTIONS FOR ALL HOUSEHOLDS

The District is seen as an attractive place to live for families and households who desire green space.
Stakeholders cited that there is more housing needed around transit-oriented centers with a variety of
housing stock (not just single-family dwellings). Instead of retro-fitting housing to individuals, new housing
should be designed and developed with the concept of aging in place, and for persons with disabilities.

EXPLORE PARTNERSHIPS AND HOUSING INNOVATION

Stakeholders noted that BC Housing, local governments, and private developers are important partners for
non-profits and community organizations looking to improve housing affordability, accessibility, and
availability in the District. To support housing innovation, stakeholders expressed that bylaws, zoning
regulations, and policies, could be reviewed so that new and alternative housing options could be made
available. Examples of housing innovations given were: tiny houses, cooperative housing, and coach
houses.

Tsleil-Waututh Nation noted there are opportunities for greater collaboration with the District in
developing culturally appropriate housing on and off-reserve. Squamish Nation has appreciated having
meetings with the City (through the Balanced Housing Lab) and would like to the same level of engagement
with the District. There is an opportunity for the District to deepen the relationship with Tsleil-Waututh
Nation and Squamish Nation through regular meetings with staff to ensure housing needs are addressed
across the entire spectrum.

Tsleil-Waututh Nation would like to see more mixed-use buildings with a focus on community development.
This would enable members to live, work, and play within their community without worrying about transit
and finding appropriate transportation to access basic amenities (e.g. groceries).
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Squamish Nation identified that the District is an important partner in developing service agreements.
These will be required for the Nation’s new housing developments as existing service agreements are out
of date.

OTHER OPPORTUNITIES
Stakeholders noted other opportunities to build new housing or to support groups in need:

e Partner with Tsleil-Waututh Nation, Squamish Nation, and local municipalities (e.g. City of North
Vancouver and District of West Vancouver) to jointly develop housing and address the housing
crisis

e Increase community centres and recreational facilities as people live in denser and smaller spaces

e More family-friendly amenity spaces in buildings (e.g. indoor spaces that accommodate young
families)

e Strengthening the Tenant Relocation Policy (e.g. City of Burnaby)

e More harm reduction housing models implemented

e Provide a centralized access to a range of services — a first point of contact for coordinated services
and referrals for which services to access

e Pre-zoning sites for specific housing and service models

e “Matchmake” non-profits and developers to buy and receive non-market units (e.g.
LEMR/inclusionary zoning in the City of Richmond)

Experience Spotlight: Irena

Irena is a single working mom living with two kids in a second stage transitional housing home. Prior to
settling in the District, she lived in transitional housing within the Metro Vancouver area. Her current living
arrangements are better than before—she lives in a 2-bedroom unit complete with kitchen and bathroom
facilities. Before this she was living with her kids in 1-bedroom apartment with shared kitchen and
bathroom, feeling scared about back-to-school and having little privacy or space for their belongings. She
is grateful to be living in second stage housing (housing for women fleeing violence that lasts between six
and 18 months and provides wrap-around supports to these households), although is still feeling anxious
as her family’s current residence is only available to them for a few months.

The RCMP and YMCA helped to connect Irena and her children to transitional housing support. She felt
lucky to have supports available while in the process of leaving due to family issues. Irena remarked on how
for many women, it can be difficult to choose between living through family issues or leaving and potentially
facing homelessness.

One of the biggest challenges Irena has experienced in the District is finding apartments for rent at a
reasonable price. As a single mother, she struggles to provide for basic living costs on her own which
includes rent, utilities, groceries, and other things. Irena appreciates subsidized summer programming for
her kids, in particular programs run the YWCA and Salvation Army. She is now trying to access secure and
subsidized housing through BC Housing, however the wait list is long and she is uncertain when or whether
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she will be contacted. It is stressful for Irena, knowing that there are many other people in similar situations.
Irena knows not everyone can be helped because there is not enough affordable housing.

Irena and her family feel that your experience accessing services in the District can depend on the kind of
people you know. If you are lucky enough to know someone from an organization or have an existing
connection, it can be easy to access resources. However, if you do not know anyone it can be very hard.
Transition homes are useful for women in situations such as Irena. Irena wishes there were more affordable
housing available for women.

Irena has experienced many challenges with housing. For example, having her application rejected when
she needed housing for her family. As an immigrant, Irena does not have many supports or money for
things, such as daycare. It would be ideal for her to live with her kids in an affordable place. It would give
her safety, security, and confidence to manage on her own knowing that she can afford to live
independently with her family.

Experience Spotlight: Wesley

Wesley is a low-income senior who was born and raised on the North Shore. He currently works 3 jobs, 6
days per week and feels good when he is helping others. Wesley currently lives alone and found his current
apartment with support from Vancouver Coastal Health and a local non-profit society. He is so grateful for
the exceptional care he received as the support provided helped him be where he is today.

