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Executive Summary 

Situated in the northwest region in the Province of British Columbia, the District of Kitimat enjoys both a 

natural beauty and a strong industrial heritage, and is recognized as a welcoming community consisting 

of safe neighbourhoods, ample recreational opportunities and historically affordable housing. Kitimat 

shares its rich history with the people of Haisla First Nation, who live in the District and in Kitamaat 

Village on the eastern shore. 

The District of Kitimat is changing dramatically with new economic opportunities, including the Rio Tinto 

Alcan Modernization project and the Enbridge Gateway Pipeline project. It is attracting an influx of 

workers and investment, turning the once affordable community into a more expensive place to live. 

In response to the community’s need for more accessible and affordable housing options, the Kitimat 

Housing Committee was formed to identify and address current and future housing issues. The 

Committee commissioned the development of a Comprehensive Housing Needs Assessment. The 

overarching goals of the Assessment were to:  1) describe the current housing situation, 2) identify the 

current housing needs, 3) forecast future demand, 4) identify the housing gaps, and 5) make 

recommendations for addressing the need. 

This Assessment represents an important step in developing baseline data and bringing together existing 

research, information and resources concerning housing supply and demand in the District of Kitimat.  

The information provided in this document will help Kitimat move forward with a plan to address key 

community housing needs.  

CURRENT HOUSING NEEDS AND FUTURE DEMAND 

Kitimat’s housing affordability is gradually eroding for many low-income renters. The current housing 

stock is no longer suitable for the aging population and lacks options for persons with special needs, 

youth in transition to adulthood, people at risk of homelessness and people living with addictions and 

mental health issues. There is also a particularly acute shortage of supportive housing options for frail 

seniors and persons with disabilities. 

Kitimat’s unemployment rate is higher than in the Province as a whole and recent population loss due to 

industrial modernization and plant closures have negatively impacted local service and retail businesses. 

As a result of these periods of high vacancy rates, many rental apartment and townhouse complexes 

have fallen to disrepair.  

As the community strengthens under the economic stimulus of new industrial projects, the rental 

market has begun to change with lower vacancy rates and higher rents, yet there are no new purpose 

built rental units or social housing projects on the horizon. Housing quality remains low with most of the 

housing dating back to the 1950’s when the community was established, and many of the rental housing 

units are in need of major repairs. 
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There is no social housing, co-op housing or public housing projects serving families in Kitimat. In fact, 

the closest subsidized family housing available is in Terrace, 60 km to the north. With the dramatic 

increase in monthly rent charges and very little change in the housing supply, families with low incomes 

are finding it more challenging to obtain affordable housing in Kitimat.  

Aging parents of children with disabilities are struggling to find independent living for their young adults 

who will still require support long after their parents are able to support them. People from the Haisla 

Nation and other bands in the Pacific Northwest are moving into Kitimat seeking housing and work 

opportunities; yet, there are no aboriginal housing projects in the District of Kitimat. The number of 

seniors in Kitimat continues to increase, but most homes are not accessible to people with mobility 

problems. Significant improvements must be made to make these homes more senior-friendly and 

wheelchair accessible.  

To summarize, the following housing-specific issues have been identified: 

 An aging housing stock with many rental units requiring major repairs 

 Falling real estate listings as housing price increases 

 Most housing units are not wheelchair accessible 

 Lack of affordable housing options for low-income seniors 

 No supportive housing options for people with developmental disabilities 

 No second stage housing for women and children 

 No housing options for troubled youth 

 No aboriginal housing in the District 

 Lack of information on the extent of homelessness and couch surfing in the District 

HOUSING GAP 

This Needs Assessment identified the following gaps in the Kitimat housing market: 

 Independent, accessible housing for seniors and persons with physical disabilities  

 Supportive and assisted housing for seniors 

 Supportive housing for those with special needs and developmental disabilities  

 Non-market and affordable market rental housing for low-income households 

 Emergency shelter open to all 

 Second stage housing for women and children  

 Affordable housing for First Nations people  

 Low barrier housing with support services for people with mental health and substance abuse 

problems  

The Assessment’s gap analysis indicates an immediate need for 217 affordable rental and/or supportive 

housing units in Kitimat. 
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RECOMMENDATIONS 

To meet the current housing needs and to prepare for future housing challenges, the community needs 

to maintain an active dialogue about housing issues and make some strategic choices if it wishes to close 

the housing gap.   

Some of the main suggestions outlined in this report include: 

 Gather and maintain an active housing inventory, monitor economic factors affecting the 

housing market, work with local service providers to measure homelessness, engage other 

levels of government and community agencies to gather information, develop an inventory of 

public land appropriate for social housing, and continue to work with the Kitimat Interagency 

Committee to monitor socio-economic issues. 

 Education could be provided to the community through the establishment of a housing resource 

centre, development of a community education and outreach action plan, engagement with the 

business community in activities to support the creation and maintenance of affordable housing, 

and continue providing housing information on the District website. 

 Develop a plan that includes working with housing advocacy and social services groups to 

encourage other levels of government, agencies and businesses to work together to advocate 

for funding for social housing, as well as incentives for market rental housing development. 

 Develop working relationships between industry and social housing agencies to develop 

innovative ideas for social housing development projects. 

 Develop municipal policies that reflect the changing housing market and support the 

development of affordable, supportive, accessible, and age-friendly housing. 

 Create a Housing Strategy and Action Plan that adopts the recommendations in this report. 

 Consider approaches that would protect the current rental stock to avoid the stratification and 

subsequent elimination of rental opportunities in Kitimat. 

 Develop a Business Plan for creating new affordable, accessible, supportive, and age-friendly 

housing projects in Kitimat that includes provisions for building long-term organizational 

capacity for carrying these initiatives forward. 
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Kitimat Comprehensive Housing Needs Assessment 

1. Introduction 

The District of Kitimat is situated in the northwest coastal region of the Province of British Columbia at 

the head of Kitimat Arm, a wide fjord that extends from Douglas Channel. Community based 

organizations in Kitimat have identified the need for a range of housing choices including the provision 

of appropriate, accessible and affordable homes for all, with emphasis on those who require specialized 

support services. Recent changes in demographics, local economy and housing markets have created 

unique challenges for the community. As more seniors are choosing to retire in Kitimat, and seniors are 

arriving from inland, the demand for housing that is appropriate for seniors and persons with disabilities 

is growing. Service providers who assist those who are “hard to house” or require housing with support 

services face difficulty finding appropriate accommodation for their clients. Affordable rental housing is 

becoming scarcer, as the rental vacancy is dramatically falling. In addition, the overall housing stock is 

aging and many homes require renovations and building upgrades.  

