
__________________________________________________________________ 

 

TOWN OF SIDNEY 
 

COMMITTEE OF THE WHOLE MEETING 
Monday, November 4, 2019 

Council Chambers 
 

6:00 p.m. 
 

** This meeting will be videotaped and posted on the Town’s website. ** 
 

___________________________________________________________________ 

 
 

 
 
 

A G E N D A 
 

1. CALL TO ORDER 
 

2. APPROVAL OF THE AGENDA  
 
3. PRESENTATIONS 

 
4. ADMINISTRATION & FINANCE 
 

 a. Use of Amenity Contributions 
  Report dated October 29, 2019. 
 
5. PARKS & INFRASTRUCTURE 
6. PROTECTIVE SERVICES  
 
7. DEVELOPMENT & PLANNING      
 

a. Development Permit Application No. DP100806 (2315 Mills Road) 
(To allow a partial demolition, renovation and construction of an addition to           
an existing 3-storey, multi-family residential assisted living facility).  
- presentation by Christine Lintott & Laurie Aves, Christine Lintott Architects Inc.  
Report dated October 29, 2019.  

 
 b. Sidney Housing Needs Assessment - Final Report  
  - presentation by Marina Jozipovic, Urban Matters CCC. 
  Report dated October 28, 2019.  
 

8. OTHER BUSINESS 
9. NEW BUSINESS  
10. MOTION TO GO “IN-CAMERA” (closed meeting) - Not required.  
 
11. ADJOURNMENT 



TOWN OF SIDNEY
REPORT TO COMMITTEE 4a-

TO: Committee of the Whole

FROM: Andrew Hicik, Director of Corporate Services
Alison Verhagen, Senior Manager of Current Planning
Corey Newcomb, Senior Manager of Long Range Planning

DATE: October 29,2019 FILE NO.: 6520-20

ST]BJECT: Use of Amenity Contributions

PURPOSE:

To provide the Comrnittee with information about the collection and use of Community Amenity
Contributions (Amenities, or CAC's), for the purpose of setting future direction regarding Town
use of Amenity funding.

BACKGROUND:

Amenities may be defined as public assets that contribute to the attractiveness or functionality of
a neighbourhood, and typically include aesthetic features, public spaces, and facilities to meet a
range of social, cultural, recreational and infrastructure needs of the community. The Town has
a current Bonus Density & Community Amenity Contribution Policy outlining the application of
CAC's. The policy (attached as Schedule A) was adopted in2017, following the completion of a
review on Downtown Core and Multi-Family Residential Area Density. The policy makes it
clear which development circumstances will result in the payment of Amenities. It also outlines,
in general terms, how those funds are to be applied: 213 of the funds are to be set aside for
purposes of affordable housing, and the remaining l13 for "General" Amenities.

Council has asked that the subject of the use of Amenity funds be brought forward for
discussion. This report provides background on the policy framework for Amenities, discusses
the Town's recent collection and use of CAC's, and provides some ideas and recommendations
for Council to consider in setting future direction around the application of Amenity funds.

DISCUSSION:

Section 482 of the Local Government Act provides legislative authority for the imposition of
CAC's, but does not provide any guidance on how they should be applied. Instead, local
governtnents must look to industry best practices to guide the application of CAC's. One
guiding document for staff is a Ministry of Municipal Affairs and Housing (current name) best
practices publication called Community Amenity Contributions: Balancing Community Planning,
Public Benefits and Housing Affurdability (long and short versions). The guide talks about
considerations and tradeoffs involved in the establishment and use of CAC's, and makes
recommendations for the effective use of a CAC program. These factors were consider by staff
in establishing our policy.

As outlined in the Town policy, CAC's are collected in an open and transparent manner - one
which provides the necessary certainty to both the developer and the community - based on an
amount of additional (or bonus) density permitted within an allowable structure. Funds are then
set aside for either Attainable/Affordable Housing (67%) or for General Amenities (33%).



Wrile the main focus of these discussions will be on the use of the General component, some
consideration will also be given to the Housing component. In addition, while the primary intent
of this report is to discuss the uses of Amenity funds under the current policy, the Committee
deliberations may necessitate changes to the policy itself.

The following excerpt from the original staff report that accompanied the adoption of the policy
provides valuable information on how the policy is intended to work:

Overview of Bonus Densitv and Gommunitv Amenitv Gontribution Policv

The draft Bonus Density and CommunityAmenity Contribution Policy No. DV-013 sets spec¡fic
calculations for amenities related to bonus density and to community amenity contributions
triggered by increases in density via rezoning. ln accepting these contributions the Town is
recapturing a portion of the value that Council creates when it zones the property for a higher
density, and that value is then directed toward a public benefit. The policy provides the public
and development community with greater clarity regarding the Town's expectations with regard
to developments that involve an increase in density. The following are the main elements of the
policy:

A fixed rate amenity contribution of $1SO/square metre of additional floor area above the
base FAR maximum in each relevant zone would be required in each of three scenarios:

When a development in a relevant zone is proposing to exceed the base FAR
maximum but not exceed the bonus FAR maximum, as stated in the Zoning
Bylaw. The contribution made would be considered a "Bonus Density Amenity".

When a development in a relevant zone is proposing to develop more floor area
than the bonus FAR maximum permits in that zone, and subsequently applies to
rezone a property to a new zone that permits a higher FAR maximum. The
contribution made would be considered a "Community Amenity Contribution".

o When a development in a relevant zone is proposing to rezone a property from
one of the subject zones to another existing zone that permits a higher base FAR
maximum. The contribution made would also be considered a "Community
Amenity Contribution".

Council may accept a tangible, in-kind amenity contribution of equal or greater value to
the fixed rate amount, including a list of potential community amenities.

An amenity contribution shall be paid or made prior to the issuance of a Building Permit
for the proposed development.

Amenity contributions would be allocated to a General Amenity Reserve Fund and an
Attainable and Affordable Housing Reserve Fund at a rate of 33% and 670/o respectively.
Council's direction was to divide the funds 113 (33.33Yo) I 213 (66.66%) between the two
funds, however for clarity and precision staff have drafted the policy to round the decimal
to the nearest whole number.

Staff are to monitor the amenity program and report annually to Council on its outcomes.

The policy would come into effect on the date of the adoption of the proposed Bylaw
2132, being the amendment to the Zoning Bylaw.

o

o



Relationship to other funding sources

The Ministry guide positions CAC's as a supplement to another potential revenue source related
to development: Development Cost Charges (DCC's). It suggests that CAC's be used for public
amenities that are not covered under DCC's; these may include items such as recreation facilities
and fire halls. In addition to the potential overlap with DCC's (which the Town does not use
extensively, due primarily to our o'built-out" nature), it is also important to note other sources
available to the Town for funding certain assets.

The Town maintains a number of reserves, most of which are earmarked for specific purposes
(e.g. replacement of roads or underground infrastructure, vehicles and certain equipment, the
feny terminal, etc.). However, there are two reserves that are more general in nature, and not yet
dedicated fbr specific types of asset; these are the Land Sale Reserve and the General Capital
Reserve. Another funding source is the Gas Tax (or Community Works Fund) Reserve. This
Iatter source does have some limitations on how it can be spent, but is nevertheless a method of
funding certain community assets.

Both of these sources are identified here to broaden the potential policy considerations. Separate
repofts will be brought forward to Council or Committee within the next two months, to provide
Council with a more complete picture ahead of the next budget process.

Past Practice and Statistics

Prior to 2007, amenity contributions tended to be more ad-hoc, with the amounts being
negotiated, and the contributions going to a specific capital project. The Amenity Reserve for
accumulating cash contributions was created in 201 1. After that time, until the adoption of the
current policy, $5,000 was charged per unit of o'bonus density". The intent of that method
(which was never formalized, but nevertheless followed), as well as the current policy, was to set
a transparent and balanced method for charging amenity fees.

Between 2011 and the adoption of the current policy, $389,500 in amenity contributions was
collected. Since the adoption of the current policy in2017,5760,341 has been collected (with
over $1.3 million pending from development projects that have been approved, but have not yet
proceeded; it should be noted that some may not proceed at all). Please note that the change in
policy for CAC's is not responsible for the increase in amounts collected over the past two years.
Rather, it is a factor of the active regional real estate market over the past several years, which
has seen some significant projects come forward.

The following table summarizes receipts, uses, cuffent, and potential balances for the Amenity
funds:

General Hous Streets Public AÉ Total
TotalReceived
TotalUsed

Interest to date

Cunrnt B¡lance
Pending

Potential Balance

$ 49,500

(53,780)

$ 250,913

(47,065)

34

$ 509,428 $ 340,000

: (345,120),
$ 1,149,841

(446,565)

100 A'' 80 f) 134

$ 203,881 S 509,529 $

4

$ s 713,410

1

7

A more conservative estimate of the potential balance may be in the order of $1.5 million, in
order to account for certain approved projects that are not likely to proceed. That still represents
a significant source of funding.

s 640.734 $ 1,396,472 s $



Between 2011 and today, just under $450,000 of the funds collected has been allocated to
various amenities, summarized as follows:

Streetscape I mprovements (Beacon Street Furniture)

Sdewalks/Walkways

Park Improvements

:Public Art
Other

80,399:61

267,470.74

20,000.00 I

53,780.35

914.s0

ll.

Potential Guidelines and Polic)¡ Considerations

For discussion purposes, Council may wish to consider the following factors for a future policy
covering the allocation of Amenity funds:

Amenity Funds should be used to fund Capital items only.

o While this is a suggested best practice, and should likely be followed for the General
portion of the Amenity funds, it may not be practical for the Housing portion.

Nexus (or link) to the original development from which the CAC's were collected.

o Considering the Town is less than 2 square miles (5 km2) in area, a good argument
may be made that all parts of the Town are somewhat linked to the original
development; nevertheless, earmarking funds for the general area of town where the
development occurred may be a consideration (though the downtown and waterfront
may be considered as the "sommon areas" for the entire town).

There should be a general community benefit from all uses of Amenity funds.

o Consider allocating funds toward projects or initiatives that have the widest possible
community benefit, as opposed to a very limited neighbourhood benefit.

Collect all Amenity contributions in a General fund, as opposed to splitting it between
General and Housing.

o If this were done, the funds in the General pool may be allocated to any project
Council deems to be appropriate. This could include affordable housing projects, but
without limiting the amount remaining for non-housing projects.

o One point of view about the balance in the Housing portion of Amenities is that there
is too much sitting there, unused. Another opinion may be that you need to
accumulate a significant balance before you can do anything meaningful with the
money.

o Another altemative may be to change the current 67%133% split.

Identify a list of specific projecls to be funded from current and future CAC's.

o This may be in the form of several larger capital projects for which an accumulation
may be necessary. Examples may include specific park improvements, as identified
in the Parks Master Plan, or the projects suggested in the Waterfront Vision
document, including Beacon V/harf.

446,565.20

V
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Identify types or categories of project to be funded from current and future CAC's, without
listing specific projects.

o An alternative to the above would be to simply categorize eligible uses. For example,
a policy may list projects like sidewalk extensions, underground wiring, playground
improvements, tree planting, climate action initiatives (specific or general), municipal
facilities, etc.

o One advantage of not being too specific about projects is that it allows for a wider use
of CAC's; a listing of categories should also leave some leeway for "other" vital
initiatives that may arise.

Consider including a waiver of CAC's for certain eligible projects, such as affordable
housing or purpose-built rentals.

o While such project may include a request for the waiver of certain municipal fees,

including Amenities, including a potential waiver within the policy itself may serve
as somewhat of an incentive to undertake certain projects that come with builrin
community benefit.

. Any waiver should be subject to Council approval, and may include certain
conditions imposed by Council.

Potential Example of use of Housing Amenity Funds

The Housing portion of the Amenity reserve has seen over $500,000 accumulate, without any
uses of the funds as of yet. While this report focuses mainly on the general use of CAC's, and
longer-term ideas for use of the Housing portion would best be covered under a separate report,
staff have developed one potential idea for consideration.

Scenario: a proponent comes forward with a proposal for a purpose-built market rental building
(e.g. 50 units), and the project would be in the Bonus Density range. Assume that the CAC
amount would be $360,000. The Town may choose to forego the Amenity contribution in
exchange for making some of the rental units "below market".

For example, if the Town wanted to have 10 of the 50 units classified as "below market" for a
period of l0 years, the monthly rental rate could be reduced by $300.

In order to put such an arangement in place, a Housing Agreement would likely be required. In
addition, administration of the rental program may be contracted to an organization like CRD
Housing, who may also be able to leverage the Town funding to expand the program beyond l0
units or 10 years.

Some may argue that foregoing $360,000 of potential public benefit may not be a good
community investment; however, the Town has created a policy around affordable housing, and
also lists it as a strategic priority. A use like the one proposed above may be a first opportunity
to do something with the funding we have been collecting.

In the above example, trying to apply the Amenity waiver to all 50 properties would have a
negligible effect on monthly rental fees (about $60). That is why only 10 units are proposed.
This concept may be supported by the Housing Needs Assessment currently in progress, which
will likely identify the need for both market and below-market rentals.

RECOMMENDATION:

That the Committee discuss potential policies for the use of Community Amenity Funds, and
make recommendations to Council for amendments or additions to the current policy.



Respectfully submitted,

N b, MCIP P
Sr. Mgr. Range Planning

I concur,

Hurnble, MCIP, RPP
Ch ief Administrative Offi cer

,,\u-r,/-
Alison Verhagen, v@fnne
Sr. Mgr. Current Planning

Andrew
Director of Corporate Services



TOWN OF SIDNEY POLICY AND PROCEDURES

1. Purpose

The purpose of this policy is to establish a framework for the calculation and collection of
Bonus Density amenity contributions and Community Amenity Contributions triggered by
increases in development density as permitted by the Town of Sidney Zoning Bylaw or as
approved by Council through a rezoning process. Bonus Density and rezoning processes
that include Community Amenity Contributions allow additional development density in
accordance with the Official Community Plan and Zoning Bylaw in return for community
amenities which benefit the people living and working in Sidney.

2. Application of Policy

This policy applies to all applications for multiple unit residential development in the Multi-
Family Residential areas and to all development within the Downtown Commercial area, as
designated by the Official Community Plan which propose to exceed the maximum Base
Density permitted within that specific zone, as established by the Town of Sidney Zoning
Bylaw.

lnterpretation

Ïerms used in this policy shall have the same meaning as those found in related policies and
regulation contained in the Official Community Plan and Zoning Bylaw.

Calculations

Development applications shall make a cash contribution of $150 per square metre of
additionalgross floor area above the Base Density permitted by the property's existing zoning
as it is designated at the time of submission of the development application in each of the
following circumstances:

1. Development applications which propose to exceed the applicable Base Density but do
not exceed the Bonus Density within that specific zone, as established by the Zoning
Bylaw.

2. Development applications which propose to change the zoning designation of a property
or properties where the new zoning designation would allow a higher Base Density.

3. Development applications which propose to exceed the applicable Bonus Density
maximum of that specific zone, as established by the Zoning Bylaw, and therefore require
a zoning amendment to allow additional density.

5. Council Discretion on Amenities

1. Council may, by resolution, accept an alternate contribution of tangible amenities (i.e.
physical improvements such as infrastructure improvements) in lieu of a cash contribution
at a rate of equal or greater value to the fixed rate amount contained in Section 4 of this
policy. Tangible amenities are to benefit the community in the area of the proposed
development, including but not limited to:

a. Non-market housing;

3

4

TITLE:
BONUS DENSITY & COII'IMUNITY AMENITY CONTRIBUTION

Origin: Development Services
Adopted: Council - March 13,2017 #2017.07.124 Ref: DV-013
Amended: Page. 1 of2



Policy DV-O13 - Bonus Density & Community Amenity Contribution I Page2 of 2

6

b. Off-site street or park improvements;
c. Land or improvements involving publicly accessible open space and/or

pedestrian routes, either through dedication, easement or covenant;
d. Additional public parking either underground or within the built form of a

proposed development;
e. Public art;
f. Environmental protection, conservation and/or remediation projects.

2. Council may give future consideration to a negotiated amenity contribution based on the
calculations and contributions contained in Sections 4 and 5.1 of this policy for larger scale
development applications involving multiple properties.

Collection of Amenity Contributions

Ïhe full amount of amenity contributions shall be paid prior to issuance of a Building Permit.

7. Allocation of Funds

1. Funds collected as amenity contributions shall be allocated as follows:

Amenity Density Bonus Amenity
Gontribution Allocation

Location of Funds

General Amenities 33% General Amenity Reserve
Fund

Attainable and Affordable
Housing 67o/o

Attainable Housing Reserve
Fund

2. Funds allocated to Attainable and Affordable Housing should be used to fund programs
that facilitate and incentivize affordable and attainable housing, rather than to directly
produce a limited number of actual units.

8. Reporting on Gollection and Disbursement of Amenity Gontributions

Staff shall report to Council, on an annual basis, on the collection and disbursement of
Amenity Contributions collected as per this policy.

9. Effective Date

This policy shall come into force on the date of adoption of Zoning Bylaw, Amendment
No. 30, Bylaw No. 2132.
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TO:
FROM:
DATE:
SUBJECT:

TOWN OF SIDNEY

Report to Committee of the Whole

Chair & Committee Members
Kevin Webber, Planning Technician
october 29th, 2019 File No. 2315 Mills Road (Land)

Development Permit Application No. DP100806

2315 Mills Road

a

a

a

a

PURPOSE:

The purpose of this report is to address the Development Permit Application for the property located
a|2315 Mills Road (Aerial photo attached as Appendix A).

REPORT SUMMARY:

The proposal is for a renovation, partial demolition, and addition to an existing 3-storey multi-family
residential assisted living development.

A total of 75 residential units are to be retained within the existing building. The proposed addition is
to house 69 additional units, bringing the total number of residential units to 148.

The proposal is consistent with objectives and policies contained within the Official Community Plan,
which support the provision of a range of housing types, including housing suitable for seniors and
those with special needs.

The proposal is consistent with the regulations contained within the Zoning Bylaw, and no variances
are being requested at this time.

DESCRIPTION OF PROPOSED DEVELOPMENT:

The applicant is proposing to demolish a portion of the existing 3-storey building on the property, renovate
the remaining portion, and construct a 3-storey addition. A total of 79 units are proposed to be retained
within the original building and 24 are to be demolished. The proposed addition is to house a total of 69
new units in an assisted living section and a memory care section. The memory care section would be
comprised of 3 barrier free studio, 15 studio, 1 one-bedroom barrier free, and 1 one-bedroom residential
units. The assisted living section would have 10 barrier free studio, 32 studio, 2 one-bedroom barrier free,
and 5 one-bedroom residential units. Unit sizes in the addition range trom 27.5 m2 (296 ft2) to 45.9 m2
(494112). An underground parkade is proposed to be located underneath the new addition, and is to be
accessed off of Henry Avenue (See Appendix C for architectural drawings).

LOGATION:

The subject property is a large lot which has frontages onto two parallel streets, Mills Road to the north,
and Henry Avenue to the south, located west of Resthaven Drive. The property is currently occupied with
a 3-storey assisted living facility (Amica at Beechwood), part of which would be removed to accommodate
the proposed development.

Table 1 outlines the Official Community Plan (OCP) and Zoning designations of the surrounding
properties, as well as their current land uses:
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Table 1: Surrounding Land Use, Zoning and OCP Designations

OFFICIAL COMMUNITY PLAN BYLAW 1920:

The subject property is designated as Multi-Family Residential (RES-3) in the Town of Sidney OCP. The
proposal is consistent with the intent of the OCP, which supports the provision of a range of housing
types.

ZONING BYLAW 2015:

The subject property is currently zoned Care-Orientated Residential (RM-C), the intent of which is to
provide for Abbeyfield, congregate care and assisted living housing, with a market apartment dwelling
component where permitted by this Bylaw. Table 2 provides a comparison between the proposed
development and the requirements contained in the RM-C zonei

Tabfe 2: Zoning Comparison

The proposed development complies with all zoning requirements.

OCP Desiqnation Zoninq Desiqnation Current Land Use(s)

North RES-1 (Neighbourhood
Residential) & RES-3
(Multi-Family Residential)

R2 (Single-and Two-family
Residential) & RM5 (Multi-Family
Low Density Residential)

1 -storey single-family dwellings,
two-storey town house dwel I i ngs

East RES-3 (Multi-Family
Residential)

CD13 (Comprehensive
Development 13) & RM-C (Care-
orientated Residential)

4-storey seniors centre and
assisted living facility, 2-storey
assisted livinq facility

South INS (lnstitutional) & RES-
3 (Multi-Family
Residential)

RM-C (Care-orientated
Residential) & l1 (Public
Facilities)

2-storey assisted living facility,
1 -storey elementary school

West INS (lnstitutional) & RES-
3 (Multi-Family
Residential)

RM-C (Care-orientated
Residential)

2-storey assisted living facility,
2.S-storey assisted living facility,
3-storev assisted livinq facilitv

Section
RM-C Care Oriented
ResidentialZone
Requirements

Proposed Development Conforms

Permitted Uses Assisted Livi Facil Assisted Livi Facil Conforms
Density Max. 1.3 FAR 1.24 FAR Conforms
Lot Area Min. 900 m2 10,954 m2 Conforms

Lot Coveraqe 4O"/" 37.4"/" Conforms

Heiqht Max. 12 m (39.4 ft) 11.8 m (38.7 ft) Conforms

Storevs Max: 3 storevs 3 storevs Conforms

Setbacks
Front (South) 6 m (19.7 Ít) 9.6 m (31.5 ft) to covered rear

entrance, 6.3 m (20.7 fI\ to rear patio
Conforms

Rear (North) 7.5 m e4.6ft\ 38.8 m n27.3fI\ Conforms

Side lnterior (East) 4.5 m (14.8 ft) 4.5 m (14.8 Ít) Conforms

Side lnterior (West) 4.5 m (14.8 Ít) 4.5 m (14.8 Ít) Conforms

S:\CORPORATEDATA\TEMPEST\ATTACHMENTS\PROSPERO\DP\DP1 00806\2019 1 0 17 - Report to CoW - 2315 Mills Rd..docx
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OFF-STREET PARKING AND LOADING BYLAW NO. 2140

The development proposes to retain 32 of the 64 existing surface parking spaces and provide 40 new
underground parking spaces to accommodate the72 total parking stalls required by the Off-street Parking
and Loading Bylaw. Access to the surface parking area off Mills Road would remain unchanged, while
an existing driveway off Henry Avenue currently providing access to a sudace parking area is to be
moved west to provide access to the underground parking garage. The surface parking lot would be
removed to accommodate the proposed addition.

The proposed development provides one accessible parking space and 6 spaces sized for small cars
(below the 30% maximum allowable in small car spaces).

12 Class I bicycle parking spaces are proposed to be provided in the underground parking garage. 6
Class ll bicycle parking spaces are to be located to the east of the south building entrance off Henry
Avenue underneath a shelter. The proposed development complies with the requirements of Parking
Bylaw No. 2140. Parking requirements are summarized below.

Table 3: Parking and Loading Requirements

MU LTI.FAMILY RESIDENTIAL DEVELOPMENT PERMIT GUIDELIN ES:

As the property is located within an area designated under the OCP as Multi-Family Residential, the site
is subject to the Multi-Family Residential Development Permit Area Guidelines. The purpose of these
guidelines is to address the form and character of the proposed development, including landscaping and
the siting, exterior design and finish of the building.

Staff will undertake a comprehensive review of the Development Permit Guidelines in relation to the
proposed development prior to proceeding to the Advisory Planning Commission.

DEVELOPMENT REVIEW COMMITTEE:

The Town's inter-department Development Review Committee had the following comments regarding
the proposed development:

. Pre- and post-development storm water calculations for the site are required to assess potential
changes to the permeability of the site. The applicant will be required to work with Town staff to ensure
that any requirements for on-site storm water management are met.

. A detailed Fire Safety Plan is expected to be provided at the building permit stage.

o Existing utility connections may need to be upgraded to service both the existing and new building
areas.

o The applicant submitted a Flood Assessment Report dated October 2nd, 2019, thus satisfying the
Town's lnterim Flood Construction Level Policy DV-O14 requirements.

Vehicle No more than 30"/o, rounded up to
nearest whole number for small car
(Max.22 small car).

72 spaces total

65 full size, 1 accessible space, 6 small car

72 spaces total

Bicycle
Class l: 4 spaces

Class ll: 6 spaces

12 spaces (in underground parking garage)

6 spaces (outdoor sheltered bike rack)

S:\CORPORATEDATA\TEMPEST\ATTACHMENTS\PROSPERO\DP\DP100806\201 I 1 0 17 - Report to CoW - 2315 Mills Rd..docx



Deçlop4g4! Permit Application No. DP100806 | 2315 Mills Road I October 29th, 2019 | Page 4 of 5

DISCUSSION:

Compliance with Town bylaws - The current proposal is compliant with both the Zoning Bylaw
and the Off-street Parking and Loading Bylaw, therefore no variances are being requested at this
time.

Rooftop Mechanical Equipment - The applicant has indicated that there will be rooftop
mechanical equipment on top of the proposed addition. Town staff will work with the applicant to
ensure all rooftop mechanical elements comply with Zoning Bylaw requirements as well as with
screening guidelines contained within the OCP.

Garbage Enclosure - The applicant has indicated that they are in the process of reviewing the
existing on-site garbage enclosure to assess if it will be sufficient to accommodate the increased
overall size of the facility. Town staff will work with the applicant to ensure any work done to
existing or new garbage enclosures complies with screening regulations within the Zoning Bylaw
and guidelines within the OCP.

a

a

a

a Protected Trees - One protected Beech tree located on the boulevard is proposed to be removed
to accommodate a new driveway access for the underground parking garage. The Town will work
with the applicant to ensure the necessary replacement trees are replanted on the boulevard, or
cash in lieu provided as per the Town's Tree Preservation Bylaw No. 2138.

^ra_ ,ll 
tt--{ " 

,r-

RECOMMENDATION:

That Development Permit Application No. DP100806 (2315 Mills Road) be forwarded to the
Advisory Planning Commission for further review and comment.

