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Introduction
In 2019, the District of Kitimat (DOK or the District) retained CitySpaces Consulting to complete
an update of DOK’s 2015 Housing Action Plan (HAP). Since the previous HAP was completed,
the housing context has changed considerably, primarily as a result of the decision to proceed
with LNG Canada’s liquified natural gas project. Housing prices have risen significantly, yet
rental vacancy rates remain quite high, at 24%1. Stakeholder consultation has illuminated the
extent of unique challenges experienced by Kitimat residents; housing needs, gaps, and other
issues are highlighted in the Needs Assessment (NA) component of this report.
To move forward and outline solutions for the next five years, a series of recommended actions
are provided to address identified housing needs and gaps. This document is a framework
which will allow DOK to respond strategically to different issues and opportunities. Given
complexities of the current market situation, a flexible approach to implementation is the best
way to facilitate change.

Purpose of the Housing Action Plan and Needs Assessment
The purpose of this HAPNA is two-fold: it serves to outline the populations most challenged to
afford suitable and adequate housing in Kitimat, as well as proposes actions to address housing
needs and gaps. The Needs Assessment component of the report fulfills legislative
requirements outlined in the Local Government Act (mainly Part 14) and Housing Needs Reports
Regulation. As of April 16, 2019, local governments are required to collect data, analyze trends,
and present reports that describe current and anticipated housing needs. The methodology for
completing this analysis is based on quantitative and qualitative data, as further indicated below.
•

Quantitative data highlighted in this report is summarized in Appendix A. Research sources
include 2006, 2011, and 2016 Censuses of Canada; Canada Mortgage and Housing
Corporation (CMHC); BC Stats; BC Housing; Northern Real Estate Board; BC Assessment;
and District of Kitimat.

•

Further to the data research, in November 2019, there were several opportunities for
community members to provide their insights and comments on housing in Kitimat.
Stakeholder consultation was completed with representatives from social service
organizations, non-profit housing providers, industry, property managers, realtors, local

1

This estimated figure was provided by Big River Analytics, courtesy of LNG Canada for January 2020.
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government, and other relevant community members. Appendix B provides a summary of
feedback received during these sessions.
The findings of this report will help provide Council and staff with a clear understanding of
Kitimat’s housing needs and gaps and will outline recommended actions to address identified
issues. Building on a framework established in the 2015 HAP, DOK is well-positioned to enact
new policy, and advocate to other levels of government for further assistance. Many of the 2015
Plan recommendations were successfully implemented by the District and non-profit housing
partners, which serves as inspiration for this HAPNA and sets the stage for continued progress
on key housing issues.

Process Overview
The project timeline spans six months, as indicated in Figure 1 below. Initial project stages
focused on data collection and analysis, culminating in production of the Housing Indicators
Report, which is attached as Appendix A. This data-driven report provides important
background information that was used to inform the needs and gaps analysis and
recommended actions contained within this HAPNA.
In November 2019, the project team facilitated workshops with members of the Housing
Committee and Kitimat Council, and hosted 12 stakeholder interviews with individuals from
industry (LNG Canada, Kitimat LNG, Rio Tinto), representatives from the building and
development industry, as well as two interviews with representatives from community-based
organizations unable to attend a workshop or which had additional information they wished to
provide. These discussions focused on a range of matters related to housing in the District and
provided project team members with a greater understanding of specific issues and interrelated factors that have contributed to housing needs and gaps in Kitimat. The Consultation
Summary Report, attached as Appendix B, provides a summary of feedback received during
these sessions.
The HAPNA reflects feedback received during the second round of consultation (February
2020). Council and members of the Housing Committee workshopped the draft HAPNA and
provided input on proposed actions on February 5th 2020.
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Figure 1: Project Timeline
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Housing Continuum
The Housing Continuum, illustrated in Figure 2 is a concept that demonstrates the full range of
types and tenures of housing, from seasonal shelters to home ownership. As an illustration the
Continuum has two purposes — to provide readers with an “at a glance” look at what housing
planners use as a basis for analysis and as a tool to identify gaps in the housing market. The nonmarket left side of the continuum includes emergency shelters, safe houses, and transitional and
supportive housing; all represent temporary and less stable housing situations. On this end of
the continuum, the housing forms typically include the greatest level of support services and
often require the most public funding.
Moving along the continuum, there is independent social housing for low-income households.
While most of this type of housing receives an operating subsidy, there is no additional support
required for households to be able to live independently and often less public subsidy is
needed to maintain these units.
On the right side of the continuum, rent supplements form a bridge across the non-market and
market sides, with government assistance provided to individuals renting in the private market.
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The remaining tenures include rental and ownership housing forms available through the
private market without any public subsidy.
Figure 2: Housing Continuum

It is important to note that each source of supply along the housing continuum is interrelated,
and constraints in any one supply type will impact others. With increasing rental prices, lowincome residents are likely to struggle to afford the average cost of market rental housing, which
has contributed to increased demand for social housing, or rent supplements. On the other side
of the continuum, moderate-income households (i.e., seniors looking to downsize) may be
challenged to find accessible housing options close to transit and services, meaning these
households may be staying in older, more affordable units for longer than desired. First-time
home buyers looking to enter the market may be challenged to do so, particularly as a result of
recent price increases and because older, more affordable family-friendly units are occupied by
seniors with limited choice, due to a lack of accessible housing in a community.
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The Role of the District
DOK has successfully implemented all but one of the recommendations outlined in the 2015
Housing Action Plan. Planning and policy development in “boom and bust” economies is
challenging, yet the District has enacted policies to protect rental housing from strata
conversion, generate affordable rental units through density bonusing, and has adopted a
Standards of Maintenance Bylaw to ensure rented dwellings are maintained in conformity with
health, fire, and building requirements. Additionally, a new transition house for women and
children fleeing violence is being funded by the Building BC: Women’s Transition Housing Fund
as part of a Provincial partnership with Tamitik Status of Women Association, the Haisla Nation
and DOK. In addition to 12 beds of transition housing; 10 beds of second-stage housing and 20
affordable rental units, of which 12 will be accessible, are also to be provided by this project.
These actions are important accomplishments and raise the bar for further innovation in the
housing sector.
This HAPNA builds from achievements of the previous Housing Action Plan and proposes new
actions to address identified areas of need. In order to focus DOK resources efficiently, a
framework is proposed to guide the implementation process. While the District plays an
important role in facilitating development and community change, it cannot immediately or
independently address every housing need and issue. In order to successfully implement the
HAP, there is an implicit assumption that other partners and groups will need to participate, and
in some instances lead initiatives. Private market developers, non-profit housing providers,
senior government, and other agencies, education and awareness are critical to success. This
HAPNA makes recommendations to increase a comprehensive understanding of tenant rights
and responsibilities.
Five major areas of implementation are outlined in Table 1. Some areas, and the specific actions
outlined in this HAPNA, involve considerable time and resources on the part of the District, while
others require much less direct effort. To facilitate implementation, a short, medium, or longterm timeframe is suggested.
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Table 1: Five Primary Areas of Implementation

Policy Measures

Clear, consistently applied policies express the District’s
commitment to affordable housing.

Regulatory Measures

Effective use of regulatory powers encourages the private
market to build housing that is affordable for moderate income
households.

Financial Measures

Strategic, proactive use of District resources can help support
development of affordable housing.

Partnerships

Collaboration with business & non-profit sectors and provincial
agencies will lead to creative solutions of existing and emerging
housing issues.

Awareness + Advocacy

Information sessions can help improve community
understanding of affordable housing; ongoing advocacy to
senior government for funding and program support helps
facilitate affordable housing at the local level.
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Context
Location
DOK is located in the Regional District of Kitimat-Stikine (RDKS). The District is situated
approximately 50 km south of Terrace, the largest population centre of the Regional District,
with 11,643 people, as compared to Kitimat’s 8,131. Terrace is also home to the Northwest
Regional Airport. Kitimat is approximately 1,400 km northwest of Vancouver, and 205 km east of
Prince Rupert. Kitimat and Terrace are closely connected, with many residents frequently
travelling between the two municipalities for services, amenities, and occupation-related
purposes.
DOK is 320 square kilometres and at the end of Kitimat Arm of Douglas Channel on BC’s
northwest coast. The Channel is approximately 140 km in length, which has created a sheltered,
deep-water port ideal for industrial activity. Proximity of the Pacific Ocean is tempered by the
immediacy of the Coast Mountains – impressive vistas define everyday life in the District and
outdoor activities are centred around the local forests, mountains, river and sea.

History
Kitimat has a long-standing relationship with industry, as the District
was established in the early 1950s to house the workforce for the
Aluminum Company of Canada’s (Alcan now Rio Tinto Aluminium)
new smelter facility.2 Clarence Stein was retained to develop the
District’s first master plan and he implemented an approach
inspired by the Garden City movement. The townsite master plan
prioritized access to nature, walkability, and separated residential
uses from commercial and retail development. Stein specified,

Kitimat Townsite Report (Stein, 1952)

“The purpose of Kitimat is the industrial success of the plant. That success will depend on the
degree that workers are content, that they like living in Kitimat. Unless the town can attract and
hold industrial workers, there will be continuous turnover and difficulty…the workers must find
Kitimat more than temporarily acceptable.”3

2

3

Halseth and Sullivan, Housing Transition in Single Industry ‘Instant Towns’, March 2000.
Stein, Kitimat Townsite Report, December 1952.
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Initially, Kitimat was designed to accommodate a population of 35,000 to 50,000, yet its
population has never exceeded 13,000 people.4 Population growth and decline is invariably
related to industrial employment, which has experienced many “booms” and “busts” since the
District’s formation. Alcan forms one major chapter of the District’s early industrial history –
following that period, the industrial base diversified through investments in Eurocan’s pulp and
paper mill (1967) and Ocelot’s methanol and ammonia plants (1980s).5 Between 1970 and 1990,
population remained relatively constant, due in-part to the continued productivity and
employment level of the District’s major industries.
Global economic competition, and restructuring pressures resulted in the closure of Methanex
(formerly Ocelot) in 2005, and Eurocan in 2010.6 The 2008 economic recession impacted export
industries in Kitimat, as the commodities produced in Kitimat are sold on global markets. These
closures marked the beginning of a period of population decline in Kitimat. Population growth
was negatively impacted by the loss of employment and out-migration led to a shrinking
population, with limited new industry activity to attract young families and workers to the District.
In many resource-based communities, periods of decline are followed by periods of growth and
development, and this pattern holds true for Kitimat. In 2010, Rio Tinto Aluminium committed to
the Kitimat Modernization Project (KMP), which began construction in 2011 and resulted in a
48% increase of the smelter’s production capacity to approximately 420,000 tonnes per year.7
The previous Housing Action Plan (2015) was completed toward the end of the “boom”
associated with KMP. During construction (2010-2015), demand for rental accommodation
increased significantly and vacancy rates reached zero, prompting Rio Tinto to provide a cruise
ship for worker accommodation in addition to a camp facility for approximately 1,800. Rental
prices experienced significant increases and the cost of homeownership rose substantially. This
pattern was partly reversed following completion of KMP, and, from 2015-2018, vacancy rates
rose while rental prices decreased. Home values and rental rates declined but remained wellabove 2011 values.

4
Ryser, Halseth, Markey, Restructuring of Rural Governance in a Rapidly Growing Resource Town: The Case of Kitimat,
BC, Canada, January 2018.
5
Ibid.
6
Ibid.
7
Rio Tinto Aluminum Smelter – Kitimat Modernization Project, Houle, www.houle.ca/project/rio-tinto-alcan/
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In October 2018, a Final
Investment Decision (FID) to
proceed with LNG Canada — a
$40 billion project and the largest
private sector investment in
Canadian history — was
announced. This decision has
altered the context, as the local
population is growing, rental and
homeownership prices are
increasing, and there is the
possibility of further LNG-related
industry proceeding over the next

An artist’s rendering of the proposed LNG Canada project in Kitimat. (LNG
Canada/Flickr)

decade.

Community Planning
Kitimat is well-positioned to navigate the cycles of industrial activity, particularly as they relate to
housing, given this is DOK’s second Housing Action Plan. The lessons learned through KMP are
valuable and have helped to guide conversations and recommendations contained in the Action
Plan component of this report.
DOK adopted its most recent Official Community Plan (OCP) in 2008, with several subsequent
amendments. The OCP outlines possible futures for Kitimat, as land use changes and residential
development are contingent on industrial activity. Section 5.2 – Future Neighbourhood
Development specifies “There are opportunities for growth to be accommodated through
occupation of underutilized buildings, infill development and redevelopment in already
developed areas.” The housing policies provide a strong framework capable of supporting
housing choice and housing mix. Specific policies are extracted below:
•

4.3.3 Preserve the diversity of housing types (e.g., single houses and multi-unit housing
such as duplexes, row houses, apartments and condominiums), lot sizes and price ranges by
ensuring that infill and new development supports housing choice. Kitimat should monitor
housing diversity over time and adopt policies should the need arise in the future for
affordable, rental and special needs housing.

•

4.3.4 Support the redevelopment of existing commercial / residential developments into
live / work developments at appropriate sites.
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•

4.3.5 Encourage senior levels of government, other agencies including BC Housing, and
private groups to increase the supply of affordable and special needs housing, giving
consideration to options to renew vacant multi-unit housing.

•

4.3.5.1 Support the development or redevelopment of residential properties to provide
housing units. Explore opportunities to encourage construction of amenities including but
not limited to accessible, affordable, and rental considerations.

•

4.3.5.2 Encourage the development of accessible, affordable, and rental housing through
density benefits. Pursuant to Section 482 of the Local Government Act, density maximum
can be raised for selected multi-family sites where amenities are provided.

•

4.3.6 Explore opportunities to encourage owners and renters to improve the quality (e.g.,
aesthetics, safety) of their housing.

This framework is flexible and allows for change associated with industrial activity. By prioritizing
accessible, affordable, and rental housing, DOK has begun to address the community’s specific
housing needs. These policies laid the groundwork for creation of a density bonus policy and
updates to the Redevelopment of Manufactured Home Park Policy, which were completed
recently. This HAPNA builds off work completed to-date and outlines a roadmap for the next five
years.
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Housing Needs Assessment
Key Findings from the Research
DEMOGRAPHIC TRENDS
•

From 2006 – 2016, Kitimat’s population declined at an annual rate of 1%, from 8,987 to
8,131. Looking forward, the number of residents is projected to increase by 1,798 people
(or 2.1% annually) between 2016 and 2026, as per projections completed by DOK and BC
Statistics. Further population assumptions are outlined in Appendix A.

Table 2: Anticipated Population, District of Kitimat (2016 to 2026)

Community

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

Kitimat

8,4938

8,490

8,513

8,906

9,299

9,691

9,811

9,931

10,051

10,171

10,291

Source: BC Statistics, District of Kitimat

•

With regard to age group distribution, the population is projected to remain relatively
constant between 2016 and 2026, with slight decreases to percentage of population within
the 25 – 64 age group, and slight increases to percentage of population within the 65 – 84
age group.

•

Stakeholders expressed a need for additional seniors-oriented housing in the community, as
much of the older housing in the community is not accessible, and there are a limited
number of new smaller, ground-oriented units.

8

This number differs from the 2016 Census because BC Statistics accounts for net Census undercoverage. This is the
percentage of the population that is missed by the Census (balanced against those who are double-counted). Statistics Canada
provides estimates of net undercoverage after each Census, but only at a provincial level. Estimated net undercoverage for
British Columbia in 2016 was 4.1%, significantly higher than national undercoverage of 2.4%.
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What does this mean?

•

Given projected increase in number of seniors and limited amount of accessible housing in the
community, there is a need for more accessible housing. Stakeholders identified a desire for
accessible one-level units, located in areas close to transit, amenities, and services. As there are
existing homes in central locations that may not be accessible, renovations will be needed to
ensure seniors can “age-in-place”. The anticipated units by size included in Appendix A are
determined based on this scenario.

•

Older housing in the community presents an opportunity to renovate or retrofit units to suit the
needs of an aging population.

HOUSING INDICATORS
•

Vacancy rates in Kitimat have fluctuated significantly over the last 20 years, as demonstrated
in Figure 3. As of January 2020, vacancy rates remain quite high, at 24%.9 Key stakeholders
specified the vacancy rates are related to speculation, as some property owners are keeping
units vacant to maximize potential profit when units are rented or sold at a premium during
the anticipated peak of LNG-construction.

Figure 3: Rental Vacancy Rate, District of Kitimat (1998-2020)
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Source: Canada Mortgage and Housing Corporation, Big River Analytics (courtesy LNG Canada)

•

Housing in Kitimat is aging; 40% of units were constructed before 1960, and 40% were
constructed between 1961 and 1980.

9

The rental vacancy data in 2019 demonstrates the impact of different data sources. Big River Analytics reported a 19% rental
vacancy rate in July 2019, while the CMHC Rental Market Report specified the rental vacancy rate in October 2019 reached
37.7%. Given Big River Analytics methodology included the secondary rental market and involved a telephone survey of
property management companies, Kijiji, Craigslist, and Facebook, it is likely that the July 2019 vacancy rate is more indicative of
availability. In January 2020, Big River Analytics reported a rental vacancy rate of 24% - slightly higher than their July 2019 rate.
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•

As of 2016, 12% of units are in need of major repair, which is twice the provincial rate.

•

There is limited housing diversity in Kitimat — 66% of units comprise single-detached
dwellings, and stakeholders expressed a desire for alternate forms of ground-oriented
housing, such as townhouses and accessory dwelling units. For seniors and persons with
physical disabilities, there are limited accessible housing options in the community.

What does this mean?
•

The current vacancy rate indicates a significant percentage of landlords and property owners
are not generating return on their properties. With limited revenue, it is difficult to maintain
units and there is a risk that rental properties will fall into disrepair.

•

As the population continues to age, there may be more seniors looking to downsize, but
limited accessible choices within the community. This indicates potential demand for a broader
range of ground-oriented housing options, such as townhouses and accessory dwelling units.

•

There are numerous older bungalows that present an opportunity to introduce more accessible
housing through renovations or retrofits. Contractor shortages may limit the extent to which
this is feasible.

•

Dwelling unit condition is an important indicator of the health and viability of a community.
Repair and maintenance of dwellings is one of the most important and challenging elements
for private households and non-profit or government operated social housing sites. Repair and
maintenance usually accounts for a large expenditure of household income, and a significant
percentage of homes in need of major repair may indicate an income and affordability issue.

•

Given that 12% of housing is already in need of repair, it is important to define strategies to
incentivize or facilitate renovation.
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MARKET HOUSING
•

Similar to the pattern demonstrated with rental vacancy rates, the average price of rental
housing has fluctuated in response to industrial activity. Figure 4 indicates how rental rates
have changed over time, reaching an all-time peak in 2020 of $1,996.10

•

Stakeholders expressed concern that industrial and construction contractors may be
providing Living-Out-Allowances (LOAs), contributing to the increases in rental housing
prices over the last two years. LNG Canada, JGC Fluor, TC Energy and subcontractors have,
however, confirmed LOA is not being paid.

Figure 4: Average Rental Prices for All Units, District of Kitimat (2001-2020)
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Source: Canada Mortgage and Housing Corporation, Big River Analytics (courtesy of LNG Canada)

•

With these recent increases, stakeholders indicated vulnerable residents are particularly
challenged to afford the average price of rental housing. Stakeholders expressed youth are
challenged to afford rental housing: there are incidents of youth couch surfing, which is a
form of relative homelessness.

•

Median sale price data illustrates the impact of industry “booms” and “busts” on the housing
market. As of October 2019, the median sale price of a detached home was $380,000 which
represents an increase of 34% since 2018, when the median sale price of a detached home
was $283,000. The housing market has experienced significant “booms” and “busts” since
2006, which is representative of Kitimat’s economic growth and decline over the last
decade. 2018 average resale prices remain lower in Kitimat when compared to BC average
residential prices outside Greater Vancouver ($289,703 as compared to $453,620).11 Prices
in resale market are generally lower compared to replacement cost.