Mental health has impacted Wesley’s life and housing experience greatly. Prior to his current housing
situation, he lived in a house on the North Shore with his family and had a successful career. He did not
have to think carefully about budgeting or about housing, for himself or in terms of the issue of housing
more broadly and the challenges people experience. The loss of significant people in his life combined with
personal mental health and wellbeing challenges created an environment impacting Wesley’s capacity to
access housing. Wesley required supports for his health before he was able to attain his apartment.

It took about a year for him to arrive in his current housing situation where he feels safe and enjoys living
in an apartment that is also affordable to him. Over a month ago he removed himself from some of his
person supports (e.g. friends) due to the strict measures that were in place for him in day-to-day life but is
eager to reconnect with them. Due to the number of people he sees experiencing homelessness and
substance use, he feels that the District would benefit from more services and safe spaces such as harm
reduction sites.

Experience Spotlight: Kieran

Kieran is a youth that was raised and is currently living in the District with three other roommates. They live
in a rental house provided through a social service organization, where each roommate has separate bed
and bathroom accommodations, and a shared living room. The rent he pays is cheaper than what one
would typically pay in the District. This enables Kieran to save money instead of spending 60-70% of his
income on housing.
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Kieran finds services and resources to be pretty accessible in the District especially when it comes to
community centres and mental health supports for youth. To find services more broadly on the North
Shore, Kieran looks up resources online to find what he needs. He thinks that the District would benefit
from more counselling and therapist programming.

Prior to his current housing situation, Kieran was living in a safe house. He also experienced living in a
shelter for six months. From his experience, Kieran identified that shelters could improve the broader
screening processes to help specify the types of needs people need help with prior to entering the shelter
so that supports are already in place. Although shelters screen for needs throughout the process of staying
there, it would be helpful to also do screening beforehand.

Kieran has experienced living in an environment where the people around him were less stable, which
created an environment where he needed to be cautious. With the housing situation he is in now, he has
more ability to focus on other goals such as schooling and maintaining his mental health. Kieran appreciates
having convenient access to the forest and nature, a grocery store, and a transit centre.

Experience Spotlight: Layla

Layla is living in a transitional townhouse with three children. She has been living there for about a month
and is currently not working. Before moving to where they are now, Layla and her family were being housed
through YWCA and then receiving support through Carnegie Outreach. The biggest challenge she has
experienced has included housing waitlists and accessing non-market rental housing. During her search for
housing, Layla had an experience of feeling discriminated against but did not feel that it impacted her ability
to find housing.

Layla uses supports provided to her through the transition home and is not aware of what other services
may be available to her on the North Shore or in the District. She feels that it may help to have more housing
advocates to help fill gaps in supports and services.

Layla’s current housing situation has been good for her - the staff have been nice, the house is big, and she
feels the neighbourhood is safe. There are less sirens that go off and less people she sees experiencing
homelessness around her. Stability is important for Layla, as in the past, she and her children have had to
move due to an abusive relationship.

Layla and her family would like to have more access to BC Housing services, with a quicker turnaround time.
Additional childcare support would also be of benefit to her. Layla would like to live independently with her
family.

Experience Spotlight: Danilo

Danilo is a single father living who has been living in the Metro Vancouver area for 20 years. Danilo moved
to another part of Canada, returning recently to the District of North Vancouver in the last few years. He is
a single father living with his daughter in a 1-bedroom apartment that is too small for the two of them.
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Danilo’s income is limited due to his disability and daughter’s school. Currently, Danilo works as a food
delivery driver; however, due to COVID-19, Danilo had to stay home to focus on his daughter. His income
is supplemented with Disability Assistance, as well as Child Care supports. Danilo is only able to work part-
time and pays out of pocket for classes and activities for her daughter but has never received a discount
for being a low-income parent.

In their last housing situation in the District of North Vancouver, Danilo had a landlord that refused to
address property maintenance issues. Danilo brought this to court but as an English language learner,
misunderstood what was being asked of him and missed the court date, which ultimately led to his eviction.
This experience made Danilo distrust the District of North Vancouver and the government’s ability to
protect his access to housing.

During this time, Danilo did not want his daughter to know they were experiencing homelessness so
together they stayed at his friend’s house. Danilo’s mental health was impacted significantly by this
experience.

Danilo has struggled with finding housing due to the high rent prices and his limited budget. He has never
looked for any special services because he was not aware that they existed. Two years ago, Danilo applied
to BC Housing for a 2-bedroom apartment in North Vancouver. To-date, Danilo has not received an update
and is losing hope.
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5 COMMUNITY GROWTH

This section summarizes population, household, and housing unit projections for the next five years, as
required for Housing Needs Reports. Population projections such as these offer a glimpse at a possible
future scenario. Actual community growth depends on many influencing factors, including the economy,
housing market, growth in the region, trends in neighbouring communities, locational desirability, and
planning and development decisions. The availability, type, and affordability of housing in the community
will influence growth and the demographic make-up of the community.