Faced with these and many other challenges, the community organized a Housing Needs Task Force to 

take concrete steps towards addressing key areas of housing concern. The following are key areas of 

housing concern identified by the Task Force: 

a) Housing for seniors  
b) Housing for individuals with mental illness/addictions  
c) Affordable housing for first time home buyers 
d) Accessible housing for all age groups  
e) Housing for those with disabilities and requiring supportive assistance 
f) Non-market and market rental housing  
g) Housing for women and children who have experienced violence (affected by intimate partner 

violence or affected by domestic violence)  
h) Affordable, accessible housing for lower income households 

 

The Kitimat Housing Committee consisting of representatives from the District of Kitimat, the Chamber 

of Commerce, non-profit services providers, health service providers, and individual community 

members, was formed to engage the community and explore options. In 2011 the Housing Committee 

determined that an evidence-based comprehensive report that documents housing need was required. 

Terra Housing Consultants in association with Cooper Planning and Development Consultants was 

retained to complete a Comprehensive Housing Needs Assessment.  

The following Comprehensive Housing Needs Assessment examines the diversity of existing housing 

stock, assesses future housing stock, and identifies the current housing need and gaps in Kitimat. By 

providing a thorough understanding of housing needs in the community, the Assessment is intended to 

help the Housing Committee have a sound basis to make informed decisions for setting housing 

priorities, developing housing policies and seeking appropriate housing-related solutions for the 

community.  
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1.1. Objectives of the Study 

The objectives for this study are to: 
 

 Collect data on demographics and housing need and demand (i.e., types of housing available 
to residents with specific and unique housing needs) 

 Identify housing gaps for various population groups and along the housing continuum. 

 Consult key local stakeholders to identify the housing need and to start a dialogue about 
addressing the need. 

 Provide sound recommendations for consideration by the District of Kitimat 
 
The findings from the study are documented in this report, which also recommends next steps that 

the Kitimat Housing Committee may consider for alleviating current and anticipated shortages in 

appropriate, affordable and accessible housing. The following report may also provide direction for 

the District of Kitimat in their development of a strategic housing policy emphasizing the 

development of a variety of market and non-market housing units that will satisfy the increasing 

demand for housing choices. By understanding current and future housing needs, working towards 

meeting those needs, and improving housing options for its diverse population, Kitimat may 

continue to be recognized as a welcoming, sustainable, and healthy community. 

1.2. Methodology and Key Assumptions 

The Needs Assessment was prepared in compliance with the BC Housing Need and Demand Study 

Template (March 2010).   

The subject area for this study is the District of Kitimat; however, various units of geography from 

different statistical sources are used in this report in order to access relevant and up-to-date 

housing and demographic data. Much of Census data from Statistics Canada relates to a Census 

Subdivision, which is treated as a municipal equivalent for statistical purposes.Where data for 

Kitimat Census Subdivision is not available, we refer to the next level of geographic unit – Census 

Agglomeration, which is an area consisting of one or more neighbouring municipalities situated 

around a major urban core. A full definition is listed in the glossary of this report. For BC Stats data, 

the study also references Local Health Area 80 and the Regional District of Kitimat-Stikine. 

Data from the Census is an estimate of the total population. While data for population, age and 

marital status reflect the entire Census population, other categories such as dwellings, household 

characteristics, labour force, income and mobility are based on 20% sample data, which is weighted 

to provide an estimate for the entire population. In addition, all counts are adjusted by plus or 

minus five to ensure the confidentiality of the data and the privacy of the respondents. The smaller 

the count, the less reliable the data becomes. In some cases, Statistics Canada suppresses data in 

small geographic units in order to protect public privacy and maintain confidentiality.   
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Population and dwelling data from Census 2011 became available on February 8, 2012; however the 

rest of the Census data will not be ready in time for the completion of this report. Therefore Census 

2006 was used for all data except population and dwelling. The latest information from BC Stats was 

also used. The District and the local real estate office also provided key sources for housing-specific 

data. For example, the District reports current dwelling counts in Housing Facts and anticipated 

housing supply through the municipal permitting system for residential dwellings.  

Further housing market information was obtained from the Canada Mortgage and Housing 

Corporation (CMHC), Canadian Real Estate Association (CREA) and BC Northern Real Estate Board. In 

addition, a number of local housing agencies helped verify their housing supply and waiting lists 

during key stakeholder consultation. The subsidized housing unit count was obtained from BC 

Housing. 

Housing affordability in Kitimat was examined using a set of assumptions about the housing market, 

which is identified in detail in the analysis. One method of indicating the level of home affordability 

is the housing affordability measure developed by the Royal Bank of Canada (RBC). This method 

shows the proportion of median household income required to debt service an average home. 

Qualitative data is extremely important for a community in transition like Kitimat. Both qualitative 

and quantitative information was gathered from the Kitimat Housing Committee during a visit to 

Kitimat in early December. Information was also obtained through participating in the Social Impact 

meeting held on December 6, 2011. Key stakeholder interviews were conducted between December 

2011 and January 2012 with follow ups in February 2012.  The list of key stakeholders was provided 

by the Kitimat Housing Committee and was further augmented by references and follow up names 

from the interviews. Three members of the public were identified by the Kitimat Child Development 

Centre and they provided valuable insight into the housing needs of families with children and youth 

who have physical and mental disabilities.  

The following documents provided by the Kitimat Housing Committee were reviewed, including: 

 Exploring the Development of Supportive Housing for Persons with Developmental 

Disabilities in Kitimat, March 2010, report produced for the Kitimat Child Development 

Centre;  

 Surviving Not Thriving- The Systemic Barriers to Housing for Women Leaving Violent 

Relationships, 2010, report by BC Non-Profit Housing Association;  

 Official Community Plan, 2008, the District of Kitimat;  

 Housing Facts, 2012, and other historical housing sources from the District of Kitimat. 