Average rental prices in 2019 demonstrate the impact of different data sources. Big River Analytics reported an average rent
of $1,860 in July 2019, while the CMHC Rental Market Report specified an average rent of $1,263 in October 2019. Given the
Big River Analytics methodology included the secondary rental market and involved a telephone survey of property
management companies, Kijiji, Craigslist, and Facebook, it is likely that the July 2019 average rental rate is more indicative of
average prices. In January 2020, Big River Analytics reported an average rent of $1,996 - relatively consistent with their July 2019
average.
11 Northern Real Estate Board; BC Real Estate Association.
10
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•

With permanent workers moving to Kitimat, demand for “move-in ready” detached units is
significant, and older, available housing will not necessarily meet the needs of new
residents, given the extent to which renovations may be required.

Figure 5: Median Price of Detached House, District of Kitimat (2006-2019)
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•

The majority of housing units sold in Kitimat in 2017 and 2018 were detached 2- or 3bedroom units, which is indicative of housing in the community. There is limited housing
diversity, and as the population continues to age, there will likely be an increased need for
accessible units.

•

The speculative nature of development in Kitimat is reported to have led to renovictions
and/or demovictions from aging rental market units.

What does this mean?

•

Permanent workers moving to Kitimat are interested in “move-in ready” detached
units, of which there are a limited number. With seniors beginning to downsize,
older family-size homes may be renovated to suit the needs of new households.

•

The cost of purchasing a single-detached home has increased significantly, and
given the need for additional accessible housing, alternative housing forms, such
as smaller apartments or accessory dwelling units, should be considered. Given
that these new smaller units would likely be more expensive for local residents, it
will also be important to explore strategies to renovate existing ground-oriented
housing.
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•

Low-income households may be challenged to afford the average cost of rental
housing in Kitimat. Additional rent supplements may be able to bridge the gap
between what is available, and what is affordable for a particular household.

•

Low-income households are increasingly vulnerable to redevelopment, and given
ongoing rental price increases, it will be important to schedule sessions on tenant and
landlord rights and responsibilities under the Residential Tenancy Act. Additional
support through a Tenant Protection Policy may be warranted.

•

Community livability may be impacted if residents working in the service industry (i.e.,
servers, retail staff, child care operators) are no longer able to afford housing.

NON-MARKET HOUSING
•

Feedback received through stakeholder consultation indicates there is a growing mismatch
between what low-income households can afford and what is available in the community.

•

The number of non-market housing units has remained relatively consistent since 2014, from
44 to 49 units. Conversely, both the number of households receiving rent supplements and
the number of residents on BC Housing’s waitlist has increased since 2014.

•

Between 2014 and 2019, the number of applicants on BC Housing’s waitlist increased from
5 applicants to 16; however, 16 represents a decline from 2018, when 23 applicants were on
the waitlist. This is likely related to the opening of Douglas Place in August 2017. Before
then, there were no BC Housing administered units in Kitimat.

•

Single men experiencing homelessness or at-risk of experiencing homelessness are
particularly challenged to secure affordable housing in Kitimat, as there are no emergency
shelters for men. Social service providers indicate the need for this type of temporary
accommodation has increased since the previous HAP was completed in 2015. The
Emergency Weather Shelter (EWS) has been used consistently, with at least one guest using
the shelter from December 2, 2019 onwards. During the winter holidays and into the month
of January 2020, the EWS was full every night, which corresponds to four guests. The
number of guests using the shelter has since decreased, possibly due to the warming
temperatures.

•

A new transition house for women and children fleeing violence is being funded by the
Building BC: Women’s Transition Housing Fund as part of a Provincial partnership with
Tamitik Status of Women Association, the Haisla Nation, and DOK. This project will help
alleviate the need for transition housing12, however this population group is still challenged

12

Dunmore Place Transition House has experienced an increase in usage over the last five years – the number of nights
full has increased from 202 in 2014, to 297 in 2019. Occupancy trends may be related to industry “booms” as occupancy
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to secure emergency accommodation. In addition to 12 beds of transition housing, 10 beds
of second-stage housing13; and 20 affordable rental units, of which 12 will be accessible, are
also to be provided by this project.
•

Renters are particularly challenged to afford adequate and suitable housing. As of 2016,
25% of renter households were in “core housing need”14.

What does this mean?

•

The number of households on BC Housing’s waitlist have increased, which
demonstrates there is a mismatch between what is available, and what is affordable.
Given the vacancy rates, supply is available, yet the housing available is not
affordable to low-income households. Additional rent supplements may help to
address this issue.

•

The new transition house will help to address the need for safe and affordable
housing for women and children fleeing violence, however that population remains a
priority group due to their particular vulnerability and the challenges they face leaving
the community and accessing alternate housing options elsewhere.

•

Based on stakeholder feedback, there is a need to ensure tenants are protected in the
event of redevelopment. A Tenant Relocation and Protection Policy may help provide
direction in these situations. Education sessions on tenant rights and responsibilities
may also help to address misinformation, and ensure tenants and landlords are well
aware of their respective rights under the Residential Tenancy Act.

percentages reached a low of 53% in 2016, following the completion of KMP, and a high of 92% in 2015. Occupancy
levels have since increased again, to 96% in 2018. In 2019, 55 women and 52 children were unable to access emergency
shelter due to capacity issues.
13
There are currently six women on the waitlist for the existing six units of second stage housing in the community. Two
women have been on the waitlist for two years, the others have been on the waitlist for one year.
14
Households are in “core housing need” if they are paying more than 30% of pre-tax income for shelter, live in crowded
conditions, and/or if they live in a home in need of major repairs.
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OTHER RELATED ISSUES
•

Stakeholders indicated prospective renters are challenged to secure accommodation as
many of the available units are furnished, and thus more expensive than non-furnished units.
Anecdotal evidence suggests the provision of furnished rental units began to increase
during KMP, as construction workers renting in the community required furniture. This trend
has continued, and as of January 2020, 111 of the 124 available rental units were furnished.
For low-income residents, the provision of furniture is challenging as it results in an increase
of average rental prices plus potential storage costs for the renters’ own furniture.

•

Feedback from community consultation indicates there are instances of prospective tenants
experiencing discrimination based on their employment situation, and racial, or ethnic
origin. According to section 10 of the BC Human Rights Code, a landlord may not refuse to
rent to a prospective tenant because of their: race, colour, ancestry, place of origin, religion,
marital status, family status, physical or mental disability, sex, sexual orientation, age (if 19 or
older), and lawful source of income. The Action Plan identifies resources for tenants who
may be experiencing discrimination.

•

Based on community consultation, the number of people accessing Food Share has
increased. The number of active files, and corresponding individuals served has increased
from 639 files, supporting 942 individuals in 2018, to 675 active files, supporting 1,045
individuals in 2019. Of the individuals accessing Food Share, 45 identified as experiencing
homelessness. In May 2018, The Wellbeing Experiences of Women in the Haisla Nation and
the District of Kitimat report was released, detailing themes that emerged from
conversations with 130 women and girls living in Kitimat and Haisla. Stories and quotes were
included, which again demonstrate the increase in Food Share: “I’ve never before seen as
many people going to the food bank”.

Housing Units Required
Population projections were completed to determine the anticipated number of residents in
Kitimat over the next five years. Detailed assumptions related to population growth are outlined
in Appendix A. As per Table 3, the population is anticipated to increase to 10,291 people by the
year 2026.
An estimated 4,283 households will require housing, an increase of 590 households. The
anticipated number of housing units required in Kitimat uses the population projections and a
2.4 persons per unit assumption to identify the total number of housing units that may be
needed between 2016 and 2026. For the purposes of this study, the 2016 Census average of 2.3
persons per unit was used as a baseline in 2016. This measurement has been increased to
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reflect the proportional growth in the persons per unit calculation used by BC Statistics for the
Kitimat Local Health Area. While the Local Health Area does not correspond with the geographic
boundaries of the District of Kitimat, the general trends used by BC Statistics are useful to
determine how household size may change over the next ten years.
This exercise has been completed to demonstrate the logical consequences of applying
particular assumptions to the projected number of residents in Kitimat, and the numbers
outlined below must be re-visited if population growth deviates significantly from the “medium”
scenario provided by DOK.
Table 3: Anticipated Number of Units, District of Kitimat (2016 to 2026)

Change
2016

2018

2020

2022

2024

2026

(2016-2026)

8,49315

8,513

9,299

9,811

10,051

10,291

+1,798

Total Number of Units

3,693

3,683

4,008

4,169

4,207

4,283

+590

Household Size

2.3

2.31

2.32

2.35

2.39

2.40

+0.10

Total Number of
People

Source: BC Statistics, Consultant Projections

Total anticipated housing units are further divided by unit type in Table 4. Census data
demonstrates there has been an increase in the number of one-person households between
2006 and 2016, and stakeholder consultation indicates there is a need for additional seniorsoriented housing, which typically comprises one- and two-bedroom units. If housing units
constructed over the next ten years respond to these trends, it is likely there will be a larger
share of one- and two-bedroom units. Table 4 outlines implications of this scenario.

15

This number differs from the 2016 Census because BC Statistics accounts for net Census undercoverage. This is the
percentage of the population that is missed by the Census (balanced against those who are double-counted). Statistics
Canada provides estimates of net undercoverage after each Census, but only at a provincial level. Estimated net
undercoverage for British Columbia in 2016 was 4.1%, significantly higher than national undercoverage of 2.4%.
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Table 4: Anticipated Number of Units by Size, District of Kitimat (2016 to 2026)

Change

2016

2018

2020

2022

2024

2026

11

10

10

11

11

11

1 Bedroom Units

180

224

243

253

255

260

+80

2 Bedroom Units

503

550

599

623

629

640

+137

3 Bedroom Units

3,000

2,899

3,155

3,282

3,312

3,372

+372

Total

3,693

3,683

4,008

4,169

4,207

4,283

+590

0 Bedroom Units
(Bachelor)

(2016-2026)

Source: BC Statistics, Consultant Projections

•

According to the DOK’s Housing Fact Sheet, as of January 2020 there were 4,396 housing
units in Kitimat, of which 3,210 are privately-owned and 1,186 are rental units. As of October
2019, CMHC reported a 38% apartment rental vacancy rate in Kitimat, meaning that a
significant number of purpose-built rental units were vacant. Big River Analytics (courtesy of
LNGC) completed a comprehensive rental market scan in January 2020 (inclusive of
secondary market rentals) and they reported a rental vacancy rate of 24%, which is indicative
of 124 available units.

•

The anticipated number of housing units required in Kitimat by the year 2026 is 4,283. Given
there are currently 4,396 housing units in Kitimat, it appears there is sufficient supply to
accommodate the forecasted population growth. While supply appears to be sufficient to
accommodate projected demand, the condition and suitability of the existing housing may
not suit the needs of local residents.

•

Although the number of units appears to be sufficient to address anticipated population
growth, additional factors must be examined to understand how housing in Kitimat may
change over time. Kitimat’s housing is aging; 40% of units were constructed before 1960,
and 40% were constructed between 1961 and 1980, and as of 2016, 12% of units are in
need of major repair. With older housing, there is the possibility that units will be renovated
or demolished to make way for new development.

•

It is also important to ensure housing meets the needs of local residents. Currently, the
majority of units in the District comprise single-detached dwellings, and stakeholders
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expressed a desire for alternate forms of ground-oriented housing, such as townhouses and
accessory dwelling units. For seniors looking to downsize, there are limited accessible
housing options. As the population continues to age, it is likely new development or retrofits
to existing housing will be needed to provide residents with housing choice.
•

For new permanent residents, there are limited “move-in ready” detached homes that suit
their needs. While older detached homes are available, new residents are interested in units
that do not require any maintenance or renovation. Stakeholder consultation indicates that
the available housing is in need of repair to suit the needs of new permanent workers
moving to Kitimat. Given contractor shortages, this may be difficult to achieve.

Households in Core Housing Need
The following affordability analysis section provides an in-depth examination of specific
households most challenged to secure suitable and adequate housing. In order to understand
general trends, trends related to core housing need are summarized and explored further in
Appendix A.
A household is in extreme core housing need if it is in core housing need and spending at
least 50% of its income on shelter costs.

CMHC specifies core housing need happens when:
1. Major repairs are required and residents don’t have the means to move to a good unit
in their community.
2. There are not enough bedrooms for the residents and they don’t have the means
to move.
3. The current home costs more than the residents can afford and they do not have the
means to make a move or find an available affordable home in their community.

Detailed tables related to core housing need are located in Appendix A. Summary tables (Table
5 & 6 below) demonstrate renters are consistently faring worse than home owners with regard to
affordability. In 2016, 24.8% of renter households were in core housing need as compared to
3.3% of owners. Overall, the number of households in core housing need has increased from
4.1% in 2006 to 7.5% in 2016. Affordability has improved somewhat for those residents most
challenged to afford housing, as the number of households in extreme core housing need
decreased from 4.9% to 2.5% between 2011 and 2016.
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Table 5: Households in Core Housing Need, District of Kitimat (2006-2016)

2006

2011

2016

#

%

#

%

#

%

Renter

110

16.2%

190

24.4%

170

24.8%

Owner

30

1.0%

70

2.6%

90

3.3%

145

4.1%

250

7.2%

260

7.6%

Total

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population
Table 6: Households in Extreme Core Housing Need, District of Kitimat (2006-2016)

2006

2011

2016

#

%

#

%

#

%

Renter

55

8.1%

130

16.7%

45

6.6%

Owner

10

0.3%

45

1.7%

35

1.3%

65

1.8%

170

4.9%

85

2.5%

Total

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 5 demonstrates affordability is a challenge for approximately 7.6% of Kitimat households.
In order to understand the particular difficulties experienced by priority population groups, the
following section contains an in-depth assessment of what different households can afford, and
what is available.

Affordability Analysis
In order to augment the quantitative data available through Statistics Canada, an affordability
analysis “snapshot” has been completed for five different household types. These household
types were determined based on stakeholder consultation and discussion with DOK. Each
example illustrates a different housing experience and highlights the diverse challenges that
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may be experienced when trying to secure affordable, suitable, and adequate housing. This
analysis includes examples that relate to rental housing and homeownership.
The relative affordability of housing in a community is determined by the relationship between
average shelter costs (rent or monthly mortgage) and household income.

What are shelter costs?
•

For renters, shelter costs include rent and utilities.

•

In order to qualify for a mortgage, a gross debt service formula is used to determine a
household’s ability to afford homeownership and meet debt obligations, which takes
into account mortgage payments (principal and interest), property taxes,
condominium /strata fees (if any), and heating costs.
Housing is one factor in the overall cost of living for individuals and families; other
factors include the cost of groceries, transportation, and child care.

Affordability in this section uses two different measurements:
•

For rental housing, the CMHC standard is used, which indicates that housing is considered
unaffordable when a household spends 30% or more of its gross income on shelter costs.

•

In order to qualify for a mortgage, banking institutions or mortgage brokers typically require
a Gross Debt Service Ratio (GDS) of no more than 32%, meaning that household total
monthly housing costs, such as mortgage payments, property taxes and heating costs,
should be no more than 32% of gross monthly income.

Additional scenario-specific assumptions are outlined in the following “affordability snapshots”.
For these scenarios, 2018 median income data and median resale data were used, the most
recent comprehensive data sets available when this report was written. Given the rate at which
the Kitimat housing market is changing, some of these numbers may be outdated.
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HOUSEHOLD #1 – OLDER COUPLE
Betsy and Mike moved to Kitimat in 1975. Mike worked at Eurocan for 30 years. Betsy was a
homemaker and they raised three children whom have since moved out of the family home.
Currently, Betsy and Mike are looking to downsize from their four-bedroom single-detached
home into a smaller ground-oriented unit.

What is currently available?
In 2018, there were very few smaller units available for purchase. Given that Betsy and Mike
would like to move to a unit with less maintenance requirements (i.e., yard work), they are
interested in selling their home and purchasing a smaller attached unit. Mike has accessibility
challenges and they would like to purchase a ground-oriented unit with no stairs. They would be
interested in a one-bedroom unit; however, they were no one-bedroom units sold in 2018.
Table 7: Two Bedroom Units Sold in Kitimat (2018)

Total Units Sold

Median Price

2 Bedroom Attached

7

$250,000

2 Bedroom Detached

5

$235,000

Source: Northern Real Estate Board, 2018

What can they afford?
Based on median resale data for 2018, Betsy and Mike would be able to sell their four-bedroom
detached home for $337,990. They would like to spend some of the money on travel, and plan
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to put down 80% toward the cost of a smaller attached unit. As per Table 7, in 2018 the median
price of a two-bedroom attached unit was $250,000. With the sale of their four-bedroom
detached home, Betsy and Mike can easily afford a smaller unit, and by putting 80% down
($200,000), they would still have additional money ($137,990) remaining to use toward travel,
the remaining mortgage ($50,000) and other expenses.
While Betsy and Mike can easily afford the cost of an attached unit, there is limited housing
choice with only seven units available in 2018. There has been very little townhouse construction
in recent years, and in newer developments, such as Baxter Landing, many of the units are twolevels with stairs. Betsy and Mike would be challenged to find a unit that suits their needs, and
the demand for smaller, ground-oriented units will likely increase in coming years considering
that senior households16 comprised 26% of owner households in Kitimat in 2016.

Kitimat, B.C. (1977, Vancouver Sun)

16
Senior households refer to households where the primary maintainer is 65+ years of age. Primary maintainers are
identified as the first person in the household who pays the rent, or the mortgage, or the taxes, or the electricity or other
services or utilities for the dwelling.
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HOUSEHOLD #2 – YOUNG COUPLE
Taylor is a member of Haisla Nation and moved to the Lower Mainland after completing a
degree in civil engineering at UNBC. He moved back to Kitimat several years ago and is working
at RTA. Last year, he received his P.Eng. designation, and has recently married. Taylor’s wife,
Susan, is pregnant with their second child, and they are looking to purchase a three-bedroom
single-detached home. Susan works as a teacher at Nechako Elementary School.

What is currently available?
In 2018, there were many three-bedroom homes available for purchase. While the detached
units are more expensive, Taylor and his wife are interested in a detached property so they can
store their trailer and, eventually, their boat. While there are many units available, some of the
older units will require minor renovations. Taylor and Susan are handy and interested in taking
on repairs needed to make their home comfortable and suited to their needs.
Table 8: Three Bedroom Units Sold in Kitimat (2018)

Total Units Sold

Median Price

3 Bedroom Attached

42

$183,000

3 Bedroom Detached

70

$254,950

Source: Northern Real Estate Board, 2018
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What can they afford?
Taylor’s family cannot afford a large down payment (i.e., 20%) and have chosen to put 10%
down toward the cost of their new home. Using the assumptions outlined below, they can afford
a home with a purchase price of $430,162, which would result in a $387,146 mortgage, with a
monthly payment of $1,940, plus property taxes and heating costs. Given the median price of a
three-bedroom single detached home is $254,950, Taylor’s family can afford a three-bedroom
home, of which there are many available units. This scenario assumes Taylor has no significant
debt (i.e., student loans, car loans, lines of credit).
The following assumptions were used in this scenario:
•

5 Year Fixed Rate (Annual): 5.19%17

•

Amortization Period: 25 years

•

Property Tax: $17218

•

Heating: $16519

Table 9: Household #2 - Homeownership Affordability Analysis (2018)

Annual Income

$146,22820

Monthly

Maximum

Income

Mortgage

$12,186

$387,146

Monthly

Purchase

Median Price:

Mortgage

Price with

3 Bedroom

Payment

10% Down

Detached

$1,940

$430,162

$254,950

Source: Statistics Canada, Labour Force Survey, 2018

17

Buyers with default insured mortgages (i.e. down payments of less than 20%) must qualify using either the Bank of
Canada five-year benchmark rate, or the rate offered by lenders (without adding the extra 2%) – whichever is higher. As
of January 7, 2020, the Bank of Canada five-year benchmark rate was higher than the rates offered by lenders in Kitimat.
18
19
20

Property tax estimates were provided by DOK based on a median price of $255,000.
Heating costs were provided by DOK based on a household with two adults and two young children.

