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A. CALL TO ORDER Time: 
 
B. APPROVAL OF AGENDA AS PRESENTED (or amended) 

 
Motion required 1.   2. 

 
C. ADOPTION OF MINUTES 

 
1. Minutes of the Regional Planning Committee Meeting held October 20, 2020. 
 

Motion required 1.   2. 
 
D. DELEGATIONS 
 
1. Sandy Mackay – M’akola Development Services: Mount Waddington Regional Housing 

Needs Report Recommendations 
 
E. NEW BUSINESS - None 
 
F. NEXT MEETING DATE: To be determined. 
 
G. ADJOURNMENT 
 

Motion to Adjourn 1.    Time: 
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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) 

 ______________________________________________________________________ 
 

PRESENT:  Chair Rod Sherrell, and Directors Dennis Buchanan, Kevin Cameron, Sandra Daniels, 
Janet Dorward, 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) 
 ________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
RPC-2020-01 
AGENDA 
APPROVAL 
 
 
 
 
 
 
 
RPC-2020-02 
DEC 17, 2019 
RPC MINUTES 
ADOPTED 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

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

 
Moved/Seconded/Carried                    
THAT the agenda be approved as presented. 
 
C. ADOPTION OF MINUTES  
 
1. Minutes of the Regional Planning Committee meeting held September 17, 2019. 
 
Moved/Seconded/Carried                     
That the minutes of the Regional Planning Committee meeting held on  
December 17, 2019 be adopted. 
 
D. DELEGATIONS AND RECOGNITIONS 
 
Chair Sherrell announce that this meeting is taking place on the traditional territory of 
the Kwak’wala speaking peoples and then referred to Jeff Long who introduced the 
delegates. 
 
1. Sarah Ravlic and Sandy Mackay – Urban Matters: Mount Waddington Regional 

Housing Needs Report  
 
- 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 4% between 2006 and 2016. Port 
Hardy is the only community that experienced moderate growth (8%). 
•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 to 2025, except for Electoral 
Area A. 
 
Economy and Income: 
•Median household incomes at the provincial level have moderately increased 
from 2006 to 2016, but this trend is not seen in Port Hardy or Electoral 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 $41,351 
•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.  
•2% to 38% 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 Electoral Area A. 
 

 Core Housing Need: 
•Across the region, Electoral Area A has the highest proportion of households in 
core housing need (31%), followed by Electoral Area C (21%). For comparison, 
the provincial rate of core housing need is 14%.  
•For communities for which there is data, Indigenous 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 (+249%), Electoral Area D (+178%), Port McNeill 
(+103%), and Port Hardy (+100%).  
•In all communities for which there is data, Indigenous households are more likely 
to be experiencing affordability 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 5% of 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 (+17% 
compared to -1%). 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.  
•In Port Hardy, households making the median income would need to spend an 
estimated 37 –40% of their monthly income to afford the average cost of rent for 
a two-or three-bedroom unit in the secondary rental market.  
•In Port McNeill, households making the median income would be spending close 
to 30% of their monthly income on rent. 
 
Supports for Homelessness and Housing Insecurity: 

 •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: 
- Is there any sense of the housing need on reserves? 
 Unfortunately, there is no access to “on reserve data” currently. All indigenous 
 data is collected from “off reserve”. 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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ADJOURNMENT 
 
 
 
 
 
 
 
 
 
 
 
 
 

▪ Lowering permit costs, removing hurdles as much as possible for affordable 
housing providers 

▪ Regulation through zoning such as rental only zoning, land acquisition, etc. 
▪ Addressing 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 region and 
lack of investment in new subdivisions and building which lag behind other 
Vancouver Island markets areas. He highlighted the risk factors for investors given 
traditional reliance on the resource sector in the region, and the transient nature 
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 Island 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 public and  
enquiries about property, that the region seems to provide a cheaper alternative 
to purchase property in comparison to other areas of Vancouver Island 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 
higher 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 
 
Moved/Seconded/Carried                  
THAT the meeting be adjourned.    Time: 12:59 p.m.  
 