Respectf ully subm itted, I concur, I concur,

Kevin Webber
Planning ïechnician

Alison Verhagen ÑlØ, npp
Senior Manager of Current Plannin

Humb|e MCIP, RPP
Chief Administrative Officer

Attachments: Appendix A: Aerial photo of subject property
Appendix B: Drawing Set V1

Presenters: Christine Lintott & Laurie Aves, Christine Lintott Architects lnc. (Project Architects)

S:\CORPORATEDATA\TEMPEST\ATTACHMENTS\PROSPERO\DP\DP100806\20191017 - Reportto CoW - 2315 Mills Rd..docx
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Appendix A: 2O17 aerial photo of the subject property (2315 Mills Road) outlined in blue,
showing OCP (red) and Zoning (white) designations.

S:\CORPORATEDATA\TEMPEST\ATTACHMENTS\PROSPERO\DP\DP100806\20191017 - Reportto CoW - 2315 Mills Rd..docx



AMICA AT BEECHWOOD
APPLICATION FOR DEVELOPMENT PERMIT - RENOVATION AND ADDITION
TENTATIVE LOT A, SECTION ].2, RANGE 3 EAST, NORTH SAANICH DISTRICT.

2315 MILLS ROAD, SIDNEY, BRITISH COLUMBIA
2315 MILLS ROAD

CONSULTANTS
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Wall lighting on
concrete planter edges
and at edge of central

garden ensure high
v¡s¡b¡lity at night

ZONE 3: Lush plant¡ngs and
perenn¡als frame concrete

walkway (see image below)

Feature Basswood trees V¡nyl graphic applied to PMï for
(2), screen common patio . screen¡ng, no planting w¡th¡n 1m
with pavers from adjacent setback of PMT

rôedNew gate access

Elevated soncrete
planters w¡th bench

seat¡ng (Typical) :
Outdoor patio space
extends from dining area,
moveable tables and
cha¡rs spill out

I
Concrete hardsæpe

w¡th wood bench
seat¡ng suÍrounds

floral d¡splay
(Typical.)

ZONE 1: Central sensory
garden area includes
water feature and floral
d¡splay, wood tables with
umbrellas (4) provide
seating and space for

ô

social

New gate 
-..âccess

Plan ZONE 2: Vegetation
encloses social spaces
and prov¡des buffer for
views from memory care
windows to adjacent
buildings (see image
below). Plant select¡on
encourages habitat

New'1800 mm tallwood
fence (See detail)

Existing tree to be
removed (Typi€l)

Pathway access to
individual palios with
pavers

Salal groundcoverplanted
over roof of underground
park¡ng a@ess

Concrete ramp to
underground parking

Ex¡sting trees retained on
street (Iypical)

Memory €re courtyard
entfy

Recommended Nursery Stock .1.ji-

Irees
ID
AlRu

AmGr

CaBe

FaSy

SaRa

Ouantity Botan¡cål Nåme Common Nâme
Alnus rubra Red Aldêr
Amelanchierx grând¡lìora'Aulumn Bdlliance'Autumn Brilliance Servlceberry

Carpinusbetulus'ABeeckman' EuropeanHombeam

Fagus sylvalica'Fasligiata' Fasl¡g¡aie Eeech

Size
6 cm cal.

muhi stemmed, min 3 slems, 4 cm cal.

6 cm cal.

6 cm cal.

6 cm cal

I
6

7

13

2

2
Red Elderberry

T¡l¡a ameicana

Large Shrubs
ID
OeCe

Quantfry
I

Aotanicål Nåme
Oemleria cerâsiformis

Common Namê Slze
#5 pol

Med¡um Shrubs
lD Quântlty
CoSt 12

HyOu 25

PhLe 23

PhCa 14

SâPu 30

VâPa 13

Botanlcal Name
Cor¡us stolonilera

Hydrangea quercífolia

Philadelphus lewisìi

Physocârpus capilalus

Salix purpurea'Nana'

Vacc¡nium paNifolium

Common Name
Redtuig Dogwood

Oakleafhydrangea

Red Huckleberry

Si¿e

#5pot
#5pot
#5pot
#5pot
#5pot
#5pot

Sma,, Sñ¡uôs
lD Quantfry
GaSh 360

Bobnical Name
Gauhheria shallon Salal

Size
sP4

ZONE 1: Floral display surounding central water
feature

ZONE 2: ¡rultistory plantings enclos¡ng courtyard
spaces and screen v¡ews from memory care to
adjaænt build¡ng, plant selection encourages habitat

ZONE 3: Lush plantngs and perennials frame
walkway and individual patios

Parennials, Annuals and Ferns
ID

AlSp

AsCh

DiAI

DÉr
DrEx

DrFe

EcPu

ErGi

EsCâ

Quahtlty BotanicalName Common Nâme
Commo¡ Whfe Yarow
Agastache'Sweet lili'

Drumstick a,l¡um

DwalAstilbe
Grealer Masletrod

Miss Willmot's ghost

Californìa poppy Alba'

Slze
SP4

#1 pot

#1pot
SP4

sP4

SP4

#1pot
SP4

SP4

#1pot
#1pot
#1pot

l(e
M¡S¡

PaDe

PaOr

PeSe

PhRu

SITê

Tâll bearded f¡s

Japanese Silver Grass

Maroon Tree Peony

Patty's plum poppy

#1pot
#1 pot

#1 pot

#1 pot

#1 pot

#1pot
#1pot

+ j1]ry-
320

5

8

659

419

409

142

841

2S8

7

I
26

Agastache auranl¡aca'sweet lili'

All¡um sphâerocephalon
Papaver odenble'Patys plum'

Pennisetum setaceum

Stipa tenuissima

Astant,a majorAlba'

Digilalis'Alba'

Dryopter¡s erfhroso¡â
Dryopteris expansa

Dryopteris felix-mas

Echinacea purpurea

Eryngium giganleum

Eschscholzia calirornica

Notes:
. 18OO mm Tall Wood Fence
' / sælê: 1:50l. All work to be completed to current BCSLA Landscape Standards

2- All soft landscape to be ¡rrigated with an automatic ¡rigation system

Landscape Goncept Plan Amica at Beechwood

Copyright Reserued. fhese draw¡ngs are at all
times the property of the Landscape,qrchitect.
Reproduction ¡n whole or in part w¡thout written
ænsent of the Landscape Architect is prohibited.
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Report to Committee of the Whole

Chair and Committee Members
Corey Newcomb, Senior Manager of Long Range Planning
October 28,2019 FILE NO.: 5040-01

Sidney Housing Needs Assessment - Final Report and Presentation

PURPOSE:

The purpose of this report is to provide an overview and summary of the Sidney Housing Needs
Assessment Project to accompany the consultant's presentation and final report submission.

BACKGROUND:

ln 2018 the Provincial Government amended the Local Government Act to make the preparation and
consideration of a Housing Needs Assessment (HNA) mandatory prior to the development of an Official
Community Plan (OCP). With Sidney in the initial planning stages of a comprehensive OCP review,
Council directed staff to proceed with the preparation of a HNA in May 2019.

Following an open Requestfor Proposals (RFP) process, in June 2019 Council awarded the contract
for the HNA project to Urban Matters CCC, for a contract price of $28,870. The Town was also
successful in a grant application through the Union of British Columbia Municipalities (UBCM) for partial
project funding of $20,000. The remainder of the project balance is being funded through OCP Review
project funds.

DISCUSSION:

Broadly speaking, Sidney appears to be facing similar housing challenges to other municipalities in the
CRD (Capital Regional District). High demand for all housing types and limited supply have driven both
prices and rents up substantially in recent years, and people across the housing spectrum have
struggled to find suitable housing. ln some cases household incomes are not high enough to find
affordable accommodation, while in other cases income is sufficient but housing availability is lacking.
This study highlights the variety of challenges that people face in the housing market, for owners and
renters alike.

Staff highlight the following key points from the report:

. Broadly speaking, Sidney is well served in terms of the variety of housing types available in the
community. With the exception of apartments over 5 storeys, Sidney compares favourably to the
CRD in terms of the amount of each type of housing available.

. However, like other communities in the CRD, Sidney suffers from both high real estate prices as
well as high rents, making many housing choices unaffordable across the entire spectrum of
household types, for both renters and owners alike (based on average incomes vs. average
prices/rents).

. ln terms of home ownership, the average single-family home is considered unaffordable for
every type of average household income, including the highest-earning group, Couples with
children.

o ïhe average renter in Sidney faces high rents as well; however, Couples, both with and without
children, are still able to afford average rents. Lone-parent families and individuals face
affordability challenges and a rent gap (i.e. average incomes are lower than average rents).
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. Sidney appears to be building enot_rgh ho

however, the majority of housing being built
using to meet its population growth expectations;
is directed at wealthier households.

' The largest category of unmet housing demand curren¡y is below-market rentals, at
approximately 400 units (estimated). This does not include antitipated future demand.o Lone-pârent households in particular face affordability challenges.

The HNA also included the collection of "qualitative" data in the form of stakeholder interviews (these
stakeholders are individuals or groups involved with housing provision, policy and construction in diOn"y
and the CRD) to provide some context and additional information that helþs to inform the analysis in
thefinal report. The consultant also sought to provide a range of best pra"iic"s and recommendations
for consideration as Sidney progresses with its OCP review and develops future housing policy.

NEXT STEPS:

The results of the HNA will further inform the Town's approach to housing policy in several areas:

l. Development proposals

Staff see value in utilizing the HNA to identify specific gaps in the housing supply that need to be filled,
¿rnd working with developers and non-profit housing providers to delivãr this iargeted supply to the
¡1arket.

2. Comprehensive review of the OCP

4s housing supply is a critical part of the solution to meeting future housing demand, the HNA will be
znalyzed as part of the upcoming comprehensive OCP review to evaluaté the degree to which thefown's land use plan can meet the housing needs identified by the HNA. Furthermore,
¡êconìrlìêrìdations in the HNA report will be analyzed for inclusion into a hóusing-specific section of angpdated OCP to provide specific housing policy guidance for the Town going fonruard.

3. Ongoing monitoring of housing supply and demand

provincial requirements stipulate that a HNA must be updated every 5 years. Keeping the HNA up to
¿ate will allow the Town to periodically take stock of housing demånd ãnd supply in the community,
undertake a critical review of housing policy with those factorJ in mind, and adjust ãccordingly.

RECOMMENDATTON:

1. That Gouncil receive the Town of Sidney 2019 Housing Needs Report dated October 29, ZO1g
prePared by Urban Matters CCC.

2, That the Housing Needs Report be posted on the Town's website as per provincial
¡gquirements.

fespectfully submitted I concur, I concu¡

b, MCIP RPP Alison Verhagen, M RPP Humble
Se er, Long Range Senior Manage¡ Current

Planning
Chief Administrative Officer

Planning

Attachments:
Appendix A: Town of Sidney 2019 Housing Needs Assessment

ewco
n

F'\ ToWn\DEVELOPMENT SERVICES\PIanning\Projects\Housing\2019 sidney Housing Needs Assessment\2o1g 1 0 28 - Report to cow _

Sidney Housing Needs Assessment Final.docx



Housins Needs
Assesslnent
Executive Sumrn ary

9¿.*%I
by the sea /

ln 2019, the Town of Sidney initiated a Housing needs Assessment to understand existing needs and future
demands for housing in Sidney. The study sought to:

. Build understanding of the current and future housing needs in the community to inform housing-

related policies and the Town's Official Community Plan review

. Document the availability, state of repair, affordability, and suitability of existing housing across the
housing continuum

. Develop projections of housing types and tenures to meet population growth

Sidnefs Housing Continuum

Other Forms
of Supportive
Housing /
Emergency
Shelters

Supportive Deep
Housing for Affordability
Seniors Rental

Below
Market
Rental

Near
Market
Rental

Secondary
Rental

Market
Rental

Attainable
Homeownership

Market
Ownership

Supportive & Transitional H

POPULATION
Between 2006 and 20i 6, Sidney grew slower than the CRD

overall, by 5 percent compared to 1 1 percent, respectively. 44
percent of Sidney residents moved between 201 1 and 2016,
and 56 percent of movers came from outside of the town.

Historica I and Projected G rowth i n Sid ney, 2906.2024
Statistics Canada and BC Stats

11,313

Sidney has an older population and is aging. 39 percent of
the population is 65 years of age or older, compared to 20
percent in the CRD. This is reflected in the high number of
seniors-serving housing and support organizations. New
housing developments are predominantly being built to
serve retirees looking to downsize.

12,540

s,650

2024

11

I Total Population
I Projected Total Population
I Total Houswholds

Projected Total Houswholds

5,195

11,174

5,325

2006

Market HousingRental

2011 2016 2019

PAGE 1



t{ousEHot-Ds
Therewere5,605householdsinSidneyin20l6,Between2006and20l6,thenumberofhouseholdsgrewby'll percent,faster
than population growth. 44 percent of homes have three or more bedrooms, though B0 percent of households are only one or
two people. Sidney's distribution of housing sizes is similar to CRD's though Sidney has a high proportion of two-bedroom units.

Household Type (2016)

Statistics Canada
Number of Bedrooms (2015)

Statistics Canada

36%
(re55)

I Couples without children

I Couples with children

I Lone parent families

Not in Census family

I 4 or more bedrooms

I 3 bedrooms

I 2 bedrooms

1 bedroom

No bedroom

Á

1Vo 1351

TENURE & INCOME
The median income is slightly lower in Sidney than the region as a whole: $64,151 in Sidney vs. $69,642 for the region as
a whole.The median income for Sidney grew by i 0% between 2006 and 2016.

RENTERS

OWNERS

HOMEOWNERSHIP
Like many urban areas in BC, Sidney is experiencing extremely high costs of homeownership

Average Sales Price, 2008-2018

V¡ctor¡a Real Estate Board

I Single Family
I Condo
I Townhouses

Manufactured Homes

SE67,143 (+58o/o)

s54E,3E3 S6¡14,3f 0

952 5509,5'!2 (+26o/oj

s403,960

201 B2008

140/ù
(760)

360/o
(fess)

154/o
(87s)

28o/o

{rs8o}

47Plo

122981

24o/o 113551

76Vo(425O1
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Market Homeownership Affordability Gap Analysis

The homeownership affordability gap analysis showed that median incomes are not enough to afford homeownership
in the community, based on 2019 BC Assessment average sales prices. The only household type that did not experience
an affordability gap at the median income was couples with children in relation to one- to two-bedroom units.

$547
(no gap)

$1,236
(no gap)

$40,4s7 $1,222

*Adjusted for 201 9 and for owner median households **Based on sale pr¡ces from 201 9 BC Assessment data for S¡dney

RENTERSHIP
There were 256 primary rental units in Sidney as of 2018 and this
has been stable for the past decade. lt is estimated that more
than '1,000 households rent in the secondary rental market.

Since 2015, Sidney's rental primary rental vacancy rate
has been close to 00/o and rental rates have increased at
an accelerating pace. Local data is limited on secondary
suites, but regional data indicates that secondary rental
costs are also increasing.

Prrma-ry Rçntal Ula rket Med ¡a n"Rents" 300&?0X0
çMIJC

I 2 bedroom
1 bedroom S1,3OO (+30olo)

2008

Market Rental Housing Affordability. 6ap 4¡atysie

The rental gap analysis indicates that individuals not in Census families and lone-parent families would not be able to
afford an appropriate unit in the primary rental market based on2018 median rents.

$428 (no gap)

$835 (no gap)

$32 (no gap)

$29,805 s745

2018

$88,194 $2,491

$115,759 $3,166
$396

(no gap)
$483

(no gap)

$64,864 $1,848 ':l.'lrti l: : i. l:.:i. i¡ ,.lt:,

,ri. t:ii,t i: ::, _t 
ri-lll 

,

MONTHLY AFFORDABILITY GAP**

SINGLE
FAMILY HOME
(3-BEDROOM)

s844,463

DUPLEX,
TRIPLEX, OR
FOURPLEX
$838,957

ROW HOME
(2-BEDROOM)

9622,193

APARTMENT
(2-BEDROOM)

$533,1 9s

INDIVIDUALS
NOT IN CENSUS

FAMILIES

LONE-PARENT
FAMILIES

COUPLES WITH
CHILDREN

COUPLÊS
WITHOUT
CHILDREN

APARTMENT
(1-BEDROOM)

$3s4,309

AFFORDABLE
MONTHLY
SH ELTER
cosrs

MEDIAN
HOUSEHOLD

INCOME+

$60,926 $1,s23 $63 (no gap)

$77,229 $1,931 $470 (no gap)

$45,086 $1,127

INDIVIDUALS NOT IN CËNSUS FAMILIES

LONE-PARENT FAMILIES

COUPLES WITH CHILDREN

COUPLES WITHOUT CHILDREN

AFFORDABILITY GAP**

APARTMENT

(1-BEDROOM)

$1,095

APARTMENT

(2-BEDROOM)

$ 1 ,460

AFFORDABLE

MONTHLY SHELTER

cosrs

MEDIAN

HOUSEHOLD

INCOME*

*Adjusted for 201 9 and renter households **lt¡ledian rents based on 201 8 CMHC Rental Housing Survey datå for S¡dney
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HOUSING INDICATORS AND CORE HOUSING NEED

H o usi ng i nd icators-afford ab i I ity, su ita b i I ity, a n d
adequacy-are key to identif,Ting areas of housing
challenges in a community, ln Sidney, affordability is the
greatest issue facing households.

Housing lndicators for Sidney

UNSUITABIE.2%

Core Housing Need identifies households whose housing
does not meet the minimum requirements of at least one
of the adequacy, affordability, or suitability indicators. ln
addition, households would have to spend 3070 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).

Core Housing Need
Statistics Canadail

INADEQUATE (MAJOR REPAIRS NEEDED) - 39óil
UNAFFORDABLE DING 3O%+ ON SHELTER) - 22%

I Owner
I Renter

HOMEOWNERSH¡P

Sidney has a significant number of new multi-family and
single-detached units that were recently built or are under
construction. This will likely address the needs of anticipat-
ed population growth.

Most households, except for those making very high
incomes, are priced out of homeownership. Attainable
homeownership opportunities would help younger attract
individuals and families to Sidney.

SUPPORTIVE AND TRANSITIONAT HOUSING
There is a need for continued investment in supportive and
transitional housing, in partnership with BC Housing and
non-profit housing providers. BC Housing's Housing Registry
identified 37 Sidney households waiting for housing.

FAMILY HOUSING - 15 households

PEOPLE WITH DISABILITIES - 6 households

SENIORS - 12 households

(categories
combined due to privacy concerns) - (4 house-
holds)

This study did not collect waitlist data from non-profit housing
providers or seniors housing providers unaffiliated with BC

Housing. The true number of households waiting for non-
market housing units is likely much greater than this.

400 70
RENTERS OWNERS

RENTAT

The greatest need in Sidney is rental units at different
affordability levels. The table below outlines the estimated
number of rental units needed to meet existing need and
anticipated growth.

Housing Need Summary

Below-market rental

Near-market rental

Market rental

Total Units Estimated

400*

1 55*

At least 42**

At least 597

25

9

M

78

iiË
t
,ff,

*These fìgures indicate the number of households that are estrmated to face affordability

challenges in Sidney (the biggest issue found in the data), These fìgures are only intended

to show how many households have housing need in the community that cannot be

addressed w¡th the exist¡ng supply (due to cost or lack of availability).

**This fìgure shows the number of units required to increase the vacancy rate to 3

percent ifthe number of renter households stayed the same (a healthy vacancy rate is

generally considered to be between 3 and 5 percent. This should be interpreted with

caution as ¡t ¡s based on all other variables staying the same. lt does not account for

demand from outside of the community or latent demand from renters living in shared

accommodation or with family.

555

N EED

EXISTING UNMET

NEED (As OF 2016)

FUTURE DEMAND

QO16'rO 2024)
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ln recent years, the Town has made progress in adopting land use regulations and policies that are supportive of rental
and affordable housing, Since 2016, reflecting demand for housing in Sidney, a total of 321 new units (including 1 00
single-family houses and211 multi-family units)have been built and an additional450 units have been approved,
including 1 00 purpose-built rental units.

While Sidney is making significant progress in expanding its housing stock, most of the new units are geared towards the
higher-end ownership market and retirees and will not meet the existing affordable housing needs identified in the table
above. Due to current market conditions, including the high cost of land and construction, achieving the affordability
levels needed will require a combination of municipal incentives, support from senior government, and partnership with
developers and/or non-profit housing providers.

The full Housing Needs Assessment identifies recommendation actions under three strategies for increasing the supply
of aflordable and diverse housing options in Sidney:

STRATEGY #1-Strengthen policies and regulations to prioritize needed housing types

STRATEGY #2-Strengthen incentives for non-profit and private developers

STRATEGY #3-Develop and strengthen partnerships and coordination

PAGE 5
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1 INTRODUCTION 

1.1 Project Overview  

Like many communities in British Columbia (BC), Sidney has been facing housing pressures in recent years 

due to market conditions in the province and changing demographics. To better understand the challenges 

and how to respond to them, the Town initiated this Housing Needs Assessment (HNA) to build a more 

complete understanding of current and future housing needs in the community. This work will be used to 

inform community planning and to meet provincial regulations regarding Housing Needs Reports. 

1.2 Study Process 

This HNA includes five components: 

1. Review of background policies, plans, and other documents (see Appendix A) 

2. Analysis of data on Sidney’s demographics, economy, and housing  

3. Engagement with key stakeholders in the community 

4. Review of best practices in other communities (see Appendix B) 

5. Development of recommendations 

1.2.1 Data Analysis 

This HNA draws on both available statistical information on demographics and housing, as well as the 

knowledge and experience of housing-related stakeholders in Sidney and the Capital Regional District 

(CRD). The CRD includes Sidney and the following municipalities: North Saanich, Central Saanich, Saanich, 

Salt Spring Island, Southern Gulf Islands, Oak Bay, Victoria, Esquimalt, Colwood, Metchosin, Langford, View 

Royal, Highlands, Sooke, and Juan de Fuca. 

The information summarized and used within this report was collected from several datasets published by 

the Ministry of Municipal Affairs and Housing for the Housing Needs Reports in British Columbia. These 

datasets are from a number of sources, including a BC Custom Census dataset from the Statistics Canada 

(includes 2016, 2011, and 2006 censuses and 2011 National Household Survey); the Canada Mortgage and 

Housing Corporation (CMHC); BC Housing; Co-operative Housing Federation of BC; BC Assessment, BC 

Statistics; Town of Sidney; Victoria Real Estate Board; and AirDNA. 

There are some limitations to the data available. First, the custom Statistics Canada data varies slightly from 

the standard Community Profiles available online as it counts the population in private households which 

is less than the total population. This means that for the custom data presented in this report, the analysis 

excludes individuals who have an usual place of residence elsewhere in Canada or abroad and it excludes 

those living in commercial, institutional or communal dwellings (e.g. nursing homes, rooming houses, staff 

residences, hospitals, hotels, etc.). For Sidney, the total population and population in private households 
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differ by 542 households. The custom data was used in place of the Community Profiles online because it 

provides more information than what is available in the published censuses. 

The second limitation is that the projections contained in this report are based on assumptions available to 

us today and represent a plausible base case should the assumptions remain true over time. In addition, 

the projections data is based on the total population data (and not the population in private households). 

The third limitation is due to the voluntary nature of the 2011 National Household Survey, the data is 

considered less reliable and the authors have used the 2006 Census data for comparison purposes where 

possible.  

This report makes reference to shelter costs which refer to CMHC’s definition which is the total monthly 

shelter cost paid by the household for their dwelling. For renters, shelter costs include rent and any 

payments for electricity, fuel, water, and other municipal services. For owners, shelter costs include 

mortgage payments (principal and interest), property taxes, and any condominium fees, along with 

payments for electricity, fuel, water, and other municipal services. 

1.2.2 Stakeholder Engagement 

To complement the data analysis and provide additional context of housing issues, nine interviews with key 

stakeholders were completed in August 2019. Interviews were completed with stakeholders working in the 

following fields: 

• Non-market housing and services 

• Market rental and ownership 

• Seniors housing / support services 

• Community / economic organizations 

Interview questions focused on identifying gaps in housing and housing-related services across the housing 

continuum. Questions also sought to uncover the broader community and economic context of housing 

issues. While questions varied depending on the stakeholder’s expertise, they followed three major 

themes: 

• Challenges, barriers and unmet needs in housing and housing-related services 

• Current successes and potential opportunities 

• Potential best practices and strategies to help address housing needs 
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2 DEMOGRAPHIC AND ECONOMIC PROFILE 

Housing is intertwined with the demographics and economy of a community. Trends in population growth, 

aging, and household formation will have a significant impact on the type of housing that is needed in the 

community and what gets built. This section contains information on the demographic context of Sidney: 

population, number of households, household sizes and family types. Data in this section is from the BC 

Custom Census (published by the Ministry of Municipal Affairs and Housing) for the 2016, 2011, and 2006 

censuses and 2011 National Household Survey.  

2.1 Demographic Trends 

2.1.1 Population 

Between 2006 and 2016, Sidney grew at a slower rate than the CRD as a whole, by 5 percent (an annual 

growth rate of 0.5 percent) compared to 11 percent (an annual growth rate of 1.1 percent), respectively. 

Most of this growth was between 2011 and 2016. The population in 2016 was 11,130. 

Figure 1: Population, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011, 2006 – Custom Information for BC Ministry of Municipal Affairs and Housing 
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2.1.2 Age 

Sidney is an aging community with a high proportion of adults 65 years of age and over (39 percent). This 

is higher than in the CRD and in BC (21 percent and 17 percent respectively). Only 34 percent of the 

population is of typical working age (15 to 64), compared to 51 percent of the CRD as a whole. 