Annual income was determined through qualitative data and Statistics Canada’s Labour Force Survey. Based on
stakeholder feedback, Taylor’s salary was estimated at $90,000, given his years of experience, and his designation as a
P.Eng. Susan’s salary was determined by 2018 Labour Force Survey Data, which provided a median hourly wage of
$34.87. Her total salary is $56,228, based on $34.87 x 37.5 hours/week x 43 weeks.
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HOUSEHOLD #3 – YOUTH
Darren grew up close to Kitimat and is no longer living at his parent’s house, as it is located in a
rural area, and Darren does not have a car. He has experienced, and continues to experience,
relative homelessness and relies on friends for accommodation. Couch surfing is challenging –
Darren’s belongings are stored at an aunt’s house, and he would like to get his own place.
Darren is currently working at Tim Hortons, earning minimum wage ($12.65 per hour). Darren
would like to rent a one-bedroom apartment.

What is currently available?
In 2018, as per CMHC data, there were a total of 183 one-bedroom apartment units on the
market. In addition to the purpose-built rental stock, there were 89 legal secondary suites. Other
multi-family rental comprised 1,064 units. Average price and vacancy rate data available through
CMHC does not take into account prices and vacancy rate specific to the secondary rental
market (i.e., legal suites).
Table 10: One Bedroom Rental Units in Kitimat (2018)

Total
Rental Units Available
1 Bedroom (Apt Only)

183

Vacancy Rate

Average Rent

35%

$808

Source: DOK Housing Fact Sheet, 2018
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What can they afford?
Darren cannot afford the average rental price for one-bedroom apartments in Kitimat at 30% of
his gross income. He would need to spend 30% - 50% of his income toward rent, which is
challenging and may limit his ability to afford food, transportation, and other essential items. In
this situation, a rent supplement of approximately $191 would put the average price of rental
housing within 30% of Darren’s gross income.
Table 11: Household #3 – Rental Affordability Analysis (2018)

Annual Income

$24,66821

Monthly Income

$2,056

Available for

Available for

Rent

Rent

(30% of income)

(50% of income)

$617

$1,028

Average Rent:
1 Bedroom

$808

Source: Minimum Wage, Province of BC

21

Annual income is based on the 2018 minimum wage of $12.65. It was assumed Darren worked full-time (37.5 hours),
for the entirety of the year, which is reflected in the total ($12.65 x 37.5 hours x 52 weeks = $24,668).
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HOUSEHOLD #4 – SINGLE NURSE
Marilyn is from Prince George and moved to Kitimat after completing her Bachelor of Science in
Nursing at UNBC. She has friends who recently moved to Kitimat for work with LNG Canada and
felt it was a good time for her to begin life away from home. She has a full-time nursing job with
Northern Health and is working at the Kitimat General Hospital & Health Centre. She would like
to rent a two-bedroom attached unit in Kitimat.

What is currently available?
In 2018, as per CMHC data, there were a total of 29 two-bedroom townhouse units on the
market and 395 two-bedroom apartment units. There may be other secondary units available in
Kitimat, however, available data is specific to the purpose-built rental market. Given the number
of units and vacancy rates in 2018, Marilyn has many options to choose from. As vacancy rates
reached 24% in 2020, it will be important to continue to monitor these rates to determine
availability of housing.
Table 12: Two Bedroom Rental Units in Kitimat (2018)

Total Rental Units
Available

Vacancy Rate

Average Rent

2 Bedroom Apartment

395

47%

$976

2 Bedroom Townhouse

29

67%

$758

Source: DOK Housing Fact Sheet, 2018
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What can they afford?
With an annual salary of $72,200, Marilyn is easily able to afford the average rent of a twobedroom apartment or townhouse unit in Kitimat. Of the available apartment units, the newer
units are typically more expensive. Marilyn is able to afford a newer rental unit and is also
interested in the possibility of purchasing a home. Table 14 and Table 15 explore the possibility
of homeownership, which is also viable, given her salary. Marilyn is excited about living in
Kitimat and has different housing options that meet her needs.
Table 13: Household #4 – Rental Affordability Analysis (2018)

Annual

Monthly

Income

Income

$72,20022

$6,017

Available for

Available for

Average Rent –

Average Rent –

Rent (30% of

Rent (50% of

Two Bed

Two Bed

income)

income)

Apartment

Townhouse

$1,805

$3,008

$976

$758

Source: Statistics Canada, Labour Force Survey, 2018

What is currently available?
In 2018, there were very few two-bedroom units available for purchase. Given that Marilyn is
single, she is interested in a smaller unit; however, with the wider availability of three-bedroom
units, she will likely invest in a larger home, and eventually start a family. Marilyn would like to
move into a home that does not need major repairs and will likely base her decision on what she
can afford, and what is available that is suitable to her needs.
Table 14: Two and Three Bedroom Units Sold in Kitimat (2018)

Total Units
Sold

Median Price

2 Bedroom Attached

7

$250,000

2 Bedroom Detached

5

$235,000

3 Bedroom Attached

42

$183,000

3 Bedroom Detached

70

$254,950

Source: Northern Real Estate Board, 2018

22

Annual income was determined was determined by 2018 Labour Force Survey, which provided a median hourly
wage of $38.00 for nurses in the North Coast Region. Marilyn’s total salary is $72,200, based on $38.00 x 1900 hours.
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What can they afford?
Marilyn cannot afford a large down payment (i.e., 20%) and has chosen to put 10% down toward
the cost of her new home. Using the assumptions outlined in Table 15, she can afford a home
with a purchase price of $193,844, which would result in a $174,460 mortgage, with a monthly
payment of $871, plus property taxes and heating costs. Given the median price of a twobedroom single detached home is $235,000, Marilyn would need to find a more affordable
home, which is likely available, as median price data means that half of the housing in the
community is priced below the median price, and half the housing is priced above the median
price.
The following assumptions were used in this scenario:
•

5 Year Fixed Rate (Annual): 5.19%23

•

Amortization Period: 25 years

•

Property Tax: $17024

•

Heating: $15025

Table 15: Household #4 – Homeownership Affordability Analysis (2018)

Annual

Monthly

Maximum

Income

Income

Mortgage

$72,20026

$6,017

$174,460

Monthly

Purchase

Mortgage

Price with

Payment

10% Down

$871

$193,844

Median

Median

Price:

Price:

2 Bedroom

3 Bedroom

Detached

Detached

$235,000

$254,950

Source: Statistics Canada, Labour Force Survey, 2018

23
Buyers with default insured mortgages (i.e. down payments of less than 20%) must qualify using either the Bank of
Canada five-year benchmark rate, or the rate offered by lenders (without adding the extra 2%) – whichever is higher. As
of January 7, 2020, the Bank of Canada five-year benchmark rate was higher than the rates offered by lenders in Kitimat.
24
25
26

Property tax estimates were provided by DOK based on a median price of $250,000.
Heating costs were provided by DOK based on a household comprised of a single individual.

Annual income was determined was determined by 2018 Labour Force Survey, which provided a median hourly wage
of $38.00 for nurses in the North Coast Region. Marilyn’s total salary is $72,200, based on $38.00 x 1900 hours.
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HOUSEHOLD #5 – SINGLE MOM, SOCIAL SERVICES SECTOR
Lisa is from Kitimat and has worked in the social services sector for the last ten years. She is a
single mother, and relies on child care for her daughter, who is not yet in kindergarten. She has
been renting the same two-bedroom apartment unit for the last ten years, but her family needs
more space, and she is interested in renting a larger, three-bedroom unit.

What is currently available?
In 2018, as per CMHC data, there were a total of 20 three-bedroom apartment units on the
market and 77 three-bedroom townhouse units. There may be other secondary units available in
Kitimat, however, available data is specific to the purpose-built rental market. Lisa is interested in
a three-bedroom townhouse rental unit, as there are more available units, and lower average
rents.
Table 16: Three Bedroom Rental Units in Kitimat (2018)

Total Rental Units
Available

Vacancy Rate

Average Rent

3 Bedroom Apartment

20

5%

$1,082

3 Bedroom Townhouse

77

44%

$890

Source: DOK Housing Fact Sheet, 2018

What can they afford?
With an annual salary of $39,000, Lisa is able to afford the average rent of a two-bedroom
apartment or townhouse unit in Kitimat. If utilities are not included in the price of rent, Lisa
would be challenged to afford average rental prices, and may need to spend more than 30% of
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her gross income on shelter costs. Currently, Lisa is spending $68527 on rent, and the price
increase to $890 will be difficult, as she is used to spending less on shelter costs.
Lisa is a single mother. Child care is a significant expense, and while not factored into housing
costs, it is important to recognize Lisa would be challenged to afford average rents in the
community given her family circumstances.
Table17: Household #5 - Rental Affordability Analysis (2018)

Annual Income

$39,00028

Monthly
Income

Available for

Available for

Rent

Rent

(30% of income)

(50% of income)

$3,250

$975

$1,625

Average Rent:

Average Rent:

3 Bed Apartment

3 Bed Townhouse

$1,082

$890

Source: Statistics Canada, Labour Force Survey, 2018

27
As per CMHC data, average rent in 2008 was $497. Lisa’s landlord has increased her rent by the maximum allowable
increase each year since 2008, which, in 2018, results in $685.

28
Annual income was determined was determined by 2018 Labour Force Survey, which provided a median hourly
wage of $20.00 for social service workers in the North Coast Region. Lisa’s total salary is $39,000, based on $38.00 x
37.5 hours x 52 weeks.
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Key Areas of Local Need
Priority Groups
Based on an analysis of data in the Housing Indicators Report (Appendix A), feedback from
workshops, and key stakeholder interviews, the following priority groups have been identified:
•

Seniors: Population projections and demographic data indicate the District of Kitimat is
experiencing population aging. This is consistent with many communities across Canada, yet
the story in Kitimat is unique, given that younger families are also moving to the community
in search of employment, which limits the extent to which the population will age over the
next few years. For older households, there are limited accessible housing options. Existing
one-level housing in the community may be retrofitted to suit changing needs.
Both the number of rent supplement recipients and the number of applicants on waitlists for
subsidized housing have increased since the previous Housing Action Plan was completed
in 2015. BC Housing does not specify the number of seniors on the waitlist for subsidized
housing as smaller numbers are suppressed for privacy reasons. The need for non-market
seniors housing may increase as the population continues to age, and it will be important to
monitor waitlist data.
While seniors are living longer than ever before, there is still a need to ensure housing
choice is available, as some seniors may require supports provided through assisted living
or residential care facilities. Currently, Mountainview Lodge has a two-year waitlist, which
indicates there is a lack of residential care in the community. In order to provide housing
options for seniors to age in place, adequate healthcare infrastructure is essential. The
Kitimat Valley Housing Society has initiated a dementia care home in Kitimat, which will help
to alleviate some of this need. It will be important to continue to monitor waitlist data and
advocate for additional assisted living and long-term care facilities.

•

Young Families: For many years, homeownership in Kitimat has been relatively affordable
for single-income families. Given the significant price increases that have occurred over the
past two years, homeownership has become a larger financial commitment. The affordability
analysis demonstrates homeownership is still relatively affordable for a median-income
couple family, yet key stakeholders perceive homeownership to be out of reach for many
young families, likely because of the significant price increases that have occurred recently.
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2018 average resale prices remain lower in Kitimat when compared to BC average
residential prices outside Greater Vancouver ($289,703 as compared to $453,620).29
If the cost of housing continues to increase, young families and other household types may
be challenged to afford homeownership. Figure 5 (page 11) demonstrates the fluctuations
that have occurred in the housing market over the last decade, and while the price of a
single-detached home may continue to increase, first-time home buyers’ incentives and
affordable home ownership programs are difficult to implement in boom-bust economies. If
a household manages to qualify for a mortgage, it is likely under the assumption their home
will continue to appreciate in value and they will be able to sell at a profit. As seen in Figure
5 however, there is a significant risk of local economic downturn, which may put households
at risk of owing more than their homes are worth (i.e., underwater mortgage).
These factors support a cautious approach to affordable homeownership policies and
programs, and it will be important to continue to monitor housing data over the next five
years. Currently, the affordability analysis demonstrates median couple families and higher
income single person households are able to afford the median cost of three-bedroom
detached homes.
•

New Permanent Residents: With the economic upswing associated with LNG Canada, new
permanent residents are moving to Kitimat. These households are interested in purchasing
single-detached homes that are “move-in ready”, of which there are a limited number of
units. Many of the available single-detached homes are older, and in need of repair.
Affordability is not a limiting factor for new permanent residents employed by LNG Canada
or other industries, and supply is available. For these households, suitability is the primary
issue.
As seniors in Kitimat begin to downsize, there is an opportunity to renovate older units for
new households moving to the District. In order to ensure available units are suitable for
new households, contractors will be needed to make necessary improvements. Given the
competitive salaries provided by LNG Canada and other related industries, contractors are
in short supply, and it may be difficult to complete the required renovations.

•

Indigenous Households: Indigenous households have been identified as a priority group
given the importance of ensuring housing solutions are determined based on their specific
needs. While housing for seniors, young families, new permanent residents, low-income
households, persons with physical disabilities and vulnerable residents may include

29

Northern Real Estate Board; BC Real Estate Association.
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Indigenous households, it is also important to recognize the specific challenges Indigenous
households may experience, and design housing that best meets this need.
•

Low-Income Households: Low-income households include low-income single parents,
families, single people, and youth challenged to afford the average cost of rental housing in
the community. Stakeholders expressed concern that Kitimat is becoming a community of
“haves” and “have-nots”, as higher-paying industry-related jobs widen the income divide.
For residents working outside of industry or a higher-paying profession, the significant rental
price increases (as per Figure 4 on page 14), are difficult to navigate and may mean that lowincome households are unable to afford the average cost of rent.
Many low-income households must access subsidized units or rent supplements in order to
secure adequate, suitable, and affordable housing. The number of subsidized units in
Kitimat has increased from 44 to 49 units between 2014 and 2019, and this number is
anticipated to continue to increase. A new transition house for women and children fleeing
violence, second-stage and affordable rental building is slated for a construction start in
2020. The number of households receiving rent supplements has increased from 9 to 45
between 2014 and 2019, indicating there is a growing disconnect between what households
can afford and what is available. Lastly, the number of households on BC Housing’s waitlist
has increased – from 5 applicants to 16. These indicators demonstrate low-income
households are experiencing challenges affording the average cost of rental housing in the
community, and if price increases continue, it will be increasingly challenging for these
families to remain in Kitimat.
Feedback from stakeholders emphasized the negative implications of a booming rental
market. In order to maintain a healthy, livable community, affordable housing is needed to
retain and recruit service industry workers (i.e., servers, retail staff, child care operators).
There is a concern felt by many community members that service positions will remain
vacant as industry positions are more lucrative and will attract former service employees.
Residents moving to Kitimat to fulfill these services will be challenged to do so given recent
increases to the average price of housing.

•

Persons with Physical Disabilities: The number of subsidized housing units dedicated to
persons with disabilities30 has increased since 2014, from 0 units to 7 units. This number will

30

BC Housing units for persons with disabilities refer to those individuals who can live independently and qualify for a
disability pension, or can’t work because of a disability, and are under 55 years of age. This category includes persons
with acquired brain injuries and developmental disabilities. For residents with other mental health disabilities, housing
with support (i.e. housing and programs for low-income individuals or those who need assistance in order to live
independently) would likely be required.
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continue to increase, as 12 units in the planned Tamitik Status of Women (TSW) building will
be accessible. While an increase in units is a positive trend, the number of individuals on the
BC Housing registry for persons with disabilities has increased to 8 applicants,
demonstrating there is a need to retrofit or renovate existing units to accommodate changes
in life stages and accessibility needs.31 Once the TSW project is built, it will be important to
monitor waitlist data to determine the extent of need.
Stakeholders emphasized that many of the District’s housing units are not accessible,
especially given the majority of housing was constructed before 1980. Renovations may help
residents to “age-in-place” and remain in their existing homes. However, there are
contractor shortages, as many of the local tradespeople and contractors are now working for
industry.
•

Vulnerable Residents: Vulnerable populations include adults and youth with mental health
and/or addictions issues and those who may be at-risk of experiencing homelessness. This
group includes youth aging out of care, as that transition can be particularly challenging.
These residents need extra support in securing and keeping housing. Stakeholders
indicated education sessions are needed to ensure tenants and landlords are aware of their
rights under the Residential Tenancy Act, particularly as there is increased motivation for
renovictions and demovictions with the market’s upward trajectory.
Social service providers indicated there is a need for additional rent supplements; however,
some of their harder-to-house clientele struggle to secure housing as landlords are hesitant
to rent to individuals with mental health and/or addiction issues. Financial literacy and
education programs on tenant responsibilities may help to support housing stability and
prevent housing loss for at-risk renters.

Housing Gaps
Based on an analysis of the data in this report, the following housing gaps have been identified:
•

Non-Market Rental Housing: Based on the affordability analysis, low-income households are
challenged to afford the average cost of rental housing. This is further demonstrated by the
increasing number of rent supplements provided to persons experiencing homelessness or
at-risk of experiencing homelessness. Social service providers specified low-income
households are being priced out of the rental market and there is a need to address the
growing gap between what is available and what is affordable.

31

The number of applicants on BC Housing’s waitlist for accessible units was suppressed for privacy reasons in 2014.
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Given the vacancy rates in Kitimat, it is recommended that DOK advocate for additional rent
supplements to match residents with housing they can afford. New non-market housing may
be needed if vacancy levels decrease substantially and remain below 3% for a sustained
period. It will be important to monitor vacancy rates and communicate with social service
providers to understand the extent of support required by low-income households.
•

Accessible Housing: Based on BC Housing waitlist data, there is a need for more accessible
housing to enable independent living for seniors and persons with physical disabilities. As
Kitimat’s population continues to age in coming years, it will be important to renovate units
to accommodate changes in life stages and accessibility needs. Currently, the predominant
housing form in Kitimat is single-detached homes. To enable aging-in-place, these houses
will require retrofits.
Stakeholders expressed a desire for additional housing choice, particularly for accessible
housing which may comprise smaller units, requiring less maintenance and up-keep. In
order to facilitate aging-in-place, the location of accessible housing is particularly important
and feedback from consultation indicated a need to ensure existing homes are renovated to
allow seniors to “age-in-place” in areas close to transit and services. Kitimat’s compact form
promotes transit use. Most residents live within 400 meters of a bus stop.

•

Greater Diversity of Housing Form: Currently, housing form in Kitimat is relatively
homogeneous — 66% comprises single-detached units. Stakeholders expressed a desire for
greater housing choice, particularly for accessible units that allow residents to age-in-place.
There is an opportunity to introduce smaller infill units on larger properties, and new
housing forms (i.e., accessory dwelling units) can accommodate different housing needs.

In order to understand the need for additional shelter space, DOK must monitor waitlist data
from BC Housing and Kitimat’s Emergency Weather Shelter. Given the northern climate, the
majority of homelessness is not visible. Residents more typically experience relative
homelessness, which refers to people living in spaces that do not meet basic health and safety
standards and may include couch-surfing or sleeping in vehicles. It is difficult to track this
population. Waitlist data serves as a viable indicator of the need for additional shelter space.
With regard to transitional and low-barrier housing, it will be important to monitor demand for
supportive living facilities once the new Tamitik Status of Women transition house32 and rental
building is operational.