 
CORRECT                                             APPROVED 
 
 
 
 
                   __  
SECRETARY: JEFF LONG CHAIR: DIRECTOR ROD SHERRILL 
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Date: 

To: 

From: 

December 31, 2020 

Jeff Long, Deputy Chief Administrative Officer /  

Manager of Planning & Development Services 

Regional District of Mount Waddington 

Matt Thomson, Housing Lead, Urban Matters CCC 

File: 4827.0001.01 

Subject: Mount Waddington Housing Needs Report Project – Recommendations and Land 

Analysis 

1. KEY RECOMMENDATIONS

The following key recommendations emerged through the Housing Needs Report process. They are 

applicable to all communities and regions in the study and respond directly to the key findings identified in 

the Report. Local and regional governments are already supporting many of these recommendations and 

should continue to monitor progress moving forward.  

1.1 Promote and Protect Housing Affordability in the Market 

At 2019 average sales prices, mortgage payments for single-detached homes were still relatively affordable 

in the municipalities, but more expensive properties in Electoral Areas A and C were out of reach for 

households earning the median income. For renters, a one-bedroom unit would likely be 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. Engagement indicates that, despite the quantitative data 

showing generally affordable conditions, many residents with low to middle incomes are struggling to find 

adequate housing, especially in the rental market where there is very limited availability. The number of 

renter households in the region has also been increasing at a faster rate than owner households over the 

past three censuses (+17% compared to -1%), indicating that there is likely an even greater need for rental 

housing moving forward. 

Priority Actions: 

• Improve availability of affordable rentals;

• Expand affordable market housing incentive programs;

• Regulate short-term rentals;

• Encourage development of purpose-built rental and smaller and denser units in all residential

areas; and,

• Mitigate affordable unit loss though rental protections.
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Subject: Mount Waddington Housing Needs Report Project – Recommendations 

and Land Analysis 

Page: 2 of  14 
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Priority Action: Appropriate Local Government Tools or Policy Levers: 

Improve availability of affordable 

rentals 

• Identify municipal or senior government land that could be

used to support these goals and consider disposing of land to

non-profit or private entities that can facilitate rental housing.

• Consider working with real estate specialists to advertise

available land to external partners or private developers.

• Continue to support education around Canada Mortgage and

Housing Corporation programs, including rental construction

financing initiative.

Expand affordable market 

housing incentive programs 

• Incentive packages can include parking requirement

relaxation, Development Cost Charge waivers, expedited

application and permit processing, and property tax waivers

(when appropriate.)

Regulate short-term rentals 
• Implement business licensing requirements for all operating

short-term rentals.

Encourage development of 

purpose-built rental and smaller 

and denser units in all residential 

areas 

• Include language that supports purpose-built rentals and

appropriate density in Official Community Plans

• Explore allowing row house, townhouse, duplexes and other

denser, multi-family options in single family residential zones.

• Encourage purpose-built rental through pre-zoning or rental-

only zoning of selected sites.

Mitigate affordable unit loss 

though rental protections 

• Consider pre-zoning or rental-only zone for existing aging

rental stock.

• Consider Relocation and Assistance Plans when properties

are with existing purpose-built rental, co-ops, or mobile home

units are redeveloped or revitalized.

1.2 Expand Non-Market and Supportive Housing Options 

Non-market and supportive housing options are limited and oversubscribed in the Mount Waddington 

Regional District. Many key informants indicated a need for more supported housing options for those 

experiencing homelessness, and especially below-market rental options for families and seniors who are 

unable to find housing that meets their needs. 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 indicated 

that individuals experiencing homelessness may be living in tents, accessing shelter beds when possible, 

and/or living in their cars. Non-market housing is typically facilitated by non-profit or senior government 

providers, but local governments are key facilitators of development. 
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Priority Actions: 

• Expand non-market housing options (including units available at the shelter rate and rent geared

to income units);

• Enhance support for non-profit developers through incentives;

• Facilitate non-market development on underutilized and vacant land; and,

• Expand support for unhoused residents.