Figure 2: Population by Age Group, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 

The age distribution of Sidney did not change significantly between 2006 and 2016. However, there was a 

general trend over this period that saw age groups under 65 decline slightly over this period (from 68 

percent of the population to 62 percent), while age groups 65 and over grew modestly (from 32 percent of 

the population to 39 percent). 
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Figure 3: Population by Age Groups, 2006-2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 

Sidney has a median age of 58 which is significantly higher than CRD’s 45 and the province’s 43. Moreover, 

Sidney’s median age has risen dramatically over the past few census periods from 53 years in 2006 to 58 in 

2016 as the age groups that are experiencing growth are 65 and over. 

Figure 4: Median Age, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011 and 2006 – Custom Information for BC Ministry of Municipal Affairs and Housing  
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2.1.3 Mobility 

In 2016, 13 percent (1,415 individuals) of the Sidney population had changed residence from the previous 

year (moved between 2015-2016) compared to the 16 percent in CRD. Eight percent of the population (875 

individuals) moved from outside Sidney, which is similar to CRD’s 7 percent and BC’s 7 percent. 

Of the 875 people who moved from outside of Sidney, 63 percent moved from elsewhere in BC (560 

intraprovincial migrants), 27 percent moved from another province (225 interprovincial migrants) and 11 

percent were newcomers to Canada (90 external migrants). Compared to the CRD, Sidney has a higher 

proportion of individuals moving from elsewhere in BC (intraprovincial migrants) and a lower proportion of 

newcomers (external migrants). 

Figure 5: 1-Year Ago Mobility Status in Sidney and CRD, 2015-2016 

 
Source: Statistics Canada, Census 2016 Custom Information for BC Ministry of Municipal Affairs and Housing 

Looking over a longer period, population in Sidney was more in flux between 2011 and 2016. Forty-four 

percent of Sidney’s population changed their place of residence (4,730 movers), the same proportion as 

for the CRD as a whole. Of those that moved between 2011 and 2016, 56 percent (2,630 individuals) moved 

from outside of the community, compared to 45 percent across the CRD and BC that moved outside of 

their municipality.  

The origins of the Sidney’s 5-year and 1-year movers are similar. Of those that moved from outside of 

Sidney between 2011 and 2016, 64 percent moved from elsewhere in BC (1,650 intraprovincial migrants), 

26 percent moved from another province (700 interprovincial migrants), and 10 percent moved from 

outside of Canada (280 external migrants).  
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Figure 6: 5-Year Mobility Status in Sidney and CRD, 2011-2016  

 
Source: Statistics Canada, Census 2016  

2.1.4 Households 

There were 5,605 households in Sidney in 2016. Between 2001 and 2016, the number of households grew 

by 11 percent, faster than population growth.  

Figure 7: Number of Private Households in Sidney, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011, 2006 – Custom Information for BC Ministry of Municipal Affairs and Housing  
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While the overall distribution of household size in Sidney did not change significantly between 2006 and 

2016., there was a slight increase in the number of one- and two-person households (77 percent in 2006 

to 80 percent in 2016, and a slight decrease in the number of three-or-more-person households (22 percent 

in 2006 to 20 percent in 2016).  

Sidney’s higher distribution of one and two person households are reflected in an average household size 

of 2.0 persons per household, which is lower than the CRD’s 2.2 persons per household. Sidney’s average 

household size has remained constant over the past three Census periods (2006, 2011, and 2016).  

Figure 8: Households by Size, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011 and 2006 – Custom Information for BC Ministry of Municipal Affairs and Housing 

Note that percentages may not add up to 100 due to rounding.  

Sidney has a high percentage of one- or two-person households (80 percent), compared to the CRD (71 

percent). 

Figure 9: Households by Size, Sidney and CRD, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 
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In 2016, 41 percent of all households in Sidney were made up of individuals not in Census families, meaning 

they live alone or with roommates. Couples without children were the next most common family type (35 

percent), followed by families with children (couples with children and lone-parent families) which make 

up 21 percent of households in Sidney. Reflecting small household sizes above, 79 percent of household 

types in Sidney are couples without children or individuals living alone or with roommates (“not in Census 

family”).  

In comparison with the CRD, Sidney has a much higher proportion of couples without children (35 percent 

in Sidney and 28 percent in the CRD), slightly higher proportion of individuals not in Census family  (41 

percent in Sidney and 39 percent in the CRD), and a lower proportion of families with children (21 percent 

in Sidney and 26 percent in the CRD).  

The distribution of household types in Sidney over the last three Census years have followed a similar trend 

to the CRD overall. Individuals living alone in both areas increased slightly, while families with children 

decreased. The proportion of couples without children have remained generally unchanged.  

Figure 10: Household Types, Sidney, 2006-2016 

  
Source: Statistics Canada, Census 2016, 2011 and 2006 

Figure 11: Household Types, CRD, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011 and 2006 
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2.2 Economy 

This subsection presents information on household incomes, employment, and economic indicators. 

Readers of this report should note the 2016 Census income data is from 2015. The income data for 2006 

and 2011 are adjusted for 2015 constant dollars.  

2.2.1 Household Income 

Household Incomes 

The Census reports on income data from the year previous to the year in which the Census was completed; 

for example, the income data in the 2016 Census is based on 2015. The information in this section is shown 

based on the year of the Census. Median income identifies the mid-point of income distribution in the 

community, or that half of the sample makes more than the median income and half makes less.  

The median household income in Sidney has grown by 12 percent from 2006 to 2016 to $64,151 and is 

slightly lower than the CRD.  

Figure 12: Median Household Income in Sidney and the CRD, Before-Tax, 2001-2016 

 
Source: Statistics Canada, Census 2016, 2011, 2006 – Custom Information for BC Ministry of Municipal Affairs and Housing 
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While individuals living alone or with roommates (“not in Census Family”) are the most common household 
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Figure 13: Median Household Income by Economic Family, 2006-2016 

 
Source: Statistics Canada, Census 2016 

*Approximate median household income based on Census family only, as economic family data is not available for this household 

type. 

In 2016, the median household income of Sidney owners was higher than renter households, $69,489 

compared to $47,939, respectively. The graph below shows the income distribution of renters and 

owners in Sidney. At the upper-end of the income brackets, 15 percent of renters and 24 percent of 

owners earn $100,000 and over, which is well beyond Sidney’s median household income. At the lower-

end of the income brackets, twice as many renter households earn under $39,999 compared to owners 

(43 percent compared to 22 percent, respectively).  

Figure 14: Households by Income Brackets and Tenure, Sidney, 2016 

 

Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing  
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For comparison with Sidney, the graph below shows the income distribution of renters and households in 

the CRD. Owner households in the CRD are well distributed throughout the income brackets, while renter 

households decrease as incomes increase. However, Sidney has a slightly higher proportion of renters 

making household incomes of $100,000 or more than CRD: 15 percent compared to 12 percent 

respectively.  

Figure 15: Households by Income Brackets and Tenure, CRD, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 

2.2.2 Employment and Industry 

In 2016, there were 4,800 workers in Sidney with a diversity of jobs. The top two most common industries 
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Figure 16: Sidney Labour force by industry, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 
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The labour participation rate shows the proportion of workers as a percentage of the total population aged 

15 and over. Sidney has a relatively low labour force participation rate of 48 percent in 2016, compared to 

64 percent in both the CRD and BC. The proportion of the population participating in the labour force 

declined between 2006 and 2016. This is likely due to the high and growing proportion of seniors in the 

community (i.e. individuals of working age who are no longer participating in the labour market).  

Figure 17: Participation Rates, Sidney and CRD, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011, 2006 – Custom Information for BC Ministry of Municipal Affairs and Housing 
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Figure 18: Unemployment Rates, Sidney and CRD, 2006 to 2016 

 
Source: Statistics Canada, Census 2016, 2011, 2006 – Custom Information for BC Ministry of Municipal Affairs and Housing  
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Sidney’s commuting trends are similar to the CRD as a whole: 37 percent commute within Sidney and 60 

percent commute outside of Sidney but within the CRD. These trends are to be expected as the CRD is a 

compact region and municipal borders are fluid. Sidney has also historically played the role of bedroom 

community to employment centres in the region.  

Figure 19: Commuting Destination, Sidney and the CRD, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 
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income and half earn less. Renter households generally have lower median household incomes 

than owner households--$47,939 versus $69,489, respectively. The difference in income levels 

based on tenure helps to illuminate affordability differences for owners and renters, as well as 

barriers to homeownership. Note that the median income for renters is 75 percent of median 

incomes overall. This ratio is used later in the report in the market rental affordability gap analysis 

to better understand affordability for owners and renters.  

• Individuals living alone and lone-parent families have the lowest median income households in 

Sidney, $39,347 and $59,520 respectively. These figures are used later in this report in the 

Affordability Gap Analysis to determine what housing might be considered affordable for each 

household type in the community.  

• Sidney has a low unemployment rate, compared to the CRD, of 4.3 percent coupled with a 

comparatively low participation rate of 48 percent. The low participate rate indicates a higher than 

usual portion of individuals are not actively participating in the labour force. Based on Sidney’s age 

demographics, it is expected that the low participation rate is due to a high number of retirees.  

3 HOUSING PROFILE  

The housing stock of a community reveals both the history and potential future in the community. Housing 

and related infrastructure are expensive investments, particularly in the current market conditions. They 

do not always keep up with changes in demographic and economic conditions. This section presents an 

inventory of housing-related information in Sidney related to housing tenure (ownership and rental), 

dwelling type, dwelling size, and dwelling age. It also contains information about the housing stock by the 

private market, rental market, and non-market housing and the associated assessed values, sales prices, 

and rents. This information provides context and helps to reveal gaps in meeting community housing needs.  

The data in this section is gathered from the BC Custom Census (published by the Ministry of Municipal 

Affairs and Housing) for 2006, 2011, and 2016 censuses and 2011 National Household Survey. Other data 

sources include the Canada Mortgage and Housing Corporation (CMHC) Rental Market Survey, and custom 

datasets published by the Ministry of Municipal Affairs and Housing from BC Assessment, BC Housing, the 

Co-operative Housing Federation of BC (CHFBC), Town of Sidney, Victoria Real Estate Board, and AirDNA 

3.1 Dwelling Units 

3.1.1 Structural Type 

Sidney has 5,605 dwellings and a diverse housing stock compared to other communities of its size. 

Compared to the CRD where 42 percent of the housing stock is comprised of single-detached homes, 35 

percent of Sidney’s housing stock is single-detached homes. Sidney also has a higher proportion of ground-

oriented multi-family dwellings (62 percent of the housing stock) than the CRD (51 percent of the housing 

stock). Ground-oriented multi-family dwellings include apartments with fewer than five storeys, duplexes, 
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rowhouses, and semi-detached houses. The Census statistics do not count any movable dwellings in Sidney. 

Summergate Village, a manufactured home park, is included in the single-detached house total.  

Figure 20: Dwellings by Structure Type in Sidney and the CRD, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 
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Figure 21: Dwellings by Number of Bedrooms in Sidney and the CRD, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 

3.1.3 Period of Construction 

The housing stock in Sidney is slightly newer than the CRD in general, with only 8 percent of homes (435) 

built in 1960 or earlier. The number of new homes constructed slowed after 2001, compared to previous 

decades, in Sidney and in the CRD, as shown in the graph below.  

Figure 22: Dwellings by Period of Construction in Sidney and the CRD, 2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing  
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3.1.4 Tenure 

Sidney has a high homeownership rate with 76 percent of households owning their home, compared to 63 

percent of households across the CRD. However, renters still make up a significant portion of the 

community: 24 percent, or 1,355 households. The ratio of owners to renter households has remained 

relatively stable over the past three Census periods (2006, 2011, and 2016).  

Of the 1,355 renter households in Sidney, seven percent (89 households) live in subsidized housing.1 This 

proportion is lower than the CRD where 12 percent of renter households live in subsidized housing. This is 

likely due to proportionally fewer subsidized(non-market) housing options in Sidney.  

Figure 23: Household Tenure Over Time in Sidney, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011, 2006– Custom Information for BC Ministry of Municipal Affairs and Housing 

3.2 Homeownership Market 

3.2.1 Assessed Values 

BC Assessment shows that, compared to the CRD, Sidney residential properties have lower assessed values 

in the single family, dwelling with secondary suite, and “other*” categories. It has higher assessed values 

across the remaining structural types. The differences are not significant.  

 
1 Subsidized housing includes government-assisted housing, non-profit housing, rent supplements, and housing allowances. 
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Figure 24: Average Residential Category Residential Assessed Values by Type and Bedroom Type in Sidney and the CRD, 2019 

 
Source: BC Assessment, 2019 

*“Other” category includes seasonal dwellings and properties subject to Section 19(8) of the Assessment Act 
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Figure 25: Average Residential Category Total Conveyance Price by Type and Bedroom Type in Sidney and the CRD* 

 
Source: BC Assessment, 2019 

*Note that this is the total sale/conveyance price and cannot be divided in to "residential" and "non-residential".  
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Figure 26: Average Sale Price, 2000 to 2018 

 
Source: Victoria Real Estate Board, 2008 to 2018 

3.2.4 Homeownership Affordability Gap Analysis 

The homeownership affordability gap analysis is based on 2015 median incomes by household type 

provided by the 2016 Census and average home sale price data provided by BC Assessment in 2019. This 

analysis was completed with several adjustments and assumptions made. 

The income data used is based on the 2016 Census and has been adjusted to account for several limitations. 

First, the income data is only provided by household type or tenure. Median household income by housing 

type and tenure is unavailable yet there are significant differences between owner and renter median 

household incomes. To account for these differences, owner median household incomes were adjusted by 

108 percent as the median income for owners ($69,489) in 2016 is 108 percent of the overall community 

median income ($64,151). This proxy is used to more directly compare housing prices with typical owner 

incomes, recognizing data limitations. Second, the income data available through the Census is several 

years old and incomes have likely grown since. To account for this, 2019 median household incomes were 

estimated using the historical growth rate of overall median household income from 2006 to 2016. This 

has been done to allow for more direct comparison with the most recent housing sales prices (2019). 

To calculate total shelter costs, several assumptions were made: mortgage payments are based on a down 

payment of 20 percent with 2.92% interest on a 3-year fixed-rate term, and a total of $315-$545 (depending 

on the housing type and applicable utility fees) for property tax, utilities, home insurance, and municipal 

service charges, plus condo fees where applicable. This analysis illuminates gaps between median incomes 

and average homeownership costs. It should be recognized that individual circumstances vary significantly. 

$867,143 

$548,383 
$509,512 

$403,960 

$644,310 

$443,952 
$499,206 

$262,467 

20182017201620152014201320122011201020092008

Single Family Condo Townhouses Manufactured Homes



Town of Sidney Housing Needs Assessment  

  Page | 22 

The results of the homeownership affordability gap analysis are shown in the table below. There are 

significant affordability gaps for most household types, particularly for individuals not in Census families, 

lone-parents with children, and couples without children. The estimated median income for couples with 

children is much higher than other household types. However, couples with children that would need unit 

sizes larger than two bedrooms face an affordability gap.  

Table 1: Homeownership Affordability Gap Analysis, 2019 

  

Median 
Household 
Income* 

Affordable 
Monthly 
Shelter 
Costs 

Shelter Costs Affordability Gap** 

  

Single 
Family 

Home (3-
bedroom) 
$844,463 

Duplex, 
Triplex, 

or 
Fourplex 
$838,957 

Row 
Home (2-
bedroom) 
$622,193 

Apartment 
(2-

bedroom) 
$533,195 

Apartment 
(1-

bedroom) 
$354,309 

Couples without  
children $88,194 $2,497 -$1,535 -$1,444 -$293 -$206 

$547  
(no gap) 

Couples with children $115,759 $3,166 -$846 -$755 
$396  

(no gap) 
$483  

(no gap) 
$1,236 

 (no gap) 

Lone-parent families $64,864 $1,848 -$2,119 -$2,028 -$876 -$789 -$36 

Individuals not in  
Census families $40,457 $1,222 -$2,729 -$2,638 -$1,486 -$1,399 -$647 

*Adjusted for 2019 and for owner median households 

**Based on sale prices from 2019 BC Assessment data for Sidney 

3.3 Rental Housing Stock 

3.3.1 Primary Rental Market 

The rental market can be divided into the primary and secondary rental. The primary rental market includes 

purpose-built rental with multiple units and the secondary market including all other units, such as 

secondary suites or condominiums or entire homes that are rented. 

As of 2018, CMHC reported that there were 256 primary rental units in Sidney and this total number of 

units has changed little over the past decade. As shown in the graph below, most primary rental units are 

one-bedroom and two-bedroom units. Between 2012 and 2018, Sidney lost 28 two-bedroom units and 

gained 29 one-bedroom units, so the overall number of units did not change significantly. With almost no 

purpose-built rental three-bedroom units, there are few housing options in the primary rental market for 

families. Though, anecdotally, units in older rental buildings are larger than units in newer buildings, despite 

the small bedroom count. 
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Figure 27: Primary Rental Market Units by Number of Bedrooms in Sidney, 2008-2018 

 
Source: Canada Mortgage and Housing Corporation (CMHC) 
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percent.  

Over the past ten years, Sidney has experienced marked fluctuations in the rental vacancy rate. The vacancy 
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2 2016 and 2018 vacancy rates are considered by CMHC to be of “fair” quality and should be used with caution. 
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Figure 28: Primary Rental Market Vacancy Rate in Sidney, 2008-2018 

 
Source: Canada Mortgage and Housing Corporation (CMHC) 

Primary Rental Market Costs 

CMHC only provides data on rental costs for the primary rental market in Sidney. A large portion of Sidney 
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Figure 29: Primary Rental Market, Median Rents in Sidney and the CRD, 2008-2018 

 
Note: Data were not available for bachelor units or three-bedroom units as there are a small number of units for each. 

Source: Canada Mortgage and Housing Corporation (CMHC) 

In 2018, the median rent for a two-bedroom unit in Sidney was much higher than the median rent for a 

similar unit in the CRD overall ($1,273 vs. $1,028). The median rent for a one-bedroom unit in Sidney was 

slightly lower than the median rent for a similar unit in the CRD overall ($903 vs. $945).  

Figure 30: Primary Rental Market, Average Rents in Sidney and the CRD, 2008-2018 

 
Note: Data were not available for bachelor units or three-bedroom units as there are a small number of units for each. 

Source: Canada Mortgage and Housing Corporation (CMHC) 
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Other data suggest that BC Assessment may be undercounting secondary suites. There were 1,355 renter 

households in Sidney as of 2016; with only 256 purpose-built rental units in Sidney (based on CMHC’s 

primary rental market data), this indicates that only 19 percent of renter households rented in the primary 

market and that 71 percent or 1,099 households may be assumed to rent in the secondary market, 

including secondary suites and coach homes or rented condominiums, townhomes, and single-detached 

dwellings. 

CMHC does not report on secondary rental market for Sidney specifically, though limited data on rented 

condominiums is available for the Victoria Census Metropolitan Area (CMA) which includes Sidney. The two 

graphs below show a general upward trend in the costs of secondary market units, particularly for rented 

single-detached homes, semi-detached / row houses / duplexes, and rented condominiums. Between 2008 

and 2016, the average rent for all secondary market units, excluding condominiums, rose by 25 percent, or 

an average of 3.2 percent per year. Notably, the average rent for primary accessory dwellings does not 

appear to be increasing.  

Figure 31: Average Rents for Secondary Market Units in Victoria CMA, Excluding Condominiums, 2008 to 2016 

 

Source: Canada Mortgage and Housing Corporation (CMHC) 

Note that there are some data gaps and that some of the data is of poor quality.   
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Data is also available for rented condominiums to 2018. When compared over the same period as in Figure 

30 (2008 to 2016), the average rent for rented condominiums in the Victoria CMA rose by 32 percent, or 

an average of 4.0 percent per year. Between 2016 and 2018, the average annual increase in the average 

rent for condominiums accelerated to 4.9 percent per year. 

Figure 32: Average Rents for Rented Condominiums in Victoria CMA, 2008 to 2018 

 

Source: Canada Mortgage and Housing Corporation (CMHC) 

Note that there are significant data gaps and that some of the data is of poor quality. 
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3.3.3 Rental Units to Increase Vacancy Rate 

A healthy vacancy rate is generally considered to be between 3 percent and 5 percent. If the number of 

renter households stayed constant, the vacancy rate for secondary rental was the same as for primary 

rental, and no other variables changed, an additional 42 units of rental housing would increase the vacancy 

rate from the 0.8 percent recorded in 2018 to 3 percent. This figure likely significantly undercounts the 

need for rental housing to meet existing demand because it does not account for adults living with family 

because they cannot find housing or individuals living in shared housing who would prefer to live on their 

own, nor does it account for demand outside of Sidney. This estimate is provided solely as a minimum 

number of units that could foreseeable positively impact the rental vacancy rate.  

3.3.4 Non-Market Housing 

Non-market housing is an important source of housing for many families and individuals who are unable to 

afford market rents or who required other types of housing supports. This section summarizes available 

data on non-market housing. Every community has a different profile for non-market housing and 

differences in supply are related to unique demographic needs and historical investments. There are 

established guidelines or standards for the number of non-market units that are needed in a community. 

Funding for non-market housing typically comes, at least in part, from senior governments which generally 

require a demonstration of need before investing. Non-market housing may also be built through the 

initiative of local non-profit organizations through fundraising or partnerships with private developers.  

Based on BC Housing data on non-market housing with which BC Housing has a financial relationship, there 

are a total of 26 transitional and supportive living units and 44 community housing units in Sidney. 

Community housing units primarily serve seniors, with a smaller number serving families. Some information 

for transitional and supportive living is suppressed by BC Assessment for privacy reasons so it is not possible 

to know how many of these units serve seniors or families. There are no units dedicated to serving persons 

with disabilities or individuals experiencing homelessness. 

Ninety-eight households receive rent assistance in the private market, primarily seniors, representing 7.2 

percent of the 1,355 renter households in Sidney (as of 2016). 

Table 2: Housing Units Subsidized by BC Housing, 2019* 

Service Group Transitional and 
Supportive Living 

Community Housing Rent Assistance in 
Private Market 

Total 

Seniors ** 33 76 109 

Families ** 11 22 33 

Total Non-Market Units 26 44 98 168 
Source: Adapted from BC Housing 

*There are no units dedicated to women and children, persons with disabilities, or individuals experiencing homelessness. Data on 

transitional and supporting living is suppressed for privacy reasons.  

**These figures have been suppressed by BC Housing.  
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There are 54 units of co-operative housing in Sidney. Of these, 21 units are dedicated for families, 9 units 

are dedicated for seniors, and 24 units are dedicated to seniors and individuals with a disability. 

Table 3: Co-operative Housing Units, 2019 

Housing Provider Units Service Group 

Capital Region Housing Corporation 6 Families 

Friendship Housing Co-Op 15 Families 

The Abbeyfield Home 9 Seniors 

Beacon Community Services 24 Seniors, persons with disabilities 

Total 54 

Source: Adapted from Co-operative Housing Federation of BC (CHF BC) 

In addition to the units above, there are 37 households living in Sidney on BC Housing’s Housing Registry, 

waiting for units to become available. The households on the waitlist are as follows: 

• Family housing – 15 households 

• People with disabilities – 6 households 

• Seniors – 12 households  

• Wheelchair modified / singles (categories combined due to privacy concerns) – 4 households  

There are currently no units in Sidney dedicated to serving persons with disabilities or individuals 

experiencing homelessness. 

3.3.5 Market Rental Housing Affordability Gap Analysis 

A market rental housing affordability gap analysis was completed to understand how market rents relate 

to renter incomes in Sidney. As with the homeownership affordability gap analysis, several adjustments 

were made to income data. The income data used is based on the 2016 Census and has been adjusted to 

account for several limitations. As the median income for renters ($47,939) in 2016 is 75 percent of the 

overall community median income ($64,151), the median incomes by household types used in this analysis 

are based on 75 percent of the median incomes for household types provided by the Census. This proxy is 

used to avoid underestimating the affordability gap for renters. In additional, median household incomes 

have been adjusted to 2018, based on historical income growth from 2006 to 2016. This has been done to 

allow for more direct comparison with the most recent available median shelter costs (2018).  

This analysis is based on median incomes by household type provided by the 2016 Census and primary 

rental market data provided by CMHC for 2018. This analysis assumes a total of $145 per month for utilities, 

tenant insurance, and service charges. This analysis illuminates gaps between median incomes and median 

rental costs. It should be recognized that individual circumstances vary significantly. 
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The table below shows that couples are generally able to afford median rents in the primary rental market. 

The major gaps in affordability are for lone-parent families and individuals not in Census families. 3  

Table 4: Market Rental Housing Affordability Gap Analysis* 

  

Median 
Household 
Income* 

Affordable 
Monthly Shelter 

Costs 

Affordability Gap** 

  

Two-bedroom 
Apartment 
Estimated 

Monthly Shelter 
Costs: $1,460 

One-bedroom 
Apartment 
Estimated 
Monthly 

Shelter Costs 
$1,095 

Couples without children $60,926 $1,523 $63 (no gap) $428 (no gap) 

Couples with children $77,229 $1,931 $470 (no gap) $835 (no gap) 

Lone-parent families $45,086 $1,127 -$333 $32 (no gap) 

Individuals not in Census families $29,805 $745 -$715 -$350 
*Adjusted for 2019 and renter households 

**Median rents based on 2018 CMHC Rental Housing Survey data for Sidney 

3.4 New Home Construction Data   

Data on new home construction is available from two sources:  

• BC Housing, which collects information from Licensed Residential Builders and owner builders 

through the New Home Registration forms and Owner Builder Authorization applications. This 

information shows when new units were constructed. 

• Town of Sidney building permit data which shows when building permits were issued. 

Both sets of data are shown below as the former shows what was recently built, while the latter provides 

some indication of what is currently being constructed or will be in the near future.  

3.4.1 BC Housing Registered New Homes  

Between 2016 and 2018, BC Housing identified that approximately 311 new registered homes were built 

in Sidney. Most of these were multi-unit dwellings (211 units), followed by single-detached houses (100 

units). The number of new registered single-detached houses decreased from 55 units in 2016 to 18 units 

in 2018, whereas multi-unit houses saw an increase from 54 units to 82 units over the same years.  