 Measuring up Kitimat, Strategic Plan, February 2009, District of Kitimat 

A full list of resources consulted in the preparation of the Needs Assessment is listed in References. 
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1.3. Housing Standards and the Meaning of Affordability 

Housing affordability is a measure of housing cost relative to the household income. Housing cost 

may be rent payments or mortgage payments plus property tax, condominium fees, and utility 

payments. The affordability standard currently used by governments is 30 percent of income. While 

it may be the norm, research analysts may use slightly different standards depending on the housing 

market.  In this report, affordable housing is defined to mean ‘a dwelling that does not cost more 

than 30 percent of the gross household income.’ This is also the standard definition used by 

Statistics Canada and the Canadian Mortgage and Housing Corporation (CMHC).  

Household income varies within communities, as do housing prices. What is affordable to high-

income earners is vastly different to low income earners. A high-income household may spend more 

than 30% of its income, and still have adequate funds to purchase necessities such as food, clothing 

and transportation. Furthermore, many households have enough discretionary income – income 

leftover after their basic needs are met – to meet their demand for other kinds of household 

spending. Low and moderate-income earners typically spend a much larger proportion of their 

income on the basic necessities than higher income groups. Therefore affordable housing, in the 

context of government assisted housing or non-profit housing, often includes an income threshold 

for the purpose of defining low to moderate-income households. 

Housing standards are also measured by adequacy and suitability, as defined by CMHC. “Adequate 

housing” is a dwelling that does not require any major repairs, as reported by the residents. 

“Suitable housing” has enough bedrooms for the size and make-up of resident households, 

according to National Occupancy Standard (NOS) requirements. 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 the household spends 30% or more of its total before-tax income to pay the median 

rent of alternative local housing.1 

 

1.4. Organization of the Report 

The first section of this report provides a brief background on the District of Kitimat in terms of its 

location, history and residential growth patterns. The report then presents major demographic and 

economic trends and identifies implications for housing. The next two sections explore the 

availability and affordability of existing housing supply and the current demand for housing. The 

report then examines the emerging affordable housing supply and anticipated supply in the near 

future, before it identifies the gap between housing need and supply. Comments from key 

stakeholder consultations are grouped and presented under Stakeholder Consultations. The report 

concludes with a summary of key findings and a set of recommendations for next steps to address 

identified housing needs.  

                                                           
1
CMHC, Housing in Canada Online – Definitions of Variables: “Core Housing Need Status.” 

http://cmhc.beyond2020.com/HiCODefinitions_EN.html. 
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2. Background 

Kitimat is a community of natural beauty and a strong industrial heritage. With dramatic Coastal 

Mountains, rivers and fjords, Kitimat is a favourite spot for outdoor recreation and world class angling.  

Kitimat is also a community built and sustained by manufacturing, which dominates the local economy. 

This combination is reflected through community branding: “Kitimat - A Marvel of Nature and Industry". 

 

2.1. Location 

Kitimat is a strategically located coastal town in northwest British Columbia. It is situated at the 

head of a wide fjord, Kitimat Arm, which is sheltered from open water and suitable for deep sea 

transport. For generations the Haisla First Nation people lived in the region, and today about 30% of 

the Haisla are settled in an Indian Reserve known as Kitamaat Village on the eastern shore of the 

Kitimat Valley where Wathl Creek flows into the Pacific.  The village is about 3km southeast of 

downtown Kitimat, 10 km by road. 

The District of Kitimat was incorporated in 1953. The main town site lies on the east side of the 

Kitimat River, while the port and industrial lands have been developed on the westside. The total 

area of the District is 242.6 km2.  

 

Source: District of Kitimat, Official Community Plan, 2008 
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Kitimat’s road connection to the rest of the province is via Highways 37 (Stewart Cassiar) and 

16 (Yellowhead).  Terrace is located 60km north, Prince Rupert is 202 km to the northwest, and 

Prince George is 631 km east. Terrace is not only close to Kitimat geographically but also in terms of 

economic and cultural linkages. Many residents in both communities travel Highway 37 for purposes 

of work, shopping, entertainment, and sometimes in search of housing that meets their financial 

and support needs.  

2.2. Residential Development in Kitimat 

The modern town of Kitimat was built during the 1950s when the Aluminum Company of Canada 

(Alcan – which is now Rio Tinto Alcan aka RTA) with the support of the BC government chose the site 

for a new aluminum smelter and hydroelectric facilities to provide power – a series of dams and  the 

Kemano powerhouse. Alcan hired a New York based urban planner, Clarence Stein, to design a town 

based on the Garden City movement or Radburn planning concept, distinguished by self-contained 

and sustainable communities surrounded by green space. Kitimat’s master plan concept includes 

neighbourhoods anchored by a town centre (City Centre) and connected by thoroughfares, 

walkways and arterial ring roads. Unlike most suburban developments, houses in Kitimat were 

initially oriented to face the pedestrian walkways and green spaces that connected neighbourhoods, 

while vehicles were parked at the back doors accessible via short local streets. Residential and 

industrial use was separated by the Kitimat River.  This ensured the availability of land for future 

industrial development on the west side, while maintaining sufficient land for residential growth on 

the east. The substantial greenspace and future expansion concepts envisioned and designed by 

Stein are upheld by Kitimat planners today.  

 

A model of Kitimat's topography with the town in situ, 1952. 
Source: Kitimat Museum and Archives 
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When the District of Kitimat was incorporated in 1953, early planners expected that Kitimat would 

grow rapidly and potentially become the third largest community in BC. However due to changing 

economic conditions and technical innovations, employment in the key manufacturing sector fell 

short of expectations and Kitimat remains a relatively small northern community. Kitimat’s proximity 

to Terrace resulted in the regional urban population being divided amongst the two towns. It is not 

uncommon to find residents of Terrace commuting to Kitimat for work. Kitimat is the community 

that has traditionally held high-paying manufacturing jobs, while Terrace began to provide more 

retail and service options.  Starting in the early 1980s, an economic transformation aligned with loss 

of forest sector jobs effectively curtailed population growth. 