32

The transition house will also include second-stage housing for women and children.
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Housing Action Plan
This section presents a set of strategies and actions that respond to the identified priority groups
and housing gaps outlined in the Needs Assessment component of this report. The strategies
and actions described below complement the District’s existing housing policies and initiatives
and build on work completed in the 2015 Housing Action Plan. Actions are organized around
distinct areas of implementation, as outlined in Table 1.

1. Setting Policy
Clear, consistently applied policies express the District’s commitment to affordable housing.
When DOK staff meet with prospective developers, funders, partners, or senior government
representatives, it is beneficial to share a clear policy framework. The actions outlined in this
section augment DOK’s existing housing policies and outline three new areas for policy
development.
ACTION #1

Develop a Tenant Relocation and Protection Policy to increase tenant protection and
compensation in the event of renovation or redevelopment.
DOK adopted a Redevelopment of Manufactured Home Park Policy in November 2015, which
acts as a key precedent for a more general Tenant Relocation and Protection Policy that would
apply to tenants in purpose-built rental buildings impacted by demolition and redevelopment.
In the event of demolition, major renovation or repair of an existing rental building or unit, or in
the event an existing rental building is stratified, the Residential Tenancy Act shall require:
•

Four-month notice to end tenancy, provided by the landlord to the tenant. The landlord
must have all required government permits and approvals before issuing a notice to the
tenant.

•

A tenant who receives a notice to end tenancy is entitled to receive from the landlord an
amount that is equivalent of one month’s rent payable under the tenancy agreement.

•

Tenants have a right of first refusal to enter into a new tenancy agreement for the same
rental unit if the landlord gives notice to end the tenancy to renovate or repair a residential
property containing five or more units.

•

In 2019, the Province abolished the use of “fixed term tenancy agreements”, that required a
tenant to vacate on a specific date, unless a new tenancy agreement (often with higher rent)

HAPNA | District of Kitimat | March 2020

40

is established. Any such tenancy agreement automatically converts to a month to month
tenancy upon expiry of the fixed term.
Although the rules and regulations outlined in the Residential Tenancy Act have mechanisms in
place to support tenants experiencing evictions as a result of demolition and redevelopment or
major renovations, these mechanisms can fall short in supporting tenants needing alternative
rental accommodation. Given there is significant redevelopment interest in Kitimat, this action
may introduce a greater level of housing security for tenant households.
a. Continue to support the District’s Strata Conversion Policy and review the policy with every
update of the Official Community Plan.
b. Consider establishing a unit minimum at which a tenant relocation plan is required (i.e., four
units or more).
c.

Consult with the development community and non-profit housing sector to determine the
potential elements of a tenant assistance plan.

d. Based on feedback received, consider creating a Tenant Relocation and Protection Policy.
e. Seek legal counsel to understand adequate compensation for displaced tenants and discuss
right-of-first-refusal and mandatory notice requirements.
f.

Assess the possibility of providing alternative accommodation options for each tenant in a
comparable unit type and within a reasonable percentage of the current rental rate.

g. Develop educational material to clearly outline what is required from landlords in the event of
redevelopment.
h. If implemented, continue to monitor the policy and review take-up and outcomes two years
after implementation.
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Example: New Westminster Tenant Relocation Policy
The policy is mandatory for rezoning applications and heritage alteration permits and is
applied on a voluntary basis for development permits and demolition permits. The Policy
applies to rezoning applications and heritage revitalization agreements that involve the
demolition of six or more purpose-built market rental units within a multi-unit building.
A Tenant Assistance Plan includes:
•

A commitment to provide a minimum of three months’ notice prior to eviction;

•

Compensation equal or greater to the equivalent of three months’ rent;

•

Documentation of units including unit types, rental rates, and vacancy rates in the
building;

•

A strategy for assisting tenants in finding appropriate housing; and

•

A communication plan for the applicant and tenants, including notice of all
consultation events or activities related to the application.

ACTION #2
Introduce an Adaptable Housing Policy & propose minimum adaptable or accessible unit
requirements for all new developments.
Adaptable housing is an approach to residential design and construction in which homes can be
modified at minimal cost to occupants’ changing needs over time. These units provide greater
flexibility and allow residents to age-in-place. Accessible housing refers to dwelling units that
include features, amenities, or products to better meet the needs of people with a range of
physical abilities.

a. Introduce a seniors-friendly housing policy in the OCP to require project proponents
to identify how their development will support seniors-friendly housing.
b. Research best practices on adaptable and accessible unit requirements in
municipalities comparable to Kitimat.
c. Complete pro-forma analysis to determine a feasible requirement for accessible
and/or adaptable units in new residential developments. Evaluate the viability of
offering incentives for developers to supply a higher percentage of adaptable units.
Consider higher adaptable unit requirements for seniors-oriented developments.
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d. Convene a working session with representatives from the development community
and non-profit housing sector to understand their perspectives on proposed
adaptable and accessible unit requirements.
e. Following further consultation with the development community and non-profit
housing sector, propose minimum adaptable unit requirements for all new multipleunit residential buildings.
f.

Subject to policy exploration, consider developing an associated bylaw to implement
the Adaptable Housing Policy.

Example: Prince George Adaptable Housing Checklist
In order to receive incentives under the City’s Multi-Family Housing Incentives Program,
50% of the units in a project must meet the City of Prince George Adaptable Housing
Standards. For all other residential projects, these standards are voluntary. The standards
are as follows:
•

All entry and internal doors are 915 mm (36”), providing a clear opening of 850 mm
(33.5”).

•

All internal corridors/hallways provide a 915 mm (36”) clear opening.

•

No steps are required to access the adaptable unit.

•

A bathroom, bedroom, and kitchen provide a 1500 mm (5 ft.) turning radius and are
located on the main floor.

•

Bathroom, kitchen, and door hardware is lever-type.

•

Blocking is installed in the main floor bathroom walls.

ACTION #3
Establish a Revitalization Tax Exemption (RTE) program to incentivize property owners to make
property improvements without transferring the cost to renters.
Section 226 of the Community Charter provides authority to exempt property from municipal
property value taxes. To use this authority, a Council must establish a revitalization program
(with defined reasons for and objectives of the program), enter into agreements with property
owners, and only exempt property from taxation once all specified conditions of the program
and the agreement have been met. Municipal revitalization property tax exemptions for eligible
new purpose-built rental housing also applies to provincial property taxes as of 2019. The
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provincial property tax exemption mirrors the terms of the municipal exemption, including the
length of the exemption and the percentage of the property exempted from tax.
Revitalization tax exemptions are a tool Kitimat Council can use to encourage various types of
revitalization to achieve a range of environmental, economic, or social objectives. A revitalization
program may apply to a small area or areas, a certain type of property or properties, a particular
activity or circumstance related to a property or properties, or an entire municipality.

a. Convene internal DOK working sessions to determine the parameters of an RTE
program. Complete financial analysis to determine program feasibility.
b. Determine revitalization program objectives, which could include the renovation of
existing rental housing units and/or universal access changes to bungalows.
c. Confirm eligibility conditions (i.e., property owner would not engage in renovictions to
undertake maintenance or renovations), and the extent to which tax exemptions may be
offered.
d. Consult with property owners within the Revitalization Exemption Area on the proposed
approach to an RTE Program.
e. Based on feedback received through consultation, adjust the RTE program as necessary.
f.

Subject to policy refinements, consider developing an associated bylaw to implement a
Revitalization Tax Exemption Program.

Example: Williams Lake Revitalization Tax Exemption Bylaw
The City of Williams Lake introduced a revitalization tax exemption bylaw to encourage
revitalization of commercial use properties and the construction or revitalization of multifamily residential rental properties and mixed commercial-residential properties. As per
the bylaw,
the amount of the annual tax exemption is equal to the amount of any increase in
municipal property taxes which would otherwise be payable as a result of any increase in
the assessed value of the lands between:
•

The year in which the tax exemption certification is issued; and

•

The year following the year in which the tax exemption certification is issued, if issued
on or before October 31.
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2. Regulatory Measures
Strategic use of regulatory powers encourages the private market to build housing that is
affordable for moderate income households. Periodically, existing mechanisms must be
reviewed to ensure they do not hinder the development process. Review is also necessary to
enable greater diversity in housing form and to encourage innovative and affordable land use
applications and housing forms.
ACTION #4

Support innovative housing forms such as pocket neighbourhoods to increase housing
choice and ensure older residents can age-in-place.
Pocket neighbourhoods refer to a group of detached homes that can range from small-scale
(cluster of 4) to medium-scale (cluster of 8-12). Lots can be assembled to create a pocket
neighbourhood or a larger lot can be used to develop detached homes. This housing form is
well-suited for older residents, as homes are organized around shared amenity space,
promoting social interaction and a strong sense of community. In Kitimat, the 90 Smith Street
project is similar to the pocket neighbourhood form; however, amendments to the Kitimat multifamily zone would be needed to facilitate the pocket neighbourhood housing form (i.e.,
changes to the density definition, side yard setbacks, maximum site coverage).

a. Introduce a Pocket Neighbourhood Zone to the Zoning Bylaw upon a suitable
development application. Subsequent projects can utilize the zone.
b. Consider preparing design guidelines for pocket neighbourhoods, including
accessibility features for seniors and persons with physical disabilities.
c. Pocket neighbourhoods can support co-housing. For residents interested in co-housing
opportunities, specify that the District is prepared to respond to a co-housing

What is co-housing?
Co-housing describes neighbourhoods that combine the autonomy of private dwellings
with the advantages of shared resources and community living. Typically, residents
gather for meals in a shared common space. Co-housing projects can be focused on a
multi-generational model, however the parameters of each community are defined by
the residents. In order for co-housing to be successful, interested residents are critical.
Co-housing communities must also implement their own governance structure and
residents are responsible for developing policies and solving problems collectively.
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application. If additional information is required, residents may wish to connect with
other Northern BC municipalities where co-housing communities are located or
proposed, such as the Three Rivers Cohousing Project in Hazelton, Birchwood
Cohousing in Telkwa, or Creekside Community in Smithers to learn from their
experiences.
Example: Pocket Neighbourhood Zone in Summerland
The District of Summerland created a unique pocket neighbourhood zone in 2011. The
purpose of this zone is to accommodate development of single detached housing in a
cluster of cottages, grouped around a shared open space and served by a shared parking
area. Pocket neighbourhoods in Summerland are encouraged in fully serviced urban
areas. Select features from Summerland’s pocket neighbourhood zone include:
•

Maximum density of 28 dwellings/ha;

•

Maximum lot coverage of 40%;

•

Maximum floor area ratio of 0.55;

•

Minimum development site area (1,300m2) and maximum development site area
(3,795m2);

•

Maximum gross floor area (per dwelling) of 100m2); and,

•

Home occupation permitted.

ACTION #5

Consider accessible ground-oriented housing forms where feasible, such as accessory
dwelling units.
Accessory dwelling units are detached accessory units located on a subject property that can be
used for family, guests, or as a rental unit. Typically, these units cannot be subdivided or
stratified. This kind of housing form allows for gentle density increases in low density
neighbourhoods. The provision of accessory dwelling units may provide a mortgage helper to
the property owner and may provide alternate rental accommodation for the community.
Accessory dwelling units are especially suitable for small family households and seniors looking
to rent a small home.
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a. Accessory dwelling units are under consideration for rural residential areas. If or when
this program is rolled out to other areas, ensure sufficient sewer capacity is available to
support additional development.
b. Develop regulations (i.e., landscaping, parking, setbacks, lot coverage) that ensure infill
housing fits in with the neighbourhood and minimizes the impact on privacy, parking
and backyard space.

Example: Laneway Houses in Nelson
Laneway houses are permitted in most residential zones in Nelson. The building
requirements are as follows:
• Maximum height without a development permit – 5 m
• Maximum height with a development permit – 5.8 m
• Minimum gross floor area (interior living space): 26 sq. m.
• Maximum gross floor area (interior living space): 89 sq. m.
• Maximum building footprint (does not include decks) shall not exceed the
greater of:
§

65 sq. m. for a laneway house over 4.5 m in height

§

80 sq. m. for a laneway house up to 4.5 m in height

§

8% of the lot area
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Speculation and Vacancy Tax
Through the course of community consultation, some key stakeholders expressed interest in
exploring a speculation and vacancy tax for Kitimat. Currently, rental vacancy rates remain
quite high (24%), while rental prices continue to increase. According to feedback received,
this is likely occurring because of speculation, as some property owners are keeping units
vacant to maximize potential profit when units are rented or sold at a premium during the
anticipated peak period of LNG Canada construction. In order to return housing to the
market, a vacancy tax was suggested.
For ease of implementation, it was suggested Kitimat advocate for inclusion within the
Province’s existing Speculation and Vacancy Tax (SVT) legislation. In Kitimat, there are
vacancies within the purpose-built market, and the secondary rental market.
For the following reasons, it was determined the SVT would not be a viable option for the
District of Kitimat:
•

Purpose built rental housing is exempt from the SVT. As of January 2020, purpose-built
rental housing comprises over half of the available rental units. These rental units would not
be subject to the SVT, limiting the extent to which an SVT would bring vacant units onto the
market.

•

For existing vacant rental housing in the secondary market (Big River Analytics, courtesy of
LNG Canada, estimates 104 units as of January 2020), an SVT may result in these units being
brought on to the market by owners concerned about the added tax burden. There may be
unintended consequences.
§

Property owners may choose to sell their properties to avoid paying SVT, with the
potential for a downward impact on property values.

§

Fluctuation in employment levels could lead to future vacancy levels that are not
avoidable, placing an unreasonable burden on rental property owners.

•

These taxes have been employed in areas with consistently low vacancy rates (i.e., Capital
Regional District, Metro Vancouver). An SVT is not advisable in any “boom and bust” scenario.

•

Legislative changes to enable SVT to be implemented in Kitimat will take considerable time
and resources. District of Kitimat resources are more strategically spent on policy
development, local regulatory changes, advocacy and partnerships.

•

If approved, the legislation may take months if not years to achieve assent, by such time,
the peak of the current employment boom may have already passed.
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3. Financial Measures
Affordable housing relies on partnerships, commitment, and financial resources. While
partnerships and funding from BC Housing and other levels of government are important, the
District can also strategically allocate funding toward important housing initiatives.
ACTION #6

Change bylaw to allow Affordable Housing Fund to finance operations-related
expenditures.
Currently, DOK operates an Affordable Housing Fund which provides funding related to capital
costs associated with construction of affordable or accessible housing. Grants are available to
fund up to one-third of project value, or $500,000, whichever is greater. During consultation
with social service providers, feedback received indicated organizations are struggling to
finance daily operations. Expansion to eligibility criteria for the Affordable Housing Fund may
help non-profit housing providers to meet operational needs.

a. Explore the financial feasibility of providing operations-specific funding to non-profit
housing providers. Determine if offering specific operations funding is viable, given the
source and amount of revenue collected through the Affordable Housing Fund.
b. Conduct consultation with representatives of non-profit providers to determine the
extent of their needs and the funding framework that may support their services.
c. Pending community feedback and financial viability, consider changing the existing
Affordable Housing Fund bylaw to clarify eligible funding requests.

Example: Affordable Housing Operating Reserve Fund in Richmond
The City of Richmond was the first municipality in Metro Vancouver to introduce an
Affordable Housing Reserve Fund for the development of affordable housing units.
Since the mid-1990s., the fund has been used to create affordable housing units,
purchase land for affordable housing projects, and fund operations-related expenses.
As part of the cash-in-lieu contribution policy, cash contributions towards affordable
housing are collected through rezoning applications. Contributions are held in the
Affordable Housing Reserve Fund with 70% of the funds directed to capital-related
expenditures, and 30% allocated to operating-related expenditures.
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4. Partnerships
Collaboration with the business and non-profit sector and provincial agencies will lead to
creative solutions to existing and emerging housing issues.
ACTION #7

Promote demonstration initiatives with local builders, developers and home owners to
showcase the ability to create housing options through renovations to older housing stock.
There is available housing in Kitimat; however, the homes that are available are not always
suited to residents’ needs. For aging populations, older units are not always accessible. There
are many ground-oriented units in Kitimat, yet most of these units require retrofits to ensure
universal accessibility. Many new households moving to Kitimat are looking to purchase “movein ready” homes, which are not widely available; 12% of older units require major maintenance
and renovations, and many others may need cosmetic upgrades. There is an opportuntiy to
showcase how a renovation may facilitate accessibility, and how modifications can help to create
an up-to-date unit, with no major renovation or maintenance requirements.

a. Prepare a call for proposals for builders, developers and home owners interested in
working on an innovative housing pilot project.
b. Based on the proposals received, select a group to work with to introduce a
demonstration project to showcase how renovations can alter housing to suit changing
household needs.
c. Promote the demonstration project through public displays, in the local newspaper, and
on the District’s website.
ACTION #8

Support tenant readiness initiatives.
Financial literacy and education programs on tenants’ rights and responsibilities are a low-cost
way to support housing stability and prevent housing loss for at-risk renters. This policy direction
involves supporting local partner agencies committed to delivering appropriate programming.

a. Support the efforts of non-profit agencies in the implementation of Ready to Rent BC, a
Renter Readiness program.
b. Engage with Ready to Rent BC and local partners to obtain ideas on creating greater
awareness of tenants’ rights and responsibilities.

HAPNA | District of Kitimat | March 2020

50

c. Encourage tenants who feel they may have been discriminated against to contact the BC
Human Rights Clinic at 1-855-685-6222. Alternatively, tenants may contact the
Residential Tenancy Branch (RTB) for information, education and dispute resolution
services. RTB staff are available Monday-Friday, 9:00 a.m. – 4:00 p.m. at 1-800-655-8779.

Example: Portland Housing Centre
The Portland Housing Centre has offered a housing readiness course since 1998, targeting
renters facing barriers such as criminal records, poor credit histories, and lack of references.
The Centre provides an “action kit” for preparing prospective tenants for renting, including:
• Problem solving such as budgeting, legal problems, poor credit history;
• Spending plan, including identifying poor spending habits and costs to consider,
such as moving expenses;
• Looking for a home, including the application process, rental agreements, and
screening;
• Good tenant practices; and
• Moving in and preventing evictions.

ACTION #9

Support policies and practices that allow renters to keep pets.
BC’s Residential Tenancy Act allows the prohibition of pets in rental units (i.e., a landlord can
refuse to rent a unit to someone with a pet). While there are few precedent examples of
agencies with policies that specifically address concerns around pets in rental housing, DOK can
actively support existing efforts and advocate for changes that support a pet-inclusive rental
housing supply.

a. Facilitate research into best practices in legislation or other policies that support pets in
rental housing. For example, Ontario legislation prohibits a “no pet” clause in rental
agreements, but implementation has not been universally successful.
b. Consult the provincial government regarding revision of the Residential Tenancy Act to
allow pets in rental housing.
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Example: Pet Policy at Pacifica Housing
Pacifica Housing recently revised their pet policy to allow pets in 5 to 10 of their 36 buildings.
Pacifica will monitor the impact of the new pet policy and survey reactions of neighbours:
•

The new policy will require spaying and neutering of pets;

•

Initially, only indoor cats will be allowed;

•

Owners must obtain pet identification or license as required by the municipality; and

•

To accommodate allergies or comfort of other tenants, Pacifica will maintain buildings
or floors in buildings where pets will not be allowed.