 
3 Some individuals not in Census families may live with roommates to improve affordability. Roommate scenarios are not 
assessed in this analysis.  
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Table 5: Registered New Homes by Dwelling Type in Sidney, 2016-20184 

Unit Type 2016 2017 2018 Total 

Single-detached house 55 27 18 100 

Multi-unit house 54 75 82 211 

Purpose-built rental Less than 5 Less than 5 Less than 5 N/A 

Total 311 

Source: BC Housing  

3.4.2 Town of Sidney Building Data  

Between 2016 and 2018, the Town issued 186 building permits for multi-family units, 69 for single-

detached dwellings, and 56 for purpose-built rental.  

Table 6: Building Permits Issued, 2016-2018 

Unit Type 2016 2017 2018 Total 

Single-detached house 37 21 11 69 

Multi-unit house 39 69 78 186 

Purpose-built rental 0 0 56 56 

Total 311 

Source: Adapted from the Town of Sidney 

Information from Town staff indicates that approximately 450 new units have been approved over the past 

two years and are expected to come online in the near future. These projects and those for which building 

permits have been issued since 2016 will meet Sidney’s zoning requirement that 10% of all units have three 

bedrooms with a minimum floor area of 100 m2 (1,076 ft2). 

Recent development of new rental housing has focused on one-bedroom units and the Town has lost larger 

units since 2012. Town records show that that 100 purpose-built rental units will be ready for occupancy 

in the next two to three years. There are 30 currently under construction and approximately 70 in the 

planning phases.   

 
4 BC Housing defines the following housing types as such: 
Single Detached Homes includes both single detached homes enrolled in home warranty insurance and owner builder 
authorization homes which are exempt from licensing and home warranty insurance. Multi Unit Homes means homes in multi-
unit buildings (two or more dwelling units) enrolled with home warranty insurance EXCLUDING multi unit buildings with rental 
exemptions. Rental Exemption (a.k.a. Purpose built rental) homes are in multi unit buildings built specifically for rental purposes 
and are not covered by home warranty insurance. 
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3.5 Short Term Rentals 

Data on short-term rentals was accessed through AirDNA, a data and analytics company. As of October 25, 

2019, there were a total of 79 active short-term rentals in Sidney, including 11 studio units, 37 one-

bedroom units, 27 two-bedroom units, two three-bedroom units, and two four-bedroom units. The 

average daily rate is $140, and the occupancy rate is 75 percent.  

While short-term rentals did not emerge as a significant issue, it is a potential area of concern that should 

be monitored over time.  

3.6 Homelessness 

No recent homeless count information is available to estimate the number of homeless in Sidney. 

Anecdotally, visible homelessness does not appear to be significant in Sidney. Information on hidden 

homelessness (e.g., couchsurfing) is unavailable. Those that are experiencing homelessness in Sidney 

appear to only stay in the community for a short while. However, this is an issue that should be monitored 

over time through regular engagement with the CRD, the RCMP, and organizations such as the Greater 

Victoria Coalition to End Homelessness.  

3.7 Housing Indicators and Core Housing Need 5 

Housing indicators are one of the key ways that housing challenges are measured nationally. These 

measurements allow communities to monitor three key housing-related challenges (adequacy, 

affordability, and suitability), changes over time, and differences between communities. Housing indicators 

show when households are not meeting housing standards as defined as follow: 

• Adequate housing is reported by their residents as not requiring any major repairs. 

• Affordable housing costs less than 30% of total before-tax household income. 

• Suitable housing has enough bedrooms for the size and makeup of resident households according 

to National Occupancy Standard (NOS) requirements. 

CMHC defines Core Housing Need as a household whose housing does not meet the minimum 

requirements of at least one of the adequacy, affordability, or suitability indicators. In addition, 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). 

 
5 The total number of households tested for the housing indicators and Core/Extreme Housing Need data from the BC Custom 
Census dataset (Census 2006, 2011 and 2016) is slightly less than the total number of households in Sidney. The number of 
households tested are 5,430 totals, with 4,160 owners and 1,265 renters. The differences have a minimal impact on the overall 
housing needs, but readers should be aware that the households in Core/Extreme Housing Need may be undercounted.   
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Those in Extreme Core Housing Need meet the definition of Core Housing Need and spend 50% or more of 

their income on housing. Core Housing Need includes households in Extreme Core Housing Need 

3.7.1 Housing Indicators 

In Sidney, affordability is the greatest challenge facing households. Twenty-two percent of households 

faced housing unaffordability in 2016 (spent more 30 percent or more on shelter costs), while only three 

percent dealt with inadequacy and two percent with unsuitability. For comparison, 25 percent of CRD 

households faced unaffordability in 2016, while five percent dealt with inadequacy and three percent with 

unsuitability.  

A particularly high proportion of renters faced housing unaffordability (44 percent), though this is still a 

challenge for owner households (15 percent). In the CRD, 40 percent of renter households faced housing 

unaffordability, compared to 17 percent of owner households.  

While housing suitability and adequacy challenges affect a smaller proportion of the community than 

unaffordability, owner households are more likely to be facing adequacy challenges than renter. This 

indicates there are more owners than renters living in houses that require major repairs. 

Notably, housing indicators show that suitability, adequacy, and affordability measures worsened in Sidney 

between 2006 and 2011, then improved between 2011 and 2016. However, despite relative stability, the 

challenges are significant in terms of the percentage of community members facing issues around 

unaffordability. These figures do not capture households who leave Sidney due to housing challenges.   

It bears noting that available data shows that, since the census was completed in 2016, housing costs have 

risen while the vacancy rate has fallen to close to 0 percent (see Section 4.3). Based on this, it is possible 

that affordability indicators have worsened in recent years.  

Figure 33: Housing Indicators of Owner Households in Sidney, 2006-2016 

 

Source: Statistics Canada, Census 2016, 2011, 2006– Custom Information for BC Ministry of Municipal Affairs and Housing 
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Figure 34: Housing Indicators of Renter Households in Sidney, 2006-2016 

 
Source: Statistics Canada, Census 2016, 2011, 2006– Custom Information for BC Ministry of Municipal Affairs and Housing 

Table 7 and Table 8 highlight the number of households who are experiencing housing-related challenges 

by household type and tenure. For owner households, most lone-parent households (72 percent or 160) 

experience at least one housing indicator (suitability, adequacy, and affordability), with affordability being 

the most frequent challenge. A significant proportion of couples with children and individuals not in Census 

families experience at least one housing issue, primarily affordability. 

Table 7: Housing Indicators by Owner Household Types, 2016 
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Couples without Children 0 50 160 205 1,705 12% 

Couples with Children 15 25 85 115 535 21% 

Lone-Parent Families 0 15 160 165 230 72% 

Other Census Families 10 10 10 20 175 11% 

Non-Census Families 10 45 380 405 1,595 25% 

Total 35 145 795 910 4,240 21% 
Source: Statistics Canada, Census 2016 

For renter households, couples with children (45% or 100 households), lone-parent families (52% or 70 

households) and individuals living alone (66% or 455 households) are the most common household types 

experiencing housing challenges. Across all three household types, housing unaffordability is the most 

frequently experienced housing challenge.  
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Table 8: Housing Indicators by Renter Household Types, 2016 

Renter Households Experiencing Housing Indicators 
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Couples without Children 10 10 90 90 250 36% 

Couples with Children 35 25 45 100 220 45% 

Lone-Parent Families 10 10 60 70 135 52% 

Other Census Families 10 0 10 20 65 31% 

Non-Census Families 0 25 440 455 685 66% 

Total 65 70 645 735 1,355 54% 
Source: Statistics Canada, Census 2016 

3.7.2 Core Housing Need and Extreme Core Housing Need 

The housing indicators above show the number of households overall who are facing challenges with the 

affordability, suitability, or adequacy of their housing. Core Housing Need shows not only which households 

are facing these one or more of these challenges, but also the number that could not afford the median 

rent for a unit appropriate to their household size.  

While there has been some stability in the proportion of households who face challenges in one or more 

housing indicators, the number of households in Core Housing Need is growing. In 2016, a total of 670 

households were in Core Housing Need (12.3%), up from 555 households in 2006. As the primary issue in 

Sidney is affordability, it can be inferred that households in Core Housing Need are primarily households 

who are paying more than 30 percent of their incomes on housing and could not afford the median rent 

for a unit appropriate to their household. 

Comparing housing indicator and Core Housing Need data, a large number of households who are currently 

paying unaffordable rents could afford the median rent for a unit appropriate to their household. This 

indicates that for a large portion of renters facing unaffordability, the availability of units is as significant of 

an issue as the affordability of units. The low vacancy rate means that many households must choose 

expensive housing options because of a lack of supply of units that cost near the median rental rates in the 

primary market.  
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Figure 35: Proportion of Core Housing Need Households by Tenure in Sidney, 2006-2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housing 

Extreme Core Housing Need is a subset of Core Housing Need. This measure identifies households who face 

challenges in one or more housing indicators and currently spend 50 percent or more of household income 

on shelter costs. Two hundred and eighty households (280) were in Extreme Core Housing Need (70 owner 

households and 210 renter households), nearly unchanged from 2006, representing about five percent of 

Sidney households. The proportions of Sidney households experiencign Core Housing Need and Extreme 

Core Housing Need  are lower than those in the CRD (14 percent in Core Housing Need and 6 percent in 

Extreme Core Housing need) and in BC (15 percent in Core Housing Need and seven percent in Extreme 

Core Housing Need).  

Figure 36: Extreme Core Housing Need Households by Tenure in Sidney, 2006-2016 

 
Source: Statistics Canada, Census 2016– Custom Information for BC Ministry of Municipal Affairs and Housings 
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90 to 210 households, meaning an increased number of renter households were spending 50 percent or 

more of their income on shelter costs. The number of renter households in Core Housing Need also 

increased from 275 to 400 households (Figure 22). 

During the same time period, the number of owner households in Extreme Core housing Need fell from 

190 to 70 households. The number of owner households in Core Housing Need fluctuated but stayed 

consistent with 2006 levels at around 270 households. 

This reversal likely reflects the changing housing market, with home prices rising, homeowners in extreme 

core housing need may have sold their homes or accessed home equity, with new homeowners likely in 

higher income brackets and therefore less likely to have housing challenges. Renter households facing rising 

rental rates and lower vacancy rates did not have access to the same financial capital to address housing 

unaffordability. 

Figure 37: Core Housing Need and Extreme Core Housing Need in Sidney, the CRD and BC, 2016 

 

Source: Statistics Canada, Census 2016, 2011, 2006– Custom Information for BC Ministry of Municipal Affairs and Housing  
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3.8 Key Findings from the Housing Profile  

• The proportion of renters to owners in Sidney has been relatively stable the past three Census 

periods. 

• Sidney has many larger homes (three bedrooms or more) despite very small household sizes. Based 

on incomes, the price of large units are out of reach for most working households.  

• In line with trends in the CRD and other urban areas of BC, the cost of homeownership is extremely 

high in Sidney. Most owner households making the median income would not be able to afford a 

unit appropriate for their household size. Only couples with children making median owner 

incomes could afford some unit types, though only one or two-bedroom units. Individuals not in 

Census families and lone-parent families face the greatest affordability challenges in the 

homeownership market.  

• The rental vacancy rate for the primary rental market in Sidney has been extremely low since 2015, 

though the last year of data shows a slight upward trend. Rental costs in the primary market have 

accelerated in recent years and data from the Victoria CMA indicate that secondary rental 

(specifically single-detached dwellings, semi-detached / rowhouses / duplexes, and condominiums) 

are also rising. The market rental gap analysis showed that individuals not in Census families living 

alone and lone-parent families would not be able to afford median rents for appropriate units. 

• The supply of primary rental units was stagnant in Sidney over at least the past decade. However, 

the Town recently approved 56 affordable rental units, which will represent a 22 percent increase 

in the stock of primary rental units.  

• A significant portion of both owners (15 percent, or 635 households) and renters (44 percent, or 

55 households) spend 30 percent or more of their income on shelter costs. A very high percentage 

of lone-parent families face unaffordability (72 percent or 160 households). Among renter 

households, a relatively high percentage of all household types face unaffordability: 66 percent of 

individuals not in Census families, 52 percent of lone-parent families, 45 percent of couples with 

children, and 36 percent of couples without children.  
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3.9 Summary of Existing Need 

3.9.1 Rental Housing 

Based on the analysis completed in preceding sections, the number of units needed to address rental 

housing need at the present time (not including anticipated future demand) are as follows: 

 

Need As of 2016 

Below-market rental* 400 

Near-market rental** 155 

Market rental*** At least 42 

Total Units Estimated At least 597  

*Based on 2016 Core Housing Need for renters.  

**Based on the difference between the number of renters who faced housing unaffordability in 2016—555—and the number in 

Core Housing Need—400.  

***Based on an estimate of the number of additional rental units needed to increased Sidney’s 2018 rental vacancy rate to three 

percent, if all other variables stayed the same.  

Need for Below-Market Units  

400 Sidney renter households were identified to be in Core Housing Need in 2016. Core Housing Need 

indicates households that faced at least one housing issue (affordability, adequacy, or suitability) and was 

unable to afford median rents in the community. To address the needs of households in Core Housing 

Needs, rental rates below median rents are required. Rental rates based on 75 percent of estimated median 

income for renters are suggested below:  

• One-bedroom – $745 per month, based on 75 percent of the median income ($29,805) for 

individuals not in Census families.6 

• Two-bedroom – $1,127 per month, based on 75 percent of the median income ($45,086) for lone-

parent families.  

• Three-bedroom - $1,931 per month, based on 75 percent of median income ($77,229) for couples 

with children.   

 
6 Note that some individual not in Census families may choose to live in shared accommodation.  
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Need for Near-Market Units 

An estimated 155 Sidney renter households in 2016 paid more than 30 percent of income on shelter costs, 

but were not included in Core Housing Need 7, meaning they likely could afford median rents in the 

community but either are choosing to live in a more expensive unit or cannot find an appropriate unit due 

to low vacancy. Though not a perfect measure, this sheds light on the need for units at near-market rental 

rates. Because new market rental is generally more expensive than median rents, it is assumed that most 

of these households would not be able to afford market rents in new rental buildings that don’t have 

income restrictions. The new Aranza rental building is an example of a combined market and near-market 

rental development that could potentially serve some of these needs.  

The affordability thresholds for these households are considered “near-market” and are defined based on 

what is considered affordable for households making 75 percent of median income at the lower threshold 

and the BC Housing Housing Income Limits (HILs) for Victoria at the higher threshold.8 The HILs for Victoria 

are used because they are the closest geography for which BC Housing has set thresholds. Rents higher 

than the HILS are considered to be market housing. 

HILs represent the maximum gross household income for eligibility in many affordable housing programs 

and they are based on figures established by CMHC to reflect the minimum income required to afford 

appropriate accommodation in the private market. It is assumed that the needs of households making 

above the HILs thresholds can be met through market rental housing or market ownership options. The 

upper threshold is for “near-market” rents is considered to be the affordable rental rate for each HILs 

income – e.g., the HIL for a unit of one-bedroom or less is $42,500 so the affordable shelter costs for 

someone making this income would be no more than 30 percent of gross household income, or $1,063 per 

month.  

The estimated affordable rents for “near-market” housing for Sidney are as follows: 

• One-bedroom – between $745 per month and $1,063 per month.  

• Two-bedroom - between $1,127 per month and $1,400 per month. 

• Three-bedroom – approximately $1,900 (the HIL for three-bedroom units is close to 75 percent of 

median income of couples with children) 

 
7 Note that this number is a rough estimate based on the number of renter households who faced unaffordability in 2016 minus 
the number of renter households in Core Housing Need in the same year. While Core Housing Need considers more than just 
affordability (also suitability and adequacy), affordability was by far the greatest challenge facing Sidney households.  
8 The HILs, or the minimum household income required to afford market rents, for Victoria are as follows: 

- One-bedroom or less: $42,500 
- Two-bedrooms: $56,000 
- Three-bedrooms: $75,500 
- Four-bedrooms-or-more: $84,500 
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Need for Market Rental Units 

If the number of renter households stayed constant, the vacancy rate for secondary rental was the same 

as for primary rental, and no other variables changed, an additional 42 units of rental housing would 

increase the vacancy rate from the 0.8 percent recorded in 2018 to 3 percent. 

Other Needs 

BC Housing’s Housing Registry identified 37 households waiting for housing.  

• Family housing – 15 households 

• People with disabilities – 6 households 

• Seniors – 12 households  

• Wheelchair modified / singles (categories combined due to privacy concerns) – (4 households)  

It is likely that other providers of housing in Sidney that are not affiliated with BC Housing also have housing 

waitlists so the figures above should not be considered comprehensive in relation to the actual need for 

subsidized housing.  

Need in Relation to New Development   

Since 2016, a total of 321 new units (including 100 single-family houses and 211 multi-family units) have 

been built. Information from the Town indicates that, in the past two years, Town Council has approved 

approximately 450 new units. These figures include 56 new purpose-built rental units that will be rented at 

near-market rates. While this may appear to be a significant number of units, most of the new units are 

geared towards the higher-end ownership market and retirees. Except for the new purpose-built rental 

units, most of this development will not meet the existing affordable housing needs identified in the table 

above. Due to current market conditions, including the high cost of land and construction, achieving the 

affordability levels identified above requires a combination of municipal incentives, support from senior 

government, and partnership with developers and/or non-profit housing providers.  
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4 COMMUNITY GROWTH  

Population and household projections to 2024 are summarized below. The projections are derived from 

custom BC Statistics population projections for the Town of Sidney. BC Stats uses the Component/Cohort-

Survival method to project population growth. This method "grows" the population from the latest base 

year estimate by forecasting births, deaths, and migration by age. These forecasts are based on past trends 

modified to account for possible future changes and, consequently, should be viewed as only one possible 

scenario of future population.9 The actual growth of the community is highly connected to growth in the 

region, availability of housing, and jobs in the community.  

Readers should note that while the growths in this section use 2019 as the baseline year, this is based on 

Census data projected to 2019 based on historical growth between 2006 and 2016. This approach was used 

because a mandatory population count has not been conducted since the 2016 Census. This approach also 

provides alignment with the demographic sections of this report which are based on 2016 data.  

In summary, the estimate of 2019 people and households is based on the historical growth rate in the data 

reported in the Census from 2006 to 2016, while the projections from 2019 to 2024 are based on custom 

BC Statistics population projections for Sidney.  

4.1 Population Projections 

Based on population projections, a growth of 372 individuals is estimated between 2016 and 2019.  Sidney 

is anticipated to grow by 476 individuals between 2019 and 2024, a growth of 4.5 percent over five years, 

or an annual average of 0.9 percent.  

Table 9: Anticipated Population, 2019-2024 

  

2016 2019 2020 2021 2022 2023 2024 

Change 
Between 
2016 and 
2019 

Change 
Between 
2019 and 
2024 

Projected population  11,695 12,067 12,176 12,261 12,364 12,459 12,540 372 473 

Source: Derived from BC Stats Population Projections 

  

 
9 https://www2.gov.bc.ca/gov/content/data/statistics/people-population-community/population/population-projections 

https://www2.gov.bc.ca/gov/content/data/statistics/people-population-community/population/population-projections
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4.2 Population Projections by Age 

The graph below shows projected changes in the age distribution of Sidney. The fastest growth age group 

is adults 75 to 84 (projected to increase by 530 between 2019 and 2024), followed by adults 65 to 74 

(projected to increase by 178 over the same period).  

Figure 38: Population Projections By Age Groups, 2016 to 2024 

 

The projections estimates that the population has grown by approximately 230 households between 2016 

and 2019 (an annual growth rate of 1.4 percent) and that the number of households will grow by an 

additional 367 between 2019 and 2024 (an annual growth rate of 1.2 percent), for a total of 597 new 

households between 2016 and 2024.  

Table 10: Projected Households in Sidney, 2016 to 2024 

  

2016 2019 2020 2021 2022 2023 2024 

Change from 

2016 to 

2019 

Change from 

2019 to 

2024 

Anticipated households  5,650 5,880 5,949 6,019 6,101 6,175 6,247 230 367 

Source: Derived from BC Stats Population Projections 

Between 2019 and 2024, the household types that are anticipated to see the most growth are couples 

without children and individuals living alone or with roommates (“not in Census family”). Couples without 

children are projected to grow by 160 households while individuals living alone or with roommates will 

grow by 198 households. 
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Table 11: Projected Households by Household Types, 2016 to 2024 

 2016 2019 2020 2021 2022 2023 2024 

Change 

from 2016 

to 2019 

Change 

from 2019 

to 2024 

Couples without children 1,971 2,072 2,105 2,135 2,169 2,200 2,232 101 160 

Couples with children 781 785 785 786 788 790 789 4 4 

Lone-parent families 371 376 377 379 381 383 385 5 9 

Other Families* 240 242 242 242 241 241 239 2 -3 

Not in Census family 2,287 2,405 2,441 2,477 2,522 2,561 2,603 118 198 

Total 230 368** 

*“Other families” include multi-family households, or households with families and others not in families. 

** The total of anticipated unit numbers does not add up to the projected household growths due to rounding in the calculations.  

Source: Derived from BC Stats Population Projections 

4.3 Age of Household Maintainers 

The household maintainer refers to the first person listed on the Census who pays the mortgage, rent, 

taxes, and/or utility bills for the dwelling. The age of household maintainers provides insight into who is 

heading households in Sidney. As the graph below shows, over the next five years, the number of 

households headed by adults aged 75 to 84 is expected to grow more than other age groups, in line with 

the aging population trend. In fact, 92 percent of new households are projected to be senior-led. 

It must be noted that new household formation is often highly connected to housing options and 

affordability in the community. In some communities, low or no growth in the proportion of households 

led by younger demographics may be attributed to a lack of housing options that are affordable and 

suitable. Without appropriate housing options, younger households—Including individuals, couples, or 

families—may continue living with parents instead of starting their own households, or they may move to 

other communities when they come of age to start their own households. While the data on these trends 

is limited, this was an observation made by several stakeholders interviewed.  
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Figure 38: Household Projections by Age of Household Maintainer, 2019-2024 

 

Source: Derived from BC Stats Population Projections 

4.4 Projected Tenure  

Between 2016 and 2019, it is estimated that households grew by approximately 196 owner households 

and 32 renter households. Between 2019 and 2024, the number of owner households is projected to 

increase by 322 households, a growth of 7.2 percent. Over the same period, the number of renter 

households is projected to increase by 46 households, a growth of 3.3 percent. These projections assume 

that the ratio of owners to renters by primary maintainer age households will remain at the 2016 

proportions. The actual tenure breakdown will be highly dependent on demographic changes, preferences, 

and available housing stock, such as new rental opportunities in both the primary and secondary markets.  

Table 12: Projected Households in Sidney by Tenure, 2016 to 2024* 

  

2016 2019 2020 2021 2022 2023 2024 

Change 

for 

2016 to 

2019 

Change 

from 

2019 to 

2024 

Anticipated 

Owner 

Households  

4,274 4,470 4,532 4,593 4,664 4,728 4,792 196 322 

Anticipated 

Renter 

Households 

1,377 1,409 1,418 1,427 1,437 1,447 1,455 32 46 

Total* 5,650 5,879 5,950 6,020 6,101 6,175 6,247 228 368 

* Some of the totals may not add up exactly due to rounding in the calculations.  
Source: Derived from BC Stats Population Projections 
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4.5 Projected Dwelling Sizes Needed  

In order to determine what the anticipated units are from 2019 to 2024, assumptions of typical housing 

needs by household type are used. As the number of bedrooms suitable for a household are largely driven 

by household size and behavioural preferences stemming from household type, it is assumed that each 

household type will require a minimum number of bedrooms to serve their household needs. 

The assumptions used to estimate the size of units to meet population growth are as follows:  

• Couples without children will need one- or two- bedrooms in a dwelling 

• Families with children and other families will typically needed larger spaces, with a minimum of 

two-bedrooms and three-bedrooms.  

• Individuals living alone will require a minimum of one bedroom or up to three bedrooms in the 

case of sharing living accommodations with unrelated roommates. 

Table 13: Assumed Distribution of Required Units by Household Family Type 

  No/1 Bedroom 2 Bedroom 3+ Bedroom 

Couple without Children 50% 50% 0% 

Families with Children and Other Families 0% 33% 67% 

Non-Family 60% 30% 10% 

In Sidney, based on recent demographic trends, there is an anticipated growth of 367 households with the 

majority being couples without children and non-census family households between 2019 to 2024. This 

projected growth is combined with the assumed distribution of number of bedrooms and used to 

determine what the anticipated units needed are.  

Table 14: Projected Required Dwellings by Bedroom Type, 2016-2019 and 2019-2024 

Household Type 
Projected Household Growth 

2016-2019  2019-2024 

Couple without Children 102 159 

Families with Children and Other Families 4 10 

Non-Census Family 118 198 

Total 224 367 

Unit Size 
Anticipated Units Needed 

2016-2019 2019-2024 

Studio/1 Bedroom 122 199 

2 Bedroom 91 144 

3+ Bedroom 19 27 

Total* 232 370 

Source: Derived from BC Stats Population Projections and Statistics Canada Census Program 2016, 2011, 2006 
* The total of anticipated unit numbers does not add up to the projected household growths due to rounding in the calculations.  
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4.6 Analysis and Summary 

The projections outlined here show just one potential scenario for Sidney over the next five years. They are 

based on projections that emphasize historical growth, the current age distribution, and the types of 

housing that are being built. As the community has a very high proportion of seniors, one of the risks of 

these types of projections is that they may not fully account for younger households who may wish to live 

in the community but cannot find appropriate and affordable housing options. Nor do they account for 

latent demand for housing from young people living with their parents, renters seeking better housing, or 

Sidney-based workers who may live in another CRD community but who would be interested in moving to 

Sidney should housing opportunities arise. Population growth is highly connected to development. The type 

and affordability of housing that is built in coming years will influence who lives here.  