Today, Kitimat has three urban neighbourhoods: Kildala, Nechako, and Whitesail. A fourth 

residential area, called Cable Car, is situated in a rural setting 7km north of City Centre. See 

Appendix A for a Residential Neighbourhood Map. 

Figure 1.Neighbourhoods in Kitimat 

 
Source Image: J. Herkes, 2008. 
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Nechako and Kildala were the first neighbourhoods to develop and almost all of the original 1950-

era bungalows are still present. Some were ‘project homes’ built by contractors for Alcan 

employees, who benefited from low fixed interest rate mortgages. Some homes now require major 

renovations; however they remain very affordable with many houses assessed below $100,000.2 The 

portions of Whitesail and Cable Car neighbourhoods that developed since the 1980s have generally 

larger and more expensive homes. A spatial analysis by Herkes (2008) showed that Whitesail and 

Cable Car neighbourhoods have a greater proportion of larger detached homes, which is reflective 

of higher income in the area. While the original town plan envisioned a mix of detached and multi-

family homes, the preference for increased privacy and space may be altering how neighbourhoods 

look today.3 

 

Table 1. Housing Units by Neighbourhoods 

 Residential Units by Type 

Neighbourhood SF Legal Suite 2FD MF Total 

Kildala 717 11 0 467 1195 

Nechako  971 42 0 376 1389 

Whitesail 1150 38 9 358 1555 

Cable Car 174 1 8 0 183 

Rural  16 2 0 0 18 

Total 3028 94 17 1201 4340 

Source: District of Kitimat, Residential Development Summary as of December 31, 2011 

Housing renewal in Kitimat has been slow mainly due to local economic decline associated with a 

series of industrial modernizations and closures. In the ‘70s aluminum production was growing and 

the service sector was increasing, but in the mid ‘80s Alcan began to reduce its local labour force 

through attrition, citing changing technology and market forces. Eurocan wood mill closed in 1981, 

resulting in significant layoffs.  It is estimated that between 1974 and 1990, the community lost 

1,180 high paying industrial jobs.4 This precipitated business closures in the District, including stores 

in Nechako Centre, which was once the retail heart of the community. As residents moved out, 

rental vacancies increased and real estate prices fell. In 2000, Alcan made further layoffs and in 

2005, Methanex shut down.  

More recently, new economic announcements by Rio Tinto Alcan, Kitimat LNG (Apache, EOG and 

Encana), Shell Canada Limited and Enbridge are breathing new life into the community. On the other 

hand, these new and potential industrial projects are triggering socio-economic challenges, including 

the shortage of affordable and suitable housing.  

                                                           
2
Source: interview (January 3, 2012) with Manuel Leite, Real Estate Agent at RE/MAX. 

3
 Herkes, 2008. 

4
 University of British Columbia – UBC Wiki: Geography 350 main page. 

http://wiki.ubc.ca/Course:GEOG350/2010WT1/Kitimat. 
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2.3. Policy Context 

As result of deindustrialization and falling population, Kitimat has experienced some of the highest 

vacancy rates in the province for much of the last two decades. The housing policies in the Official 

Community Plan (2008) reflect that reality: 

4.3.3 ... As Kitimat currently has a significant inventory of both vacant, rental and 

affordable housing, there is no requirement for municipal programs to increase the 

availability of housing in these categories in the next five years. Kitimat should monitor 

this over time and adopt policies should the need arise in the future for affordable, rental 

and special needs housing. 

Since the announcement of the Rio Tinto Alcan modernization and other industrial projects, the 

housing situation in Kitimat has been changing quickly. Vacancy rates are no longer high and the 

community is facing greater challenges in finding affordable and special needs housing. Hence, the 

District needs to look ahead to addressing some of the challenges through new policy statements in 

the OCP.  

The current OCP encourages efforts by the District and community groups to raise awareness of 

housing issues among senior levels of government and private sector organizations that may 

potentially become housing partners in Kitimat. 

4.3.10 Encourage senior levels of government, other agencies including Housing, and 

private groups to increase the supply of affordable and special needs housing, giving 

consideration to options to renew vacant multi-unit housing. 

The District currently does not have a Municipal Housing Statement or Housing Strategy.  By 

documenting the housing need in the community, the Comprehensive Needs Assessment may 

provide some impetus for a strategic policy and action plan that can address the housing gaps. 

 

2.4. Roles and Responsibilities 

Municipalities have choices in the roles they can play to address local affordable housing needs.  

These roles include:  

 Research, Monitoring and Reporting 

 Community Education 

 Advocacy 

 Policy Development 

 Administrative Changes 

 Regulatory Changes 

 Financial and Tax Incentives 
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 Direct Provision 

 Public/Private Partnerships 
 

With the decline in funding from senior levels of government, communities and housing providers 

are seeking creative solutions to help provide affordable housing. This does not mean the 

municipality must take on the cost of meeting affordable housing needs – senior levels of 

government, the private sector and others have roles to play too. For example, BC Housing may 

provide pre-development funding and project financing for new projects, as well as ongoing 

operational subsidies. BC Housing also directly assists individual households through various rent 

subsidy programs, residential rehabilitation programs, and renovation funding programs for making 

homes more accessible for seniors and persons with disabilities. The Canadian Mortgage and 

Housing Corporation (CMHC) can provide pre-development funding for new housing projects, as 

well as small grants for research projects. Other government agencies (e.g. regional districts) may 

provide program based funding. Private lenders, including credit unions like Vancity are increasingly 

engaged in developing and rehabilitating affordable housing stock. In addition, local businesses and 

community service agencies can provide local expertise and political advocacy. Area residents also 

have a role to play in staying engaged in housing issues and supporting community initiatives that 

address housing needs. 

 

3. Demographic Profile 

Demographic indicators are an important piece to understanding the housing needs of the 

community. Population, household types, income and other indicators help determine the types of 

housing that are appropriate for the community. The demographic analysis identifies which 

population groups have challenges in obtaining affordable housing that fits their household needs.  