Priority Action: Appropriate Local Government Tools or Policy Levers: 

Expand non-market 

housing options 

(including units 

available at the shelter 

rate and rent geared to 

income units) 

• Continue to monitor and support applications to BC Housing and

CMHC funding programs.

• Take on a more active role in non-profit development by supplying land

or supporting pre-development phases.

• Include supportive language in Official Community Plans and explore

allowing non-profit and supported uses in all residential zones.

Enhance support for 

non-profit developers 

through incentives 

• Incentive packages can include parking requirement relaxation,

Development Cost Charge waivers, expedited application and permit

processing, and property tax waivers (when appropriate.)

• Explore offering tiered incentives where non-profit developers are

afforded greater incentives, which often directly impact rent rates.

• Provide staff support to help non-profits make appropriate incentive

requests and navigate development procedures.

Facilitate non-market 

development on 

underutilized and 

vacant land 

• Identify municipal or senior government land that could be used to

support these goals and consider disposing of land to non-profit or

private entities that can facilitate rental housing.

• Prioritize disposal of identified lands for non-market/non-profit uses.

Expand support for 

unhoused residents 

• Continue to support the Mount Waddington Regional Health Network.

• Work with community partners to implement unique identifier count to

track unhoused and unhoused community members.

Example: Step-by-Step Guide to Estimate Rural Homelessness – 

Alberta Rural Development Network 

https://www.homelessnesslearninghub.ca/sites/default/files/resources/Step-

by-Step%20Guide%20to%20Estimate%20Rural%20Homelessness.pdf 
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1.3 Address Growth in Population Aged 65 Years and Over 

Consistent with national trends, the population across the region is aging. The median age for the region 

rose from 40.0 in 2006 to 44.3 in 2016. These findings indicate a need for housing across Mount 

Waddington that supports the needs of older residents. Specifically, there is a need for more housing that 

is affordable and accessible for those on a fixed income, particularly within the rental market. An aging 

population presents a greater need for at home care options and smaller housing units that allow for 

downsizing. Seniors are also more likely to be living with a disability or activity limitation than other age 

groups and may have to pay for all household expenses on a fixed income. 

Priority Actions: 

• Enhance support services aimed at seniors and elders; and

• Encourage development of smaller, multi-family, accessible units.

Priority Action: Appropriate Local Government Tools or Policy Levers: 

Enhance support services aimed 

at seniors and elders 

• Continue to expand partnerships with Island Health

• Advocate for housing that includes wrap-around services

Encourage development of 

smaller, multi-family, accessible 

units 

• Include language that supports purpose-built rentals and

appropriate density in Official Community Plans

• Explore allowing row house, townhouse, duplexes and other

denser, multi-family options in residential zones.

1.4 Manage Regional Population Movement 

Though many communities in the Mount Waddington Region should expect populations to decrease or 

remain stable over the next 5 years, anecdotal evidence collected from key informants indicates that 

migration may increase the population in some communities, especially those with access to services and 

amenities. As the population of the electoral areas ages, older residents may choose to migrate to larger 

centres to be closer to those same services, especially given limited transportation options for those who 

cannot operate a personal vehicle. As working from home becomes normalized, the region may also 

experience growth in “amenity migrants” who are attracted to Mount Waddington because of the relatively 

low cost of housing, access to outdoor amenities, and other quality of life factors. Managing regional 

population settlement to maintain servicing while enhancing affordability is key to meeting the needs of 

community residents. 

Priority Actions: 

• Align land-use, transportation, and service planning goals to promote affordability and growth in

designated areas that are suitable for development and/or located close to services; and

• Keep urban settlement compact, protect the integrity of rural and resource areas, protect the

environment, increase servicing efficiency, and retain mobility within the region.
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Priority Action: Appropriate Local Government Tools or Policy Levers: 

Align land-use, transportation, 

and service planning goals to 

promote affordability and growth 

in designated areas that are 

suitable for development and/or 

located close to services 

• Especially important when considering disposal of land for

affordable housing projects. Land is an important asset but

be wary of properties that do not align with long-term

transportation and service planning goals as this will increase

long-term costs.