As described in Section 3, since 2016, a total of 321 new units (including 100 single-family houses and 211 

multi-family units) have been built and approximately 450 new units have been approved by the Town in 

the past two years. Ten percent of these approved units will be three-bedrooms or more. Taken together, 

the approximately 771 units that have either been built or recently approved appear to exceed the 597 

new units required to meet projected population growth between 2016 and 2019. If 10 percent of all 

recently approved units are three bedrooms or more, as per the current standard, the anticipated 45 new 

units of this side will exceed demand from population growth between 2016 and 2019. These development 

trends indicate that both the development community (through investment) and the Town (through 

approvals) have prioritized building new units in Sidney.  

Most new units are condominiums geared towards senior households seeking to downsize who bring 

significant equity to new housing purchases. Based on the costs of homeownership costs assessed in 

Section 3, these new market units will likely only be affordable to households making very high incomes or 

who bring significant equity. Based on the affordability analysis completed in Section 3, higher end 

ownership options will not satisfy the housing gaps that currently exist in the community. While these new 

units will likely meet the needs of a growing seniors’ population, they will not address the affordability 

needs of renters of all ages and younger individuals and families seeking to put down roots in Sidney. 

Based on the affordability thresholds used in Section 3.7, the table below estimates how many new rental 

units at different affordability levels are needed to meet population growth if the proportion of renters 

facing unaffordability or in Core Housing Need remains as the proportions shown in the 2016 Census. While 

these projections should be considered with caution, these estimates were made because the proportion 

of renters facing unaffordability was relatively consistent between 2006 and 2016.  

Table 15: Anticipated New Rental Units Needed, 2016 to 2024 

 2016 to 2019 2019 to 2024 2016 to 2024 

Additional renter households 32 46 78 

Below-market rental* 10 units 15 units 25 units 

Near-market rental** 4 units 5 units 9 units 

Market rental*** 18 units 26 units 44 units 

*Based on 2016 Core Housing Need of 32 percent of renters. 
**Based on the difference between the percentage of renters who faced housing unaffordability in 2016—44 percent--and the 
percentage in Core Housing Need—32 percent. 
***Based on the difference between total additional renter households and below-market and near-market rental units.
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5 STAKEHOLDER ENGAGEMENT 

As part of the Housing Needs Assessment, interviews with key stakeholders with knowledge of the housing 

situation in Sidney were completed in August 2019. Interviews were completed with stakeholders working 

in the following fields: 

1. Non-market housing and services 

2. Market rental and ownership 

3. Seniors housing / support services 

4. Community / economic organizations 

Interview questions focused on identifying gaps in housing and housing-related services across the housing 

continuum. Questions also sought to uncover the broader community and economic context of housing 

issues. While questions varied depending on the stakeholder’s expertise, they followed three major 

themes: 

1. Challenges, barriers and unmet needs in housing and housing-related services 

2. Current successes and potential opportunities 

3. Potential best practices and strategies to help address housing needs 

Stakeholder engagement provides important housing context not captured by statistical information. Each 

key stakeholder brings important insight and individual perspectives. Some information may be anecdotal 

or based on personal perspectives. The information in this section should be considered in conjunction with 

other parts of this document.   
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5.1 Interviewees 

Representative of the following nine stakeholders were interviewed: 

Organization Description 

Norgarden A retirement community operator that operates two locations that offer private pay assisted 

and non-assisted living. They offer meals, housekeeping, and linen services with 24-hour 

staff. 

Rooming House A private rental building offers long-term housing for male tenants. The house has a 

common kitchen and bathrooms. 

Urban 

Development 

Institute (UDI) 

A non-profit organization that represents the development industry that lobbies the 

government for best practices related to develop and to help municipalities write and review 

policies, bylaws, etc. 

Abbeyfield A not-for-profit organization that provides affordable housing organization for low to 

modest income seniors. It is managed by a volunteer base. 

Local Realtors Professional relators that understand the local housing market. 

Beacon Community 

Services 

A community-based, not-for-profit agency that operates 22 buildings throughout the Capital 

Regional District (CRD). Within Sidney they operate subsidized living at Wakeford Manor and 

the Shoal Centre, as well as three thrift shops that help fund community programs. They 

also offer numerous volunteer services and a youth engagement program. 

Sidney Chamber of 

Commerce 

A volunteer member-based organization that represents businesses within Sidney, with 

most members on the Saanich Peninsula. 

Broadmead Care 

Society 

Owner and operator of Rest Haven Lodge where they provide complex care for 74 residents 

funded through Vancouver Island Health. Complex care clients include those with great 

physical challenges, dementia, and chronic illness. They also offer an adult day program 

where clients can come in from the community to give respite to caregivers while enjoying 

activities and additional care. 

Capital Regional 

Housing 

Corporation (CRHC) 

A non-profit corporation wholly owned by the CRD that develops, manages, and delivers 

affordable housing within Greater Victoria and the capital region. They oversee project and 

policy planning (notably the Regional Affordable Housing Strategy), research, and program 

delivery related to housing.  

Due to the large seniors population in Sidney and the number of seniors housing and service providers, the 

findings may underrepresent the needs of non-senior households.  
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5.2 Findings 

Results from the interviews are summarized thematically below. Numbers in parentheses indicate how 

many interviewees mentioned each statement or topic. Note, these numbers are provided for context, but 

low numbers do not necessarily indicate that the statement or topic is less relevant. In some cases, one or 

a few interviewees had specialized knowledge or context that were not provided by others.  

5.2.1 Housing Trends 

In general, there is consensus amongst interviewees that housing in Sidney has become more unaffordable 

over time. Several interviewees stated that it is getting harder and harder for those on average income to 

find a place to live in Sidney (3).  

Changing Demographics 

Most interviewees reported that the Town has historically attracted an older demographic (5). One 

interview highlighted that it is people in their 50s, 60s, and 70s relocating from outside of Sidney, while two 

interviews mentioned those moving to Sidney are generally from the Capital Regional District (CRD) (2). 

Two interviewees mentioned that as families leave their single-family residential homes, the houses are 

being bought by older buyers and investors. However, one interviewee contradicted these statements by 

saying that that more families are beginning to move to Sidney because land is slightly cheaper than other 

parts of the region (1). They also mentioned that a growing tech sector base is helping draw younger 

individuals and families (1).  

Multiple interviewees reported that older residents may be downsizing to condominiums or moving into 

supportive housing as they age (3). However, the price point of homes in Sidney continues to be a barrier 

for younger individuals and families who may lack the resources and equity of older home buyers (2). One 

interview mentioned that it is still mature buyers mostly from outside of Sidney that move into single-family 

and condominiums as housing stock opens up. 

Development 

Many interviewees reported that housing in Sidney has shifted from single-family residential to higher-

density development types (e.g., multi-family) (4). Bounded within an Urban Containment Boundary, the 

Town is running out of developable land and cannot support large-scale greenfield development in 

response to housing pressures (4). Interviewees did not express opposition to the Urban Containment 

Boundary, and some were favourable towards it (2).  

Attractive Community Characteristics 

Interviewees from local realty and senior housing operators mentioned that other community 

characteristics, such as Sidney’s flat landscape, walkable streets, and amenities alongside transportation 

options favour older generations and make the Town an attractive place for them to live (2). Transportation 

options (e.g. access to airport, ferries, and Victoria) attract all ages (1). 
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Mixed-Used Residential 

An interview with a local realtor identified that new commercial developments are being built on the 

ground level of mixed-use residential buildings. These types of buildings may support people living and 

working in the downtown core, though there are gaps in worker housing.  

5.2.2 Housing Issues and Challenges 

Interviewees were asked about housing issues and challenges that impact employers, workers, young 

families, seniors, and vulnerable populations. The issues and challenges were all linked back to high costs 

and a lack of supply. 

Seniors 

Supply 

Senior housing provider interviews identified a number of challenges and barriers to meeting senior 

housing needs, including the lack of subsidized rental units and subsidized assisted living units (4). 

Interviewees also reported that intensive care units for persons dealing with severe mobility issues, 

dementia, etc. fell short of what was needed in the community. Seniors housing providers reported that 

their facilities have no vacancies and long waitlists (3).  

Multiple interviewees highlighted the need for more affordable, subsidized, and/or assisted living units in 

Sidney (4). These could include small-scale independent living for single seniors, as well as increased 

availability of beds with various levels of care. There is also a need to provide two-bedroom units for couples 

that don’t stay in the same bed due to care needs but wish to live together (1). 

No housing providers interviewed mentioned planned physical expansions in the short- to medium-term. 

Amica Beechwood Village, a retirement community, is planning a substantial addition to their facility. One 

interviewee mentioned that other operators would love the opportunity to come into Sidney. However, 

there is limited land supply in Sidney. 

Complex Care 

Other seniors in need of more intensive care may be forced to leave Sidney because the structure of 

Vancouver Island Health Authority’s waitlist process moves seniors to the first available bed, which can be 

highly disruptive for those being relocated (3). One interviewee expressed that the Health Authorities 

waitlist is constrained by limited supply, which can make it difficult for individuals needing to move to more 

complex care (2). 

Services 

Housing providers and community organizations mentioned that there is interest to expand services and 

programs (3). One service provider mentioned that Sidney is well served by current senior housing 

programs and services. 
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Aging in Place 

Interviewees also reported that seniors who cannot afford to move into community homes are often left 

isolated and in poor care (2). Interviewees reported that a growing number of seniors are staying at home 

for longer and Vancouver Island Health Authority is providing more services for at-home care. The trend of 

aging in place and provision of more services is an attempt to alleviate demand for assisted living units. In 

addition to potential isolation and poor care, the lack of subsidized living can create scenarios where seniors 

are paying the majority of their CPP income on rent, which means they may not be able to afford food, 

heat, internet, telephone services, etc. (2). As an indicator of the issue, an interviewee mentioned that 

more seniors are using food bank services. 

Transportation 

Some interviewees raised challenges with available transportation options for those without personal 

vehicles (such as Sidney Taxi, HandiDART, and public transit), primarily a lack of convenience for those 

travelling into or within Sidney (4). Two examples were provided: the public transit schedule coming into 

Sidney does not always line up with work start and end times and there are often long wait times for taxis. 

Some residents depend on taxis for short trips to complete errands.  

Worker Housing 

Some interviewees (across sectors) noted that it is increasingly difficult to attract and retain employees due 

to the lack of affordable housing (3). Many workers live in other CRD communities. The issue impacts the 

ability to recruit entry-level and skilled labour workers, including nurses and staff for senior homes.  

Homelessness 

Two interviewees mentioned that there is some homelessness appearing in Sidney. One interviewee said 

that there is some panhandling from people who travel up to Sidney from Victoria and there is occasional 

camping. The same interviewee mentioned that there are at-risk individuals that are couch surfing. Neither 

interviews could verify whether rates of homelessness are changing. 

Developers 

Some interviewees reported that the cost of land is considered a huge barrier for those interested in 

building units in Sidney, including housing providers and developers (3).  

An interviewee with knowledge of the development industry noted that cost for development has 

increased, which can impact the bottom line. These include many layers of fees from municipalities but 

also the provincial government (e.g. Property Transfer Tax, Speculation Tax, School Tax).  
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House Poor Families 

A community organization that hosts engagements with their local member base reported that they have 

received comments that families are house poor.10 Families that are house poor expressed challenges in 

affording the costs of converting a single-family home to a house with secondary suites to help with 

payments. The same interviewee highlighted that low-income parents with children in school that have 

difficulty moving out of secondary suites or places with poor living standard. A housing provider interviewee 

mentioned that lone-parent families tend to be the hardest hit, especially family headed. If these families 

rely on work from the service industry their housing costs are enormous compared to their wages. 

Affordable Rates 

One interview expressed that there is a gap between units at shelter rates and BC Housing Affordable rates. 

They stated a need to provide rental units that cost $500-600/month. 

Underserved Populations 

One interviewee mentioned that persons with disabilities, such as those with mental health and special 

needs, are in tremendous need of housing in the CRD. They also mentioned that Indigenous people may 

also face discrimination in the market that leads them to be underhoused or living in unsuitable conditions.  

Other Challenges and Issues 

One interviewee also noted that some community members were concerned about the loss of green space 

and would like to see policies in place to support the protection of green spaces and trees to support health, 

resilience to climate change, and neighbourhood livability.  

5.2.3 Reflections and Opportunities 

Interviewees were asked to reflect on what is going well in Sidney, as well as potential opportunities and 

strategies to improve housing options. 

Reflections on What has Worked 

Most interviewees commented that Town staff work well to prepare and communicate steps needed for 

development and business permits (5). They reported that staff are approachable and helpful (2). Town 

officials and staff both seem to be aware of the housing need and acting on it. One interview highlighted 

the Town’s support in relation to development cost charges, property taxes, etc. are helpful. 

Many interviewees stated that Sidney has done a good job at increasing and diversifying the housing stock 

(5). One interviewee felt that what is being built is of good quality.  

 
10 The term “house poor” describes a person who spends a large portion of their before-tax income on homeownership, 
including mortgage payments, property taxes, maintenance, and utilities. [www.investopedia.com] 
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Two interviewees expressed the sense that Sidney was ahead of the curve in providing senior housing (2). 

Two housing providers also expressed the benefit of having senior housing facilities close to one another 

and central to downtown (2). 

One interviewee spoke to Sidney’s leadership on a housing project that included DCC reductions and tax 

relaxation over 10 years, with $1 million in savings for the developer which was passed onto renters.  

One interview highlighted that Sidney has also made significant contribution to the Regional Housing Trust 

Fund.  

Opportunities 

A wide range of opportunities were identified for addressing housing needs in Sidney. 

Increased Density 

Many interviews stated that given the limitation of developable land within the Urban Containment 

Boundary, there is a need to increase density to address housing needs (6). Some ideas that were generated 

during the interviews included building a higher volume of units in the Town’s core, including affordable 

units when civic buildings are redeveloped, and building a tiny home trailer park. An interviewee felt that 

the Town could benefit from more infill density in areas zoned for single-detached and duplex dwellings to 

increase attainable ownership and affordable rental options. Stratified fourplexes were suggested. The 

desire for increased density reflected Sidney’s small geography and lack of undeveloped land. Infill density 

was felt to offer benefits to a range of household sizes and types.  

Development Incentives 

To incentivize affordable development, one interviewee suggested that the Town of Sidney could provide 

incentives to increase supply through bonus density, bonus height, tax relaxation, parking relaxations, and 

reducing permitting fees (3). The Town could expedite approval processes and prioritize certain housing 

types as well as ensure the permit approval process is efficient (2). Sidney could also foster partnerships 

between private developers and not-for-profit housing providers to facilitate more affordable housing (2). 

Another interviewee brought up the opportunity to subsidize homeowners that want to create secondary 

suites (1).  

Some interviewees mentioned that affordable units don’t always go to the people who need them and that 

there is a need to ensure that they do (3). 

Engagement and Education 

A few interviewees expressed the need for more public engagement, such as this interview process, to 

ensure that any housing strategies and policy decision remain grounded in the community (3). Engagement 

could be aligned with community education from local experts about the housing continuum, housing 

options, and demographic changes (2). One interviewee suggested a survey of the senior housing sector 

(1) and for the Town to collect statistical data on housing to support decisions (1).  
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Provision of Subsidized Housing 

Government incentives or subsidies would be needed to support more purpose-built rental and/ affordable 

housing because of the cost of building affordable housing (3). 

Leveraging Municipal Assets 

Other opportunities for affordable development mentioned includes taking stock of municipal owned lands 

to see if properties can be leverage, creating a housing trust, ensuring entry-level developments are being 

bought by appropriate buyers, and two interviews said to consider emulating the City of Victoria’s decision 

to keep 10 – 20% of units affordable. 

Planning 

An interviewee felt that a housing strategy should recognize that homeownership is not for everyone and 

that rental housing is important. Another mentioned that recommendations for the OCP Update should be 

flexible to allow for change over time. The interviewee also wanted to see the Town complete a 

comparative analysis of other communities for long-range planning and best practices to alleviate housing 

issues (this is being fulfilled by this study). 

Other 

One interviewee mentioned that the Town should encourage housing providers to maintain their 

properties to reduce NIMBYism.  
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6 NEEDS AND OPPORTUNITIES 

The analysis completed above, including a look at demographics, the housing context, and projected 

population growth show two major findings: 1) Sidney housing challenges are primarily based on 

affordability in relation to incomes and 2) that while there are a significant number of units coming online 

in Sidney, they do not appear to meet the affordability and diversity requirements needed to attract and 

retain a diverse community of all ages and stages of life.  

This section outlines the major findings of this housing needs assessment into the following aspects of the 

housing continuum: 

• Homeownership, including market and attainable homeownership 

• Rental, including market, near-market, below-market, and secondary rental 

• Supportive and transitional housing, including deep affordability rental, supportive options for 

seniors, and other forms of supportive housing 

The housing continuum shown in the image below illustrates a community’s housing landscape. Every 

community will have a unique housing landscape based on its history and particular circumstances. The 

continuum is valuable for assessing whether the needs on community members are being addressed by 

the housing stock that is available. Over time community housing needs change and different parts of the 

housing continuum may need to be emphasized through policy priorities and investments.  

 

This section outlines the needs and opportunities that were identified for each segment of the housing 

continuum in Sidney.  
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6.1 Homeownership 

6.1.1 Recent Successes 

• Sidney has a significant number of new condominium units that were recently built or will be 

coming online in the near future. 10 percent of multi-family units approved in the past two years 

will have three bedrooms. However, as the gap analysis shows, market ownership options are 

outside of the reach of most households except for those making very high incomes or who have 

significant existing equity or financial support from family.  

6.1.2 Summary of Need 

Market Ownership 

The household projections estimate an additional 196 owner households between 2016 and 2019, and 322 

households between 2019 and 2024. The number of new multi-family units that have recently been built 

or have been approved by the Town appears to be more than the anticipated population growth for Sidney. 

The new units that are coming online are generally geared towards the higher end of the market and / or 

seniors looking to downsize. A significant part of the housing market is dedicated to seniors, reflecting the 

demographics of Sidney. The need for more market ownership options beyond what is currently being built 

did not emerge as a significant issue. It should be noted that this study was not intended to be a market 

demand study for different housing types.  

Seniors make up a significant portion of the community and new market housing options appear to be 

primarily targeted towards older demographics. This market demand is likely to continue for the near future 

as many seniors are selling their homes and looking to downsize, both in Sidney and coming from other 

communities.  

As in many communities, younger households—individuals, couples, and families with children—are 

disadvantaged in the market without the significant equity that seniors bring to home purchases. This 

disadvantage may be particularly acute in Sidney where seniors are such a large portion of the population. 

The consequence of this disadvantage has been that working age adults, particularly renters, are struggling 

to find or afford housing in Sidney, as shown in the data on housing indicators (section 3.6) and heard 

through the stakeholder interviews (section 5). While market demand for seniors and higher-end housing 

may continue in Sidney and the CRD, there is a significant gap in homeownership and rentership options 

for those without significant equity or very high incomes.  

Attainable Homeownership 

The homeownership gap analysis in section 3.2.3 shows that average sales prices generally far exceed 

median incomes of homeowners in Sidney. Based on the information available, there do not appear to be 

many opportunities for attainable homeownership in Sidney, beyond manufactured homes that are 

restricted to ages 55 and over. The lack of attainable homeownership options, combined with low vacancy 

rates, has several consequences: 

• Local employers may struggle to attract employees over the long term, as reported through the 

stakeholder engagement.  
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• Higher-income renters may not be able to move out of the rental market and into homeownership. 

Income distribution data showed that 24 percent of Sidney renters reported an income of $100,000 

or more in the 2016 Census, compared to only 12 percent of CRD renters. This may point to a lack 

of housing options for those making higher incomes.  

• Younger households may not consider Sidney a good place to put down roots.  

Based on the assumptions used within the homeownership affordability gap analysis, estimates of 

affordable sales prices were completed to illustrate the approximate affordability level attainable home 

ownership would need to be at to be affordable to households making the estimated median income for 

owners.11  

Table 16: Affordable Home Ownership by Household Type Owner Median Income for Sidney, 2019* 

  Median 
Household 

Income 

Affordable 
Shelter-

Related Costs 
(Monthly) 

Affordable 
Mortgage 
Payment 
(Monthly) 

Affordable 
Sales Home 

Price 
(Freehold) 

  

Couples without children $88,194 $404 $1,801 $462,000 

Couples with children $115,759 $461 $2,433 $618,000 

Lone-parent families $64,864 $353 $1,268 $324,000 

Individuals living alone or with roommates $40,457 $303 $709 $186,000 

*Estimates include utilities, home insurance, property tax and municipal services. As these estimates are purely for illustrative 
purposes, it is assumed that potential homes would be freehold properties and therefore condominium fees were not included.  

6.1.3 Opportunities 

• BC Housing’s Affordable Homeownership Program was introduced in 2019 to create opportunities 

for affordable homeownership for middle-income earners. The program provides favourable 

financing to developers and mortgage support to buyers. 

• Engage organizations such as Habitat for Humanity to explore opportunities for non-profits to build 

affordable homeownership options in Sidney.  

• Through a partnership with a local developer and employers, consider piloting an affordable 

housing project for households with at least one member working in the Town of Sidney.   

 
11 Note that these figures are intended to provide an illustration of what an affordable sales price might be. Further work would be 
required to understand market demand, feasibility of projects at this level of affordability, and potential partnerships that could 
support this level of affordability.  
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6.2 Rental 

6.2.1 Recent Successes 

• The Town works with developers who wish to provide affordable or market rental units to provide 

incentives such as parking relaxations and fee waivers. 

• The Town’s Developer Amenity Fund require 67 percent of Community Amenity Contributions to 

go to affordable and attainable housing. 

• Sidney contributes to the Regional Housing Trust Fund (RHTF) which is one of the primary ways 

that Sidney helps incentivize affordable and non-market housing. Since the RHTF was created in 

2005, Sidney has contributed $366,022 into the fund. In 2016, the fund invested $548,800 into the 

Aranza project, a 56-unit affordable housing project on Fourth Street in Sidney’s downtown.  

6.2.2 Summary of Need 

Overview 

Between 2008 and 2015, median rents in Sidney fluctuated but were relatively stable. However, prices 

began rising in 2015. Between 2015 and 2018, the median rent for a two-bedroom unit in the primary 

rental market rose by 39 percent, while the median rent for a one-bedroom unit rose by 10 percent. 

Between 2008 and 2015, Sidney’s rental vacancy for the primary rental market fluctuated significantly, 

including years where it was within the healthy range of three and five percent. In 2015, 2016, and 2017, 

the rental vacancy fell to 0 percent based on the best available data, before rising slightly to 0.8 percent in 

2018. These trends indicate that there is not enough rental to meet the demand in the community.  

There are limited housing options for workers and younger demographics in Sidney. Stakeholders reported 

significant issues with the lack of housing availability and affordability for those who work in Sidney. The 

consequences of housing issues have been difficulty attracting workers and workers needing to commute 

long distances from outside of Sidney.  

Market Rental  

The low vacancy rate indicates that there is demand for rental housing. There are a number of renter 

households making incomes of more than $100,000. These higher-earning households may be interested 

in market rental solutions or attainable homeownership opportunities. Market rental can also create 

opportunities for new higher-income households to move to Sidney.  

Market rental housing would be housing for incomes above BC Housing’s Housing Income Limits” 

• One-bedroom –$1,063 per month or more. 

• Two-bedroom - $1,400 per month or more 

• Three-bedroom - $1,888 per month or more.   



Town of Sidney Housing Needs Assessment  

  Page | 60 

Based on existing demand and population projections, at least 86 new market units are needed: 

• At least 42 units to address the need in the current renter household population based on the 

vacancy rate 

• 18 units to meet growth between 2016 and 2019 

• 26 units to meet growth between 2019 and 2024 

These estimates do not account for latent demand from younger individuals who wish to start their own 

households but cannot find appropriate or affordable rental, nor do they account for unknown demand 

from households living in other parts of the CRD who would like to live in Sidney. These estimates should 

be considered conservative.  

The Town estimates that 100 new purpose-built rental units will be ready for occupancy in the next two to 

three years. Subtracting the 28 Aranza units that are considered near-market rental, 72 of these new 

market units will serve to meet some of this demand. Approximately 14 additional market rental units are 

needed to fully address the estimated number of new market rental units needed by 2024. 

Near-Market Rental 

Based on 2016 data, 155 renter households who are facing unaffordability (28 percent of those facing 

unaffordability) could potentially afford current median market rents in the primary rental market. This 

indicates a need for more rental options near current median rents. The challenge is that these rates are 

often lower (sometimes far lower) than the price point of new market rental. To achieve these rates, 

incentives or subsidies are likely required, and restrictions on the household income of tenant households. 

The range of rents and incomes considered to be near-market rental are outlined below and are based on 

the below-market threshold of what is affordable to households make 75 percent of median income and 

BC Housing’s Housing Income Limits (HILs) for Victoria (the closest geography to Sidney for which 

thresholds have been set): 

• One-bedroom – between $745 per month and $1,063 per month.  

• Two-bedroom - between $1,127 per month and $1,400 per month. 

• Three-bedroom - approximately $1,900 (the HIL for three-bedroom units is close to 75 percent of 

median income of couples with children) 

Above the HILs would be considered market housing.  

Based on existing demand and projected growth, the following amount of near-market rental is needed: 

• 155 units to address the needs of households currently spending 30 percent or more of income on 

rent but who can afford median rental rates. 

• 4 units to address growth between 2016 and 2019. 

• 5 units to address growth between 2019 and 2024.  
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Based on these estimates, a total of 164 new near-market rental units are needed to address the housing 

need identified. The Aranza development is an example of near-market rental. Twenty-eight units in this 

new development will serve to address the near-market rental units needed until 2024. This indicates an 

additional 136 new near-market rental units are needed by 2024.  

Below-Market Rental  

Renter households tend to have lower incomes than owner households. The median renter household 

income is 75 percent that of the median income for all Sidney households. Based on the market rental 

housing affordability gap analysis, lone-parent families, and individuals not in Census families who are 

making estimated median renter incomes would require rents lower than current median rents in the 

primary rental market to achieve affordability. Most renter households that are couples with children and 

couples without children are likely able to afford rents for one or two-bedroom units in the primary rental 

market.  