ACTION #10

Maintain close relationships with industry
partners in Kitimat and the surrounding area
to ensure information about key housing
indicators is shared collectively.
DOK is currently engaging in Social
Management Roundtable sessions with LNG
Canada and other key stakeholders. It will be
important to continue these conversations and
understand how housing indicators (i.e.,
vacancy rate, average rental prices, average
homeownership prices) are changing.

a. Continue to attend Social Management
Roundtable Sessions with LNG Canada
and other key industry stakeholders.
b. Continue to support LNG Canada housing data collection exercises to ensure the
information received is up-to-date, accurate, and shared with stakeholders and the
community.
c. Consider consultation with other industry representatives as needed.
d. Maintain communication with prospective industry partners, and ensure DOK policies
are clearly conveyed.
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ACTION #11

Facilitate partnerships with UNBC and Coast Mountain College to provide different
building program students with internships in Kitimat.
As there are a limited number of available contractors in Kitimat, building trade students may
provide a temporary solution to the current shortage.

a. Conduct further outreach and discussion with the Canadian Home Builders Association
to establish partnerships with UNBC, Coast Mountain College, and other educational
institutions.
b. Explore the capacity of local tradespeople to act as mentors and consider strategies or
approaches to incentivize involvement.
c. Based on feedback received from educational institutions and local tradespeople,
consider establishing a pilot internship program to facilitate construction, repairs, and
renovations.
ACTION #12

Discuss the possibility of opening a Community Shed in association with the Kitimat Senior
Citizens Association.
Community Sheds provide a space for men and women to gather, socialize, and work on
different activities, such as woodworking. Sheds can address the lack of space many older
individuals experience as a result of downsizing, and can help to combat loneliness and social
isolation.

What is a Community Shed?
Community Sheds are based on the Men’s Shed movement which began in Australia in
2007. Sheds provide a collaborate community space for craftwork and social interaction,
typically helping to combat loneliness for older residents.
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a. Consult with the Kitimat Senior Citizens
Association on their capacity and interest
in leading project to establish a
Community Shed in Kitimat.
b. Identify potential District-owned sites or
existing community spaces that would
be suitable for a Community Shed.
c. Explore media strategies with the Kitimat
Senior Citizens Association to
communicate the Community Shed

The Vanderhoof Men’s Shed constructed eight docks as a
fundraiser to cover half-a-years’ worth of operating costs
(Vanderhoof Omineca Express, August 2016).

initiative and invite local residents to
visit.

Example: Vanderhoof’s Men’s Shed
The Vanderhoof Men’s Shed launched in 2014 and operates five days a week, with a
Thursday evening dinner. The Shed initially received funding from Northern Health and
has received numerous donations of tools and supplies from community members. The
Shed is located in the Burrard Market in Vanderhoof and has grown to more than 50
members since its opening.

ACTION #13

Consider strategies to encourage additional commercial amenities in Kitimat.
Social connectivity is an important element of a supportive network. With residents spending
their evenings and weekends at home, there is an opportunity to provide additional avenues for
connection. By creating greater social cohesion, isolation is reduced, which has positive impacts
on the community fabric. Breweries are “third places” – where people gather outside of home
and work, social connections are strengthened and community is built.

a. Connect with Sherwood Mountain Brewhouse to discuss the possibility of opening an
additional location in Kitimat.
b. Subject to private market interest, consider adding hostel units above the brewery, as
short-stay accommodation will be increasingly important with heightened industry
activity.
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c. Consult with the Kitimat Chamber of Commerce on to generate ideas to incentivize new
commercial activity in City Centre.
d. Ensure the Downtown Master Plan prioritizes commercial space and lively, animated
design that encourages social interaction and connectivity.
Example: Persephone Brewery in Gibsons, B.C.
Persephone Brewing was established in 2013 and became BC’s first certified B-Corp
brewery in 2017. This status means this business meets the highest standards of verified
social and environmental performance, public transparency, and legal accountability to
balance profit and purpose.
Persephone Brewing grows hops, food, and makes beer at their Beer Farm and is
committed to tackling challenging land economies, social inclusion, and environmental
sustainability. The brewery has a partnership with a local Community Living organization
to employ disabled adults and leases out space on its land for vegetable production. In
2017, Persephone Brewing was awarded Social Enterprise of the Year at the annual
Social Finance Forum in Toronto.

ACTION #14

Convene a working session with BC Housing, Haisla Nation, DOK and Northern Health to
collaborate on housing and healthcare-related initiatives.
Non-market housing projects, and other initiatives related to providing affordable housing
require strong partnerships. With the purchase of Kuldo Apartments, and the development of
Haisla Town Centre, Haisla Nation has demonstrated their interest and success in housing
projects. It will be important to communicate the findings of this HAPNA to BC Housing, Haisla
Nation and Northern Health and maintain open dialogue and communication.

a. Host a session at DOK with the relevant key partners – BC Housing, Haisla Nation and
Northern Health – and focus on community housing and healthcare needs. Assess
capacity to initiate a housing project and determine key roles.
b. Work with Haisla Nation and BC Housing to investigate the possibility of acquiring an
older apartment building in the community and completing renovations to provide
updated units for community members, possibly at rent-geared-to-income levels.
c. Collectively, communicate to the provincial and federal government and advocate for
additional resources as required.
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5. Awareness & Advocacy
Political leadership and advocacy to provincial and federal agencies and governments, along
with the dedication of staff resources, will demonstrate a commitment to ongoing leadership
and contribute to increased capacity to support housing initiatives.
ACTION #15

Advocate to BC Housing for additional rent supplements for persons experiencing, or atrisk of experiencing, homelessness, and continued funding for a Housing Resource Worker.
There are available rental units in the community: apartment vacancy rates are currently at 24%.
As the majority of the District’s more vulnerable residents cannot afford market rental prices,
rent subsidies can help to close this gap. Additionally, there are increasing incidences of
persons experiencing relative homelessness (i.e., sleeping on couches or in vehicles) and rent
supplements currently provided through the Homeless Prevention Program are not able to fully
address community need. It is important to maintain sufficient hours for the Housing Resource
Worker position, who provides a critical service in assisting residents to secure accommodation.

a. Liaise with representatives from Tamitik Status of Women and the Kitimat Community
Development Centre to determine how many rent supplements are needed.
b. Meet with representatives of BC Housing to advocate for an increase in the total amount
of rent supplements given ongoing increases to average rental prices.
c. Advocate for continued funding for the Housing Resource Worker position, given
ongoing community need.
d. Consider increasing the rent supplements for specified time period related to the
ongoing LNG construction period.
ACTION #16

Continue to monitor vacancy rates and work with LNG Canada to publish vacancy rate data
every three months.
The Housing Indicators Report demonstrates how quickly the housing market is changing in
Kitimat and it will be important to closely monitor trends through the ongoing economic
upswing associated with LNG Canada plant construction. Currently, Housing Fact Sheets are
produced every six months. While an entire Housing Fact Sheet is not needed every three
months, it would be beneficial to monitor and publish vacancy data at a higher frequency.
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a. Assess internal capacity to monitor and publish vacancy data more frequently.
b. Liaise with LNG Canada representatives to access vacancy data every three months.
c. Communicate vacancy data to the broader community through the District website and
external newsletter.

ACTION #17

Provide information and outreach on housing programs and funding opportunities to
community members.
a. Develop communication materials that explain the housing continuum and the
importance of social housing.
b. Provide information about existing government programs:
•

The Home Renovation Tax Credit for Seniors and Persons with Disabilities assists
eligible individuals 65 and over and persons with disabilities with the cost of certain
permanent home renovations to improve accessibility or be more functional or
mobile at home.

•

The Home Owner Grant for People with Disabilities reduces the amount of property
taxes paid each year on a principal residence.

c. Provide information about the United Way’s Better at Home program, which offers a
variety of services to help seniors live independently in their own home.
d. Promote the FCM Green Municipal Fund to facilitate retrofits that improve energy
efficiency in community projects, which include homes. The capital project must include
a combination of energy efficient retrofits that together reduce energy consumption and
GHGs by at least 10%. The Green Municipal Fund is available to municipal governments
and their project partners, including non-profits.
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ACTION #18

Advocate to Northern Health (NH) for additional assisted living and long-term care facilities
in Kitimat.
Currently, Mountainview Lodge has a two-year waitlist, which indicates there is a lack of
residential care in the community. As the population continues to age, seniors will require
housing with additional supports including residential care and assisted living. The Kitimat
Valley Housing Society has initiated a dementia care home in Kitimat, which will help to alleviate
some of this need. It will be important to continue to monitor waitlist data and advocate for
additional assisted living and long-term care facilities.

a. Monitor waitlist data and population statistics to understand the extent to which
additional beds are needed in Kitimat.
b. Ensure Northern Health is aware of projected need and advocate for additional beds as
required.
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Implementation
This Housing Action Plan and Needs Assessment is the outcome of background research and
analysis, stakeholder engagement, as well as research into the policy and practice of other
communities. The actions outlined in this document provide a roadmap for Kitimat Council and
staff around affordable housing priorities. This plan can also support decision-making by
external stakeholders and partners who will plan and pursue affordable housing initiatives. A
high-level implementation timeline is suggested in the following table.
Table 16: Prioritization of Strategic Directions

Priority
Role

Action

Ongoing +
Short Term
1-2 years

Medium
Term
3-5 years

Long Term
5-10 years

Implementation
By

Develop a Tenant
Relocation and Protection
Policy to increase tenant
protection and

District of Kitimat/
Non-profits/

✔

compensation in the event

Landlords

of renovation or
redevelopment.
Introduce an Adaptable
Housing Policy & propose
Setting

minimum adaptable or

Policy

accessible unit

District of Kitimat/
Developers +

✔

Builders

requirements for all new
developments.
Establish a Revitalization
Tax Exemption (RTE)
program to incentivize
property owners to make

✔

✔

District of Kitimat

✔

✔

District of Kitimat

✔

✔

property improvements
without transferring the cost
to renters.
Support innovative housing
forms such as pocket
neighbourhoods to
Regulatory

increase housing choice

Measures

and ensure older residents
can age-in-place.
Consider accessible
ground-oriented housing
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Priority
Role

Action

Ongoing +
Short Term
1-2 years

Medium
Term
3-5 years

✔

✔

Long Term
5-10 years

Implementation
By

forms where feasible, such
as accessory dwelling units.
Change bylaw to allow
Financial

Affordable Housing Fund to

Measures

finance operations-related

District of Kitimat

expenditures.
Promote demonstration
initiatives with local

District of

builders, developers and

Kitimat/Local

home owners to showcase

Builders/

✔

the ability to create housing

Developers/

options through

Homeowners

renovations to older
housing stock.
Support tenant
readiness initiatives.

✔

✔

✔

✔

✔

✔

✔

✔

✔

Support policies and
practices that allow
renters to keep pets.
Maintain close relationships
with industry partners in
Kitimat and
Partnerships

District of Kitimat/
Non-profits
District of Kitimat/
Non-profits
District of
Kitimat/Industry
Representatives

the surrounding area.
Facilitate partnerships with
UNBC and Coast Mountain
College to provide building

✔

✔

✔

program students with

District of
Kitimat/UNBC

internships in Kitimat.
Discuss the possibility of

District of

opening a Community Shed
in association with the

✔

✔

✔

Kitimat Senior Citizens

Kitimat/Kitimat
Senior Citizens
Association

Association.
Consider strategies to
encourage additional

✔

commercial amenities in

✔

Private Market

Kitimat.
Convene a working session
with BC Housing, Haisla
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Priority
Role

Action

Ongoing +
Short Term
1-2 years

Medium
Term
3-5 years

Long Term
5-10 years

Implementation
By

Nation, DOK and Northern

Housing,

Health to collaborate on

Northern Health

housing and healthcarerelated initiatives.
Advocate to BC Housing for
additional rent supplements
for persons experiencing or
at-risk of experiencing
homelessness, and
continued funding for a
Housing Resource Worker.
Continue to monitor

District of Kitimat/
✔

✔

✔

Non-profits

vacancy rates and work with
LNG Canada to publish
Awareness
& Advocacy

BC Housing/

District of
✔

✔

✔

vacancy data every three

Kitimat/Industry
Representatives

months.
Provide information and
outreach on housing
programs and funding

✔

✔

✔

✔

✔

✔

opportunities to community

District of Kitimat/
Non-profits

members.
Advocate to Northern
Health (NH) for additional
assisted living and longterm care facilities in

District of Kitimat/
Northern Health

Kitimat.
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In Closing
The housing context in Kitimat is unique and is a product of the District’s close relationship with
industry. The context has changed in recent years as a result of Rio Tinto’s modernization project
and LNG Canada’s positive investment decision. Vacancy rates have begun to decrease while
housing prices have increased significantly since LNG Canada’s positive investment decision
was announced in October 2018. Stakeholder consultation highlighted the concerns of social
service providers, whom indicated there is a risk that Kitimat will become a place of two
distinctive groups – those involved with industry, with high paying jobs, and those employed
elsewhere, who may be challenged to afford the average cost of housing.
The Housing Indicators Report provides a detailed examination of statistical information to
determine trends and key conclusions related to housing data. Building from Indicators data,
this HAPNA identified residents most in need of affordable housing, including seniors, young
families, Indigenous households, low-income households, persons with physical disabilities, and
vulnerable residents. New permanent residents are also challenged to find suitable housing that
meets their needs, as “move-in ready” single-detached homes are not widely available. As
population aging continues, there is an opportunity to retrofit older bungalows to make them
accessible for seniors currently residing in multi-storey single-detached homes. Once seniors
vacate these units, renovations will be needed to ensure older homes are suitable for new
permanent residents. Given the competitive salaries provided by LNG Canada and other related
industry, contractors are in short supply, and it may be difficult to complete required
renovations. Innovative programs may be required to build capacity for renovations.
Additional housing gaps include non-market rental housing, which can be provided through
rent supplements, accessible housing, and a greater diversity of housing form. Housing supply is
not the primary issue. Rather, Kitimat’s housing challenges relate to a mismatch between what is
available, what is affordable, and what is suitable to the unmet needs of residents.
The Plan aims to address the needs of each population group through actions suited to the
community’s specific needs. This plan also recognized that, over time, Kitimat’s needs will
change and the HAPNA must be adapted to meet changing conditions and emerging priorities.
The District of Kitimat must remain proactive in monitoring key housing statistics and reviewing
the HAPNA every five years. Ongoing implementation of this HAPNA will demonstrate the
District’s commitment to affordable housing and choice for residents of all ages, incomes and
abilities.
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Appendix A – Housing Indicators Report
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January 2020
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Summary Findings
In October 2019, the District of Kitimat (DOK) engaged CitySpaces Consulting to complete an update to
DOK’s 2015 Housing Action Plan and Needs Assessment (HAPNA). Since the completion of the previous
HAPNA, the context in Kitimat has changed substantially as a result of the decision to proceed with LNG
Canada. This data-driven report summarizes key housing indicators, and analyzes changes that have occurred
in the housing market since 2015. Through this exercise, and along with consultation completed with Council,
staff and stakeholders, the forthcoming HAPNA will identify housing needs and gaps in Kitimat, and will outline
recommended actions to address the identified issues and opportunities.

Key Conclusions
DEMOGRAPHIC FACTORS
•

While the population of Kitimat decreased over the last ten years, projections completed by DOK
indicate population growth is expected to increase over the next ten years, largely as a result of the
ongoing economic upswing associated with LNG Canada.

•

With regard to age group distribution, the population remains relatively constant over the next fiveyear period, with slight decreases to the percentage of the population within the 25–64 age group,
and slight increases to the percentage of the population within the 65-84 age group.

•

From a housing perspective, if the future were to unveil according to these projections, there would be
an increased need for seniors-oriented housing, which is typically comprised of one- and twobedroom units. The anticipated units by size included within this report are determined based on this
scenario.

HOUSING INDICATORS
•

The majority (80%) of Kitimat’s housing was constructed before 1980, and 12% of units are now in
need of major repair.

•

Most residents (66%) live in single-detached homes, and overall, the housing in Kitimat is comprised of
larger units, with three or more bedrooms. This is reflective of the rural context, where there is more
affordable land available to construct larger dwellings.

MARKET HOUSING
•

Kitimat’s housing prices are closely related to industry activity, and trends over the last ten years clearly
demonstrate periods of growth, where demand has resulted in higher prices, and lower vacancies.

•

Since the Final Investment Decision (FID) to proceed with LNG Canada was reached in October 2018,
the housing market has experienced significant increases in average selling prices, and average rental
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rates. Apartment vacancy rates remain high (19%), which is indicative of speculation by landlords
hoping to get even higher rents when demand increases.
NON-MARKET HOUSING
•

The number of non-market housing units in the community has increased slightly since 2014, from 44
to 49 units.

•

A new transition house for women and children fleeing violence is being funded by the Province’s
Building BC: Womens’ Transition Housing Fund as part of a partnership with Tamitik Status of Women
Association, the Haisla Nation, and DOK. The new mixed-use building will include up to 14 beds of
transition housing and 10 beds of second-stage housing for women and children. The project will also
include 20 new affordable rental homes, including 10 accessible units for women and families in need.

•

The number of households receiving rent supplements has increased since 2014, from 9 to 20. There
are an additional 25 rent supplements provided to persons experiencing homelessness or being atrisk of experiencing homelessness. Between 2014 and 2019, the number of residents on BC Housing’s
waitlist has also increased — from 5 applicants to 16.

CORE HOUSING NEED
•

Households are in “core housing need” if they are paying more than 30% of pre-tax income for shelter,
live in crowded conditions, and/or if they live in a home in need of major repairs. Drawing on 2016
Census data, the percentage of households in core housing need in Kitimat is 7.6%, as compared to
10.8% in the Regional District of Kitimat-Stikine, and 14.9% across British Columbia. Renters are
particularly challenged to find affordable, suitable and/or adequate housing, as 24.8% of renter
households are currently in core housing need, as compared to 27.6 in the Regional District of KitimatStikine, and 29.9% across British Columbia.
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Introduction
In 2019, the District of Kitimat (DOK) retained CitySpaces Consulting to complete a Housing Action Plan and
Needs Assessment (HAPNA). The purpose of this study is to provide staff and Council with a clear
understanding of Kitimat’s housing gaps and opportunities, in view of the significant changes that have
occurred in the housing market since the Final Investment Decision (FID) to proceed with LNG Canada was
reached in October 2018. Since then, homeownership and rental prices have increased dramatically, and it is
important to understand how these changes have affected the District’s residents. This study will outline the
populations most challenged to afford suitable and adequate housing in Kitimat, and will identify actions to
address housing gaps, and related issues. As part of this process, several deliverables are required, the first of
which is a Housing Indicators Report.

Approach
This assessment has involved assembling and analyzing relevant and reliable data, using a variety of
information sources. The indicators included in this report comply with the data requirements as specified in
the Ministry of Municipal Affairs and Housing’s Guide to Requirements for Housing Needs Reports. In order to
understand housing needs in a community, it is important to speak with local residents, housing providers,
representatives from the development community, and other key stakeholders that may have unique insight
into particular housing challenges and opportunities. Feedback from stakeholders is summarized in the
Consultation Summary Report, which provides a summary of the qualitative information obtained during a
November 2019 engagement process.
This report primarily focuses on quantitative data. Research sources include the 2006, 2011, and 2016
Censuses of Canada; the Canada Mortgage and Housing Corporation (CMHC); BC Stats; BC Housing; the
Northern Real Estate Board; BC Assessment; and the District of Kitimat (DoK).
This report will be used to inform future stages of the project, primarily the formulation of the Housing Action
Plan and Needs Assessment. In order to identify housing gaps, and recommended actions, the project team
will complete a thorough analysis of the quantitative data outlined in the Indicators Report, and qualitative
information summarized in the Consultation Summary Report. This deliverable forms an important component
of the District’s Housing Action Plan and Needs Assessment, and the forthcoming final HAPNA will rely on the
data provided in this report.