The projections presented here use 2016 as the base year, which was the last year of a full population count
through the census. The number of households in this section are projected from 2016 to 2031 based on
Metro Vancouver’s population projection and household data from Census 2016.

5.1 Methodology

The projected population presented in this report is taken from Metro Vancouver’'s updated draft
population projections for the District and is one of the fundamental inputs for the household projections.

The number of future households are then projected based on Metro Vancouver’s projected population
for the District and headship rates. Headship rates describe the proportion of individuals who “head” a
household of a given type. They are based on the household numbers in the District from Census 2016.
Since the Census is often an undercount and the Metro Vancouver population projection accounts for this,
in order for the headship rates to be applied to the Metro Vancouver population projection, an upward
adjustment of the headship rates must be made.

The household projections are arrived at by combining the population projections and the headship rates
in the following way:

if population projections indicated there would be an additional 100 individuals between the ages
of 45 and 54, and the headship rates in 2016 suggested that 20% of individuals aged between 45
and 54 led their household, then we would project that there would be 20 households led by a
primary household maintainer between the ages 45 and 54.

For simplicity, and due to the relatively consistent headship rates observed over time, the headship rates
in the District are assumed to remain constant (by age group).

This set of headship rates and the projected population by Metro Vancouver are then used to project the
number of households in future years in this report.

The tenure projections methodology assumes that new household formation of new owner and renter
households will be based on the tenure distribution of different family types by age groups in Census 2016.

Simplistic projections of the number of units by bedroom type required to house these households are
based on an assumed distribution of bedroom-needs by projected households by family types.
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5.2 Limitations

The population projections presented here are limited by the fact that they are, by necessity, based on
historical patterns of growth or change. Implicitly, these population projections assume that conditions will
generally remain the same.?’ Of course, this may not be the case — it may be that economic factors will
influence the pattern of growth (or lack of growth), that preferences will change substantially, or even that
the supply of housing will lead to changes in the factors that make up population change.

The household projections are limited inherently by their reliance on their major inputs: in so far as
population projections are limited, so too are the household projections as they rely on these. Similarly,
the household projections are limited by the assumption of constant headship rates over time.

In contrast to the calculation of headship rates by Metro Vancouver using a dynamic estimation model in
which the headship rates vary across years, this report uses a static approach by applying a set of constant
headship rates that are calculated based on Census 2016 data to the projected population. As a result,
there are slight differences between the Metro Vancouver dwelling projections and the household
projections by tenure and household type presented in this section. These tenure and household type
projections represent a baseline growth scenario and simply show what might occur based on historical
trends.

In general, the direction of the projections presents a conceptual limitation. While “population demand”
(interest in moving to or staying in the District) certainly will impact the formation of households and the
development of housing in the District, in an attractive and growing region, the provision of housing may
determine household and population growth. In summary, the actual provision of housing over time may
invalidate the population and household projections presented within this report (i.e., whether there is
surplus housing or not enough housing), as a community adapts to changing demands.

20 Or will continue to change in the same manner as they have been changing in the past.
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5.3 Population Projections

Over the next five years, the population in the District is projected to significantly increase, from an
estimated population of about 92,200 in 2021 to about 99,500 residents in 2026. By 2031, it is projected
that the District’s population will be about 104,800. This aligns with the District’s Official Community Plan
anticipated population of 104,415 residents by 2030.

Figure 56: Population Projections, District of North Vancouver, 2016-2031
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Source: Metro Vancouver Population Projections, April 2021

Between 2021 and 2031, population growth is projected to decline in the under 24 age groups, with a
significant increase in those aged 25 to 34, and 55+.

Figure 57: Projected Change in Age Composition, District of North Vancouver, 2021-2031
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Source: Metro Vancouver Population Projections
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The median age in the District is expected to increase slightly from 44.3 in 2016 to 45.0 in 2021, due to the
projected increase in the 55+ age groups.

Table 6: Median and Average Age Projections, District of North Vancouver, 2016-2031

2016

Actual 2021 2026 2031
Median 44.3 44.2 45.0 45.5
Average 41.9 42.6 43.9 44.9

Source: Derived from Statistics Canada Census Program and Metro Vancouver Projections

5.4 Household Projections

The District is estimated to have gained an additional 1,402 households between 2016 and 2021 for a total
of 33,629 households. It is anticipated that the District will gain an additional 3,965 households between
2021 and 2026 and 3,091 households between 2026 and 2031, for a total of 40,685 households. (Note that
the number of households in 2016 in Figure 58 includes the Census undercount.)