The District of Kitimat produced a Community Profile in 2009 that describes demographic and 

economic conditions in great detail. This report builds on that Profile, using much of the same 

Census 2006 data, and explaining some of the implications of the demographics on housing. 

Highlights of demographic and economic trends in Kitimat: 

 Population has consistently fallen in the past decade; future growth projection is very modest, 

but it may hold up if more industrial projects are approved. Currently a significant number of 

temporary construction and sub-contract workers reside in a construction camp. 

 While the average age in Kitimat is now close to the provincial average, there have always 

been more males than females, which is reverse of the provincial gender ratio. 

 Average household size was 2.5, with married couples with children being the most common 

household type; however common-law couples without children and singles are a growing 

market segment.  



  Kitimat Comprehensive Housing Needs Assessment 

19 
 

 Lone-parent households have slightly decreased, as has the overall population, and single 

mother households still make up the majority of lone-parent households. 

 Trades and apprenticeships are most common form of higher education. 

 Average household income is higher than the provincial average; however it is conditioned by 

high male income and low female income. Labour participation rate of females is much lower 

than the provincial rate and many of the high paying jobs in Kitimat’s industrial sector tends to 

be male dominated. 

 The prevalence of low income in 2006 was relatively low, and single-person households tend 

to have the highest incidences of low income. 

 The largest employer in Kitimat is Rio Tinto Alcan, and the manufacturing and construction 

sector is the largest industry for employment. The unemployment rate in Kitimat was higher 

than the BC average in 2011. 

 Kitimat has a diverse ethnic heritage, and Portuguese was identified as the largest ethnic 

group. 

 Aboriginal population is growing, and is making up an increasing proportion of the general 

population in the District; Aboriginal population is also much younger than the general 

population. 

 Migration data indicated net out-migration in the Kitimat-Stikine Regional District. 

 

3.1. Population 

The first Census of Kitimat was in 1956, when the population was 9,680. Ten years later the 

population increased by 24% and by 1981 Kitimat reached its peak with over 12,800 residents. Since 

then Kitimat has experienced a steady decline in population. In 2006, there were 748 fewer 

residents than in 1956. Hence, over five decades (1956-2006) the population of Kitimat declined by 

7%.  Between 2006 and 2011, population fell by 7.3%. Census 2011 indicates 8,335 residents in the 

District of Kitimat, although this figure may slightly change upon analysis of population undercount 

by Statistics Canada, which will be released soon. Given this trend, the Kitimat Valley is one of the 

few locations on Canada's Pacific coast that has substantial room for affordable growth. 
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Figure 2. Population Growth, District of Kitimat, 1956-2006 

 
Source: Statistics Canada, Census 

 

Terrace is a larger community than Kitimat with 11,485 residents in 2011. While population decline 

may not be as dramatic, Terrace is another northern community with growth challenges ahead. The 

graph below shows the population trend for the Local Health Areas (LHA) of Kitimat and Terrace. 

The rate of growth for Kitimat LHA from 2011 to 2021 is 1.7%. 

 

Figure 3. Population Trend by Local Health Area - Kitimat and Terrace, 2000-2010 

 
Source: BCStats, P.E.O.P.L.E. 36 
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The population projection indicates virtually no movement in population for Kitimat, while further 

decline may be a likely scenario. However, if there is an economic renewal in Kitimat that triggers an 

influx of permanent jobs, the population growth in Kitimat may become positive once again. One 

example is the Rio Tinto Alcan smelter modernization project, which received final commitment in 

late 2011. The company estimated that the project will provide 1,000 specialized jobs for the long-

term and bring in up to 1,500 temporary workers during construction.5Another project currently 

underway is the construction of the Kitimat LNG facility6, which is expected to bring in another 2,500 

temporary workers. As a result, Kitimat may have approximately 4,000 temporary workers, almost 

all housed in construction camps, during the duration of these two projects. The permanent work 

force, however, may be less than what it is today.  

 

Housing Implications 

Without new economic opportunities that would attract or retain workers and families, new housing 

development will remain low as population either remains steady or continues to decline in Kitimat. 

With a falling population, the vacancy rate may rise, while housing demand and price may remain 

stagnant or fall. However, if current and future industrial projects attract a sizable migrant 

population, housing demand will once again increase.  The local real estate office has indicated a 

greater number of residential sales, and fewer listings in 2011 compared to 2010. Local builders may 

be cautious to see if the demand is real and permanent before committing time and resources into 

new housing projects. Existing rental housing owners may see a short-term opportunity to increase 

the rent and potentially renovate some of the older buildings. For a community that has 

experienced major economic ups and downs, the general approach may need to be cautionary until 

a better projection of population becomes available. In addition, depending on changes in the 

composition of households, some housing types may be more in demand than others, an issue 

which will be further explored in Section 3.3. 

 

3.2. Age and Gender Composition 

Kitimat is a community with a slightly larger male population than female. The median age in 2006 

was 41.4 in Kitimat, compared to 40.8 in the province. The male to female ratio in Kitimat is 

converse of the province-wide ratio. In 2006, 52% of Kitimat’s population was male, while in BC, 49% 

was male.  

The largest population group in Kitimat is between the ages of 40 to 60. The second largest group is 

between the ages of five to 20, which are mostly likely the dependents of the former group. The 

population pyramid graph shows a strong indication of family households.  

                                                           
5
Brian Morton, The Vancouver Sun (December 2, 2011), 

6
 Kitimat LNG facility project is not yet confirmed; it is expecting a final investment decision in 2012. 
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The 2006 population pyramid for Kitimat and the province shows that Kitimat is more dramatic in 

age composition, while the rest of the province has more evenly distributed age cohorts. Baby 

Boomer and Echo Boomer cohorts are clearly visible, particularly in the case of Kitimat. 

 

Figure 4. Population Pyramid of District of Kitimat and British Columbia, 2006 

 

Kitimat     British Columbia 

Source: Statistics Canada, Census 2006 
 

The higher male to female ratio in Kitimat may be explained by the dominance of heavy industry in 

the District, which traditionally employ more males than females.  