The Housing Continuum
The Housing Continuum is a concept that demonstrates the full range of types and tenures of housing, from
seasonal shelters to home ownership. As an illustration it has two purposes—to provide readers with an “at a
glance” look at what housing planners use as a basis for analysis, and as a tool to identify gaps in the District’s
housing market. The non-market side of the continuum, the left side, includes emergency shelters, safe
houses, and transitional and supportive housing. These represent temporary and less stable housing
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situations. On this end of the continuum, the housing forms typically include the greatest level of support
services and often require the most public funding.
Toward the middle of the continuum, there is independent social housing for low-income households. While
most of this type of housing receives an operating subsidy, there is no additional support required for
households to be able to live independently and often less subsidy is needed to maintain these units.
On the right side of the continuum, rent supplements form a bridge across the non-market and market sides,
with government assistance provided to individuals who are renting in the private market. The remaining
tenures include rental and ownership housing forms that are available through the private market without any
subsidy. The Housing Continuum can be seen below.

Figure 1: Housing Continuum

Legislative Requirement
This Housing Indicators Report complies with amendments to the Local Government Act adopted in April 2019
requiring all local governments to complete Housing Needs Reports by 2022, and every five years following
the completion of the initial report. The legislation requires local governments to collect data on the current
and projected population, household income from the previous three census reports, economic trends,
current housing supply and changes in housing stock for the past 10 years, and information related to core
housing need. This Indicators Report fulfills that requirement, and is integral to the HAPNA, as it provides
important baseline data to understand and interpret trends.
Information gathered in Housing Needs Reports will enable the provincial government to gain an
understanding of recent changes in demographics and housing and will provide important context to plan for
future housing needs. In addition to providing the provincial government with a greater understanding of
housing needs and gaps, Housing Needs Reports are intended to assist local governments in implementing
policies and bylaws that respond to current and projected housing needs and gaps.
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Government Policy and Programs
The Government of Canada
The Government of Canada has played a significant role in housing since the 1940s, and overall a larger role
than either municipal or local government. Canada Mortgage and Housing Corporation (CMHC) was
established in 1946 to assist veterans returning from World War 2 to become homeowners. CMHC’s role was
expanded considerably in the 1960s to provide mortgage insurance, subsidized housing programs, and
quality data research and analysis. The majority of social and co-operative housing date from the mid-1960s to
the early 1990s.
There was limited federal investment in housing from 1993 through 2015. In 2018, the federal government
recommitted and increased Canada’s involvement in housing through the National Housing Strategy, along
with $40 billion funding over 10 years. The Strategy includes six programs:
1. The National Housing Co-Investment Fund provides grants and low interest loans, in partnership with
the provinces, local governments, non-profits, co-operatives and the private sector to repair existing
rental housing and develop new affordable housing in partnerships;
2. The Affordable Housing Innovation Fund supports housing innovation across the housing continuum.
3. The Rental Construction Financing Program provides low-cost loans to build sustainable rental
housing apartments.
4. The Federal Lands Initiative will provide surplus federal lands and buildings. The amount of discount
depends on the level of social outcomes achieved.
5. The Canada Housing Benefit, in partnerships with provinces, will launch as a rent supplement program
in 2020. This program will provide financial support for families and individuals in housing need.
6. The First-Time Home Buyer Incentive helps eligible prospective homebuyers reduce monthly
mortgage costs.

The Government of British Columbia
Following withdrawal of the federal government from new social and co-operative housing programs in 1993,
BC Housing began to fulfill the province’s commitment to develop housing for vulnerable populations. The BC
provincial government also took steps to engage local governments in meeting local needs, beginning with an
amendment to the Local Government Act, making it mandatory to include policies for affordable, rental, and
special needs housing in Official Community Plans.
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Currently, BC Housing provides financial and other resources for a number of programs, of which, most are
provided through non-profit societies. Unlike most provinces and territories, BC has been a leader for almost
three decades in providing resources to build affordable housing across the housing continuum.
These programs include:
•

Emergency Shelters

•

Temporary Emergency Shelters

•

Homeless Outreach

•

Homelessness Prevention

•

Womens’ Transitional Housing

•

Safe Homes

•

Second-Stage Housing

•

Subsidized Housing

•

Addiction Recovery

•

Supportive Housing

•

Assisted Living Residences

•

Seniors’ Supportive Housing

•

Independent Living

•

Home Adaptations for Independence

The BC provincial and federal governments have recently committed over $22 million in grants and financing
over the next 10 years, predicated on partnerships with local government and other funders. These
expectations continue to place considerable pressure on local governments to support non-profit housing
development in their communities and to become active beyond their traditional land use planning and
development approvals role in the provision of affordable housing.
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Demographic Profile
Current and Historic Population
Between 2006 and 2016, Kitimat’s population declined at an annual rate of –0.95%. According to the 2016
Census (Table 1), there were 8,131 people living in Kitimat. This represents a –2.4% change from 2011, and a
–9.5% change from 2006. As shown in Table 2, there was an increase in Kitimat’s median age from 41.4 to 44.4
between 2006 and 2011, and a decline from 44.4 to 43 between 2011 and 2016.

Table 1: Population Change, District of Kitimat (2006-2016)
Community
Kitimat

2006
8,987

2011
8,335

2016
8,131

Growth,
2006–2016
-856

Percent

Annual

Change,

Growth

2006–2016

Rate

-9.52%

-0.95%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 2: Average and Median Age, District of Kitimat (2006-2016)
Year

Average Age

Median Age

2006

37.9

41.4

2011

40.9

44.4

2016

40.9

43.0

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

In 2016, people between the ages of 25-64 comprised 56% of Kitimat’s population (Table 3 and Figure 2). This
proportion has stayed relatively constant since 2006, with a minor decrease from 58% to 56% between 2011
and 2016. The proportion of residents between 0 –14 years of age has also stayed close to consistent, with
minor reductions of 1% each census period, from 18% in 2006, to 16% in 2016. The same pattern of minor
reductions has occurred for those between the ages of 15 to 19. The percentage of seniors has gradually
increased, from 10% in 2006, to 15% in 2016. This is concurrent with trends experienced across Canada; the
2016 Census results indicate Canada registered the largest increase in the proportion of seniors since
Confederation.

Table 3: Age Group Distribution, District of Kitimat (2006-2016)
Age Group

2006

2011

2016

0 – 14

1,645

1,395

1,325

15 – 19

725

585

475

20 – 24

450

415

450

25 – 64

5,205

4,835

4,580

65 – 84

910

1,035

1,180

85+

45

80

110
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Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Figure 2: Age Group Distribution, District of Kitimat (2006-2016)
18%

0 to 14

8%

15 to 19

20 to 24

25 to 64

65 to 84

85+

5%

2006

58%
10%
1%
17%
7%
5%

2011

58%
12%
1%
16%
6%
6%

2016

56%
15%
1%
0%

10%

20%

30%

40%

50%

60%

70%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Census data demonstrates there has been an increase in the number of movers1 and migrants2, and a
decrease in the number of non-movers between 2006 and 2016. While the number of migrants remained
consistent between 2011 and 2016, the number of non-movers decreased, and the number of movers
increased. This indicates there has been a slight increase in the number of people moving from one Kitimat
residence to another home in Kitimat from 2011 to 2016.

Table 4: Mobility, District of Kitimat (2006-2016)
Mobility Status

2006

2011

2016

Movers

850

1,140

1,170

Non-movers

8,035

7,125

6,790

Migrants

250

540

540

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

1
2

Movers are people who have moved from one residence to another. Movers include non-migrants and migrants.
Migrants include internal migrants, who moved to a different city, town, township, village or Indian reserve within Canada.
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Current and Historic Households
There has been a decline in the number of households between 2006 and 2016, from 3,625 to 3,500. Average
household size has also decreased somewhat, from 2.5 to 2.3. A review of household size distribution
demonstrates that the number of households with three people declined significantly from 31% of the total
households in 2006, to 16% of the total households in 2016. Conversely, the number of one person
households increased from 25% in 2006, to 30% in 2016.

Table 5: Households and Average Household Size, District of Kitimat (2006-2016)
2006

2011

2016

Total Number of Households

3,625

3,630

3,500

Average Household Size

2.5

2.3

2.3

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 6: Household Size Distribution, District of Kitimat (2006-2016)
Household Size

2006

2011

2016

1 person

900

1,060

1,035

2 people

1,185

1,390

1,275

3 people

1,135

540

570

4 people

399

450

420

5+ people

Not Available

200

195

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Figure 3: Household Size Distribution, District of Kitimat (2006-2016)

1 person
25%
2006

29%

6%
2016
6%
0%

10%

12%

15%
30%

12%

16%

20%

3 people

4 people

5+ people

33%
31%

11%

2011

2 people

30%

38%

36%

40%

50%

60%

70%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population
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Household Income
The median household income in Kitimat has fluctuated between 2006 and 2016. Given the industry context,
and the economic “booms” and “busts” that have occurred in the District since its establishment, it is
understandable median income has both decreased, and increased, since 2006. For the purposes of
comparison, 2016 median household income in British Columbia was $69,979.
Figure 4 illustrates the similarities between 2006 and 2016 – both years have higher percentages of
households earning more than $100,000, while in 2011, there was a larger percentage of low-income
households, earning less than $20,000. With new permanent jobs associated with industry, it is expected that
households with higher paying jobs will continue to represent a large percentage of all households in Kitimat.

Table 7: Average and Median Total Household Income, District of Kitimat (2006-2016)
Community
Kitimat

2006

2011

2016

Average Income

$92,707

$86,841

$107,834

Median Income

$88,269

$71,934

$92,294

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Figure 4: Percentage of Total Households in Specified Income Brackets, District of Kitimat (2006-2016)

2006

Under $5,000

2011

2016

$5,000 to $9,999
$10,000 to $14,999

Income information for 2016 is
based on 2015 tax-filer data. In
2015, minimum wage in B.C. was
$10.45 per hour. This translates
to a yearly wage of $20,378.

$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,000
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000+
0%

5%

10%

15%

20%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population
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Table 8: Number of Total Households in Specified Income Brackets, District of Kitimat (2006-2016)
2006

2011

2016

Under $5,000

40

95

45

$5,000 to $9,999

45

120

20

$10,000 to $14,999

40

120

55

$15,000 to $19,999

105

130

70

$20,000 to $24,999

145

100

90

$25,000 to $29,999

90

55

105

$30,000 to $34,999

100

120

75

$35,000 to $39,999

100

130

90

$40,000 to $44,999

95

145

120

$45,000 to $49,999

160

125

140

$50,000 to $59,999

240

335

250

$60,000 to $69,999

185

240

250

$70,000 to $79,999

250

225

260

$80,000 to $89,999

280

165

140

$90,000 to $99,999

215

260

215

$100,000 to $124,999

670

405

420

$125,000 to $149,999

375

320

405

$150,000 to $199,999

335

370

405

$200,000+

160

185

335

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 9: Average and Median Renter Household Income, District of Kitimat (2006-2016)
Community
Kitimat

2006

2011

2016

Average Income

$53,611

$59,191

$72,119

Median Income

$45,041

$43,882

$56,208

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Renter households earn less than owner households, which is typical of most communities in British Columbia,
and Canada. Again, 2011 indicates a larger proportion of lower-income renters and homeowners when
compared to 2006 and 2016. Figure 5 demonstrates there has been significant growth among high-income
earning renter households, as they now comprise 27% of all renter households, an increase of 12% from 2011.
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Figure 5: Percentage of Renter Households in Specified Income Brackets, District of Kitimat (2006-2016)
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,000
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000+

2006

0%

5%

2011

2016

10%

15%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 10: Number of Renter Households in Specified Income Brackets, District of Kitimat (2006-2016)
2006

2011

2016

Under $5,000

15

35

15

$5,000 to $9,999

40

70

20

$10,000 to $14,999

25

90

25

$15,000 to $19,999

50

55

40

$20,000 to $24,999

65

30

40

$25,000 to $29,999

50

25

40

$30,000 to $34,999

40

55

15

$35,000 to $39,999

30

40

35

$40,000 to $44,999

35

55

60

$45,000 to $49,999

55

35

45

$50,000 to $59,999

55

55

65

$60,000 to $69,999

45

45

30

$70,000 to $79,999

30

60

40

$80,000 to $89,999

40

20

0

$90,000 to $99,999

30

50

45

$100,000 to $124,999

45

25

85

$125,000 to $149,000

35

30

60

$150,000 to $199,999

10

30

30
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2006

2011

2016

10

35

20

$200,000+

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 11: Average and Median Owner Household Income, District of Kitimat (2006-2016)
Community
Kitimat

2006

2011

2016

Average Income

$102,095

$95,076

$116,978

Median Income

$99,174

$85,948

$98,598

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Figure 6: Percentage of Owner Households in Specified Income Brackets, District of Kitimat (20062016)
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,000
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and over

2006

0%

5%

10%

15%

2011

2016

20%

25%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 12: Number of Owner Households in Specified Income Brackets, District of Kitimat (2006-2016)
2006

2011

2016

Under $5,000

20

60

30

$5,000 to $9,999

10

50

0

$10,000 to $14,999

15

25

25

$15,000 to $19,999

50

75

35

$20,000 to $24,999

80

70

45

$25,000 to $29,999

35

35

60

$30,000 to $34,999

55

60

60
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$35,000 to $39,999

65

95

55

$40,000 to $44,999

60

90

65

$45,000 to $49,999

110

95

100

$50,000 to $59,999

185

280

190

$60,000 to $69,999

140

195

220

$70,000 to $79,999

220

160

220

$80,000 to $89,999

235

140

135

$90,000 to $99,999

180

210

165

$100,000 to $124,999

625

390

340

$125,000 to $149,999

340

290

345

$150,000 to $199,999

325

335

380

$200,000+

155

150

315

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Economic Sectors & Labour Force
The total number of workers in Kitimat has decreased since 2006, from 4,725 to 4,230 workers. In 2016, the
construction and manufacturing industries comprised the largest number of workers, 700 and 840
respectively. From 2006 to 2016, the number of workers in the manufacturing industry declined by 1,195,
while the number of workers in the construction industry increased by 500. These changes can likely be
attributed to sector modernization, including retirements and natural reductions. In 2006, the manufacturing
industry was comprised of employees who worked at Methanex, Eurocan and Rio Tinto Alcan. In 2011, the
number of workers in the manufacturing industry decreased, as Methanex and Eurocan were no longer major
employers. From 2011 – 2016, this trend continued, albeit to a lesser degree as the Kitimat Modernization
Project resulted in an increase in the number of workers employed by Rio Tinto Alcan.

Table 13: Total Number of Workers, District of Kitimat (2006-2016)
Community

2006

2011

2016

Kitimat

4,725

4,270

4,230

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population
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Figure 7: Number of Workers by Industry, District of Kitimat (2006-2016)
Public administration
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Other services (except public administration)
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Administrative and support, waste management…
Management of companies and enterprises
Professional, scientific and technical services
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Manufacturing
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Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

The unemployment rate in Kitimat has increased since 2006 and is currently higher than the provincial average
of 6.7%.

Table 14: Unemployment Rate and Participation Rate, District of Kitimat (2006-2016)
Community
Kitimat

2006

2011

2016

Unemployment Rate

9.5%

11.8%

12.5%

Participation Rate

65.2%

61.3%

62.9%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

According to the 2016 Census, 110 residents were commuting within the Kitimat census subdivision (i.e.
Kitimat and Kitamaat); 80 residents were commuting to different census subdivisions (i.e. Kitimat and Terrace)
and 10 residents worked in a different province/territory.

Table 15: Commuting Destination, District of Kitimat (2016)
Community
Kitimat

Within Census

To Different Census

To Another

Subdivision

Subdivision

Province/Territory

110

80

10

Source: Statistics Canada, 2016 Census of Population
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Anticipated Population & Units
Anticipated Population
Population projections have been completed by the District of Kitimat, using an economic base sector model
and assumptions related to the number of potential permanent jobs associated with industry. For the purposes
of this study, a medium scenario has been used, which considers the impacts of LNG Canada (4 trains),
ongoing base export industry jobs associated with Rio Tinto Alcan (RTA), Pacific Traverse Energy – Kitimat LPG
Export Project, and associated “shadow” jobs. The District has determined there is a strong relationship of 1
shadow job (nurse, server, hotel worker) for every 1 basic job. The total population is derived from the existing
population, plus the projected population, which is equivalent to the number of jobs, multiplied by 2.3. These
projections were completed for 2021, 2026, and 2031.
BC Statistics provides municipal population estimates up to 2018. In order to determine the projected
population for 2019, 2020, 2022, 2023, 2024 and 2025, a proportional increase was applied to BC Statistics’
2018 municipal population estimate for Kitimat of 8,513 to reach the projection numbers provided by DOK for
2021 and 2026. To determine the anticipated age group distribution, BC Statistics projections for the Kitimat
Local Health Area were used to determine the proportional percentage of each age group for the next ten
years. These proportional percentages were applied to the total projected population to determine the age
group breakdown. While the Kitimat Local Health Area does not correspond with the geographic boundaries
of the District Municipality, the general trends used by BC Statistics are useful to determine how the
population is projected to change over the next ten years.
Between 2016 and 2026, the population is projected to increase by 1,798 people, or by 21.2%. This reverses
the trend of the previous ten years, which saw Kitimat experience an annual growth rate of -0.95%. With regard
to age group distribution, the population remains relatively constant between 2016 and 2026, with slight
decreases to the percentage of population in the 25 – 64 age group, and slight increases to the percentage of
the population in the 65 – 84 age group. The anticipated average age of the population is expected to
increase slightly – from 40.4 in 2016, to 42.6 in 2026.

Table 16: Anticipated Population, District of Kitimat (2016 to 2026)
Community
Kitimat

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

8,493

8,490

8,513

8,906

9,299

9,691

9,811

9,931

10,051

10,171

10,291

Source: BC Statistics, District of Kitimat

Table 17: Population Change, District of Kitimat (2016 to 2026)
Community
Kitimat

2016 Population

2026
Population

8,493

10,291
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Absolute
Change,
2016-2026
1,798

Percent
Change,
2016-2026
21.2%

Annual Growth
Rate
2.1%
18

Source: BC Statistics, District of Kitimat

Table 18: Anticipated Age Group Distribution, District of Kitimat (2016 to 2026)
Age
Group
0 - 14

2016

2018

2020

2022

2024

2026

1,432

1,449

1,541

1,615

1,634

1,619

15 - 19

466

441

519

538

588

589

20 - 24

462

405

484

557

576

624

25 - 64

4,817

4,782

5,076

5,231

5,243

5,253

65 - 84

1,170

1,279

1,496

1,666

1,804

1,968

85+

146

156

183

204

207

239

Source: BC Statistics, District of Kitimat

Figure 8: Anticipated Age Group Distribution, District of Kitimat (2016 to 2026)
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5%
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6%
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85+

56%
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57%
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2020
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14%
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20%

30%

40%

50%

60%
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Source: BC Statistics, District of Kitimat
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Table 19: Anticipated Average Age, District of Kitimat (2016 to 2026)
Community

2016

2018

2020

2022

2024

2026

Kitimat

40.4

40.8

41.3

41.8

42.2

42.6

Source: BC Statistics, District of Kitimat

Anticipated Households
The anticipated number of households is expected to increase gradually, from 3,693 to 4,283, which reflects
the population growth outlined in Table 16. As the population grows, BC Statistics projections for the Kitimat
Local Health Area indicate household size is also expected to increase. For the purposes of this study, the
2016 Census average of 2.3 persons per unit was used as a baseline in 2016. This measurement has been
increased to reflect the proportional growth in the persons per unit calculation used by BC Statistics for the
Kitimat Local Health Area. While the Local Health Area does not correspond with the geographic boundaries
of the District of Kitimat, the general trends used by BC Statistics are useful to determine how household size
will change over the next ten years.