Figure 58: Projected Households, District of North Vancouver, 2016-2031
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Source: Derived from Statistics Canada Census Program and Metro Vancouver Population Projections

From 2021 to 2026, it is projected that an additional 3,965 units are needed to meet the increasing number
of households, where 3,040 units (77%) are homeownership units and 925 (23%) are rental units. From
2026 to 2031, an additional 3,091 units are needed, among which 2,463 (80%) are homeowner units and
628 (20%) are rental units. If we apply the same rates of core housing need to 2021 as there were in 2016
across both tenure types, this would mean an additional 68 renter households in core housing need in 2021
(for a total of 1,678 households), and an additional 95 owner households (1,595 households total). By 2031
this is projected to grow to about 2,096 renter households in core housing need and 1,946 owner
households in core housing need.
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Table 7: Projected Change in Households by Tenure, District of North Vancouver, 2016-2031

2016 - 2021 2021 - 2026 2026 - 2031 2021 - 2031
Owner households 1,150 3,040 2,463 5,503
Renter households 252 925 628 1,553
Total 1,402 3,965 3,091 7,056

Source: Derived from Statistics Canada Census Program and Metro Vancouver Projections

The District’s 2020 Pace of Development Update identified approximately 2,518 multi-family units that
were approved by Council from 2011 to the end of 2020, but have not yet achieved occupancy. This leaves
approximately 4,538 units to accommodate the growth projected in the Housing Needs Report. Of these,
3,298 are required as ownership units and 1,240 as rental units (Table 8).

Table 8: Additional units needed by 2031, taking into account units already approved by Council from 2011 to the end of 2020 that

have not yet achieved occupancy

2021-2031 @ 2011-end of 2020 2021-2031

Additional Units Approved by Additional Units Needed to be
. . % of
Units Council, not at Approved to Accommodate Units

Needed Occupancy Stage Projected Growth

Ownership units 5,503 2,205 3,298 73%
Rental units 1,553 313 1,240 27%
Total 7,056 2,518 4,538 100%

Source: Derived from Statistics Canada Census Program, Metro VVancouver Projections, and District of North Vancouver 2020 Pace
of Development Update

5.5 Household Projections by Bedroom Size

The following shows two scenarios for projected households by bedroom size with different assumed
distribution of unit sizes required by each household type. In Scenario 1, bedroom sizes are assumed to
serve absolute needs for households of each type, and are the minimum number of bedrooms required
based on National Occupancy Standard (NOS) developed by the Canada Mortgage and Housing Corporation
(CMHC).

In Scenario 2, it is assumed that some households may choose to live in a larger unit that exceeds the NOS
minimum standards. Scenario 2 has assumed that 50% of couple families without children will live in 2-
bedroom units. This scenario reflects anticipated household preferences and needs considering income
and other factors, such as home office needs, medical or accessibility needs, storage, or future family
planning. The difference results in less studio and 1-bedroom units in Scenario 2.

The number of units by bedroom size that are projected to be needed by 2026 and 2031 were determined
by applying this distribution to the projected growth in households in these categories.
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Table 9: Household Needs by Bedroom Size,?! District of North Vancouver, 2021-2031

Couple without children
Couple with children
Lone-parent family

Other Census family
(e.g. households with
multiple Census families,
multigenerational
households, etc.)

Non-Census-family
(e.g. individuals living alone
or with roommates)

Scenario 1 Scenario 2
Studio and 2- 3+ Studio and 2- 3+
1-bedroom | bedroom | bedroom | 1-bedroom | bedroom | bedroom
100% 0% 0% 50% 50% 0%
0% 37% 63% 0% 37% 63%
0% 61% 39% 0% 61% 39%
0% 0% 100% 0% 0% 100%
88% 10% 2% 88% 10% 2%

Source: Derived from Statistics Canada Census Program

The number of future additional units by size needed in Scenario 1 and 2 are shown in Table 10 and Table

11 respectively.

Table 10: Projected Units by Size (Scenario 1), District of North Vancouver, 2021-2031

2021-2026 2026-2031 2021-2031
Additional Units Additional Units Additional Units % of Units
Needed Needed Needed
Studio and 1-bedroom 2,399 1,701 4,100 58%
2-bedroom 596 522 1,118 16%
3+ bedroom 970 868 1,838 26%
Total 3,965 3,091 7,056 100%
Source: Derived from Statistics Canada Census Program and Metro Vancouver projections
Table 11: Projected Units by Size (Scenario 2), District of North Vancouver, 2021-2031
2021-2026 2026-2031 2021-2031
Additional Units Additional Units Additional Units % of Units
Needed Needed Needed
Studio and 1-bedroom 1,727 1,241 2,967 42%
2-bedroom 1,268 982 2,251 32%
3+ bedroom 970 868 1,838 26%
Total 3,965 3,091 7,056 100%