• Align land use decisions with regional growth planning.

Keep urban settlement compact, 

protect the integrity of rural and 

resource areas, protect the 

environment, increase servicing 

efficiency, and retain mobility 

within the region 

• Continue to explore and encourage denser housing types

where appropriate

• If expanding residential uses in the electoral areas,

encourage siting of newer subdivisions along transportation

corridors or as close as possible to existing service centres.

1.5 Deepen Housing Partnerships and Educate Residents 

Advocacy and education within the Mount Waddington Regional District and to other levels of government 

is an ongoing, and often unsung aspect of addressing affordable housing. Municipal tools are limited, and 

the Province and Federal government are primarily responsible for the provision of affordable housing. 

However, local government is routinely the best positioned to address housing need and the most aware 

of specific needs and service gaps. Local government plays a key role in building awareness of need and 

acceptance of new housing amongst its residents. Building on work already being done by the committed 

and passionate non-profit community in the Region, the RDMW can continue to develop education 

materials and programs for residents that can have a meaningful effect on affordable housing development. 

Priority Actions: 

• Support non-profits who are bearing much of the cost of housing service delivery;

• Continue to expand regional housing involvement, including exploring a regional tax requisition to

support housing delivery;

• Develop funding and development guides for partners interested in pursuing housing;

• Educate residents on the value of affordable housing; and,

• Advocate for increased support from senior levels of government.
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Priority Action: Appropriate Local Government Tools or Policy Levers: 

Support non-profits who are 

bearing much of the cost of 

housing service delivery 

• Continue to advocate on behalf of these organizations

• Consider establishing a social planning position withing the

Regional District to coordinate regional responses to housing,

food security, childhood development, and poverty alleviation

Example: qathet Regional District, City of Powell River, and the 

Tla’amin Nation are collaborating to address social planning across 

their region - https://www.qathet.ca/services/social-planning/ 

Continue to expand regional 

housing involvement 

• Investigate social enterprise models for housing

implementation

• Continue to expand housing and other partnerships with

Indigenous communities across the North Island

• Explore hosting regular Indigenous Housing Table

• Explore a regional tax requisition to support housing delivery;

Example: Comox Valley Homelessness Supports Bylaw - 

https://www.comoxvalleyrd.ca/services/homelessness-support 

Example: Cowichan Housing Association Annual Financial 

Contribution Service Establishment Bylaw - 

https://www.cvrd.ca/1530/Cowichan-Housing 

Develop funding and 

development guides for 

partners interested in pursuing 

housing 

• Develop materials to guide non-profits interested in developing

housing through some of the common process hurdles

• Include information on relevant Provincial and Federal funding

programs

Example: Kamloops Affordable Housing Developers Package - 

https://www.kamloops.ca/sites/default/files/docs/homes-

businesses/16-kamloopsaffordablehousingdeveloperspackage.pdf 

Educate residents on the value 

of affordable housing 

• Work with community partners to address stigma around non-

profit and supported housing.

Example: Comox Valley Coalition to End Homelessness, 

Affordable Housing Benefits Everyone Project - 

https://www.cvhousing.ca/affordable-housing-benefits-everyone-

project/ 

Advocate for increased support 

from senior levels of 

government 

• Continue to advocate for increased housing funding and tools

for non-profit developers and local governments through Union

of BC Municipalities, Federation of Canadian Municipalities,

and together with other regions and rural municipalities

• Maintain awareness of Canada Mortgage and Housing

Corporation research funding that could potentially encourage

local innovation
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2. Publicly Owned Lands for Residential Development

2.1 Background 

Using a GIS parcel layer that holds attributes of parcel ownership, jurisdiction and BC Assessment Authority 

(BCAA) Actual Use Codes, several queries were run to isolate the amount of vacant public land available 

for residential development within the RDMW, with a particular focus on opportunities for non-market and 

market housing. These queries were further refined by overlaying generalized residential and 

comprehensive development classifications from the RDMW Zoning layer.  Parcels within 1 km of the 

boundaries of Alert Bay, Port Alice, Port Hardy and Port McNeill were included in the main analysis.  