Table 20: Anticipated Households, and Household Size, District of Kitimat (2016 to 2026)
2016

2018

2020

2022

2024

2026

Total Number of Households

3,693

3,683

4,008

4,169

4,207

4,283

Household Size

2.3

2.31

2.32

2.35

2.39

2.40

Source: BC Statistics, Consultant Projections

Anticipated Housing Units
The anticipated number of housing units required in Kitimat considers the population projections and persons
per unit assumptions to identify the total number of housing units that may be needed between 2016 - 2026.
This exercise has been completed to demonstrate the logical consequences of applying particular
assumptions to the projected number of residents in Kitimat, and the numbers outlined below will need to be
re-visited if population growth deviates significantly from the “medium” scenario used in this report. Table 21
indicates the total number of housing units is anticipated to increase from 3,693 in 2016, to 4,283 in 2026, as
per the anticipated population growth and household size assumptions.

Table 21: Anticipated Number of Units, District of Kitimat (2016 to 2026)
2016

2018

2020

2022

2024

2026

Total Number of People

8,493

8,513

9,299

9,811

10,051

10,291

Total Number of Units

3,693

3,683

4,008

4,169

4,207

4,283

Household Size

2.3

2.31

2.32

2.35

2.39

2.40

Source: BC Statistics, Consultant Projections
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The total anticipated housing units are further divided by unit type in Table 22. Census data demonstrates
there has been an increase in the number of one-person households between 2006 and 2016, and
stakeholder consultation indicates there is a need for additional seniors-oriented housing, which is typically
comprised of one- and two-bedroom units. If the housing units constructed over the next ten years respond to
these trends, it is likely there will be a larger share of one- and two-bedroom units. Table 22 outlines the
implications of this scenario.

Table 22: Anticipated Number of Units by Size, District of Kitimat (2016 to 2026)
2016

2018

2020

2022

2024

2026

0 Bedroom Units (Bachelor)

11

10

10

11

11

11

1 Bedroom Units

180

224

243

253

255

260

2 Bedroom Units

503

550

599

623

629

640

3 Bedroom Units

3,000

2,899

3,155

3,282

3,312

3,372

Total

3,693

3,683

4,008

4,169

4,207

4,283

Source: BC Statistics, Consultant Projections
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Housing Indicators
This section provides baseline data of the District’s current housing availability, suitability, and affordability
across the entire housing continuum from basic shelter to market housing. These indicators demonstrate the
extent to which housing needs have changed over the last 10 years. The housing indicators in this section were
compiled from a variety of data sources, including BC Housing, BC Assessment, CMHC, District of Kitimat and
Statistics Canada.

Housing Tenure
Between 2006 and 2016, the number of renter and owner households has fluctuated. Renters currently
comprise 20% of households, which is below the provincial average of 32%. Given Kitimat’s more rural context,
and historically affordable homeownership, a larger proportion of owner households is representative of the
context. The percentage of renter households in subsidized housing has decreased from 14% in 2011, to 7.7%
in 2016.

Table 23: Housing Tenure by Household, District of Kitimat (2006-2016)
2006

2011

2016

#

%

#

%

#

%

Renter

700

19%

835

23%

715

20%

Owner

2,925

81%

2,810

77%

2,785

80%

Total

3,625

3,645

3,500

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 24: Renter Households in Subsidized Housing, District of Kitimat (2016)
2006
Households

2011

2016

#

%

#

%

#

%

Not Available

Not Available

120

14%

55

7.7%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Housing Mix
Single-detached homes are the predominant form of housing in Kitimat, comprising about 2,300, or 66%, of
occupied dwellings, as illustrated in Figure 9. It should be noted that in 2016, there were no apartment
buildings with five or more storeys. The majority of Kitimat’s housing is comprised of 3+ bedroom units, and
80% of housing in Kitimat was constructed before 1980. Older housing may be associated with poor
conditions, which is the case in Kitimat: 12% is in need of major repairs.
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Figure 9: Percentage Breakdown by Structural Type of Units, District of Kitimat (2016)
2%
Single-Detached

10%

2%

Semi-Detached
9%
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11%

Apartment or Flat in a Duplex

66%

Apartment with fewer than 5 storeys
Movable Dwelling

Source: Statistics Canada, 2016 Census of Population

Table 25: Number Breakdown by Structural Type of Units, District of Kitimat (2016)
Housing Mix

2016

Single-Detached

2,300

Semi-Detached

400

Row House

310

Apartment or Flat in a Duplex

55

Apartment with fewer than 5 storeys

355

Apartment with more than 5 storeys

0

Other Single-Attached House

5

Movable Dwelling

80

Source: Statistics Canada, 2016 Census of Population

Table 26: Number Breakdown by Size of Unit, District of Kitimat (2016)
Housing Size

2016

0 bedrooms (bachelor)

10

1 bedroom

170

2 bedrooms

480

3+ bedrooms

2,840

Source: Statistics Canada, 2016 Census of Population
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Figure 10: Percentage Breakdown by Date Built, District of Kitimat (2016)
2% 1%
Pre-1960

5%

1961-1980
11%
40%

1981-1990
1991-2000

41%

2001-2010
2011-2016

Source: Statistics Canada, 2016 Census of Population

Table 27: Number Breakdown by Date Built, District of Kitimat (2016)
Age of Housing

2016 (#)

Pre-1960

1,400

1961-1980

1,415

1981-1990

380

1991-2000

175

2001-2010

80

2011-2016

50

Source: Statistics Canada, 2016 Census of Population
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Figure 11: Housing Condition, District of Kitimat (2016)

12%

88%

Major Repairs Needed

Only Regular Maintenance or Minor
Repairs Needed

Source: Statistics Canada, 2016 Census of Population

Changes in Housing
Building permit data was analyzed to gain a better understanding of the changes that have occurred in
Kitimat’s housing over the past 10 years. The building permit data includes information on the number of
demolition permits and occupancy permits issued by the District. It should be noted that the building permit
statistics also include renovations and may not exclusively reflect the number of new units constructed.
The number of demolition permits issued by the District of Kitimat has fluctuated between 2005 and 2018. The
highest annual number of demolition permits issued by the District between 2008 and 2017 was 73, in 2011,
and the lowest number of demolition permits issued was 6, in 2015. Occupancy permits have been issued
more consistently, with two peaks in 2009 and 2015 of 20 permits per year. Figure 13 indicates the majority of
residential construction that has occurred in Kitimat since 2005 has been in the form of single-detached units,
which reflects the housing mix illustrated in Figure 9.
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Figure 12: Housing Construction, District of Kitimat (2008-2018)
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Figure 13: Residential Occupancy Permits by Structure Type, District of Kitimat (2005-2018)
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Market Housing
Housing Values
Table 28 provides average and resale prices for different unit types. The trends evident here are similar to
those depicted in Figure 19 — sale prices increased significantly in 2013/2014, as a result of increased demand
related to the Kitimat Modernization Project (KMP). Following that period of economic growth, average and
median prices experienced a decline, which continued to 2017. With the prospect, and then reality, of
consistent economic activity related to LNG Canada, prices rose substantially in 2018. Figure 14 provides
average assessed values for single-detached homes, and given that data for 2019 is not yet available, the
assessed values remain quite low. Consequences of the “booming” economic climate have yet to take hold.

Table 28: Average and Median Sale Prices by Structural Type, District of Kitimat (2005 - 2018)
Year

Apartment

Half Duplex

Townhome

Detached House

Average

Median

Average

Median

Average

Median

Average

Median

2005

*

*

$40,220

*

$67,783

*

$101,297

*

2006

$129,000

$63,000

$76,932

$62,000

$62,579

$55,000

$123,203

$113,000

2007

*

*

$63,401

$59,630

$71,789

$55,000

$143,486

$127,500

2008

*

*

$84,020

$64,000

$87,616

$69,000

$232,416

$240,000

2009

*

*

$77,062

$73,000

$92,250

$85,000

$170,626

$147,500

2010

$59,900

$59,900

$60,214

$43,000

$145,375

$89,000

$143,031

$136,000

2011

$43,000

$43,000

$80,286

$62,000

$75,530

$59,000

$146,337

$130,000

2012

$93,000

$63,500

$101,589

$95,000

$81,114

$78,500

$181,074

$163,000

2013

*

*

$136,017

$122,000

$109,775

$102,000

$238,411

$227,500

2014

$165,000

$165,000

$221,168

$195,000

$252,740

$288,500

$318,046

$323,000

2015

*

*

$172,315

$170,000

$163,800

$137,000

$298,624

$307,300

2016

*

*

$205,272

$162,000

$130,380

$114,900

$279,285

$253,900

2017

*

*

$151,631

$92,000

$92,500

$92,500

$222,602

$202,000

2018

$181,500

$178,000

$184,179

$191,000

$163,441

$160,000

$298,200

$283,000

Source: Northern Real Estate Board (NREB), *No sales were made

The data presented in this table demonstrates price increases have occurred, and given the economic context,
are likely to continue to occur. The median sale price of a detached home in 2018 was $283,000, which
represents an increase of 29%, from $202,000 in 2017 to to $283,000 in 2018. In order to understand how
prices have changed over the course of this past year, a further analysis was completed of NREB data for 2019.
As of October 2019, the median sale price of a detached home was $380,000. This demonstrates the extent to
which sale prices have been impacted by the positive FID, and the HAPNA will further examine the
implications of such significant changes in average sale prices.
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Figure 14: Average Assessed Values — Single-Detached Units, District of Kitimat (2005-2018)
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Purpose-Built Rental Housing
CMHC reports on average rents, vacancy rates and the total number of purpose-built rental units in
communities across Canada. However, it should be noted that CMHC does not provide publicly available
housing data for Kitimat. The majority of the data in this section is from the District of Kitimat’s Housing Fact
Sheet, which encompasses custom information obtained from CMHC and the District’s building permit data.
Figure 15 illustrates the changes that have occurred in the rental market between June 2015 and October
2018. The estimated number of rental units off-market has increased slightly, along with the number of social
housing units. Overall, the number of rental market units has remained relatively constant. Two-bedroom
apartment rental units represent the majority of the purpose-built rental units in Kitimat, as demonstrated in
Figure 16.
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Figure 15: Rental Market Estimate, District of Kitimat (2015-2019)
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Figure 16: Purpose-Built Rental Units - Number Breakdown by Size, District of Kitimat (2019)
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VACANCY RATES
Kitimat’s rental vacancy rates have significantly fluctuated between 2005 and 2018, reaching a high of 44.1% in
2018 and a low of 1% in 2013. This is indicative of the economic climate in Kitimat, which has experienced
substantial growth and decline over the last 13 years. Since the positive Final Investment Decision in October
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2018, vacancy rates have declined from 44% to 19%, which is a substantial decline over a one-year period;
however, 19% is still much higher than what is considered to be a “healthy” rental vacancy rate.

Figure 17: Rental Vacancy Rate, District of Kitimat (1998 – 2019)
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Source: Canada Mortgage and Housing Corporation, LNG Canada

Vacancy data by unit type is available from 2015-2018, and indicates rental vacancy rates have increased since
2015, when vacancy levels reached historic lows, due to KMP. Following the completion of that work, vacancy
rates began to increase substantially. Two bedroom apartment units reached a peak of 56% in 2018, while two
bedroom townhouse units reached a peak of 67% in 2017. Three bedroom apartment units rose from 5% in
2017, to 26% in 2018. Three bedroom units have remained at a 44% vacancy level since 2017. These vacancy
rates are significant, and associated implications will be explored in further detail in the Housing Action Plan
and Needs Assessment.
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Figure 18: Rental Vacancy Rates by Unit Type, District of Kitimat (2015-2019)
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RENTAL PRICES
Rental housing in Kitimat has historically been affordable for many residents. As per Figure 19, rental prices
experienced a decline between 2015-2017, as KMP had concluded, and there was limited industrial activity.
With the possibility of LNG Canada, and then a positive FID to proceed, rental prices increased dramatically in
2018. This is reflective of the increases that occurred prior to, and during KMP in 2013/2014. The implications
of such significant increases will be explored in further detail in the Housing Action Plan and Needs
Assessment.
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Figure 19: Average Rental Prices by Structure Type and Unit Size, District of Kitimat (2015-2019)
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Non-Market Housing
Affordable, non-market housing refers to housing available for below market rents or prices, ranging from
emergency shelters through various forms of supportive to rent-geared-to-income (RGI) rentals and housing
co-operatives. The lower rents are maintained as a result of ongoing government subsidy or created through a
collection of rents and donations on a not-for-profit business model.
BC Housing is the central agency that supports and funds programs and affordable housing in the province.
The statistics presented in this section were collected by BC Housing for the District of Kitimat, accurate as of
2019. The statistics identify rent supplements, emergency and temporary beds, supportive housing, and
independent social housing in Kitimat. It should be noted that there may be additional non-market housing
offered in addition to the units where BC Housing has a financial relationship. These housing providers
manage their own applications and are not in partnership with BC Housing or affiliated with the Housing
Registry. As such, these applications and placements are not recorded by BC Housing, and are not included in
the following section.
In March 2019, BC Housing’s Housing Registry included 49 subsidized housing units which are designed and
operated to serve vulnerable people in Kitimat. As is evident in Table 29, there has been an increase in the
number of non-market housing units in the District since the previous Housing Action Plan was completed in
2015, from 44 units to 49 units. Between 2014 and 2019, the number of residents on BC Housing’s waitlist has
also increased — from 5 applicants to 16.
The number of subsidized housing units is anticipated to increase, given there is a new transition house for
women and children fleeing violence underway. This project is being funded by the Building BC: Womens’
Transition Housing Fund as part of a partnership with Tamitik Status of Women Association, the Haisla Nation,
and DOK. The new mixed-use building will include up to 14 beds of transition housing and 10 beds of secondstage housing for women and children. The project will also include 20 new affordable rental homes, including
10 accessible units for women and families in need.
Table 30 indicates 20 residents received rental assistance supplements under BC Housing’s Shelter Aid for
Elderly Renters (SAFER) and Rental Assistance Program (RAP). This represents a minor increase from 9
recipients in 2014 to 20 in 2019. The RAP program is a housing subsidy providing to eligible low-income,
working families with cash assistance to help with monthly rent payments in the private market. The SAFER
program is a housing subsidy for seniors with low to moderate incomes to help make private market rents
affordable. Homeless rent supplements are administered through Tamitik Status of Women (TSW) and the
Kitimat Community Development Centre (CDC). TSW receives 15 subsidies of a maximum of $450 per month,
and CDC receives 10 subsidies of a maximum of $450. These organizations use their discretion in providing
rental assistance to those persons experiencing homelessness or being at-risk of homelessness. Table 30
provides a summary of these programs.
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Table 29: Total Number of Subsidized Housing Units, District of Kitimat (2014, 2019)
Year

Transitional Supported and

Independent

Rental Assistance

Assisted Living

Social Housing

in the Private

Total Units

Market
Frail

Special

Women and

Low

Low

Seniors

Needs

Service

Children

Income

Income

Allocation

Fleeing

Families

Seniors

Group Subtotal

9

Violence

2014

15

0

8

0

12

2019

15

7

12

6

9

44
49

Source: BC Housing

Table 30: Number of Rent Supplement Recipients, District of Kitimat (2014, 2019)
Emergency Shelter and

Rent Assistance in Private Market
Year

Housing for the Homeless

SAFER & RAP

Homeless Rent
Supplements

2014

9

-

2019

20

25

Source: BC Housing

Table 31: Applicants on Waitlists for Subsidized Housing, District of Kitimat (2014, 2019)
Types of Units
Year

Family

People with

Seniors

Disabilities

Wheelchair

Singles

Total

Modified

2014

-

-

-

-

-

5

2019

-

8

-

-

5

16

Source: BC Housing
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Households in Core Housing Need
Affordability in Kitimat is a contentious issue, and is closely related to the economic changes that have
occurred in the District since KMP. Prior to that project moving ahead, rental affordability was attainable for
most residents. In 2013, demand grew significantly, and as a result, vacancy levels fell to historic lows, and
rental prices rose to unprecedented levels. Since KMP’s completion, the rental and homeownership markets
have moderated to some degree — up until 2018, when the Final Investment Decision (FID) to proceed with
LNG Canada was reached. The economic upswing associated with this project has led to speculation, as
property owners are waiting to rent or sell at the market peak. Given these factors, rental and homeownership
prices experienced dramatic increases between 2017 and 2019, and housing that was affordable for many
households is now out of reach.
The forthcoming Housing Action Plan and Needs Assessment will include additional information related to
affordability, focused on specific households that are most challenged to secure suitable, and adequate
housing. For the purposes of this report, core housing need is used to measure affordability, as outlined in
the Guide to Requirements for Housing Needs Reports. The following section provides an explanation of the
metrics that comprise core housing need.
•

Statistics Canada specifies, “A household is said to be in ‘core housing need’ if its housing falls below
at least one of the adequacy, affordability or suitability standards and it would have to spend 30% or
more of its total before-tax income to pay the median rent of alternative local housing that is
acceptable (meets all three housing standards).”

•

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

•

Affordable housing has shelter costs equal to less than 30% of total before-tax household income.

•

Suitable housing has enough bedrooms for the size and composition of resident households
according to National Occupancy Standard (NOS) requirements.

•

Non-family households with at least one maintainer aged 15 to 29 attending school are considered not
to be in ‘core housing need’ regardless of their housing circumstances. Attending school is considered
a transitional phase, and low incomes earned by student households are viewed as being a temporary
condition.

•

A household is in severe core housing need if it is in core housing need and spending at least 50% of
its income on shelter costs.

The following tables demonstrate renters are consistently faring worse than homeowners on all housing
standards, and particularly with affordability. In 2016, 31.4% of renter households were spending 30% or more
of income on shelter costs, compared to 5.6% of owner households. Overall, affordability has improved
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somewhat for those residents most challenged to afford housing, as the number of households in extreme
core housing need decreased from 4.9% to 2.5% from 2011 to 2016. While this is a positive trend, the
percentage of households in core housing need increased slightly, from 7.2% in 2011 to 7.6% in 2016. In
terms of adequacy, the percentage of dwellings in need of major repair increased between 2011 and 2016,
likely as a result of Kitimat’s aging housing. The percentage of households in overcrowded dwellings has
improved over time, and currently represents only 1.6% of all households. These standards provide a snapshot
of the housing challenges experienced by Kitimat residents, and a more thorough analysis will be completed
in the upcoming Housing Action Plan and Needs Assessment.