Table 2. Gender Composition in Population, 2006 

 Kitimat BC 

Male 52% 49% 

Female 48% 51% 
Source: Statistics Canada, Census 2006 

 

Housing Implications  

A large proportion of the population in Kitimat is represented by middle-aged persons and children 

of school age, which would make up family households. When affordable, the preferred form of 

housing for this household is detached single-family homes with two bedrooms or more, which 

allows generous space for the family.  

The groups most likely to prefer multi-family housing units (i.e., apartments) are likely young singles 

and seniors. Some seniors will choose to downsize from their previous homes, but others may opt to 
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age in place. A senior who opts to stay in their own detached home may require help with 

household duties, and possible modification of living spaces to fit their changing needs. Home 

renovations can be expensive and sometimes impractical. Hence, there may be increased demand 

for senior’s community living spaces (apartments with amenities for those who are 55+). Young 

adults on the other hand are more mobile, and are more prone to move for education or job 

purposes. The demand for apartments by young people is more likely to be determined by local 

work and education opportunities. Young adults who do not earn income sufficient to rent their 

own place may continue residing with their parents, or return to their childhood homes during a 

period of high rent or low vacancy rates; this generation is known as the ‘boomerang generation’. 

The population cohort that is most poised to form new households are people between  ages 19 and 

40, who are either exiting high school, attending a post-secondary institution, entering the job 

market, forming new partnerships and/or raising families. This cohort is much smaller than the 

dominant middle-aged population group in Kitimat. Hence in-migration will likely be a greater 

contributor to new household formation than the existing population.  

 

3.3. Characteristics of Private Households 

In 2006, there were 3,625 private households in Kitimat, which is a 4.3% decline from 2001. The 

number of persons per households in Kitimat has also declined over the years, as it has for the rest 

of the province. For both Kitimat and B.C. the average household size in 2006 was 2.5 persons. 

 

Table 3. Average Household Size, 1996, 2001, 2006 

 1996 2001 2006 

Kitimat 2.8 2.7 2.5 
British Columbia 2.6 2.5 2.5 
Source: Statistics Canada, Census 1996, 2001, 2006 

 

Although the age composition data indicates that family households may be prominent in Kitimat, 

households with children have actually declined between 2001 and 2006, while single person 

households and couples without children have increased. This corresponds with the declining 

average household size in the community. This trend is common in communities across Canada. 
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Figure 5. Household Type, 2001, 2006 

 
Source: Statistics Canada, Census 2001, 2006 

 

Married couple families are still the dominant type of families in Kitimat, representing 74% of all 

family households in 2006. The overall number of families has declined between the two Census 

periods, as the general population has, from 3,015 families in 2001 to 2,695 families in 2006. There 

were 355 single parent families in 2006, and single mothers made up 79% of all lone-parent families, 

which is an increase from 76% in 2001. 

 

Figure 6. Family Characteristics, 2001, 2006 

 
Source: Statistics Canada, Census 2001, 2006 
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Table 4. Lone-Parent Families in Kitimat, 2001, 2006 

 2001 2006 

female led 325 275 

male led 105 75 

Total 430 350 
Source: Statistics Canada, Census 2001, 2006 

 

Figure 7. Lone-Parent Families, 2001, 2006 

 

Source: Statistics Canada, Census 2001, 2006 

 

The proportion of male-led lone-parent families in Kitimat fell between 2001 and 2006; however in 

2006 it was slightly higher at 21% than the BC average, which was 20%. 

 

Housing Implications 

As the average household size gets smaller, and a greater proportion of households are without 

children, the demand for housing with fewer bedrooms may rise.  For families, single-detached houses 

with a yard may continue to be the preference. One bedroom and two bedroom apartments and 

condominiums may be preferred by singles and couples, as well as seniors, who may seek greater 

housing affordability and less direct property maintenance work.  

 

3.4. Education 

Persons aged 25 to 64 typically make up the core labour force. This population group in Kitimat in 

2006 had lower levels of educational attainment in universities and colleges but higher in trades 

than the rest of the province. About 19% of this age group has not completed high school in Kitimat, 

compared to 12% in the province. About 17% completed apprenticeship or trades training, 
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compared to 12% in the province. And 10% has graduated with a bachelor’s degree or higher from a 

university compared to 24% in the province. This may be partly explained by the fact that Kitimat 

has traditionally been a heavy industry town with opportunities for apprenticeship. The University of 

Northern BC (UNBC) has local campuses throughout the North, for example there is one in Terrace. 

However, the main campus with most program options is in Prince George, 630km away from 

Kitimat.  

 

Table 5. Highest level of educational attainment for the population aged 25 to 64 in 2006 

Highest Level of Education Kitimat BC 

No certificate, diploma or degree 19% 12% 

High school certificate or equivalent 30% 26% 

Apprenticeship or trades certificate or diploma 17% 12% 

College, CEGEP or other non-university certificate or diploma 20% 20% 

University certificate or diploma below the bachelor level 3% 6% 

University certificate, diploma or degree at bachelor's level or above 10% 24% 
Source: Statistics Canada, Census 2006 

 

Housing Implications 

Social science research has shown that education is positively correlated to income: the higher the 

level of education, the higher the likelihood of earning greater income. Kitimat has a greater 

proportion of graduates with trades and college certificates than university degrees; however in an 

industrial town, this may be the most appropriate means of securing full-time local employment. 

Trades professions also tend to pay well. For the North Coast region in 2009, heavy equipment 

operators earned $33.01 per hour, while central control and process operators in mineral and metal 

processing earned $28.96 per hour.7These wages were higher than retail, services, and social work. 

High wages enable one to afford more housing options. The next section also shows that average 

income in Kitimat is relatively high.  

 

3.5. Income 

The median income for private households in Kitimat in 2005 was $74,577, which represents a 

growth of 12% between 2000 and 2005. FP Markets: Canadian Demographics indicates that for the 

Kitimat-Stikine region, which includes Terrace, the average household income in 2011 was $70,900. 