In 2016, there were 400 renting households in Core Housing Need, meaning they had one or more housing 

issues and would not be able to afford median market rental. To serve the needs of those households and 

improve affordability in Sidney, units that rent at below-market are needed. Recommended rent and 

income thresholds are shown below based on the estimate of renter median household incomes at 75 

percent of community median household income. Below market rental thresholds are considered to be no 

more than the following rates: 

• One-bedroom – $745 per month, based on 75 percent of the median income ($29,805) for 

individuals not in Census families. 

• Two-bedroom – $1,127 per month, based on 75 percent of the median income ($45,086) for lone-

parent families.  

• Three-bedroom - $1,931 per month, based on 75 percent of median income ($77,229) for couples 

with children.  

These thresholds are based on the definition of affordability as 30 percent of before-tax household income. 

The incomes that these thresholds are based on are median incomes by household type reported in the 

2016 Census that have been inflated to 2019 levels based on the historic rate of change between 2006 and 

2016. These thresholds should be updated over time. 

These thresholds are based on the minimum unit size for typical households. In the case where a particular 

unit can serve multiple types of households (e.g., a two-bedroom could serve a couple with one or two 

children, as well as a sole-parent family), the lower median income was used to determine affordability. 

Note that the affordability gap analysis did not find that couples (with or without children) faced significant 

affordability challenges in the rental market.   
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Based on existing demand and projected growth, the following amount of near-market rental is needed: 

• 400 units to address the needs of households currently spending 30 percent or more of income on 

rent and who cannot afford median rental rates. 

• 10 units to address need from growth between 2016 and 2019.  

• 15 units to address need from growth between 2019 and 2024.  

Based on these estimates, there is a gap of 425 below-market rental units that are needed in Sidney.  

Secondary Rental 

Almost half of homes in Sidney are three bedrooms or larger. However, 80 percent of households are one 

or two people. This indicates that many single-detached homes are likely underutilized in relation to the 

population they were designed to serve (i.e. families with children, households of four or more people). 

There may be an opportunity to expand secondary rental options to gently densify areas of Sidney. This is 

already ongoing as the data shows that there are likely more than 1,000 units in the secondary rental 

market (including both accessory dwellings and rented houses and condominiums).  

The number of secondary rental units needed cannot be quantified. Some of the needs identified in the 

previous sections will be met through secondary rental.  

6.2.3 Opportunities 

• Consider implementing rental-only zoning.  

• Expand incentives for rental housing. Create a “package” of incentives for rentals of different 

affordability levels, building on the work that Sidney has already done with density bonusing, 

relaxation of parking standards, waiving Development Cost Charges (DCCs), and offering grants 

through the Affordable Housing Reserve Fund. Financial analysis, including sample pro forma 

analysis, should be completed to determine the impact of incentives. Communicate incentives to 

development community through website page and pamphlet.  

• Explore opportunities to encourage more secondary suites, including basement suites, laneway 

homes, and lock-off suites, including potentially offering incentives where accessibility or 

affordability is provided.  

• Prioritize rental in future local area plans and in downtown redevelopment.  

• Leverage Affordable Housing Reserve Fund to offer incentives and support partnerships with 

affordable housing providers; with existing senior government resources being directed toward 

new non-market and low-end of market units, local governments are well positioned to use 

incentives as a leverage point for supporting development partners in accessing these funds. The 

exception to this may be municipal acquisition of land, which is often seen as a strong contribution 

toward supporting a project and a prerequisite for funding applications.  
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6.3 Supportive and Transitional Housing  

6.3.1 Recent Successes 

• Sidney has a number of providers of supportive housing for seniors in the community.  

• Most of the BC Housing-affiliated units in Sidney are related to seniors housing.  

• There are many services designed to support the needs of seniors in the community. 

6.3.2 Summary of Needs 

Deep Affordability Rental  

Deep affordability is targeted towards those on Income Assistance and is based on BC shelter maximum 

rates. 12 This study did not find evidence of a significant need for units at this rate of affordability. Further 

monitoring and investigation are required.  

While the housing needs of vulnerable populations (people with disabilities, Indigenous households facing 

challenges, very low income households, people experiencing homelessness) did not emerge as a 

significant need in Sidney specifically, stakeholders who are aware of the regional context identified a gap 

in housing options for vulnerable populations in the region as a whole.   

The BC Housing, Housing Registry identifies 15 households waiting for affordable family housing as of March 

2019.  

Supportive Housing for Seniors 

Seniors housing providers who were interviewed as part of the stakeholder engagement indicated that 

there are not enough options for seniors who require subsisted rental or assisted living. It was also reported 

that Vancouver Island Health Authority was providing more at-home care options to support aging in place. 

This is a trend being experienced in many communities as the population changes.  

The BC Housing, Housing Registry identifies 12 households waiting for seniors housing as of March 2019.  

Other Forms of Supportive Housing 

While information is limited, it appears that homelessness is not a significant issue in Sidney but one that 

should be monitored over time, with regular engagement with the Capital Region Housing Corporation, 

Vancouver Island Health Authority, and RCMP. It was noted through stakeholder engagement that there is 

a need for more options for supportive housing in the region more generally, particularly for individuals 

with physical disabilities or mental health issues. It was also noted that Indigenous households often face 

discrimination in the housing search and may require additional supports.  

 
12 See https://www2.gov.bc.ca/gov/content/governments/policies-for-government/bcea-policy-and-procedure-manual/bc-
employment-and-assistance-rate-tables/income-assistance-rate-table 

 

https://www2.gov.bc.ca/gov/content/governments/policies-for-government/bcea-policy-and-procedure-manual/bc-employment-and-assistance-rate-tables/income-assistance-rate-table
https://www2.gov.bc.ca/gov/content/governments/policies-for-government/bcea-policy-and-procedure-manual/bc-employment-and-assistance-rate-tables/income-assistance-rate-table
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There are currently no units in Sidney dedicated to serving persons with disabilities or individuals 

experiencing homelessness. The BC Housing, Housing Registry identifies 6 households waiting for housing 

for people with disabilities and four households waiting for wheelchair modified or singles housing 13 as of 

March 2019.  

6.3.3 Opportunities 

• Engage BC Housing to understand how the Town can support the development of needed new 

units.  

• Monitor the situation through ongoing engagement with local non-profits, the Capital Regional 

Housing Corporation, BC Housing, neighbouring communities, and faith-based organizations that 

provide services for those facing poverty. 

• Support any new applications from non-profit providers for units with deep affordability through 

providing the highest level of incentives.  

• The Town should support existing seniors housing providers in Sidney who wish to add services or 

housing options on current sites of seniors housing.  

 
13 Note that “wheelchair modified” and “singles” are separate categories. The data has been combined to address privacy 
concerns.  
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7 RECOMMENDATIONS AND NEXT STEPS 

7.1 Moving Forward 

Despite some recent progress in offering incentives and updating Town policies (as explored in Section 6), 

the low rental vacancy rate and high costs of housing indicate that the need for affordability and diversity 

of housing options is not currently being met in the supply in the community. Most new and anticipated 

units are higher-end ownership options geared towards retirees. As the housing needs assessment showed, 

the biggest unmet needs in Sidney are affordable options for individuals living on their own and families. 

While the housing stock in Sidney is growing, more focused efforts in targeted areas are likely needed to 

bridge the gap that already exists and will likely grow in the future.  

Significant changes have occurred in the housing sector in the last two to three years, with significant new 

investments from senior government at the provincial and federal level. The following are examples of 

recent changes in the affordable housing landscape: 

• Increased seed funding amounts for affordable housing concept development (CMHC, Seed 

Funding) 

• Favourable market rental housing financing programs (CMHC, Rental Construction Financing 

Incentive program) 

• Federal capital investments in affordable housing (CMHC, Co-Investment Fund) 

• Provincial capital housing investments (BC Housing, Community Housing Fund) 

• Provincial partnership with the non-profit and development sector (BC Housing, Housing Hub) 

• New affordable ownership programs (BC Housing, Affordable Home Ownership program) 

The purpose of the recommendations outlined in this section is to leverage the Town’s resources toward 

greater impact on the housing market. This is done by identifying incentives and supports that will facilitate 

projects through non-profit and private sector partnerships that meet the diversity of Sidney’s housing 

needs. These include incentives to make projects more feasible, to the exploration of partnerships that will 

create new housing through the identification of under-utilized land. Paired with stronger infill and density 

policies, this represents a multi-pronged approach to ensuring that the appropriate range of housing is 

developed over the next 5-10 years in Sidney. 

To address the gap in more affordable units and addressing the gaps in the housing continuum, three 

strategies are proposed: 

• Strategy #1—Strengthen policies and regulations to prioritize needed housing types 

• Strategy #2—Strengthen incentives for non-profit and private developers 

• Strategy #3—Develop and strengthen partnerships and coordination 
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7.2 Strategy #1—Strengthen policies and regulations to prioritize 

needed housing types 

1. Define affordability in the Official Community Plan according to the following thresholds based on 

household incomes in Sidney14: 

o Deep affordability, targeted towards those on Income Assistance, based on BC shelter 

maximum rates. See https://www2.gov.bc.ca/gov/content/governments/policies-for-

government/bcea-policy-and-procedure-manual/bc-employment-and-assistance-rate-

tables/income-assistance-rate-table.  

o Below-market affordable, targeted towards those making less than 75 percent of median 

household incomes.  

▪ One-bedroom – up to $745 per month and an income up to $29,805 

▪ Two-bedroom – up to $1,127 per month and an income up to $45,086  

▪ Three-bedroom – up to $1,931 per month and an income up to $77,229  

o Near-market affordable, targeted towards those making 75 percent of median household 

incomes and above, but not able to afford new market rental rates. Rates are based on a 

range between the cap of below-market affordable rates above and Housing Income Limits 

provided by BC Housing15.  

▪ One-bedroom – between $745 per month and $1,063 per month.  

▪ Two-bedroom - between $1,127 per month and $1,400 per month. 

▪ Three-bedroom - approximately $1,900 (the HIL for three-bedroom units is close 

to 75 percent of median income of couples with children) 

o New market rental, targeting higher income renters who are able to afford full market 

rental rates. (No income restrictions.) 

2. Prioritize use of Affordable Housing Reserve funds for units that offer below-market affordability.  

3. Consider introducing inclusionary zoning to require a percentage of new multi-family units to be at 

below-market and near-market rates. This may require developers to build a certain number of 

units based on the percentage of overall units being built, or it could require the equivalent by 

provided cash-in-lieu towards the Town’s Affordable Housing Reserve Fund. A feasibility 

assessment would be required, in addition to consultation with the development community.  

4. Review the density bonusing provisions in the West Sidney Local Area plan in light of the 

affordability thresholds defined above and consider expanding to  

 
14 The rental rate estimates shown in this section are based on Census information for the Town of Sidney and are based on 
income estimates for 2018. They were developed by applying the 2006 to 2016 annual growth rate in median incomes to income 
data from the 2016 Census. They should be updated regularly to track changes to median income, particularly when new Census 
data is available. 
15 As noted earlier in the HILs shown here are based on income thresholds for Victoria, the closest geography to Sidney for which 
HILs have been set.  

https://www2.gov.bc.ca/gov/content/governments/policies-for-government/bcea-policy-and-procedure-manual/bc-employment-and-assistance-rate-tables/income-assistance-rate-table
https://www2.gov.bc.ca/gov/content/governments/policies-for-government/bcea-policy-and-procedure-manual/bc-employment-and-assistance-rate-tables/income-assistance-rate-table
https://www2.gov.bc.ca/gov/content/governments/policies-for-government/bcea-policy-and-procedure-manual/bc-employment-and-assistance-rate-tables/income-assistance-rate-table
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5. Consider allowing both secondary suites and coach houses on lots zoned for single family dwellings. 

Complete a parking study to determine potential parking impacts.  

6. Require new single-family homes to be built with secondary suites or provide a cash-in-lieu towards 

the Affordable Housing Reserve Fund. 

7. Evaluate new development proposals by considering their impact on addressing the housing needs 

identified in this report.  

8. Create criteria for project approvals that considers whether needed units are built 

9. Prioritize housing affordability and rental options in new developments that fall within the area of 

the Downtown Local Area Plan.  

10. Explore the implications of rental-only zoning and consider implementation in Sidney for areas with 

existing purpose-built rental only. 
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Solution Spotlight 
City of Richmond Inclusionary Zoning 

The City of Richmond’s Inclusionary Housing Policy has seen significant success in building low 

end of market rental units, collecting cash-in-lieu of units, and developing new secondary 

suites. The Inclusionary Housing Policy requires that multi-family buildings with more than 80 

units build at least 10% (or a minimum 4 units) of the total building area (based on the 

residential Floor Area Ratio) as low end of market rental units. For developments with less 

than 80 residential units, the City requires a cash contribution based on square footage that 

goes to the City’s Affordable Housing Reserve Fund. 

The City also requires all new single-family developments to be built with secondary suites. As 

renovating existing homes to allow for secondary suites is a major financial and technical 

hurdle for many homeowners, this requirement means that there is a large stock of ready-

built secondary suites in the community.  

Burnaby’s Rental Incentivization Program 

In May 2019, Burnaby Council endorsed a city-wide approach to incentivizing and requiring 

new rental housing stock. The program will use three key tools in encouraging new rental 

housing across the city: 

• Rental only zoning (as permitted by the Government of BC in 2018) 

• Require a minimum of 20% rental housing in all new developments city-wide 

• Allow rental housing in commercial zones 

This program is intended to protect existing rentals, ensure the replacement of existing 

rentals in the face of redevelopment, and encourage the development of new rental units at a 

variety of affordability levels. 

City of North Vancouver Coach Houses and Secondary Suites on the Same Property 

In 2017, the City amended its Zoning Bylaw to allow both a secondary suite and a coach house 

on lots zoned for single family development. This change emerged from a pressing need for 

more ground-oriented rental housing. Properties must be able to accommodate one parking 

space for each dwelling unit and have a minimum lot width of 10 metres. To ensure 

development matches the neighbourhood, the District requires coach houses to be designed 

according to both the Zoning Bylaw and Accessory Coach House Development Permit 

Guidelines. 
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7.3 Strategy #2—Strengthen incentives for non-profit and private 

developers 

1. Introduce and promote an incentive package for multi-family developments with sliding scale of 

incentives based on level of affordability.  

o DCC grant 

o Parking relaxations 

o Density bonusing  

o Municipal tax exemptions 

2. Test incentive package through pro forma case studies 

3. Build developer and non-profit awareness of BC Housing and CMHC funding and financing 

programs. 

4. Monitor incentive program annually to understand the number of units at each level of affordability 

that are built or approved. 

5. Consider introducing a secondary suite / coach house incentive program. 

6. Continue to use housing agreements and covenants to protect new purpose-built and non-market 

units. Consider introducing an annual monitoring program to check in with developments with 

housing agreements to ensure they are working as intended.  

7. Maintain current requirements for 10% of units to be 3+ bedrooms.  

 

Solution Spotlight 
City of Kamloops Incentives and Developer’s Package 

In 2014 the City of Kamloops released an educational package for non-profit and for-profit 

developers. The package was updated in 2016. The package outlines the incentives offered by 

the City on projects that are all or partly geared toward affordable housing. 

The package is intended to provide clarity to developers on what resources the City can bring 

to bear on new affordable housing projects, including access to the Affordable Housing 

Reserve, DCC exemptions, downtown revitalization tax exemptions, and a range of other 

policies. The package also outlines senior government funding opportunities (BC Housing and 

CMHC). 

Recent changes in municipal policy and senior government funding could be highlighted 

through an informational package geared toward the private and non-profit development 

community. Recent changes at a local level (e.g. density bonusing provisions) and the range of 

new housing resources provided by the provincial and federal governments for both new non-

market rentals (e.g. BC Housing’s Community Housing Fund) and market rentals (e.g. CMHC’s 

Rental Construction Financing Incentive program) could be outlined to educate and 

encourage the development of a diversity of affordable housing. 
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7.4 Strategy #3—Develop and strengthen partnerships and 

coordination 

1. Monitor homelessness and need for shelter rate housing by regularly communicating with RCMP 

Capital Region Housing Corp, and other stakeholders. 

2. Regularly engage non-profit housing providers in the region to better understand their needs and 

support new projects in Sidney.  

3. Explore partnerships to increase affordable homeownership options in Sidney across the housing 

continuum, particularly in relation to affordable homeownership, near-market rental, and below-

market rental. 

4. Continue to engage local faith-based organizations about potential redevelopment opportunities 

that may include affordable and/or attainable units. 

5. Complete a land audit to identify underutilized municipal, institutional, faith-based, and other lands 

in Sidney that could be potentially used for housing. Use land audit as an engagement process with 

institutional organizations and next step planning.  

6. Consider including affordable and/or attainable units in future municipal redevelopment projects 

(e.g., library redevelopment). 

7. Explore a partnership with a local community organization to pilot a matching program between 

seniors with extra space and workers seeking rental housing, to support aging in place. 

8. Encourage existing seniors housing developments to consider continuum of care from independent 

living to residential care and alter their facilities as appropriate to meet the need. Encourage 

“campus of care” facilities.  

9. Engage with the Province about the capacity of the Home Adaptation for Seniors Initiative (HASI) 

and identify whether increased promotion is needed in Sidney. 

10. Promote information with residents, businesses, and other stakeholders about the Town’s 

priorities when it comes to diverse housing options and promote incentives and other 

opportunities. 

11. Convene conversations with local developers and BC Housing about Affordable Homeownership 

Program (AHOP) to explore the potential for piloting this program in Sidney. 
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Solution Spotlight 
District of Kitimat Secondary Suite Incentives 

In order to encourage the development/legalization of secondary suites, the District of Kitimat 

has developed an incentive program in the form of a 5-year forgivable loan program. The 

program provides the following tiers of loan, which require a housing agreement with the 

District: 

• Up to $2,500 for any suite 

• Up to $5,000 if suite is rented at or below a moderate level of affordability (defined as Level 
1) 

• Up to $7,500 if suite is rented at a deeper level of affordability (defined as Level 2) 

• $2,500 bonus if suite is accessible 

Oakridge Lutheran Church Redevelopment 

Oakridge Lutheran Church partnered with OLC Housing Society and Catalyst OLC Operations 

Ltd. to redevelop their existing church property into a six-storey, mixed-use building. The 

project includes affordable rental housing as well as street-level retail, a new church, and 

community space. The affordability of the units is between 10 and 40 percent below market 

rents. The project was funded through a combination of grants and investments, including a 

grant from the City of Vancouver, construction financing from Vancity Community Investment 

Bank, and by Catalyst, Vancity, Vancity Foundation, and private mission-driven investors. 

Other Examples of Partnerships: The City of Kamloops has been actively working to foster and 

facilitate opportunities for the non-profit sector to increase the supply of affordable housing in 

the community. A list of projects can be found on the City’s website of projects where the City 

has played a role in supporting non-profits in developing new housing:  
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7.5 Summary 

The table below provides a summary of the proposed recommendations under each strategy and which parts of the housing continuum are being addressed.  

Recommendations 

Supportive and Transitional Housing Rental Market Homeownership Market 

Other Forms of 

Supportive Housing 

Options / Emergency 

Shelters 

Supportive 

Housing for 

Seniors 

Deep 

Affordability 

Rental 

Below-

Market 

Rental 

Near-

Market 

Rental 

Secondary 

Rental Market 

Rental 

Attainable 

Homeownership 

Market 

Homeownership 

Strategy 1: Strengthen policies and regulations           

1. Define affordability in the Official Community Plan according to the following 

thresholds based on household incomes in Sidney. 

         

2. Prioritize use of Affordable Housing Reserve funds for units that offer below-market 

affordability.  

         

3. Consider introducing inclusionary zoning to require a percentage of new multi-

family units to be at below-market and near-market rates. This may require 

developers to build a certain number of units based on the percentage of overall 

units being built, or it could require the equivalent by provided cash-in-lieu towards 

the Town’s Affordable Housing Reserve Fund. A feasibility assessment would be 

required, in addition to consultation with the development community.  

         

4. Review the density bonusing provisions in the West Sidney Local Area plan in light 

of the affordability thresholds defined above and consider expanding to  

         

5. Consider allowing both secondary suites and coach houses on lots zoned for single 

family dwellings. Complete a parking study to determine potential parking impacts.  

         

6. Require new single-family homes to be built with secondary suites or provide a 

cash-in-lieu towards the Affordable Housing Reserve Fund. 

         

7. Evaluate new development proposals by considering their impact on addressing the 

housing needs identified in this report.  

         

8. Create criteria for project approvals that considers whether needed units are built          

9. Prioritize housing affordability and rental options in new developments that fall 

within the area of the Downtown Local Area Plan.  

         

10. Prioritize use of Affordable Housing Reserve funds for units that offer below-market 

affordability.  
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Recommendations 

Supportive and Transitional Housing Rental Market Homeownership Market 

Other Forms of 

Supportive Housing 

Options / Emergency 

Shelters 

Supportive 

Housing for 

Seniors 

Deep 

Affordability 

Rental 

Below-

Market 

Rental 

Near-

Market 

Rental 

Secondary 

Rental Market 

Rental 

Attainable 

Homeownership 

Market 

Homeownership 

11. Explore the implications of rental-only zoning and consider implementation in 

Sidney for areas with existing purpose-built rental only. 

         

Strategy 2: Introduce and strengthen incentives          

1. Introduce a slide scale incentive package based on affordability threshold.           

2. Introduce and promote an incentive package for multi-family developments with 

sliding scale of incentives based on level of affordability. Test incentive package 

through pro forma case studies. 

         

3. Build developer and non-profit awareness of BC Housing and CMHC funding and 

financing programs. 

         

4. Monitor incentive program annually to understand the number of units at each 

level of affordability that are built or approved. 

         

5. Consider introducing a secondary suite / coach house incentive program.          

6. Continue to use housing agreements and covenants to protect new purpose-built 

and non-market units. Consider introducing an annual monitoring program to check 

in with developments with housing agreements to ensure they are working as 

intended.  

         

7. Maintain current requirements for 10% of units to be 3+ bedrooms.          

Strategy 3:           

1. Monitor homelessness and need for shelter rate housing by regularly 

communicating with RCMP Capital Region Housing Corp, and other stakeholders. 

         

2. Regularly engage non-profit housing providers in the region to better understand 

their needs and support new projects in Sidney.  

         

3. Explore partnerships to increase affordable homeownership options in Sidney 

across the housing continuum, particularly in relation to affordable 

homeownership, near-market rental, and below-market rental. 
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Recommendations 

Supportive and Transitional Housing Rental Market Homeownership Market 

Other Forms of 

Supportive Housing 

Options / Emergency 

Shelters 

Supportive 

Housing for 

Seniors 

Deep 

Affordability 

Rental 

Below-

Market 

Rental 

Near-

Market 

Rental 

Secondary 

Rental Market 

Rental 

Attainable 

Homeownership 

Market 

Homeownership 

4. Continue to engage local faith-based organizations about potential redevelopment 

opportunities that may include affordable and/or attainable units. 

         

5. Complete a land audit to identify underutilized municipal, institutional, faith-based, 

and other lands in Sidney that could be potentially used for housing. Use land audit 

as an engagement process with institutional organizations and next step planning.  

         

6. Consider including affordable and/or attainable units in future municipal 

redevelopment projects (e.g., future municipal hall redevelopment). 

         

7. Explore a partnership with a local community organization to pilot a matching 

program between seniors with extra space and workers seeking rental housing, to 

support aging in place. 

         

8. Encourage existing seniors housing developments to consider continuum of care 

from independent living to residential care and alter their facilities as appropriate 

to meet the need. Encourage “campus of care” facilities.  

         

9. Engage with the Province about the capacity of the Home Adaptation for Seniors 

Initiative (HASI) and identify whether increased promotion is needed in Sidney. 

         

10. Promote information with residents, businesses, and other stakeholders about the 

Town’s priorities when it comes to diverse housing options and promote incentives 

and other opportunities. 

         

11. Convene conversations with local developers and BC Housing about Affordable 

Homeownership Program (AHOP) to explore the potential for piloting this program 

in Sidney. 
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APPENDIX A BACKGROUND DOCUMENT REVIEW 
As part of the Housing Needs Assessment for the Town of Sidney, the following information sources were 

reviewed to identify any information relating to housing: 

• Town of Sidney Official Community Plan, 2007 

• Town of Sidney Zoning Bylaw, 2012 

• West Side Local Area Plan 

• Downtown Local Area Plan, 2008 

• Saanich Peninsula Affordable Housing Needs Assessment Report, 2016 

• Recent affordable housing initiatives in Sidney (from the Town of Sidney Committee of the Whole 

Meeting Minutes, April 1, 2019) 

Town of Sidney Official Community Plan, 2007 

The OCP articulates an overall vision of the Town of Sidney as balanced, vibrant, waterfront community 

with a revitalized town centre which caters to residents, visitors, and businesses through the provision of a 

broad range of services. 

There are six planning principles in Town of Sidney’s OCP, including smart growth (i.e. compact, complete 

communities) and attainable housing. For attainable housing, the Town “shall encourage a wide range of 

housing by type, tenure, and price to ensure that people of all ages, household types and incomes have a 

diversity of housing choice.” 

The OCP recognizes the eight strategies within the Capital Regional District’s (CRD) Regional Growth 

Strategy. One of the strategies is to improve housing affordability by allowing varied residential densities, 

types, and forms throughout Sidney to encourage housing for all income groups.  

Residential Lands 

Sidney has a limited supply of undeveloped lands and is largely built-out. This combined with a prominent 

senior’s population has led to a dominant development and housing market towards new-multi-residential 

housing. Sidney’s policies also intend to ensure the form and character of single-family areas are 

maintained while higher densities are directed to select areas. 

In terms of affordable housing and groups in need of housing, a few of Sidney’s policy objectives are 

intended to encourage: 

• Housing for households with children and households comprised of young adults 
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• Housing for all income groups 

• Adaptable housing for persons with special needs 

The policy objectives also support a mix of housing densities in Sidney.  