Table 32: Households Spending 30%+ of Income on Shelter Costs, District of Kitimat (2006-2016)
2006

2011

2016

#

%

#

%

#

%

Renter

210

30.9%

225

28.8%

215

31.4%

Owner

105

3.6%

215

8.0%

155

5.6%

Total

310

8.7%

440

12.6%

365

10.6%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 33: Households in Dwellings Requiring Major Repairs, District of Kitimat (2006-2016)
2006

2011

2016

#

%

#

%

#

%

Renter

100

14.7%

165

21%

135

19.7%

Owner

225

7.8%

105

3.8%

265

9.6%

Total

320

9.0%

265

7.6%

395

11.5%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 34: Households in Overcrowded Dwellings, District of Kitimat (2006-2016)
2006

2011

2016

#

%

#

%

#

%

Renter

65

9.6%

25

3.2%

20

2.9%

Owner

65

2.3%

15

0.6%

30

1.1%

Total

125

3.5%

40

1.1%

55

1.6%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 35: Households in Core Housing Need, District of Kitimat (2006-2016)
2006

2011

2016

#

%

#

%

#

%

Renter

110

16.2%

190

24.4%

170

24.8%

Owner

30

1.0%

70

2.6%

90

3.3%

Total

145

4.1%

250

7.2%

260

7.6%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population
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Table 36: Households in Extreme Core Housing Need, District of Kitimat (2006-2016)
2006

2011

2016

#

%

#

%

#

%

Renter

55

8.1%

130

16.7%

45

6.6%

Owner

10

0.3%

45

1.7%

35

1.3%

Total

65

1.8%

170

4.9%

85

2.5%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population
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Next Steps
This Indicators Report is an important first step in understanding trends related to Kitimat’s population,
economy and housing. Findings from this report, along with key conclusions identified in the Consultation
Summary Report, will be used to determine which population groups are most challenged to afford suitable,
and adequate housing, and to identify housing gaps along the housing continuum. The final Housing Action
Plan and Needs Assessment will use the quantitative information contained within this report to inform
recommendations, and strategies to address areas of housing need.
This process is intended to equip the District with the tools needed to navigate the housing consequences of
the economic upswing currently underway. With the many “booms” and “busts” that have occurred over the
last few decades, Kitimat is well-positioned to sustain periods of economic growth and decline, and this study
will help to outline an approach to ensure housing needs and gaps are sufficiently addressed over the next five
years.
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Draft HAPNA | District of Kitimat | January 2020

CONSULTATION SUMMARY
REPORT
Prepared for the District of Kitimat
December 2019 | CitySpaces Consulting

Table of Contents
Introduction ........................................................................................................................................................4
Overall Key Themes ...........................................................................................................................................5
Consultation Activities .......................................................................................................................................7
Communications and Awareness .............................................................................................................................7
Post-it Posters ..............................................................................................................................................................7
Workshops ...................................................................................................................................................................8
Key Stakeholder Interviews .......................................................................................................................................8

What We Heard ..................................................................................................................................................9
Post-it Posters ..............................................................................................................................................................9
Housing Committee Workshop ..............................................................................................................................10
Council Workshop ....................................................................................................................................................12
Key Stakeholder Interviews .....................................................................................................................................14

Next Steps ........................................................................................................................................................16

3

Consultation Summary Report | District of Kitimat | December 2019

Introduction
In September 2019, the District of Kitimat (DOK) engaged CitySpaces Consulting to prepare an
update to the Housing Action Plan and Needs Assessment (HAPNA) previously completed in
February 2015. Given the changing economic climate, this update is timely, and will provide a
roadmap for DOK to prioritize solutions and respond to fluctuating market conditions strategically.
Additionally, the HAPNA provides an opportunity to fulfill new legislative requirements, introduced
in April 2019, that require all municipalities and regional districts in B.C. to complete housing needs
reports.
As part of this process, quantitative information is summarized in a forthcoming Housing Indicators
Report, which will provide baseline information on key housing indicators, and will include
population and unit projections to demonstrate the extent to which Kitimat will grow over the next
five years. The report contains information pertaining to non-market and market housing, and
provides an indication of the extent to which rental and homeownership prices have fluctuated in the
last decade. To supplement this information, stakeholder consultation was completed with
representatives from social service organizations, non-profit housing providers, industry, property
managers, realtors, local government and other relevant community members. These engagement
activities produced important qualitative data that will be used alongside the information outlined in
the Housing Indicators Report to determine the housing needs and gaps in the region.

This report summarizes the outcomes of a Fall 2019 community engagement process. The
engagement activities included post-it posters, workshops with DOK Housing Committee and
Council, and key stakeholder interviews. The findings from these activities will help to inform future
project phases and the policy development process.
4

Consultation Summary Report | District of Kitimat | December 2019

Overall Key Themes
The key themes identified in discussions with stakeholders and workshop attendees are outlined
below.

SUMMARY OF TOP ISSUES:
Implications of a “Booming” Economy: Economic growth related to industry has created a
community of “haves” and “have-nots”. Those who are able to benefit from the financial climate are
in a preferential position to more vulnerable residents, who are detrimentally impacted by the rising
costs of rental housing.
Rental Housing: The cost to rent housing has risen significantly and many people cannot afford
market rents. There is some indication industrial and construction contractors may be providing
LOAs, which would contribute to the increases in rental housing prices since over the last two years.
Vacant Units: Property owners are keeping units vacant to maximize potential profits when units are
rented, or sold at a premium.
Condition of Housing: Given that 80% of Kitimat’s housing stock was constructed before 1980, units
are in need of major repair and there is a concern residents may be in housing that is not adequate.
Workforce Housing: The lack of affordable rental housing has impacted community livability.
Professionals and low-income residents cannot afford housing, which has resulted in retail vacancies,
and shortages of local tradespeople.
Diversity of Housing Types: There is demand for alternate forms of ground-oriented housing, such
as townhouses, carriage houses and coach houses.

SUMMARY OF TOP PRIORITIES:
Seniors: Seniors represent many different income groups, but there is a growing consensus that
additional supply, or retrofits to the existing stock, will be needed to meet the housing demands of
an aging population.
First-Time Home Buyers: Young people looking to enter the homeownership market are challenged
to do so, given the significant price escalations that have occurred in the last two years.
Low-income Households: Low-income single parents, families and single people are in need of
housing. There is not enough affordable and subsidized housing for this population. Indigenous
households are included within this group.
Vulnerable Residents: Vulnerable adults and youth who have mental health issues and/or addictions
need extra support in securing and keeping housing.

5
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Persons with Disabilities: With the older housing stock in the District, many units are not accessible
and persons with disabilities struggle to find affordable housing that meets their needs.
Women and Children Fleeing Violence: The existing transition house is consistently over-capacity,
and while the new TSW project will help to alleviate this need, this population group is still
particularly challenged to secure safe, and affordable housing.

STAKEHOLDERS IDENTIFIED THE FOLLOWING POLICIES/TOOLS TO CONSIDER:
Policy and Local Government Actions:
•

Explore tenant protection policies to limit displacement and ensure security of tenure.

•

Consider the feasibility of introducing a vacancy tax for properties left unoccupied for a
specified period of time.

•

Complete best practices research on how other municipalities have managed to revitalize
aging housing stock. Research funding streams available for renovation and capital
replacement of rental housing units.

•

Promote energy-efficient building design, and consider innovative housing models, such as
co-housing. Zoning amendments to permit detached accessory dwelling units (i.e., carriage
house) should also be explored.

•

Ensure data collection is completed regularly to gauge how market conditions are changing.

•

Consider modular construction techniques as a rapid response to the need for more
affordable rental units for vulnerable residents, particularly single men.

•

Explore accessibility standards and consider implementing requirements in new
developments to ensure buildings are designed to be either accessible or adaptable.

Partnerships:
•

Work with the provincial government to increase the number of rental subsidies that are
provided in Kitimat.

•

Consider partnerships with Canada Mortgage and Housing Corporation.

•

Maintain close relationships with industry partners in Kitimat and the surrounding area.

Support and Education:
•

An emphasis on education and support was made, particularly related to tenant awareness.
Prioritize sessions for tenants, landlords and non-profit housing providers on the Residential
Tenancy Act, and their respective rights under existing legislation.
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Consultation Activities
Communications and Awareness
DOK’s website is the primary tool that will be used to inform the community about this Housing
Action Plan and Needs Assessment and to provide opportunities to engage with the project team. A
project update will be posted to the website with a link to this report, allowing community members
and Council to review feedback received during consultation activities. DOK’s Facebook page is
another platform with wide-reaching coverage, and project updates have been, and will continue to
be, posted to the page.

Post-it Posters
Prior to the workshops with Housing Committee and Council, post-it posters were placed in five
locations with high levels of pedestrian activity: Kitimat Library, Tamitik, Riverlodge, City Centre Mall,
and the Housing Resource Workers Office. The posters contained the following starter sentences:
•

What does affordable housing look like
to you?

•

I wish my home…

•

I wish Kitimat had housing options like…

•

Kitimat’s biggest housing issue is…

•

Kitimat needs more housing for…

•

I wish my neighbourhood had housing
that…

Residents passing by had the opportunity to write
on the posters and “fill in the blanks”. Overall, this
activity provided some commentary about
residents’ housing-related perspectives, and
helped generate interest and awareness of the
Housing Action Plan and Needs Assessment.
Responses received are summarized in the “What
We Heard” section of this report.

7

Consultation Summary Report | District of Kitimat | December 2019

Workshops
In total, 11 members of the Housing Committee attended a workshop held on November 4th, from
1:30 PM - 3:00 PM at Kitimat’s Municipal Office. A second workshop was held on November 4th, from
5:00 PM - 6:30 PM, with DOK Councillors. These sessions provided an opportunity for the
consultants to report on preliminary findings of the indicators analysis, and group discussions
identified specific housing needs and issues in the community, from the perspective, and based on
the experience, of attendees.
The workshops were structured similarly, and used a PowerPoint presentation to outline key findings
to date. Participants were then asked to engage in an interactive activity, and create a newspaper
page to illustrate the messages they are hearing, and how they are feeling, about the future of
housing in Kitimat. This was followed by a brief group discussion, which provided the facilitators with
a more comprehensive understanding of the areas of concern, and opportunities as related to
housing in Kitimat. Following the interactive activity, the PowerPoint presentation was concluded, and
group discussion was facilitated on the topics of housing needs and gaps, as well as strategies and
opportunities. A summary of the responses received at these workshops can be found in the “What
We Heard” section of this report.

Key Stakeholder Interviews
Twelve one-on-one interviews were completed with individuals from industry (LNG Canada, Kitimat
LNG, Rio Tinto), representatives from the building and development industry, as well as two
interviews with representatives from community-based organizations who were unable to attend the
workshops, or had additional information they wished to provide. The questions asked in these
interviews covered topics discussed in the workshops. Specific questions were tailored to suit
individual stakeholders, in order to ensure information obtained was relevant to the lived experience
of participants. These conversations allowed the consultants to discuss particular issues in greater
detail, such as Living-Out Allowances (LOAs), and other issues that were not captured by quantitative
data measurements. A summary of the responses received during these interviews can be found in
the “What We Heard” section of this report.
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What We Heard
Post-it Posters
Overall, this activity provided some commentary about residents’ housing-related perspectives, and
helped generate interest and awareness of the Housing Action Plan and Needs Assessment.
Comments received are grouped by theme below.

HOUSING AFFORDABILITY:
•

Many of the comments indicated there is a need for more affordable housing in Kitimat,
ranging from subsidized housing to rent-geared-to-income units.

•

Responses received specified low income families, seniors, single people, and youth are
most in need of affordable housing.

A NEED FOR SENIORS HOUSING:
•

Numerous comments emphasized the importance of creating more seniors-oriented housing
in the community, particularly accessible one-storey homes (i.e., no stairs). Responses
indicated a need for additional housing for persons with disabilities, and accessible housing
can fulfill the need for both seniors-oriented housing, and housing for persons with
disabilities.

•

Certain comments indicated a desire for gated seniors housing, and seniors housing centred
around shared communal spaces, such as common outdoor areas.

•

Assisted living was also identified by respondents, and specific design comments
emphasized the importance of creating housing that does not appear institutional.

HOUSING STABILITY:
•

Several responses focused on the need for greater stability within the housing market, and
identified that less fluctuations in price would allow for more affordable housing within the
community.

•

Respondents illustrated the negative realities of increasing rental prices, as renovictions are
occurring more frequently.

A DIVERSITY OF HOUSING OPTIONS:
•

Comments received specified a desire for smaller, newer units, which would require less
maintenance and up-keep. Certain responses indicated the a desire to locate new units close
to transit, and highlighted the importance of location in the development of new housing.
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•

Respondents identified an interest in additional strata condominium developments, and
townhouses in the community. One level units were specifically highlighted as an area of
need.

Housing Committee Workshop
PRIORITY HOUSING ISSUES:
1. The need for affordable and diverse rental housing.
2. Available units are empty as landowners are waiting to rent, or sell units when the market
reaches a peak.
3. Prospective rental tenants are experiencing discrimination based on their employment situation,
and racial, or ethnic origin.
4. Greater security of rental tenure is needed; evictions associated with renovations or resale are a
concern.
5. There is a concern that particular population groups are struggling to find suitable housing that
meets their needs, and available housing is in need of major repair.
6. Capacity limitations in the non-profit housing sector.
7. NIMBY (Not In My Back Yard) opposition to affordable housing projects.
8. Aging population and limited seniors-oriented housing.
9. Older housing stock is not accessible, which creates challenges for persons with disabilities
looking for suitable housing.
10. Accounts of persons experiencing relative homelessness1 are growing, particularly given the
increases in rental prices.

GROUPS THAT FACE THE GREATEST CHALLENGES:
1. Low-income Households: Including singles, youth, families, and those on a fixed income. This
group includes Indigenous households.
2. Vulnerable People: Vulnerable people include those leaving the hospital or incarceration and
those with mental health and/or addictions issues who may be experiencing homelessness or
who are at-risk of homelessness. There is diversity within this population, and it will be important
to assess acuity and determine appropriate housing solutions based on client needs.

Relative homelessness refers to people living in spaces that do not meet basic health and safety standards, and may
include couch-surfing, or sleeping in vehicles.
1
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3. Single Men Experiencing Homelessness: There are no men’s shelters in Kitimat, and social
service providers indicate the need for this type of accommodation has increased since the
previous Housing Action Plan was completed in 2015.
4. Women and Children Fleeing Violence: The transition housing and second-stage housing
currently provided by Tamitik Status of Women (TSW) is consistently over-capacity. While the new
TSW transition house and second stage housing project will help to alleviate this need, women
and children experiencing violence continue to face significant challenges securing safe,
affordable housing.
5. Seniors: Seniors are especially vulnerable, and require housing that is accessible and suited to
their mobility requirements. The majority of the District’s housing is comprised of singledetached homes, and seniors representatives indicated a need for a greater diversity of housing,
with smaller units, which would result in less maintenance.
6. Disabilities: Persons with physical disabilities have a hard time finding appropriate housing and
affording suitable housing on a fixed income.

STAKEHOLDERS IDENTIFIED THE FOLLOWING POLICIES/TOOLS TO CONSIDER:
1. Explore tenant protection policies to limit displacement and ensure security of tenure.
2. Advocate for more assistance from senior levels of government to obtain additional rental
subsidies given the high vacancy levels.
3. Conduct education sessions on tenant rights to ensure residents are well-informed of their rights
under the Residential Tenancy Act.
4. Monitor the use of LOAs given that LNGC has specifically indicated the use of LOAs by
themselves, or any of their contractors, would be a contractual violation.
5. Create more awareness in the community about rental subsidy programs through education and
information campaigns.
6. Explore the possibility of a vacancy tax to ensure units are not left empty when there are
residents in need of housing.
7. Consider modular construction as a rapid response to the need for more affordable rental units
for vulnerable residents, particularly single men.
8. Explore strategies to re-vitalize older housing that is in need of repair. Research funding streams
available for renovation and capital replacement of rental housing units.
9.
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HOUSING TYPES TO CONSIDER:
1. Affordable and accessible seniors housing.
2. Pet-friendly housing.
3. Safe, shelter-rate units.
4. Modular housing projects.
5. Greater diversity of housing form, particularly ground-oriented, low- to mid-density
development.

Council Workshop
PRIORITY HOUSING ISSUES:
1. The ongoing economic upswing associated with LNG Canada and related industry has multifaceted implications. While there are opportunities for growth and development, vulnerable
residents and low-income households are simultaneously struggling to afford the average cost
of rental housing due to increasing prices.
2. There is a need to strictly monitor the use of LOAs as LNG Canada has identified this will be not
their approach, nor the approach used by their contractors. However, it is important to note that
this does not prohibit other industry or contractors from using LOAs.
3. Innovative solutions are needed to address housing needs and gaps in Kitimat, such as modular
housing, co-housing communities, and sustainable building methods.
4. Additional seniors housing is needed in Kitimat. Older residents who would like to remain in the
community are challenged to find affordable housing that meets their needs. A greater diversity
of housing form is required to address this gap.

SUPPORT AND EDUCATION:
1. Tenant rights and awareness sessions should be prioritized given recent renovations and
development in Kitimat.
2. Partnerships can help to address some of the housing needs and gaps identified through this
process, and there is interest from Council to involve industry, and work closely with the Haisla
Nation on these housing challenges.
3. It is recognized that non-profit housing providers and community service organizations
understand the needs of local residents, and it is important to engage these groups when
identifying solutions. Collaborative brainstorming sessions may prove useful in future project
stages.
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STAKEHOLDERS IDENTIFIED THE FOLLOWING POLICIES/TOOLS TO CONSIDER:
1. Consider using a vacancy tax to limit the number of unoccupied units in the District.
2. Explore collective housing models, such as co-housing, with local residents, housing providers,
and representatives from the development community.
3. Advocate for additional rental subsidies from the provincial government to address the growing
disconnect between the rental housing that is available, and the rental housing that is affordable
for low-moderate income households.

DEVELOPMENT AND HOUSING TYPES:
1. Explore energy efficient housing options to promote sustainable building practices and reduce
greenhouse gas emissions.
2. Accessible, ground-oriented seniors housing is needed in Kitimat. Consider the use of stacked
townhouses, and small lot development in areas close to transit and services to address this
need.
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Key Stakeholder Interviews
Key stakeholder interviews were conducted with representatives from LNG Canada, Kitimat LNG, Rio
Tinto, building and development industry, staff, and community members. Interviews were also
conducted with Housing Committee members who were unable to attend the workshop, or had
additional information. See summary in the Workshop section and below.

PRIORITY HOUSING ISSUES:
1. Kitimat’s older housing stock is in need of renovation, yet there are contractor shortages, given
that many of the local tradespeople and contractors are now working for industry.
2. Seniors-oriented housing is a priority, particularly one-storey accessible units. Older units may be
retrofitted to accommodate accessibility requirements, yet the contractors who may be able to
complete this work are not available. There is a lack of assisted and long-term care in the
community; Mountainview Lodge has a two-year waitlist.
3. The rising cost of housing has implications on the provision of core community services in
Kitimat. In order to provide child care and medical services, affordable housing is needed to
retain and recruit day care operators, paramedics, and other essential service staff.
4. Re-sale prices are disconnected from supply; speculative demand is driving substantial increases
in the cost of single-detached homes, and other housing forms.
5. Property owners are keeping some units vacant to maximize potential profits, and rent, or to sell
when the market reaches a peak.

GROUPS THAT FACE THE GREATEST CHALLENGES:
1. Young families and couples looking to enter the homeownership market.
2. Workforce populations, in need of affordable rental housing.
3. Vulnerable populations, particularly those at-risk of experiencing homelessness.
4. Seniors.

STAKEHOLDERS IDENTIFIED THE FOLLOWING POLICIES/TOOLS TO CONSIDER:
Policy and Local Government Actions
1. Consider providing incentives to renovate older housing stock.
2. Facilitate sessions on tenant rights to ensure residents are well-aware of appropriate procedure
and protocol as per the Residential Tenancy Act.
3. Research tenant protection policies to determine if additional supports are required.
4. Create a flexible Housing Action Plan that can adapt to changing market circumstances.
14
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5. Explore the feasibility of introducing zoning permissions for detached accessory dwelling units
(i.e., carriage house) in areas close to the City Centre.
6. Continue to monitor data trends closely, to ensure up-to-date information is available to
decision-makers.
7. Monitor the use of LOAs given that LNGC has specifically indicated the use of LOAs by
themselves, or any of their contractors, would be a contractual violation.
Partnerships
1. Advocate to senior government for additional rental subsidies, given the high cost of rental
housing and the significant vacancy rate.
2. Consider partnership opportunities with LNG Canada, related industry stakeholders, and
developers.
3. Facilitate partnerships between local government, BC Housing and Canada Mortgage and
Housing Corporation.
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Next Steps
The intent of this report is to provide DOK with an overview of the comments received from
stakeholders who participated in the workshops and key stakeholder interviews. This Consultation
Summary Report, combined with findings from the Housing Indicators Report, will be used to inform
the Housing Action Plan and Needs Assessment, which will evaluate the housing supply and needs
against the Housing Continuum to identify housing issues and gaps in the District.
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