Source: Derived from Statistics Canada Census Program and Metro Vancouver projections

Figure 59, identifies the total number of units by bedroom type that Council approved from 2011 to the
end of 2020 that have not yet achieved occupancy. These numbers represent gross new units (not “net”),

21 Bedroom types include units with den/flex spaces (e.g. 1-bedroom units include 1-bedroom units with den/flex

spaces, etc.)
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and as such, do not reflect changes in bedroom mix that may have taken place over this time period. As
new and updated data sources become available, staff will ensure these are incorporated into future
reporting on housing needs.

Figure 59: Gross number of units by bedroom type approved by Council 2011-2020 but not at occupancy stage

1,264,
46%

m Studios and 1-bed m 2-bed = 3+ bed

Source: District of North Vancouver Pace of Development Data, 2011-end of 2020

5.6 Summary

e By 2031, the District’s population is expected to be approximately 104,800.

e The District is projected to experience more rapid population growth between 2021 and 2026 than
seen in the past. Over this period, the District could see an increase of 7,265 individuals and 3,965
households. Between 2026 and 2031, the District could see an additional 3,092 households, for a
total of 7,056 new households between 2021 and 2031.

e The majority of growth is expected to be driven by an increase in working age (25 to 64 years) and
older adults (65+ years). As a result, the projected median age is expected to increase from 44.3 to
45.0 years from 2016 to 2026.

e Approximately 2,518 multi-family units have been approved by Council from 2011 to the end of
2020, but have not yet achieved occupancy. This leaves approximately 4,538 units needed to
accommodate the projected growth in households.

e Based strictly on the number of bedrooms needed by household type (Scenario 1), there is a
projected need for an additional 4,100 studio and 1-bedroom units, 1,118 2-bedroom units, and
1,838 3+ bedroom units between 2021 and 2031.

e |f we take into account that some households will choose to live in units with more bedrooms than
is strictly needed (Scenario 2), there is a projected need for an additional 2,947 studio and 1-
bedroom units, 2,251 2-bedroom units, and 1,838 3+ bedroom units between 2021 and 2031.
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6 KEY FINDINGS AND HOUSING NEEDS

6.1 Affordability Analysis

The following sections present an affordability gap analysis for owners and renters. It highlights gaps
between shelter costs and household incomes and provides insight into whether households are spending
an unaffordable amount of monthly income on shelter costs. Affordability is defined as spending less than
30% of gross household income on shelter costs.

6.1.1 Owner Affordability Gap Analysis

For ownership housing, shelter costs are primarily driven by housing prices via mortgage payments, but
alsoinclude other monthly expenses like property tax, utilities, home insurance, municipal services charges,
and strata fees (see Glossary). The analysis is based on 2020 data from BC Assessment and median total
before-tax household incomes from the 2016 census. Since these household incomes reflect 2015 incomes
and have likely grown since then, for the purposes of comparing with 2020 housing costs, incomes were
adjusted to 2020 using the average annual percentage increase between 2006 and 2016. Incomes were
also adjusted to reflect the higher median income of owner households relative to renter households based
on the difference between owner household median income and overall median income for 2016.

Home sales prices are based on the average 2020 sales prices for each housing type and do not account for
any differences in the age of homes, size of homes, and low-end or high-end properties. To calculate total
monthly shelter costs, several assumptions were made: mortgage payments are based on a down payment
of 10% for principal mortgage amounts less than S1IM or 20% for principal mortgage amounts exceeding
S1M, with 2.14% interest on a 3-year fixed-rate term, and an annual cost between $2,800 and $9,284 for
property tax, utilities, home insurance, municipal services charges or other service charges, and strata fees
(where applicable).

The values highlighted in green, orange, and red are the difference between what is affordable for each
household type and shelter costs per month. Green cells indicate the household is spending less than 30%
of monthly household income on shelter costs; orange indicates they are spending 30 — 49%, and red
indicates they are spending 50% or more.?*

There are considerable gaps for all household types in affording single-detached homes, the most common
type of home in the District. Other census families often have higher incomes compared to other family
types because they can include multi-generational or other family living arrangements with multiple
incomes. This type of household faces the lowest gap for a single-detached house at the 2020 average sales

22 Statistics Canada considers households spending 30% or more of total before-tax household income to be living in
unaffordable housing. This may include households in Core Housing Need. Households spending 50% or more of
total before-tax household income may be in Extreme Core Housing Need. These indicators are described in more
detail in Sections 3.8.
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price. Couples with children making the median income would need to spend approximately 37% of their
monthly income on shelter costs; while couples without children would need to spend 55%.