 

 

                                                           
7
BC Stats & Statistics Canada, 2009 BC Wage & Salary Survey: Regional Estimates by Occupation, North Coast 
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Figure 8. Median Household Income in Kitimat by Type of Households, 2000, 2005 

 
Source: Statistics Canada, Census 2001, 2006 

 

BC Stats’ neighbourhood income data for 2009 shows that while male workers in Kitimat earned 

significantly more than their provincial counterpart, female workers earned slightly less.  

 
Table 6. Median Income, 2009 

 Kitimat 
BC 

Provincial  
Index 

Male  $        63,894   $     36,453  1.75 

Female  $        22,599   $     24,023  0.94 

Total  $        38,765   $     29,404  1.32 
Source: BC Stats, 2009 Neighbourhood Income and Demographics 

 

The low income of female workers may be attributed to their participation rate, their 

unemployment rate, the availability of employment and household composition. In 2006, the 

participation rate of women in the Kitimat labour force was 55.8% compared to 60.7% in the 

province. Meanwhile the unemployment rate of women was 11.1% compared to 6.3% in the 

province.  As household income is relatively high in Kitimat, it may not be necessary for women to 

work full-time in order to contribute to the desired standard of living, especially if their spouses are 

already earning high incomes. In addition, a greater proportion of the population in Kitimat are 

children than in BC on average; therefore, more women may be choosing to stay home, especially if 

child care options are limited, or work part-time to balance family life. The dominance of the 

manufacturing sector in Kitimat, which traditionally employed mostly men, and has few part-time 

positions, may also explain low employment rate and income of women.   
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Table 7. Participation Rate and Unemployment Rate by Sex, 2006 

 Kitimat, 2006 BC, 2006 

 Male Female Male Female 

Participation rate 74.1 55.8 70.7 60.7 

Unemployment rate 8.4 11.1 5.8 6.3 
Source: Statistics Canada, Census 2006 

 

Female full-time employment is on the rise, however. The Census trend for 1996 to 2006 shows that 

a growing proportion of female workers in Kitimat are finding full time employment, while for men it 

changed very little. The rate for females is still about half the rate for males.  

 
Table 8. Full-time Employment by Sex, 1996, 2001, 2006 

Full-year, full-time workers 1996 2001 2006 

% male  50.9 51.9 50.5 

% female 19.9 21.9 27.1 
 Source: Statistics Canada, Census  

 

Prevalence of low income 

Low income cut-offs (LICOs) are income thresholds determined by family expenditure data collected 

by Statistics Canada. Families with incomes below the LICO threshold are likely to spend a larger 

share of their income on necessities than the average family. This measure identifies those who are 

likely to be financially challenged, although Statistics Canada emphasizes that LICO is not a measure 

of poverty. The figure below illustrates how LICO is calculated.8 The threshold is estimated at which 

families are expected to spend 20% more than the average family on food, shelter and clothing. 

LICO varies with family size and the community size.  

  

                                                           
8
For details on definition and calculation of LICO, go to Statistics Canada website: 

http://www.statcan.gc.ca/pub/75f0002m/2009002/s2-eng.htm 
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Figure 9. Prevalence of Low Income Methodology Illustrated 

 
Source image: Statistics Canada 

Note: This graph is not specific to any geographic area. 

 

Census captures the prevalence of low income in families and individuals in relation to LICO. The 

Census data provides the income status before tax, as well as after tax. Since the purchase of 

necessities is made with after-tax dollars, we use the data for the prevalence of low income after 

tax. 

Figure 10. Prevalence of Low Income After Tax (%), 2005 

 Kitimat BC 

All Economic Families 4.8 9.9 

All persons 15 years and over not in 
economic families 10.2 29.0 

Living alone, 65 years and over 5.5 16.7 
Source: Statistics Canada, Census 2006 

 

Prevalence of low income in Kitimat is much lower than the province on average. Only 4.8% of 

economic families have low income status after tax in 2005, compared to 9.9% in BC. In total, it is 

estimated that 130 economic families are in low income status. Those who live alone, hence single-

income earners tend to have higher incidence of low income. About 17% of seniors in British 

Columbia are also in low-income category; however in Kitimat, only 5.5% of seniors are low-income.  
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Housing Implications 

With a relatively high income in Kitimat, many households are able to afford market housing, both 

ownership and rental; however, women in Kitimat specifically earned slightly less than women in 

the province on average. The low income status of women living alone makes them particularly 

vulnerable to sudden changes in the housing market, particularly when rent increases.  

In general, households in Kitimat do not have significant incidence of low-income, except for the 

estimated 130 families that spend more on basic necessities than on average. This group may also 

face housing challenges if either their income is eroded or if the housing price is raised significantly. 

The relatively few instances of households with low incomes also means that it may be manageable 

for Kitimat with the support of other levels of government, community partners and the building 

industry to meet affordable housing needs in the community.   

 

3.6. Labour Market and Employment 

The number of persons in the labour force in Kitimat in 2006 was 4,740, where 58% were male. In 

comparison, 52.4% of those in the labour force in BC were male. This corresponds to the slightly 

larger male population in the community, and the lower labour force participation rate among 

females.  

The table below shows the six employers in Kitimat who have 50 or more employees.  Rio Tinto 

Alcan is by far the largest employer with 1,500 in the workforce. RTA is currently undergoing a major 

upgrade to the smelter facility. As industry modernizes, new technology requires more highly skilled 

workers, resulting in a highly paid workforce; however the number of employees may decrease.  

 

Table 9. Top Employers in Kitimat, 2011 

Company Product/Service # of employee Ownership 

Rio Tinto Alcan (RTA) Aluminum 
manufacturing 

1,400-1,500 Private 

School District #82 Public education 265 Public 

Northern Health Health care 140 Public 

District of Kitimat Local government 135 Public 

Overwaitea Foods Retail groceries  90 Private 

101 Industries HVAC and Sheetmetal 50 Private 
Source: Kitimat Chamber of Commerce and the District of Kitimat 

 

In 2006, the unemployment rate in Kitimat was 9.5% which was lower than Terrace but higher than 

the provincial average.  
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Figure 11. Unemployment Rate, 2006 

 
Source: Statistics Canada, Census 2006 

 
The core employment sector in Kitimat is, and has always been, the manufacturing sector. In the last 

two Census periods, manufacturing and construction dwarfed all other industries, and 

manufacturing alone in 2006 accounted for 44% of employment. 