Additional rural properties outside the 1 km catchment were simply summarized using a legal parcel count. 

The purpose of this exercise is to provide an assessment of land that may be suitable for the development 

of affordable or market housing to support households in need in the municipalities within Mt. Waddington 

Regional District. This analysis does not consider the impact of slopes or servicing on buildable land and is 

intended to only provide an estimate of buildable land within the four municipalities of Alert Bay, Port Alice, 

Port Hardy and Port McNeill. 

2.2 Priority 1 Lands: Vacant Crown and Municipal Lands 

The first query sought to find publicly owned lands already zoned for residential development and currently 

vacant according to BC Assessment Authority data. These lands may be suitable for the development of 

new housing  

Table 1 - Vacant Residential Use Codes on Publicly Owned / Residentially Zoned Lands by Jurisdiction 

Jurisdiction / 
Zoning Class 
Description 

Ownership 

CROWN PROVINCIAL MUNICIPAL 
Total 
Count 

Total 
Area 
(ha) 

Total 
Area 
(ac) 

Count 
Area 
(ha) 

Area 
(ac) Count 

Area 
(ha) 

Area 
(ac) 

ALERT BAY 1 0.1 0.2 1 0.1 0.2 

Residential 1 1 0.1 0.2 1 0.1 0.2 

PORT ALICE 4 4.1 10.1 4 4.1 10.1 

Residential 1 4 4.1 10.1 4 4.1 10.1 

PORT HARDY 9 87.0 215.0 18 52.6 129.9 27 139.6 345.0 
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Comprehensive 
Development 4 

1 0.3 0.8 1 0.3 0.8 

General Holdings 1 85.0 210.1 1 85.0 210.1 

Low Density 
Multi-Family 
Residential 

6 0.6 1.5 10 12.1 30.0 16 12.7 31.4 

Multiple Unit 
Residential 

2 1.4 3.4 1 0.1 0.1 3 1.5 3.6 

Rural Residential 4 39.8 98.4 4 39.8 98.4 

Single Family 
Residential 

2 0.2 0.6 2 0.2 0.6 

PORT MCNEILL 1 0.1 0.2 7 9.5 23.5 8 9.6 23.7 

Residential 1 1 0.8 2.0 1 0.8 2.0 

Residential 4 1 0.1 0.2 1 0.1 0.2 

Rural Zone 6 8.7 21.5 6 8.7 21.5 

MOUNT 
WADDINGTON 
RD RURAL 

6 768.1 1,898.0 6 768.1 1,898.0 

Rural Zone 6 768.1 1,898.0 6 768.1 1,898.0 

Grand Total 16 855.2 2,113.2 30 66.3 163.8 46 921.5 2,277.0 

Additional rural properties – 665 
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2.3 Alert Bay 

Currently, Alert Bay has a single municipally owned site that is vacant, with a size of 0.2 acres. This would 

allow for one single family, or one duplex home (2 dwellings) to be built under existing Residential 1 zoning. 

Figure 1: Map of Vacant Land in Alert Bay 
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2.4 Port Alice 

Port Alice currently has four municipally owned sites, however, only one of these sites is more than two 

acres, and may be appropriate for housing. It is currently zoned Residential 1, low-density residential (single 

and two-family dwellings). The current site is 8.98 acres, or 391,168 sq. ft., allowing for a total of 65 single 

family homes on this site, or 110 homes in duplexes. The three smaller sites have a remaining site coverage 

of 1.12 acres, which would allow approximately 8 single family homes or 16 units in duplexes under 

Residential 1 (existing) zoning. 

Figure 2: Map of Vacant Land in Port Alice 
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2.5 Port Hardy 

In Port Hardy there are 27 municipally owned sites across a range of zoning types that are currently vacant 

and publicly owned. Of these, 10 sites, with a total coverage of 30 acres, are in low density multi-family 

residential, which could accommodate up to 269 single family homes, or 372 units in duplex dwellings. 

