REGIONAL DISTRICT OF MOUNT WADDINGTON

REGIONAL PLANNING COMMITTEE MEETING MINUTES
October 20,2019
Conducted at RDMW Office -2044 McNeill Road, port McNeill, BC
with Online Attendees (Zoom)

tfl,Nl!

PRESENT:

Chair Rod Sherrell, and Directors Dennis Buchanan, Kevin Cameron, Sandra Daniels,
Janet Donruard, Dennis Dugas, James Furney, Andrew Hory, Gaby wickstrom

STAFF

Greg Fletcher - Administrator; Jeff Long - Manager of planning & Development
Services, Nadine Weldon - Recording Secretary,

PUBLIC:

Sandy Mackay & Sarah Ravlic with Urban Matters (Consultants)

A. CALL TO ORDER
Chair Sherrell called the meeting to order at 12:07 pm

B. APPROVAL OF AGENDA
RPC-2020-01

M ove d/ Se co nded/C a rri e d

AGENDA
APPROVAL

THAT the agenda be approved as presented

C. ADOPTION OF MINUTES
1. Minutes of the Regional Planning Committee meeting held September 1T, ZO1g
RPC-2020.02

DEC 17,2019
RPC MINUTES
ADOPTED

M ov ed/S

e

co n d e d/C a rri e d

That the minutes of the Regional Planning committee meeting hetd on
December 17, 2019 be adopted.

D. DELEGATIONS AND RECOGNITIONS
Chair Sherrell announce that this meeting is taking place on the traditionalterritory of
the Kwak'wala speaking peoples and then referred to Jeff Long who introduced the
delegates.

1. Sarah Ravlic and Sandy Mackay
Housing Needs Report

- Urban Matters: Mount Waddington Regional

The consultants for this project reviewed the purpose of housing needs reports
and the content requirements prescribed by the Province. The Mount Waddington
Regional Housing Needs Report must be updated every five years.
A review of matter pertaining to the results was conducted including
understanding housing needs of specific groups, notably seniors, families, etc.,
understanding housing supply and demand, affordability pressures by developing
affordability "gaps", possible future needs, including quantity and form of housing.
The report identifies the "who" and "what", but not the "how".
A "Housing Continuum" wheel has been created which describes the various
housing needs including market housing, safety net housing and housing with
supports.
The consultants reviewed the four project phases.
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Key findings were shared:
Population and demographics:
'Overall, the regional population decreased by 4o/o between 2006 and 2016. port
[ardy is the only community that experienced moderate growth (g%).
'The_ median age for the region rose from 40.0 in 2006 to 44.3 in 2016. Highest
median age in Area B (60)and lowest in port Hardy (37).
'Based on historic population trends, over the next five years populations across
the region are projected to decline slightly from 2020 lo 2025, except for Electoral
Area A.
Economy and lncome:

'Median household incomes at the provincial level have moderately increased
from 2006 to 2016, but this trend is not seen in Port Hardy or Electóral Area D,

where the median household incomes have decreased.
'At $84,589, Port McNeill had the highest median household income in the region
and Electoral Area A had the lowest median household income at $41,3s1
'Renter household incomes are less than half of owner households in the region,
the exception being Port Alice.

Housing Stock:
'Housing stock is similar across the region, with a majority being single-detached
homes.
'2o/o to 38o/o of housing stock in the region were one-bedrooms or smaller, while
68% to 86% of households were one or two people.
.There is also a lot of older housing stock in the region.
'Since 2016, residential building permit data shows an increase in housing
development activity. Most new homes being built continue to be single-detached-.
Ownership:
.At 2019 average sales prices, mortgage payments for single-detached homes
were affordable in the municipalities. They were likely unaffordable for owner
households making the median income in Electoral Areas A and c, which is
related to the higher average sales price of houses in these communities.
'Housing indicators show that affordability has been the most significant issue
across the region.
'A notable proportion of households are living in housing that requires major
repairs.
Rental:
'For renters, a one-bedroom unit would be considered affordable throughout the
region, however, these units are in the least supply.
'Two and three-bedroom units are unaffordable for the average renter in Port
Hardy and ElectoralArea A.
Core Housing Need:
'Across the region, Electoral Area A has the highest proportion of households in
core housing need (31o/o), followed by Electoral Area c (zjo/o). For comparison,
the provincial rate of core housing need is 14%.
'For communities for which there is data, lndigenous households are more likely
to be in core housing need.
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'A high proportion of renter households in Port Hardy and Electoral Area A are in
core housing need (31% and 60%, respectively). Thirty-one percent (31%) of
renter households in Alert Bay and Port Hardy are in core housing need.
The consultants reviewed key areas of need:
Affordable Housing:
.More than 20% of households in Port Hardy and Electoral Areas A, B, and D
were living in unaffordable housing in 2016.
.Across the region, the increases in average housing prices outpaced the
increases in median household incomes between 2006 and 2020. Over this time,
average sales prices rose in all communities, with the largest increases seen for
housing in Electoral Area C (+249o/o), Electoral Area D (+178%), Port McNeill
(+1030/o), and Port Hardy 1+tO0%).
'ln all communities for which there is data, lndigenous households are more likely
to be experiencing atfordability challenges or core housing need.
'Housing stock in Port Hardy, Port Alice, and Port McNeill is older and may require
repairs and maintenance, which can be expensive, creating added affordability
changes.
Rental Housing:
.Across the region, community engagement indicated that finding rental housing
is a major challenge. There is very limited supply of rental options.
'There were 75 purpose built rental units across the region in 2019, which would
serve less than 5o/o ol renter households, leaving the majority of renters relying on
the secondary market. Secondary market rental units are less secure than primary
rental market units and are more likely to be unsafe, in need of repairs, or have
other issues.
'Renter households in Port Hardy and Electoral Area A likely face challenges
finding affordable rentals, which community engagement suggested is affecting
the ability of the region to attract and retain workers and young families.
'The number of renter households in the region has been increasing at a faster
rate compared to owner households over the past three censuses (+17o/o
compared to -1olo). Should this trend continue, there could be even greater need
for rental housing in the region.
Special Needs Housing:

'community engagement indicated that there is a gap in housing options for

people with disabilities. There is need for more accessible units to meet the needs
of people with limited physical mobility and seniors as they age.
.Community engagement also suggested that while there is a strong sense of
community, there is need for more housing-related programming and supportive
housing to meet the needs of individuals with disabilities.
'As of March 31,2020, there were 37 units of independent social housing
administered by BC Housing in the region; while data on what group these units
serve is suppressed, they are likely for people with disabilities as well as seniors.
There were another four individuals with developmental disabilities and one
household with mobility limitations on the waitlist for BC Housing.
Housing for Seniors:
'The median age in Port Alice, Alert Bay, and the electoral areas is projected to
reach 53 to 63 years old by 2025. These communities are likely to experience
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increased demand for housing options for seniors, which community engagement
indicated are already in short supply.
.Lack of options for downsizing, preventing turnover in housing stock.
.Lack of supportive and accessible housing options.
'Housing for individuals needing support services, including physical and mental
disabilities and senior housing.
Housing for Families:
'Unlike much of BC, the region is projected to see most growth in the population
aged 25 to 64. While growth is not projected for children and youth, anecdotal
evidence suggests there have been more young families moving to the region
recently.
'Desktop research on the COVID-19 pandemic suggests this trend could intensify
in the near-term, as working from home has become more common and young
families look for larger homes with more space in affordable, less urban locations
'While mortgage payments in Port Hardy and Port McNeill may be affordable for
household making the median income, households with single incomes such as
lone parents are likely challenged to find affordable ownership housing.
'Families who rent and are making the median income are likely challenged to
find affordable rental housing, especially with enough bedrooms to suitably house
their children.
'ln Port Hardy, households making the median income would need to spend an
estimated 37 40o/o of their monthly income to afford the average cost of rent for
a two-or three-bedroom unit in the secondary rental market.
'ln Port McNeill, households making the median income would be spending close
to 30% of their monthly income on rent.
Supports for Homelessness and Housing lnsecurity:
.There is no point-in-time homeless count data available for the region.
'Based on food bank access, local service providers estimate there are a minimum
of 34 individuals experiencing homelessness, including hidden forms such as
couch surfing, and another 78 who are experiencing critical levels of housing
insecurity,
'Stakeholders suggested that hidden homelessness is an issue in the region.

The consultant s then reviewed the next steps in the project as follows:
Board and council presentations
Finalize Housing Needs Report
Prepare community profiles
Final community forum
Staff capacity building session

.
.
.
.
.

The consultants asked if the Board had any questions:
ls there any sense of the housing need on reserves?
Unfortunately, there is no access to "on reserye data" currently. All indigenous
data is collected from "off reserye". The timing of the housing survey was started
at the beginning of COVID, so local First Nations were not available to participate.

-

-

How can the Regional District assist to satisfy housing needs?
Any official community plans and zoning bylaws must consider the findings of the
Regional Housing Needs Report. Local governments need to look at how to
incentivize, including
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Lowering permit costs, removing hurdles as much as possible for affordable
housing providers
Regulation through zoning such as rental only zoning, land acquisition, etc.
Addresslng and having further discussion around the cost to develop to meet
affordability thresholds, including the non-profit housing sector.

Mr. Long reviewed some of the trends he has observed in the housing market in
the region in the ten years he has lived here. He discussed the challenges and
the divergent trends. He pinpointed the high cost of construction in the rej'ion and
lack of investment in new subdivisions and building which lag behiñd other

Vancouver lsland markets areas. He highlighted the risk factors for-investors given
traditional reliance on the resource sector in the region, and the transient nàture
of the population and related demographics as a result. He indicated that the
surplus housing supply stock and building lots that prevailed from 2010 to 2018
have largely been gobbled up after a long term continuing upward economic cycle
and people movement from other areas and provinces to Vancouver lsland in
association with the retirement of people at the latter end of the baby boomer
generation. He observed that in his day to day work dealing with the
þublic and
enquiries about property, that the region seems to provide ã cheaper alternative
to purchase property in comparison to other areas of Vancouver lsland where
retirees may not be able to afford. Mr. Long indicated that developers and builders
are likely focused on markets where demand is very high and profit margins even
lighel in comparison to areas like our own. He noted that our local governments,
Port Hardy and Port McNeill in particular, have fairly significant land holdings, and
the region's local governments should look at working together to hire a real estate
marketing team to promote local development opportunities in an effort to try and
attract development interest from outside the region. He advised that there are
tools available, such as development agreements, to ensure that purchasers
develop the properties in the manner that best reflects the housing needs of the
local government.
E. NEW BUSINESS - None

F. NEXT MEETING DATE: As required and to be determined.

G. ADJOURNMENT
RPC2020-03
ADJOURNMENT

M ov e d I Se co nd ed/Ca rri ed
THAT the meeting be adjourned.

CORRECT

SECRETARY: JEFF LONG

Time: 12:59 p.m

APPROVED

DIR

SHERRELL