Sidney’s policies on inclusive and attainable housing are: 

• Housing for those with special needs as well as attainable non-market housing is considered a 

desirable component in new and existing residential areas and is encouraged. 

• In an effort to enable the citizens of Sidney to “age in place”, the Town shall support the provision 

of a range of senior’s housing and alternative care options – proximity and accessibility to services 

and amenities is encouraged 

• The development of secondary suites is encouraged within areas zoned to permit single-family 

dwellings 

• The Town may consider bonus density, site coverage, parking relaxations or other development 

variances for development proposals with affordable housing 

• Explore housing development opportunities on key sites and to continue to work with government 

agencies, developers, social service agencies, faith-based organizations, and other community 

resources to develop and maintain affordable housing and related support services 

• Consideration will be given to the preparation of a future comprehensive Housing Strategy, 

including issues related to: 

a. The provision of affordable (attainable) housing 

b. The provision of family-oriented housing 

c. The provision of seniors’ housing 

d. The retention of the “small town character” of Sidney 
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Town of Sidney Zoning Bylaw, 2012 

The permitted housing types in the residential zones of Sidney are highlighted below. There are three broad 

categories: detached residential zones, multi-family residential zones, and comprehensive development 

zones. 

Zone Permitted Residential Uses 

Detached Residential Zone 

R1 – Single-Family Low Density 

Residential 

Low density single-family housing 

R1.1 – Single-Family Residential Low density single-family housing; secondary suite 

R1.2 / R1.3 -- Single-Family High 

Density Residential - Swiftsure 

Area / Orchard Area 

Small-lot single-family housing; low density single-family housing; 

secondary suite; detached secondary dwelling 

R2 – Single- and Two-family 

Residential 

Mixture of low density single-family housing; secondary suite and 

two-family housing 

R3 -- Single-Family and Couplet 

High Density Residential 

Attached couplet housing; small-lot single-family housing; low 

density single-family housing; secondary suite; detached secondary 

dwellings 

R5 -- Urban Single and Two-

Family Residential 

Small-lot single-family housing; two-family dwellings; secondary 

suite; detached secondary dwellings 

Multi-Family Residential Zone 

RM5 -- Multi-Family Low 

Density Residential 

Attached row housing; multi-family housing at a maximum height 

of 2.5 storeys; single- and two-family housing 

RM6 -- Multi-Family Medium 

Density Residential 

Attached row housing; multi-family housing at a maximum height 

of 3 storeys; single- and two-family housing 

RM7 -- Multi-Family High Attached row housing at a maximum height of 3 storeys; high 
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Zone Permitted Residential Uses 

Density Residential density multi-family housing at a maximum height of 4 storeys, and 

single- and two-family housing 

RM-C – Care-oriented 

residential 

To provide for Abbeyfield, congregate care, and assisted living 

housing, with a market apartment dwelling component. 

Comprehensive Development Zones (Special zones that are created to reflect specific developments, 

usually single-site development) 

e.g. 10030 Resthaven Dr. To provide land for a Seniors Centre with a Residential and 

Institutional component to provide assisted living 

Sidney’s zoning bylaw contains a section on Adaptable Housing Design Standards and requires twenty-

percent of new units to meet this standard.  

The bylaw defines adaptable housing as an approach to residential design and construction in which 

dwelling units can be modified, at minimal cost, to meet occupants’ changing needs over time. These 

include basic accessibility features in common areas; design and construction features to support 

installation of grab bars; accessible position of electrical outlets, switches, and doors and faucet handles. 

West Side Local Area Plan, 2017 

The West Side Local Area Plan identified the following key directions on affordable housing: 

• There is significant demand for workforce and attainable/affordable housing in Sidney and the 

Saanich Peninsula.  

• Affordable housing is part of the vision for the future of the West Side. West Side already has 

more attainable housing than other Sidney neighbourhoods and offers opportunities for the 

future.  

• Higher densities (5-6 storeys) are possible in the West Side if attainable/affordable units are 

provided.  

Downtown Local Area Plan, 2008 

The Downtown Local Area Plan identifies a lack of attainable housing as one of the major challenges to 

attracting younger residents. The following policies are supportive of attainable housing: 

• Promote mixed-use commercial development with opportunities to accommodate various forms 

of attainable housing on vacant lands south of the Mary Winspear Community Centre.  

• Attainable housing was identified as one of the preferred land uses for several of the opportunity 

sites (Memorial Park Society Lands, Fifth / Seventh Street Block South, Seaport Place Lands). 



v 

 

The plan also included the consideration to reduce DCCs for developments that include attainable housing, 

a tool that has been used by the Town in recent years.  

Saanich Peninsula Affordable Housing Needs Assessment Report, 

2016 

This report found that “based on the rental market data that are available for Sidney, there appears to be 

a severe under supply of affordable, and market priced rental housing units available on the peninsula”. 

The report shows that the Sidney Lions Food Bank served a total of 990 individuals (372 households) in 

March 2016. The Sidney Lions Food Bank serves clients living in the Saanich Peninsula area, including in 

Sidney. The majority (67%) of the households accessing the Sidney Food Bank lived in private market rental 

housing 17% indicated they lived in on reserve. A small number of households reported they were 

homeless. 

Recent affordable housing initiatives in Sidney (from the Town of 

Sidney Committee of the Whole Meeting Minutes, April 1, 2019) 

Sidney’s Council approved the Greater Victoria Development Society affordable housing project, a 56-unit 

affordable housing project with a covenant in place to ensure it remains a rental property. The Town 

offered several incentives to support the project, including a tax exemption and waivers of permit fees and 

development cost charges. 
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APPENDIX B BEST PRACTICES 
Best and emerging practices offer insights, tools, and approaches to address challenges related to housing 

in Sidney. Research findings are drawn from across British Columbia, as communities in this geographic 

region share common social, political, economic, and regulatory contexts.  

Families and workers in the Town are experiencing significant challenges with the availability and 

affordability of appropriate housing options. The population of adults 65 and over is growing faster than 

other age groups, though stakeholders report that this trend may be changing with more families moving 

into the community in recent years. There is a need to ensure that affordable and appropriate service and 

housing options are available across the housing and care continuum for adults 65 and over, while also 

increasing affordable options for others.  

The best practices research is organized around six themes that support housing options across the housing 

continuum: 

• Gentle density 

• Downtown revitalization 

• Local government incentives and regulations 

• Partnerships and innovative arrangements 

• Options for seniors 

• Public engagement 

This review recognizes that any new initiatives build on significant work that has already been done in 

Sidney to diversify the housing stock.  

Gentle Density  

Best Practices Community Description 

Encourage infill 

development in single 

family neighbourhoods 

through accessory 

dwelling units 

Canmore Canmore incentivizes the installation of secondary suites. 

Homeowners are eligible for reimbursement of up to 50% 

of expenses to the maximum of $10,000. Homeowners 

must commit to rent the suite to a Canmore resident at 

10% below market rental rate for 5 years. 

http://www.canmore.ca/
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Best Practices Community Description 

District of 

West 

Vancouver 

The District amended their OCP and Zoning Bylaw to permit 

detached secondary suites in all residential zones that 

already permit secondary suites. To ensure development 

matches the neighbourhood, the District requires 

applicants to obtain form and character development 

permit for siting and building / landscaping.  

To encourage uptake, the District provides comprehensive 

information guides to assist prospective applicants with the 

design and development process. 

City of North 

Vancouver 

Secondary suites and coach houses area allowed on lots 

zoned for single family development. The City chose to 

allow both options on the same lot in an effort to increase 

the availability and affordability of rental housing, while 

offering homeowners opportunities for additional income 

and accommodating extended family members. 

Secondary suites are allowed in all single family dwellings 

and duplexes. Since 2017, coach houses are allowed in 

addition to secondary suites, provided a development 

permit is secured and the property maintains compliance 

with allowable density.  

SFU 

University 

The City of Burnaby worked with SFU University to allow 

lock-off suites (“secondary suites in the sky”) in multi-family 

developments. Lock-off suites condo dwellers to rent their 

suite for additional income and provide flexibility over time 

as family needs change, meaning they can support the 

needs of young homebuyers needing a mortgage helper or 

extra bedroom for a growing family, as well as seniors who 

require live-in care or want to have extra space for visiting 

family. They have been reported to be popular with buyers. 

Richmond The City requires all new single-family developments to be 

built with secondary suites. As renovating existing homes 

to allow for secondary suites is a major financial and 

technical hurdle for many homeowners, this requirement 

means that there is a large stock of ready-built secondary 

suites in the community. Homebuyers can use the suites as 

mortgage helpers, for family members, or as extra space, 
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Best Practices Community Description 

allowing a high level of flexibility as a household’s needs 

change over time.  

Explore ways to connect 

those with extra space 

with those with housing 

need  

Vancouver Mount Pleasant Neighbourhood House has a pilot project 

that matches seniors living at home with student / worker 

tenants who need rental housing, so the seniors can 

maintain their housing. 

 

Downtown Revitalization 

Best Practices Community Description 

Complete a 

community visioning 

process for the 

downtown core / 

revitalization 

strategy* 

 

*The Town Council 

adopted a Downtown 

Local Area Plan in 

2008 but, 11 years on, 

components of this 

plan may need a 

refresh.  

Chemainus A Town Centre Revitalization Plan was developed to provide a 

roadmap for increasing the density and vibrancy of the 

community core. The plan envisions redeveloping older, single-

storey buildings into three or four-storey mixed-used buildings 

that include both commercial and residential.  

Courtenay Downtown Courtenay Playbook: A Partnership Action Plan is the 

result of a public and multi-stakeholder engagement process that 

brought partners to the table to image the redevelopment of the 

downtown core. It identifies opportunities and roles for all 

partners, not just the municipality, with the goal of creating a 

more compact and vibrant downtown for all ages. 

To support the goal of downtown revitalization the plan identifies 

a few strategies:  

• Establishing a Revitalization Tax Exemption Bylaw 

• Encouraging more downtown residents  

• Completing an infill housing study to establish incentive 
programs, design guidelines, and housing forms that 
make use of underutilized properties 

• Developing an incentive program that assists residential 
development  

https://www.courtenay.ca/assets/Community/Downtown/Playbook_final.pdf
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Best Practices Community Description 

• Reviewing and re-evaluating current zoning and 
Development Permit Guidelines  

• Developing site specific guidelines for key development 
sites 

• Permitting process assistance and prioritization 

• Exploring financial feasibility of development options  

 

Local Government Incentives and Regulations 

Best Practices Community Description 

Design and implement a 

package of municipal 

incentives for priority unit 

types (e.g., affordable, 

attainable, adaptable, 3+ 

bedrooms, etc.) 

Kelowna  The City’s Healthy Housing Strategy includes a suite of 

incentives aimed at increasing affordability of rental 

and market housing: 

• Tax incentive program to allow all purpose-
built rental housing projects to apply for a 
100% municipal tax exemption. Eligible 
projects must be located within certain areas 
(including the Urban Core Area and University 
South) and constructed to Step 4 of the 
Energy Step Code.  

• DCC grant for non-market, purpose-built 
affordable rental housing. The annual budget 
allocated to offset the cost of DCC’s is 
$120,000. The recent strategy recommending 
increasing that amount to $180,000.  

• Identifying potential municipally-owned land 
for affordable housing. 

Nanaimo The City’s Affordable Housing Strategy aims to develop 

a package of incentives that includes density bonus for 

100% rental housing, reducing or waiving of 

community amenity contributions, parking relaxations 

https://www.kelowna.ca/sites/files/1/docs/logos/healthy_housing_strategy_final_reduced_size.pdf
https://www.nanaimo.ca/docs/default-document-library/nanaimoaffordablehousingstrategyfinal.pdf
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Best Practices Community Description 

in transit nodes and corridors, financial incentives, and 

concurrent processing. 

The City is exploring the possibility of additional 

incentives where a share of the rental units is available 

at below market rent levels, targeting households with 

low and moderate incomes. The incentives being 

explored include revitalization agreements for 

lowering property taxes when below-market rents are 

secured for a period of time, additional density, and 

reduced parking standards near transit.  

Density bonusing for priority 

unit types (e.g., affordable, 

attainable, adaptable, 3+ 

bedrooms, etc.) * 

 

*There are precedents in 

Sidney to the practices 

described here (e.g., the West 

Side Local Area Plan).  

Coquitlam Through its Zoning Bylaw, the City offers density 

bonusing for “priority unit types” which are defined in 

the OCP as below-market rental units, non-market 

rental units, accessible units, or units with three or 

more bedrooms.  

Sechelt  Offers a 2% density bonus for every 10% of the total 

number of units built adaptable and accessible in a 

development, based on a maximum density of 11 

units/ha). The Zoning Bylaw also stipulates that no less 

than 20% of any density bonus units in a development 

will consider of Affordable Housing for Groups in 

Need.  

Burnaby 

 

Burnaby’s Community Benefit Bonus (CBB) offers 

additional density to developers in four town centre 

areas in Burnaby in exchange for providing affordable 

housing, social amenities, or a combination of the two: 

• The bonus is implemented through a zoning 
bylaw, which includes base densities and 
ultimate densities, and provides clear 
guidelines for assessing bonus density 
proposals.  

• In the case of affordable housing, the city 
wishes to receive and maintain title to the 
affordable units created in a development 
under the CBB. It then leases the units to a 
non-profit organization, which selects eligible 

https://www.coquitlam.ca/docs/default-source/zoning-bylaw/Part_12_-_Apartment_Residential_Zones.pdf
https://www.coquitlam.ca/docs/default-source/citywide-ocp/Part_2_-_4.pdf
https://www.burnaby.ca/City-Services/Policies--Projects---Initiatives/Community-Development/Policies/Community-Benefit-Bonus-Policy.html
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Best Practices Community Description 

residents and, if required, supports the 
residents in their homes with appropriate 
assistance.  

• The non-profit also participates in the design 
of the units, which are constructed for 
particular resident groups.  

Introduce inclusionary zoning 

for priority unit types or cash-

in-lieu* 

*Inclusionary Zoning means the 

establishment of zoning 

regulations that require 

affordable housing 

development. In some cases, it 

may be a percentage of the 

developed units that must be 

affordable, some allow off-site 

construction of the affordable 

units, while others allow cash-

in-lieu paid into a housing fund. 

The concept is based on the 

premise that the developer 

achieves added value by 

increasing the development 

capacity of the land and can 

therefore afford to give 

something back to the 

municipality in terms of 

needed housing or community 

services.  

 

Kelowna  To increase supply of affordable housing through new 

development, Kelowna’s land use regulations include a 

combination of inclusionary rezoning (outside the 

urban core) and density bonusing (inside the urban 

core) to achieve meaningful contributions to 

affordable housing from the development community. 

(Note Kelowna’s Health Housing Strategy is new so it 

will take time to see its impact) 

Kelowna is also establishing a cash-in-lieu policy that 

encourages projects to contribute to an Affordable 

Housing Land Acquisition Fund in place of developing a 

small number of affordable units in their projects. 

Richmond The City of Richmond’s Inclusionary Housing Policy has 

seen significant success in building low end of market 

rental units or collecting cash in lieu.  The Inclusionary 

Housing Policy requires that multi-family buildings 

with more than 80 units build at least 10% (or a 

minimum 4 units) of the total building area (based on 

the residential Floor Area Ratio) as low end of market 

rental units. For developments with less than 80 

residential units, the City requires a cash contribution 

based on square footage that goes to the City’s 

Affordable Housing Reserve Fund.  

Relax parking requirements for 

affordable/non-market housing 

Port 

Coquitlam  

The Parking and Management Development Bylaw 

includes the following provisions: 

https://www.kelowna.ca/city-hall/city-government/bylaws-policies/zoning-bylaw
https://www.richmond.ca/__shared/assets/AH_How_Richmond_s_Inclusionary_Housing_Policy_Works50254.pdf
https://www.portcoquitlam.ca/wp-content/uploads/2019/04/4078-Parking-and-Development-Management-Bylaw.pdf
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• Reduce the required spaces for 3-bedroom 
units to 1.5 

• Require non-market projects to provide a 
minimum of 1 space per unit 

• Allow secured market rental projects to 
reduce parking requirements by 10% 

Kamloops  Kamloops also provides reductions in minimum parking 

requirements for affordable residential units. Upon the 

submission of a Housing Agreement, a development 

can receive a 7% reduction in parking supply if they 

provide a minimum of 50% of the total units as 

affordable housing.  

Protect priority units for those 

in need through eligibility 

programs and housing 

agreements 

Langford City has an Affordable Housing Program that requires 

purchasers of affordable single family homes to be 

households of two or more people, who do not 

currently own real estate, with a combined income of 

less than $60,000, who have been employed in the City 

for at least 6 months and have lived there for at least 

two years.  

• Application form with eligibility criteria 

• House has a price cap for 5 years, that 
increases slightly after that.  

• City manages the sale and purchasing 
processes for these homes.  

As of 2019, there were 39 single family and 8 multi-

family homes built through this program.  

The City leveraged a fast growing development context, 

significant land base for growth, and a relatively modest 

ask of developers.  

Various  In most communities where incentives are provided for 

rental or non-market housing, housing agreements or 

covenants are used to ensure that the units are 

maintained as promised (e.g., rental, for certain 

https://www.kamloops.ca/sites/default/files/affordable_housing_attachment_a_att.pdf
https://www.langford.ca/EN/meta/city-hall/affordable-housing-program.html
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demographics, etc.). Anecdotally, enforcement of these 

agreements is a concern in some communities.  

Partnerships and Innovative Arrangements  

Best Practices Case Study Description 

Promote provincial capital grants to 

non-profit organizations 

Provincial 

Program 

Capital project grants can be used for facilities 

construction, renovation, or maintenance of 

facilities. The applicant must have matching 

funds, and the maximum grant amount is 

$250,000.  

Build partnerships for the 

development of affordable housing 

Clearwater The municipality has integrated goals around 

building partnerships for housing into its Official 

Community Plan. 

Kelowna  Like many other communities right now, the City 

is working to establish a Memorandum of 

Understanding (MOU) with BC Housing that lays 

out roles and responsibilities in delivering new 

affordable housing units in Kelowna. The MOU 

will identify the City’s role in providing land and 

reducing development costs, while reinforcing 

the role of BC Housing as working with non-

profits to fund and deliver the units. This type of 

MOU can help facilitate BC Housing projects in 

the community. The City of Vancouver delivered 

over 1,100 units of supportive housing through a 

similar MOU. 

Regardless of whether an MOU is signed, 

municipalities can support non-market housing 

development by starting conversations with BC 

Housing and demonstrating support to 

organizations trying to get projects off the 

ground.  

http://www.districtofclearwater.com/developers/official-community-plan/
http://www.districtofclearwater.com/developers/official-community-plan/
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Nelson The City seeks funding from granting 

organizations (such as BC Non-Profit Housing 

Association or Columbia Basin Trust) to support 

non-profits in moving forward on housing goals. 

Nelson The City worked with the Kootenay Co-op Grocery 

Store when the Co-op began looking for a newer, 

bigger space. The Co-op purchased an adjacent 

property and developed Nelson Commons, a 

mixed-use development with the Co-op Grocery 

Store on the bottom and three floors of 

residential units on top. The Vancity Credit Union 

and Co-op contributed funds to offer three 

residential units as restricted resale homes, which 

will be offered to buyers who meet certain 

financial criteria at 25% below-market value. The 

City established a Restricted Resale 

Condominium Program to secure these units, 

which must be owner-occupied and will remain in 

the restricted resale program in perpetuity.  

Use policy levers to support 

partnerships and non-profit projects 

Clearwater The municipality has integrated goals around 

building partnerships for housing into its Official 

Community Plan. 

Nelson The City’s Housing Strategy outlines specific 

objectives to engage in “regeneration” projects 

with local organizations. These types of objectives 

recognize that many non-profits or faith-based 

organizations that own aging buildings are 

looking to redevelop in the near future and may 

need support to make the best use of their land.  

A municipality can support by working with 

organizations to complete a land inventory, by 

being a contributing partner on new projects (see 

Port Moody) example, by providing incentives 

and demonstrating support to BC Housing, and by 

convening partners. 

http://nelsoncommons.ca/
http://www.districtofclearwater.com/developers/official-community-plan/
http://www.districtofclearwater.com/developers/official-community-plan/
https://www.nelson.ca/DocumentCenter/View/1802/2010-Affordable-Housing-Strategy-PDF
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Use Housing Reserve Fund to 

support local projects 

Port Moody  The City is a partner on a church redevelopment 

project along with the St. Andrews-IOCO United 

Church and BC Housing. The Province, through 

BC Housing, provided approximately $9.5 million 

in capital funding and construction financing for 

the project. The City of Port Moody provided 

$528,000 through the Port Moody Affordable 

Housing Reserve. The land, valued at $4.3 

million, was provided by the BC Conference 

Property Development Council of the United 

Church of Canada and was the former site of St. 

Andrew’s United Church Port Moody. 

Support non-profit housing 

development through research and 

by convening stakeholders and 

partners 

City and 

Township of 

Langley  

A seniors housing forum identified the need to 

conduct a municipal land audit to flag land which 

might be made available (donated, sold below-

market, leased) or utilized for affordable, 

accessible and appropriate senior housing (i.e. 

decommissioned or unused or surplus school 

sites, church property).  

Promote affordable housing 

projects in church and institutional 

development/redevelopment 

projects 

Vancouver 

and many 

others 

The Oakridge Lutheran Church redevelopment 

provided a six story mixed-use building with retail 

at grade, the Church and community space on the 

second floor and four levels of affordable housing 

above. This included a partnership with a non-

profit real estate developer who partnered 

specifically with community organizations to 

develop real estate, much of which includes 

affordable housing. 

Across BC, many faith-based organizations with 

aging buildings are exploring opportunities to 

redevelop their lands. Many are looking to 

integrate non-market and/or seniors housing and 

other services into redevelopment to better serve 

their communities. A study was completed in 

2013 on best practices for redevelopment church 

land with a focus on Vancouver Island.  

https://www.portmoody.ca/en/business-and-development/affordable-housing.aspx
https://www.portmoody.ca/en/business-and-development/affordable-housing.aspx
http://lsrs.ca/wp-content/uploads/TRIPLE-A-SENIOR-HOUSING-SUMMIT-REPORT-2015.pdf
https://www.theglobeandmail.com/real-estate/vancouver/vancouver-church-partners-with-developer-on-affordable-housingproject/article36826083/
https://communitycouncil.ca/sites/default/files/2013_Redeveloping_Underutilized_Church_Land_for_Social_Housing-FINAL-weboptimized.pdf
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Vancouver 1 Kingsway is in a 9 storey mixed-use building that 

houses the Mount Pleasant Community Centre, 

the Mount Pleasant Library, a daycare, and a café 

on the first floor. Remaining floors are residential 

units. The building serves as a community hub.  

Options for Seniors 

Best Practices Community Summary 

Increase options 

for seniors in 

locations close to 

transit, services, 

and community 

activity 

Capital 

Regional 

District 

The need for accessible, attainable and supportive housing for our 

aging and vulnerable populations was identified in the Capital 

Regional District’s (CRD) 2012-2014 Strategic Plan. There began a 

search for a viable solution to address factors such as population 

growth and aging, unaffordable housing, outdated residential care 

facilities, and homelessness (a perpetual concern particularly within 

the core region of the CRD). Mount View Heights was developed to 

help address these concerns. Located in the District of Saanich, the 

site is within walking distance of shopping centers, a major public 

transit exchange, medical services, and a public library. There are 

260-bed residential care facility for seniors (with 40 beds for seniors 

with dementia), 55 affordable housing units for seniors, 36 

supportive housing units to reduce homelessness, and 18 housing 

units available to middle- to low-income families, which include 4 

flex-suites designed for people with disabilities. This innovative 

project is part of a regional plan and partnership with the Province 

of British Columbia, the Vancouver Island Health Authority, the 

Capital Regional Hospital District and Baptist Housing to replace 

obsolete long-term care facilities in the Capital Region and provide 

more care and housing options for the growing senior population. 

Chilliwack The new Elim Village Garrison Crossing, upon completion, will 
offer a model for a community of care to support seniors as they 
age and their needs change. By co-locating independent living, 
assisted living, and residential care on the same site in a highly 
desirable neighbourhood close to community recreation facilities 
and shopping, the facility will serve the needs of seniors over time 
while providing opportunities for residents to stay connected to 
their community.  

https://www.crd.bc.ca/docs/default-source/regional-planning-pdf/RGS/2008-state-of-the-region-report.pdf?sfvrsn=0
https://www.crd.bc.ca/docs/default-source/regional-planning-pdf/RGS/2008-state-of-the-region-report.pdf?sfvrsn=0
https://www.baptisthousing.org/communities/heights-mt-view-victoria
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While Elim Village offers a private-pay option, there is also a need 

to support seniors with lower incomes through communities of 

care. 

Support 

innovative 

housing and care 

options for seniors 

Provincial 

Program  

Many local governments promote and the Home Adaptation for 

Seniors Initiative (HASI) actively in their communities. The program 

offers financial assistance for minor home adaptations that will help 

low-income seniors to perform daily activities in their home 

independently and safely. Homeowners and landlords qualify if the 

occupant is 65 years or older and has difficulties with daily living and 

the total household income is at or below the program limit for the 

area. 

Langley The Village is a memory care community that recently opened in 

the City of Langley and may be the first of its kind in Canada. It is 

based on similar innovative models pioneered in The Netherlands. 

This type of facility is also called a “dementia village”. The purpose 

is to offer safe, meaningful, and appropriate care for individuals 

with dementia who are not well served living in the community or 

in traditional seniors facilities. Dementia villages are designed so 

that residents are able to walk on the grounds, garden, participate 

in activities, and otherwise be active while in a protected space. 

They are intended to provide residents with as much autonomy as 

possible. This option is only offered through private pay at this time. 

Another dementia village is being planned in Vancouver 

(Providence Health Care and St. Vincent Hospital).  