Home ownership is likely out of reach for single-income households; lone-parent households would need
to spend 86% of their monthly income on shelter costs, and individuals living alone or with roommates
(non-census families) would need to spend 120%.

Table 12: Affordability for Owners, District of North Vancouver, 2021

Affordable Proportion of Income Spent on Shelter Costs
Median Single- Duplex,
Monthly i
Household Shelter Detached | Townhouse | Apartment Triplex,
Income* Costs Dwelling $1,105,402 | S$S797,054 Fourplex
$1,643,355 $1,545,000

Couples without children $139,707 $3,493 55% 41% 32% 51%
Couples with children $210,631 S5,266 37% 28% 21% 34%
Lone-parent families $90,242 S2,256 86% 64% 49% 79%
Other census families $219,804 $5,495 35% 26% 20% 33%
Individuals living alone or with roommates | $64,061 $1,602 120% 90% 69% 112%

*For owners, shelter costs include, as applicable, mortgage payments (principal and interest), property taxes, condominium fees,
and payments for electricity, fuel, water, and other municipal services. For the purposes of this exercise mortgage payments are
calculated using a 25-year amortization, with 2.14% interest, and a 10% down payment for principal amounts less than SIM / 20%
down payment for principal amounts exceeding S1M. Mortgage costs do not include any other shelter costs.

**Incomes are adjusted to 2020 estimates by tenure using historical growth rates.

6.1.2 Rental Affordability Gap Analysis

This analysis is based on 2020 data from CMHC’s primary rental market survey and median total before-tax
household incomes from the 2016 census. Since these household incomes reflect 2015 incomes and have
likely grown since then, for the purposes of comparing with 2020 rental costs, incomes were adjusted to
2020 using the average annual percentage increase between 2006 and 2016. Incomes were also adjusted
to reflect the lower median income of renter households relative to owner households based on the
difference between owner household median income and overall median income for 2016.

It should be noted that CMHC's survey primarily focuses on purpose-built rental housing. However, only
about 24% of renters in 2016 were in these units, while the remaining 76% were in the secondary market
(e.g. fee simple single-family homes, secondary suites, strata condominiums, and townhouses being rented
out by private owners). Costs in the secondary market for single family homes, townhouses and
condominiums would likely be higher than what is surveyed in the primary rental market, as purpose-built
rental units tend to be older and more affordable.

In addition to the median rents listed in the table, this analysis includes $68 per month for utilities and
tenant insurance in shelter costs.

The values highlighted in green, orange, and red are the difference between what is affordable for each
household type and shelter costs per month. Green cells indicate the household is spending less than 30%
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of monthly household income on shelter costs; orange indicates they are spending 30 — 49%, and red
indicates they are spending 50% or more.?®

Individuals living alone or with roommates (non-census families) have the highest barrier to affording
shelter costs as renters in the District. Lone-parent families similarly face challenges with affording
appropriate rental housing in the District, with the most affordable shelter type being bachelor apartments.

Table 13: Affordability for Renters, District of North Vancouver Primary Rental Market, 2021

Proportion of Income Spent on Shelter Costs

Median Affordable
Household | Monthly Bachelor 1- 2- 3-
Bedroom Bedroom Bedroom
Income Shelter | Apartment
(2020)* Costs $1.309 Apartment | Apartment | Apartment
’ $1,600 $2,080 $2,475

Couples without children $69,399 $1,735 24% 29% 37% 44%
Couples with children $104,631 $2,616 16% 19% 25% 29%
Lone-parent families S44,828 $1,121 37% 45% 58% 68%
Other census families $109,187 $2,730 15% 18% 24% 28%
Individuals living alone or with roommates | $31,822 $796 52% 63% 81% 96%

*Incomes adjusted for 2020 based on historical growth rates and for renter median incomes based on 2016 census.

**Median rents based on 2020 CMHC Rental Housing Survey.

23 Statistics Canada considers households spending 30% or more of total before-tax household income to be living in

unaffordable housing. This may include households in Core Housing Need. Households spending 50% or more of

total before-tax household income may be in Extreme Core Housing Need. These indicators are described in more

detail in Sections 3.8.
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6.2 Key Statements of Housing Need

6.2.1 Affordable Housing

The cost of home ownership in the District has risen significantly in recent years, between 2006 and 2020,
average sales prices have increased by 139%. The affordability gap analyses showed that ownership of a
single-detached home is out of reach for most households making the median income, even couples with
children, who generally make higher incomes than other household types. Stakeholders reported that
housing costs are rising, and some households are unable to afford the transition into entry-level home
ownership.

Approximately 76% of renter households in the District were in the secondary rental market, which
suggests that owners in the District have sought to offset mortgage costs by renting units on the secondary
market.