There are currently 4 lots zoned rural residential, with total site size of 98.4 acres. These sites could 

accommodate approximately 99 homes under current zoning. Finally, there are two sites, with a total size 

of 0.6 acres currently zoned Single Detached Residential which could accommodate up to 5 single family 

homes. 

In addition to municipal lands, there are 9 Crown provincial sites with a total 215 acres. Most of this land is 

designated as General Holdings (210 acres). Six sites are currently zoned low-density multi-family 

residential (1.5 acres), which could accommodate approximately 13 single family homes or approximately 

18 dwellings in duplexes. There are also 2 sites (3.4 acres) in multi-family residential zoning, which could 

accommodate a maximum of about 220 units in buildings up to three storeys across both sites (assuming 

an average unit size of about 800 sq. ft.) under the RM-1 zoning. 

Figure 3: Map of Vacant Land in Port Hardy 
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2.6 Port McNeill 

Port McNeill has a total 7 municipally owned vacant sites, with a total size of 23.5 acres. One site (2.0 

acres) is zoned Residential 1, which can accommodate approximately 26 units in duplexes or about 16 

single family homes. Six of the sites are in the rural residential zones, with a total area of 21.5 acres. These 

sites would accommodate approximately 79 single family homes.  

Figure 4: Map of Vacant Land in Port McNeill
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2.7 Priority 2 Lands: 

The second query sought to find publicly owned lands already zoned for residential development that may 

have non-conforming current uses not covered by the priority 1 queries. There are four sites total, with two 

in Port Hardy (6.1 acres total), one in Port McNeill (11.1 acres), and one in Alert Bay (0.4 acres). These 

may be considered for housing development if redevelopment is to take place on them and should be 

considered as opportunities to develop more affordable types of housing. 

Table 2 – Other Publicly Owned / Residentially Zoned Lands by Jurisdiction 

Jurisdiction 

601 - Civic, Institutional & 
Recreational (Vacant) 

Unknown Total 
Count 

Total 
Area 
(ha) 

Total 
Area 
(ac) 

Count 
Area 
(ha) 

Area 
(ac) Count 

Area 
(ha) 

Area 
(ac) 

ALERT BAY 1 0.2 0.4 1 0.2 0.4 

PORT HARDY 2 2.5 6.1 41 3.4 8.4 43 5.9 14.5 

PORT MCNEILL 1 4.5 11.1 1 0.0 0.0 2 4.5 11.2 

Grand Total 4 7.1 17.6 42 3.4 8.4 46 10.5 26.0 

Additional rural properties – 23 

19



MEMORANDUM 

Date: 

December 31, 2020 

File: 4827.0001.01 

Subject: Mount Waddington Housing Needs Report Project – Recommendations 

and Land Analysis 

Page: 14 of  14 

www.urbanmatters.ca 

2.8 Priority 3 Lands 

The final query sought to capture longer-term lands that may be available on institutionally zoned lands 

occupied by churches. Churches are increasingly considered opportunities for non-market and affordable 

housing, where church redevelopment goals can be served through partnerships  with non-profits to deliver 

affordable housing, ranging from deep subsidy housing to near market rental. 

Table 3 – Church Properties by Jurisdiction 

Jurisdiction 
652 - Churches & Bible Schools 

Count Area (ha) Area (ac) 

ALERT BAY 2 0.3 0.8 

PORT ALICE 2 0.3 0.8 

PORT HARDY 6 5.8 14.4 

PORT MCNEILL 4 1.8 4.3 

MOUNT WADDINGTON 
RD RURAL 

1 0.6 1.5 

Grand Total 15 8.8 21.8 

Additional rural properties – 2 

Sincerely, 

URBAN MATTERS CCC 

Matt Thomson 

Housing Lead, Urban Matters CCC 

/SR 

Enclosure 

cc: Sandy Mackay, Housing Research and Policy Lead, M’akola Development Services 
Document1 
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