Terrace  The City of Terrace provides financial support to help senior citizens 

and homeowners with physical disabilities hire help to clear snow 

from their driveways. The city reimburses 50 percent of the snow-

removal cost, up to $250 each winter. Volunteer Terrace, a non-

profit organization in the community, runs a handyman program 

that provides services like shovelling free of charge for seniors in 

the community. 

Delta and Canmore also offer similar programs. A similar model 

could be considered for home repairs or other home based services 

that support seniors to age-in-place.  

https://www.bchousing.org/housing-assistance/HAFI
https://www.bchousing.org/housing-assistance/HAFI
https://www.thevillagelangley.com/
http://volunteerterrace.com/programs/seniors/helpinghandymanprogram/
http://www.delta.ca/services/seniors/snow-angels
https://canmore.ca/residents/family-community-services/emotional-support/seniors-programs
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Similar programs could be designed to help meet other seniors 

needs and support aging in place (e.g., collecting leaves, minor 

home repairs, etc.) 

National 

program 

Innovative co-housing programs such as HomeShare allow 

homeowners to provide accommodation within their home in 

exchange for help around the house. This option can provide 

homeowners with social benefits while also filling housing gaps, 

such as affordable housing options for students. 

Public Engagement 

Best Practices Community Description 

Build awareness and 

support for diverse 

housing options* 

 

*This best practice can 

be integrated into 

other planning 

processes (e.g., OCP, 

area plans, etc.). 

 

Various Through experience on contentious housing projects, BC 

Housing reassessed engagement on a proposed project. 

Lessons learned found that: 

• There is a need for preliminary inquiry into community 
concerns, prior to selecting a site of affordable housing. 

• Project proposals should attempt to address community 
concerns through location, site placement, design, and 
operations. 

Kelowna 

The City has a Communication and Engagement Strategy 

focused on the entire housing continuum and the City's 

priorities and directions. The purpose of this communication 

is to ensure the public understands what the City’s priorities 

are and that stakeholders know of municipal opportunities to 

support housing projects.  

Use pilot projects to 

test ideas and bring 

community members 

on board 

West 

Vancouver 

The District of West Vancouver designated a block for infill 

housing development as a pilot project to help educate the 

community about the value of infill housing and demonstrate 

how it can be developed in a way that maintains 

neighbourhood character.  

https://www.homesharecanada.org/
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3(1)(a)(i) Total Population
2006 2011 2016

Population 10,615 10,655 11,130
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(a)(ii),(iii) Average and Median Age
2006 2011 2016

Average 49.6 51.9 53.1
Median 53 55.7 58.2
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(a)(iv) Age Group Distribution

# % # % # %
Total 10,620 100% 10,660 100% 11,125 100%

0 to 14 years 1,320 12% 1,160 11% 1,175 11%
15 to 19 years 520 5% 485 5% 435 4%
20 to 24 years 400 4% 400 4% 370 3%
25 to 64 years 4,950 47% 4,895 46% 4,850 44%
65 to 84 years 2,890 27% 3,000 28% 3,535 32%
85 years and over 550 5% 725 7% 760 7%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(a)(v) Households
2006 2011 2016

Households 5,195 5,325 5,605
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(a)(vi) Average Household Size
2006 2011 2016

Average household size 2 2 2
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(a)(vii) Households by Size

# % # % # %
Total 5,195 100% 5,325 100% 5,605 100%

1-person 1,890 36% 2,035 38% 2,130 38%
2-person 2,110 41% 2,190 41% 2,335 42%
3-person 540 10% 515 10% 525 9%
4-person 440 8% 395 7% 405 7%
5-or-more-person 210 4% 190 4% 205 4%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

2006 2011 2016

2006 2011 2016



3(1)(a)(viii) Households by Tenure

# % # % # %
Total 5,195 100% 5,325 100% 5,605 100%

Owner 4,015 77% 4,280 80% 4,250 76%
Renter 1,185 23% 1,045 20% 1,355 24%
Other (Band Housing) 0 0% 0 0% 0 0%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(a)(ix) Renter Households in Subsidized Housing (Subsidized Rental Housing Data Not Collected Until 2011)

# % # % # %
Renter households 1,180 100% 1,045 100% 1,355 100%

Renter households in subsidized housing #N/A #N/A 55 5% 85 6%
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(a)(x) Mobility Status
2006 2011 2016

Total 10,515 10,590 11,050
Mover 1,485 1,150 1,415

Migrant 905 525 875
Non-migrant 580 625 545

Non-mover 9,025 9,440 9,640
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(b) Population Growth (period between indicated census and census preceding it) 
2011 2016

Growth (#) 40 475
Percentage Growth (%) 0.4% 4.5%
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

3(1)(c) Number of Students Enrolled in Post-Secondary Institutions Located in the Area
2006 2011 2016

Students 0 0 0

3(1)(d) Number of Individuals Experiencing Homelessness
2006 2011 2016

Individuals experiencing homelessness NA NA NA

3(2)(a) Anticipated Population
2019 2020 2021 2022 2023 2024

Anticipated population 12,067 12,176 12,261 12,364 12,459 12,540
Source: Developed using BC Stats Population Projections/Estimates, and Statistics Canada Census Program Data

3(2)(b) Anticipated Population Growth (to indicated period)
2019 2020 2021 2022 2023 2024

Anticipated growth (#) 59 109 85 104 95 81
Anticipated percentage growth (%) 0.5% 0.9% 0.7% 0.8% 0.8% 0.6%
Source: Developed using BC Stats Population Projections/Estimates, and Statistics Canada Census Program Data

2006 2011 2016

2006 2011 2016



3(2)(c),(d) Anticipated Average and Median Age
2019 2020 2021 2022 2023 2024

Anticipated average age 55.2 55.5 55.8 56.1 56.4 56.8
Anticipated median age 61.0 61.5 62.0 62.5 63.0 63.5
Source: Developed using BC Stats Population Projections/Estimates, and Statistics Canada Census Program Data

3(2)(e) Anticipated Age Group Distribution

# % # % # % # % # % # %
Anticipated total 12,067 100% 12,176 100% 12,261 100% 12,364 100% 12,459 100% 12,540 100%

0 to 14 years 1,190 10% 1,206 10% 1,200 10% 1,203 10% 1,206 10% 1,192 10%
15 to 19 years 442 4% 428 4% 419 3% 414 3% 414 3% 423 3%
20 to 24 years 398 3% 396 3% 385 3% 375 3% 358 3% 341 3%
25 to 64 years 4,802 40% 4,767 39% 4,720 38% 4,690 38% 4,652 37% 4,599 37%
65 to 84 years 4,046 34% 4,187 34% 4,335 35% 4,475 36% 4,618 37% 4,754 38%
85 years and over 1,189 10% 1,191 10% 1,202 10% 1,207 10% 1,211 10% 1,232 10%

Source: Developed using BC Stats Population Projections/Estimates, and Statistics Canada Census Program Data

3(2)(f) Anticipated Households
2019 2020 2021 2022 2023 2024

Anticipated households 5,880 5,949 6,019 6,101 6,175 6,247
Source: Developed using BC Stats Population Projections/Estimates, and Statistics Canada Census Program Data

3(2)(g) Anticipated Average Household Size
2019 2020 2021 2022 2023 2024

Anticipated average household size 2.1 2.0 2.0 2.0 2.0 2.0
Source: Developed using BC Stats Population Projections/Estimates, and Statistics Canada Census Program Data

4(a),(b) Average and Median Before-Tax Household Income
2006 2011 2016

Average $69,305 $74,831 $77,560
Median $58,413 $60,538 $64,151
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

20242019 2020 2021 2022 2023



4(c) Before-Tax Household Income by Income Bracket

# % # % # %
Total 5,195 100% 5,325 100% 5,600 100%

$0-$4,999 90 2% 65 1% 60 1%
$5,000-$9,999 25 0% 70 1% 65 1%
$10,000-$14,999 80 2% 95 2% 100 2%
$15,000-$19,999 240 5% 235 4% 210 4%
$20,000-$24,999 320 6% 375 7% 275 5%
$25,000-$29,999 265 5% 260 5% 260 5%
$30,000-$34,999 370 7% 210 4% 270 5%
$35,000-$39,999 250 5% 375 7% 270 5%
$40,000-$44,999 275 5% 230 4% 295 5%
$45,000-$49,999 295 6% 260 5% 250 4%
$50,000-$59,999 475 9% 465 9% 595 11%
$60,000-$69,999 490 9% 375 7% 465 8%
$70,000-$79,999 305 6% 480 9% 380 7%
$80,000-$89,999 330 6% 420 8% 405 7%
$90,000-$99,999 295 6% 345 6% 255 5%
$100,000-$124,999 515 10% 535 10% 555 10%
$125,000-$149,999 300 6% 240 5% 370 7%
$150,000-$199,999 185 4% 195 4% 350 6%
$200,000 and over 95 2% 115 2% 175 3%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

2006 2011 2016



4(d) Before-Tax Renter Household Income by Income Bracket

# % # % # %
Total 1,180 100% 1,045 100% 1,355 100%

$0-$4,999 30 3% 15 1% 20 1%
$5,000-$9,999 10 1% 0 0% 40 3%
$10,000-$14,999 35 3% 20 2% 60 4%
$15,000-$19,999 60 5% 50 5% 120 9%
$20,000-$24,999 95 8% 145 14% 110 8%
$25,000-$29,999 95 8% 60 6% 80 6%
$30,000-$34,999 140 12% 50 5% 85 6%
$35,000-$39,999 65 6% 80 8% 60 4%
$40,000-$44,999 70 6% 40 4% 75 6%
$45,000-$49,999 85 7% 75 7% 55 4%
$50,000-$59,999 115 10% 110 11% 155 11%
$60,000-$69,999 100 8% 105 10% 115 8%
$70,000-$79,999 40 3% 90 9% 60 4%
$80,000-$89,999 35 3% 40 4% 120 9%
$90,000-$99,999 60 5% 30 3% 35 3%
$100,000-$124,999 85 7% 85 8% 75 6%
$125,000-$149,999 50 4% 25 2% 65 5%
$150,000-$199,999 10 1% 0 0% 35 3%
$200,000 and over 0 0% 0 0% 10 1%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

2006 2011 2016



4(e) Before-Tax Owner Household Income by Income Bracket

# % # % # %
Total 4,015 100% 4,285 100% 4,250 100%

$0-$4,999 60 1% 45 1% 40 1%
$5,000-$9,999 15 0% 60 1% 25 1%
$10,000-$14,999 40 1% 75 2% 40 1%
$15,000-$19,999 180 4% 190 4% 90 2%
$20,000-$24,999 225 6% 225 5% 165 4%
$25,000-$29,999 170 4% 200 5% 175 4%
$30,000-$34,999 220 5% 155 4% 190 4%
$35,000-$39,999 185 5% 295 7% 210 5%
$40,000-$44,999 200 5% 195 5% 225 5%
$45,000-$49,999 210 5% 185 4% 200 5%
$50,000-$59,999 355 9% 350 8% 440 10%
$60,000-$69,999 395 10% 270 6% 350 8%
$70,000-$79,999 260 6% 390 9% 325 8%
$80,000-$89,999 300 7% 370 9% 285 7%
$90,000-$99,999 240 6% 315 7% 220 5%
$100,000-$124,999 435 11% 450 11% 480 11%
$125,000-$149,999 255 6% 220 5% 305 7%
$150,000-$199,999 180 4% 185 4% 315 7%
$200,000 and over 95 2% 110 3% 170 4%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

4(f),(g) Average and Median Before-Tax Household Income by Tenure
2006 2011 2016

Average $69,305 $74,831 $77,560
Owner $74,293 $79,900 $84,354
Renter $52,356 $54,045 $56,260

Median $58,413 $60,538 $64,151
Owner $64,081 $65,354 $69,489
Renter $43,230 $47,192 $47,939

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

5(a) Workers in the Labour Force
2006 2011 2016

Workers in labour force 4,895 4,740 4,800
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

2006 2011 2016



5(b) Workers by NAICS Sector

# % # % # %
Total 4,895 100% 4,745 100% 4,800 100%

All Categories 4,860 99% 4,655 98% 4,720 98%
11 Agriculture, forestry, fishing and huntin 20 0% 45 1% 60 1%
21 Mining, quarrying, and oil and gas extra 15 0% 0 0% 15 0%
22 Utilities 55 1% 0 0% 10 0%
23 Construction 265 5% 285 6% 285 6%
31-33 Manufacturing 435 9% 330 7% 340 7%
41 Wholesale trade 160 3% 120 3% 80 2%
44-45 Retail trade 565 12% 570 12% 570 12%
48-49 Transportation and warehousing 340 7% 370 8% 420 9%
51 Information and cultural industries 95 2% 70 1% 65 1%
52 Finance and insurance 200 4% 160 3% 145 3%
53 Real estate and rental and leasing 115 2% 100 2% 95 2%
54 Professional, scientific and technical ser 390 8% 315 7% 385 8%
55 Management of companies and enterp 0 0% 0 0% 15 0%
56 Administrative and support, waste man    295 6% 225 5% 230 5%
61 Educational services 265 5% 245 5% 260 5%
62 Health care and social assistance 575 12% 600 13% 685 14%
71 Arts, entertainment and recreation 105 2% 125 3% 120 3%
72 Accommodation and food services 330 7% 290 6% 450 9%
81 Other services (except public administra 275 6% 255 5% 165 3%
91 Public administration 370 8% 525 11% 315 7%

Not Applicable 35 1% 85 2% 80 2%
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

6(1)(a) Housing Units
2016

Housing units 5,605
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

2006 2011 2016



6(1)(b) Housing Units by Structural Type

# %
Total 5,605 100%

Single-detached house 1,990 36%
Apartment in a building that has five or mor  130 2%
Other attached dwelling 3,480 62%

Semi-detached house 490 9%
Row house 585 10%
Apartment or flat in a duplex 765 14%
Apartment in a building that has fewer tha   1,625 29%
Other single-attached house 15 0%

Movable dwelling 0 0%
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

6(1)(c) Housing Units by Number of Bedrooms
2016

Total 5,600
No-bedroom 35
1-bedroom 820
2-bedroom 2,295
3-bedroom 1,580
4-or-more-bedroom 875

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

6(1)(d) Housing by Period of Construction

# %
Total 5,600 100%

1960 or earlier 435 8%
1961-1980 2,210 39%
1981-1990 1,340 24%
1991-2000 830 15%
2001-2010 575 10%
2011-2016 205 4%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

6(1)(e) Subsidized Housing Units
2016

Subsidized housing units 168
Source: BC Housing - Non-Market Housing, provided by BC Ministry of Municipal Affairs and Housing

2016

2016



6(1)(f)(i) Average and Median Assessed Housing Values
2019

Average $688,487
Median NA
Source: BC Assessment

6(1)(f)(ii) Average and Median Assessed Housing Values by Structure Type
2019

Average $688,487
Single Family $849,196
Dwelling with Suite $801,143
Duplex, Triplex, Fourplex $724,395
Row Housing $644,354
Apartment $505,886
Manufactured Home $374,549
Other $821,389

Median NA
Single Family NA
Dwelling with Suite NA
Duplex, Triplex, Fourplex NA
Row Housing NA
Apartment NA
Manufactured Home NA
Other NA

Source: BC Assessment

6(1)(f)(iii) Average and Median Assessed Housing Values by Number of Bedrooms
2019

Average $688,487
1-bedroom $355,193
2-bedroom $614,142
3-or-more-bedroom $798,373

Median NA
1-bedroom NA
2-bedroom NA
3-or-more-bedroom NA

Source: BC Assessment

6(1)(g)(i) Average and Median Housing Sale Prices
2019

Average $653,639
Median NA
Source: BC Assessment



6(1)(g)(ii) Average and Median Housing Sale Prices by Structure Type
2019

Average $844,463
Single Family $916,413
Dwelling with Suite $838,957
Duplex, Triplex, Fourplex $622,193
Row Housing $517,689
Apartment $337,129
Manufactured Home NA
Other $653,639

Median NA
Single Family NA
Dwelling with Suite NA
Duplex, Triplex, Fourplex NA
Row Housing NA
Apartment NA
Manufactured Home NA
Other NA

Source: BC Assessment

6(1)(g)(iii) Average and Median Housing Sale Prices by Number of Bedrooms
2019

Average $653,639
1-bedroom $383,470
2-bedroom $575,473
3-or-more-bedroom $832,650

Median NA
1-bedroom NA
2-bedroom NA
3-or-more-bedroom NA

Source: BC Assessment

6(1)(h)(i) Average and Median Monthly Rent
2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Average $758 $788 $790 $870 $912 $911 $939 $1,011 $986 $894 $937 $930 $1,011 $1,027
Median $730 $750 $770 $875 $884 $910 $900 $925 $925 $875 $925 $960 $1,000 $1,038
Source: CMHC Rental Market Survey



6(1)(h)(ii) Average and Median Monthly Rent by Number of Bedrooms
2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Average $758 $788 $790 $870 $912 $911 $939 $1,011 $986 $894 $937 $930 $1,011 $1,027
No-bedroom NA NA NA NA NA NA NA NA NA NA NA NA NA NA
1-bedroom $654 $673 $681 $744 $776 $765 $791 $799 $798 $780 $795 $835 $896 $903
2-bedroom $852 $896 $890 $967 $1,018 $1,038 $1,067 $1,196 $1,154 $1,026 $1,022 $1,041 $1,244 $1,273
3-or-more-bedroom NA NA NA NA NA NA NA NA NA NA NA NA NA NA

Median $730 $750 $770 $875 $884 $910 $900 $925 $925 $875 $925 $960 $1,000 $1,038
No-bedroom NA NA NA NA NA NA NA NA NA NA NA NA NA NA
1-bedroom $660 $673 $676 $760 $800 $800 $810 $800 $820 $815 $850 $870 $910 $935
2-bedroom $860 $900 $900 $1,000 $1,000 $1,100 $1,100 $1,150 $1,100 $1,073 $970 $1,100 $1,250 $1,300
3-or-more-bedroom NA NA NA NA NA NA NA NA NA NA NA NA NA NA

Source: CMHC Rental Market Survey

6(1)(i),(j) Vacancy Rate by Number of Bedrooms
2018

Total 0.8%
No-bedroom NA
1-bedroom 1.3%
2-bedroom NA
3-or-more-bedroom NA

Source: CMHC Rental Market Survey

6(1)(k)(i),(ii),(iii) Rental Housing Units by Market
2018

Primary rental market 256
Secondary rental market NA
Short-term rental market NA
Source: CMHC Rental Market Survey

6(1)(l) Units in Housing Cooperatives
2019

Units in housing cooperatives 15
Source: Cooperative Housing Units Summary, accessed through BC Ministry of Municipal Affairs and Housing

6(1)(m)(i) Housing Units Demolished
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Number of units demolished NA NA NA NA NA NA NA NA NA NA



6(1)(m)(ii) Housing Units Demolished by Structure Type
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Total NA NA NA NA NA NA NA NA NA NA
Structure Type 1 NA NA NA NA NA NA NA NA NA NA
Structure Type 2 NA NA NA NA NA NA NA NA NA NA
Structure Type 3 NA NA NA NA NA NA NA NA NA NA

6(1)(m)(iii) Housing Units Demolished by Tenure
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Total NA NA NA NA NA NA NA NA NA NA
Owner NA NA NA NA NA NA NA NA NA NA
Renter NA NA NA NA NA NA NA NA NA NA
Other (Band Housing) NA NA NA NA NA NA NA NA NA NA

6(1)(m)(iv) Housing Units Demolished by Number of Bedrooms
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Total NA NA NA NA NA NA NA NA NA NA
No-bedroom NA NA NA NA NA NA NA NA NA NA
1-bedroom NA NA NA NA NA NA NA NA NA NA
2-bedroom NA NA NA NA NA NA NA NA NA NA
3-bedroom NA NA NA NA NA NA NA NA NA NA
4-or-more-bedroom NA NA NA NA NA NA NA NA NA NA

6(1)(n)(i) Housing Units Substantially Completed
2010 2011 2012 2013 2014 2015 2016 2017 2018

Housing units completed 33 34 47 29 66 48 125 72 94
Source: CMHC Starts and Completions Survey

6(1)(n)(ii) Housing Units Substantially Completed by Structure Type
2010 2011 2012 2013 2014 2015 2016 2017 2018

Total 33 34 47 29 66 48 125 72 94
Single 8 9 3 8 6 11 47 37 16
Semi-Detached 13 14 4 1 12 12 20 18 14
Row 0 9 9 5 32 10 3 0 3
Apartment 12 2 31 15 16 15 55 17 61

Source: CMHC Starts and Completions Survey



6(1)(n)(iii) Housing Units Substantially Completed by Tenure
2010 2011 2012 2013 2014 2015 2016 2017 2018

Total 33 34 47 29 66 48 125 72 94
Owner (Total, less Renter) 26 26 42 26 50 47 118 66 91
Renter 7 8 5 3 16 1 7 6 3

Source: CMHC Starts and Completions Survey

6(1)(n)(iv) Housing Units Substantially Completed by Number of Bedrooms
2010 2011 2012 2013 2014 2015 2016 2017 2018

Total NA NA NA NA NA NA NA NA NA
No-bedroom NA NA NA NA NA NA NA NA NA
1-bedroom NA NA NA NA NA NA NA NA NA
2-bedroom NA NA NA NA NA NA NA NA NA
3-bedroom NA NA NA NA NA NA NA NA NA
4-or-more-bedroom NA NA NA NA NA NA NA NA NA

6(1)(o) Number of Beds Provided for Students by Post-Secondary Institutions in the Area
2019

Number of beds 0

6(1)(p) Number of Beds Provided by Shelters for Individuals Experiencing Homelessness and Units Provided for Individuals at Risk of Experiencing Homelessness
2019

Beds for individuals experiencing homelessne NA
Beds for individuals at risk of experiencing hom NA

6(3)(a) New Homes Registered
2016 2017 2018

New homes registered 109 102 100
Source: Collected through Licensed Residential Builders and Owner Builders through New Home Registration and Onwer Builder Authorization forms

6(3)(b) New Homes Registered by Strucutre Type
2016 2017 2018

New homes registered 109 102 100
Single Detached 55 27 18
Multi Unit 54 75 82
Purpose Built Rental <5 <5 <5

Source: Collected through Licensed Residential Builders and Owner Builders through New Home Registration and Onwer Builder Authorization forms

6(3)(c) New Purpose-Built Rental Homes Registered
2016 2017 2018

New purpose-built rental homes registered <5 <5 <5

7(a)(i),(ii) Unaffordable Housing by Tenure

# % of total % of tenure # % of total % of tenure # % of total% of tenure
Total households 5,010 100% 100% 5,135 100% 100% 5,430 100% 100%

Owner 3,895 78% 100% 4,125 80% 100% 4,160 77% 100%

2006 2011 2016



Renter 1,115 22% 100% 1,010 20% 100% 1,265 23% 100%
Total households in unaffordable housing 1,175 23% 23% 1,410 27% 27% 1,185 22% 22%

Owner 685 14% 18% 895 17% 22% 635 12% 15%
Renter 490 10% 44% 515 10% 51% 555 10% 44%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

7(a)(iii),(iv) Inadequate Housing by Tenure

# % of total % of tenure # % of total % of tenure # % of total% of tenure
Total households 5,010 100% 100% 5,135 100% 100% 5,430 100% 100%

Owner 3,895 78% 100% 4,125 80% 100% 4,160 77% 100%
Renter 1,115 22% 100% 1,010 20% 100% 1,265 23% 100%
Total households in inadequate housing 185 4% 4% 305 6% 6% 190 3% 3%

Owner 130 3% 3% 260 5% 6% 125 2% 3%
Renter 60 1% 5% 45 1% 4% 65 1% 5%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

7(a)(v),(vi) Unsuitable Housing by Tenure

# % of total % of tenure # % of total % of tenure # % of total% of tenure
Total households 5,010 100% 100% 5,135 100% 100% 5,430 100% 100%

Owner 3,895 78% 100% 4,125 80% 100% 4,160 77% 100%
Renter 1,115 22% 100% 1,010 20% 100% 1,265 23% 100%
Total households in unsuitable housing 65 1% 1% 160 3% 3% 100 2% 2%

Owner 30 1% 1% 95 2% 2% 35 1% 1%
Renter 35 1% 3% 65 1% 6% 65 1% 5%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

7(b),(c) Unemployment and Participation Rates
2016

Unemployment rate 4.3%
Participation rate 48.2%
Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

2006 2011 2016

2006 2011 2016



7(d),(e),(f),(g) Commute to Work

# %
Total 3,635 100%

Commute within CSD 1,330 37%
Commute to different CSD within CD 2,175 60%
Commute to different CD within BC 95 3%
Commute to different province 35 1%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

8(1)(a)(i),(ii) Core Housing Need by Tenure

# % of total % of tenure # % of total % of tenure # % of total% of tenure
Total 5,010 100% 100% 5,130 100% 100% 5,430 100% 100%

Owner 3,895 78% 100% 4,125 80% 100% 4,165 77% 100%
Renter 1,120 22% 100% 1,010 20% 100% 1,265 23% 100%

Total in core housing need 555 11% 11% 760 15% 15% 670 12% 12%
Owner 280 6% 7% 425 8% 10% 270 5% 6%
Renter 275 5% 25% 330 6% 33% 400 7% 32%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

8(1)(a)(iii),(iv) Extreme Core Housing Need by Tenure

# % of total % of tenure # % of total % of tenure # % of total% of tenure
Total 5,010 100% 100% 5,130 100% 100% 5,430 100% 100%

Owner 3,895 78% 100% 4,125 80% 100% 4,165 77% 100%
Renter 1,120 22% 100% 1,010 20% 100% 1,265 23% 100%

Total in extreme core housing need 285 6% 6% 250 5% 5% 280 5% 5%
Owner 190 4% 5% 125 2% 3% 70 1% 2%
Renter 90 2% 8% 130 3% 13% 210 4% 17%

Source: Statistics Canada Census Program, custom data provided via BC Ministry of Municipal Affairs and Housing

2006 2011 2016

2016

2006 2011 2016
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