As of 2021, there are 768 households on the BC Housing waitlist for the District and the City of North
Vancouver.

Currently, the District has an estimated 1,678 renter households in core housing need. By 2031 this is
projected to grow to about 2,096 renter households in core housing need, should there be no additional
social housing supports developed in the District.

There are also an estimated 1,595 owner households in core housing need in the District; this is projected to
grow to 1,946 owner households in core housing need by 2031.

6.2.2 Rental Housing

Rental vacancy rates in the District remain low, between 2.1% and 3.8% depending on the size of the
bedroom, reflecting a strong regional demand for rental housing. The lack of rental market housing puts
pressure on the low-end of market rental housing as more households seek affordable options.
Stakeholders emphasized that households who do not qualify for rent-geared-to-income housing programs
because their incomes are too high, but still cannot afford market rental rates, are left without alternative
housing options and can become vulnerable to homelessness.

Housing demands have increased and there is still a lack of affordable housing supply. Stakeholders noted
that the City has more dense housing, with lower costs of rent as compared to the District, which is
comprised predominantly of more expensive single-family housing (52% of housing stock in the District
according to the 2016 Census).

Individuals living alone or with roommates are most likely to struggle with affording rents in the District
across all housing types. Increasing affordable primary rental market units will support the focus of the
District’s Rental and Affordable Housing Strategy, which is to address need for affordable housing for:
families, young adults, students, seniors, persons with disabilities, and persons at risk of experiencing
homelessness.
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By 2031 there is a projected demand for 1,553 new units of rental housing. If we exclude non-market and
deep subsidy housing from this projected growth, there will be an anticipated demand for a minimum of
1,135 units of low-end of market and market rental housing. However, it should be noted that given the lack
of rental housing that has been developed in the last 20-30 years in Metro Vancouver, pent up demand could
create a stronger demand than these projections show.

6.2.3 Homelessness

There has been an increase in individuals experiencing homelessness throughout Metro Vancouver. The
November 2020 Extended Point-in-Time count identified a minimum of 212 unique individuals experiencing
homelessness on the North Shore. There were at least 120 individuals who were emergency sheltered and
349 provisionally accommodated in transitional housing by BC Housing.

While there were about 212 individuals who were visibly homeless counted on the North Shore in 2020, we
estimate that there may be about 100 people in the District of North Vancouver specifically, and as many as
about 200 individuals experiencing hidden homelessness in the District as of 2020.

6.2.4 Diversity in Housing

Housing stock in the District is comprised largely of single-family homes (52%) — between 2006 and 2020,
the City and District have made efforts to diversify stock with 60% of new homes being multi-family, and
28% being purpose-built rental.

This larger form of housing stock may not suit the aging population (seniors) in the District. Greater diversity
in housing will support aging in place.

By 2031 there is projected to be demand for 5,503 new units of ownership housing, of which it is estimated
351 units would need to be affordable ownership to keep pace with core housing need among owners. This
means that there will be a need for 5,152 units of market ownership of all housing types, with a focus on new
multi-family near Town Centres, aligning with the District’s Official Community Plan.

6.2.5 Emerging Housing Issues

SENIORS

Senior-led (65+) renter households are the largest age group in the District in core housing need, with 47%
of households being in core household need. Additionally, as the population ages, a range of additional
housing supports, both market and non-market, will be required to support this demographic group. These
options include smaller forms of housing to allow downsizing, more affordable rentals for seniors, and more
care supports.

IMMIGRANTS

Immigrants, particularly recent immigrants, experience core housing need at higher rates than non-
immigrant households. These households may also have different housing requirements, such as a need
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for larger homes to accommodate intergenerational households, or may be best served when integration
services are easily available either in the housing, or nearby.

FAMILIES

There is a need for more affordable options for families — single-detached homes are largely unattainable
in both the home ownership and rental market. The need for both affordable ownership and affordable
rental options is apparent from both the affordability analysis and engagement with key stakeholders and
partners.

HOUSING FOR HOMELESS

Individuals experiencing homelessness has increased throughout the North Shore. There is an urgent need
for housing options to accommodate these individuals and their range of needs — of particular note, youth,
women fleeing violence, and seniors.

INDIGENOUS HOUSING

Indigenous persons are in a greater housing crisis per capita than the rest of the population and make up
the majority of those who experience homelessness. Additional non-market housing options are needed
as low-end market housing can often be out of reach for very low-income Indigenous households.

ACCESSIBLE HOUSING

Stakeholders noted that more accessible housing options need to be developed throughout the District.
Accessible units along the housing continuum are needed to meet the diverse needs of persons with
accessibility and mobility challenges.

Housing options are needed for people with disabilities, including options that are affordable for those on
Disability Assistance with a range of supports for individuals who require it.
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GLOSSARY

Adequate Housing Standard: “[Housing] not requiring any major repairs.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfm

Affordable Housing Standard: “[Housing with] shelter costs equal to less than 30% of total before-tax
household income.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfim

Census Division: Census division (CD) is the general term for provincially legislated areas (such as county,
municipalité régionale de comté and regional district) or their equivalents. Census divisions are
intermediate geographic areas between the province/territory level and the municipality (census
subdivision). In British Columbia, the Census division refers to the regional district in which a municipality
is located.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/geo008-eng.cfm

Census Subdivision: Census subdivision (CSD) is the general term for municipalities (as determined by
provincial/territorial legislation) or areas treated as municipal equivalents for statistical purposes (e.g.,
Indian reserves, Indian settlements and unorganized territories).

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/geo012-eng.cfm

Census Family: Census families include couples with and without children, and single parents with children
living in the same dwelling. Census families are restricted to these family units and cannot include other
members inside or outside the family (including a grandparent, a sibling, etc.). Grandchildren living with
grandparents (and without a parent) would also count as a census family.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/fam004-eng.cfm

Core Housing Need: “A household is said to be in 'core housing need' if its housing falls below at least one
of the adequacy, affordability or suitability standards and it would have to spend 30% or more of its total
before-tax income to pay the median rent of alternative local housing that is acceptable (meets all three
housing standards).” Some additional restrictions apply.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfim

Economic Family: A group living together in the same dwelling who are “related to each other by blood,
marriage, common-law union, adoption, or a foster relationship.” Economic families could include

multigenerational families, siblings living together, etc.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/fam011-eng.cfm

Household Income: The sum of incomes for all household members.
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Household Maintainer: A person in a household who is responsible for paying the rent, mortgage, taxes,
utilities, etc. Where multiple people contribute, there can be more than one maintainer.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage008-eng.cfm

Headship Rate: The proportion of individuals of a given age group who are primary household maintainers.

Household Type: “The differentiation of households on the basis of whether they are census family
households or non-census family households.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage012-eng.cfm

Income: For the purposes of this report, unless otherwise indicated, income refers to “total income” which
is before-tax and includes specific income sources. These specific income sources typically include
employment income, income from dividends, interest, GICs, and mutual funds, income from pensions,
other regular cash income, and government sources (El, OAS, CPP, etc.). These income sources typically do
not include capital gains, gifts, and inter-household transfers, etc.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/pop123-eng.cfm

Labour Force: The labour force includes individuals aged 15 and over who are either employed, or actively
looking for work. This means that the labour force is the sum of employed and unemployed individuals.
Individuals not in the labour force would include those who are retired.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/pop056-eng.cfm

Non-Family Households: Households which do not include a census family.

Other Family or Other Census Family: When comparing households one way to distinguish between
households is by “household family types.” These types will include couples with children, couples without
children, lone-parent families, and non-family households; they will also include “other families” which
refer to households which include at least one family and additional persons. For example, “other family”
could refer to a family living with one or more persons who are related to one or more of the members of
the family, or a family living with one or more additional persons who are unrelated to the family members.

Participation Rate: The participation rate is the proportion of all individuals aged 15 and over who are in the
labour force.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/pop108-eng.cfm

Primary Household Maintainer: The first (or only) maintainer of a household listed on the census.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage020-eng.cfm

Seniors: Individuals aged 65 and over.

District of North Vancouver Housing Needs Report — Draft
79
108


https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage008-eng.cfm
https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage012-eng.cfm
https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/pop123-eng.cfm
https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/pop056-eng.cfm
https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/pop108-eng.cfm
https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage020-eng.cfm

Shelter Cost: “Shelter cost' refers to the average monthly total of all shelter expenses paid by households
that own or rent their dwelling. Shelter costs for owner households include, where applicable, mortgage
payments, property taxes and condominium fees, along with the costs of electricity, heat, water, and other
municipal services. For renter households, shelter costs include, where applicable, the rent and the costs
of electricity, heat, water and other municipal services.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage033-eng.cfim

Subsidized Housing: “'Subsidized housing' refers to whether a renter household lives in a dwelling that is
subsidized. Subsidized housing includes rent geared to income, social housing, public housing, government-
assisted housing, non-profit housing, rent supplements and housing allowances.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/dwelling-logements017-eng.cfm

Suitable Housing Standard: “[Housing that] has enough bedrooms for the size and composition of resident
households.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfim

Supportive housing: A type of housing that provides on-site supports and services to residents who cannot
live independently.

https://www.bchousing.org/glossary

Supportive Housing for Seniors: This document defines assisted living and long term or residential care
options as supportive housing for seniors.

Transitional Housing: “A type of housing for residents for between 30 days and three years. It aims to
transition individuals to long-term, permanent housing.”

https://www.bchousing.org/glossary
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