 
Figure 12. Labour Force by Industry, 2001, 2006 

 

 

Source: Statistics Canada, Census  
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However, employment in manufacturing has been volatile. With improvements in technology, there 

tends to be fewer, but higher paying positions. Also with some of the major employers like Rio Tinto 

Alcan being international corporations, strategic business decisions are made overseas. Export-

oriented industries are always sensitive to world market prices.  Two major employers and export-

oriented plants in Kitimat have shut down in the past few years: Methanex in 2005 and Eurocan in 

2010.More than 500 workers lost their jobs at Eurocan alone.9 The community now looks forward to 

a turnaround with one new industrial project under construction, another close to final commitment 

and many more undergoing environmental review or Front-end Engineering and Design (FEED) 

studies. 

Current Major Projects  

1. Rio Tinto Alcan Kitimat Modernization Project. Estimated at $3+billion, the upgrade of the 

Kitimat smelter will increase production capacity by 48%. On December 1, 2011 the company 

announced commitment to the project (Vancouver Sun, December 2, 2011). Construction has 

already begun and over three years it is estimated to bring in up to 1,500 workers. An extensive 

and growing construction camp is set up on the smelter site. Once operational, the new smelter 

will employ approximately 1000 workers. 

2. Kitimat LNG Liquefaction and export terminal. A partnership between Apache Canada, EOG 

Resources Canada, and Encana Corporation, this new export facility for liquefied natural gas 

(LNG) in Bish Cove near Kitimat will liquefy gas transported through the Pacific Trails Pipeline, 

which will run from Summit Lake near Prince George to Kitimat. Labour force estimate is up to 

2,500 jobs during three-year construction period and up to 100 permanent jobs for operation. 

Front-end engineering and design (FEED) studies are underway, and a final investment decision 

is expected in the first or second quarter of 2012. The three partners in the project have 

purchased the former Eurocan Mill site for a project lay down area and construction camp. 

Proposed Major Projects 

1. Douglas Channel Energy Partnership proposes to construct and operate a small-scale natural gas 

liquefaction facility on the west side of Douglas Channel, south of Moon Bay. Construction is 

expected to begin in 2012 with production targeted for late 2013.  

2. Channel West Partners Ltd has applied for a two-year Investigative Use Permit for geotechnical 

investigations related to design and construction of a Liquefied Natural Gas facility on a 69 ha 

site at Emsley Cove.  

3. Enbridge Northern Gateway marine terminal and pipeline is an estimated $5.5B project that will 

bring bitumen from the oil sands of Alberta to Kitimat for export via a 1,150 km pipeline. This 

project is expected to employ 165 people to operate the new terminal and tug fleet. 

4. Sandhill Materials Inc. Marine Terminal and Aggregate export operation. 

5. Kinder Morgan Northern Leg Marine Terminal and Pipeline Project. 

6. Crab/Europa Hydroelectric Project by Kitamaat Renewable Energy Corp. 

                                                           
9
Pulp and Paper Canada (November 3, 2009), "West Fraser to permanently close Eurocan operation in Kitimat, 

B.C.”  
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7. Pytrade and the District of Kitimat signed an MOU in January 2010 to install three Pyrolysis bio-

fuel generators on a demonstration site in Kitimat.  

 

Housing Implications 

With the construction of new facilities at Rio Tinto Alcan and Kitimat LNG, Kitimat is experiencing a 

renewal in the manufacturing sector. The projects are bringing in thousands of temporary 

construction workers to reside in camps.  Workers who are moving into Kitimat with families or sub-

contractors who do not have a place in the camps may seek accommodation in town, which places 

pressure on the current rental supply. In the long-run these two projects will produce an estimated 

1,100 permanent workforce. Once the busy construction phase is over, Kitimat may grapple with an 

oversupply of rental units if the boom results in development of a large number of rental units. The 

current boom may encourage renovation of some older units, which would result in greater options 

in the higher end of market rent, and improve the appearance of many existing rental properties. 

 

3.7. Ethnicity 

Kitimat is a community with a diverse heritage.  Immigrant families seeking work at Alcan, Eurocan 

and Methanex have contributed to this diversity. In Census 2006, the most common single response 

for European ethnic origin was Portuguese (1,170), followed by German (535).  The proportion of 

visible minorities in Kitimat is small, just 6.7% compared to 25% in the province. The largest visible 

minority group in Kitimat is South Asian (255) followed by Chinese (125). The Aboriginal population 

was estimated at 8% in 2006. 

 

Figure 13. Ethnic Origin, Single Responses, 2006 
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Source: Statistics Canada, Census 2006 

 

Housing Implications 

One effect on housing of Kitimat’s diverse ethnicity is the design of single family homes. Some 

homeowners favour a working kitchen downstairs and a showcase’ kitchen upstairs.10 As families 

evolve and the first generation of immigrants pass on their homes, there is an opportunity for such 

two-level homes to accommodate two households, including an elderly relative or an adult child for 

example. Homes could also be modified to accommodate a secondary rental suite to help with the 

mortgage payment of the principal unit. 

 

3.8. Aboriginal Population 

While the overall population of Kitimat has declined in the past two Census, the Aboriginal 

population in the District has grown. The number of residents who self-identified as Aboriginal, 

including Métis,has increased from 540 in 2001 to 760 in 2006. Aboriginal people made up 8.5% of 

the population in Kitimat in 2006, up from 5.3% in 2001. The median age of Aboriginal peoples is 

24.8, which is much younger than the District’s median age of 41.4.11 

The traditional band in the area is the Haisla Nation, whose principal community – Kitamaat Village – 

is located on the shores of Kitimat Arm, just 13km from Kitimat town centre via Kitamaat Village 

Road. In 2011, 514 residents were counted in the Census, which has changed little from 2006 (514 

residents) and from 2001 (511 residents). According to one band council, the Village currently has 

about 700 people living on the reserve, and an additional estimated 200 living in the District.12 

Housing Implications 

With limited room for expansion of Kitamaat Village, and fewer educational, recreational and work 

opportunities, some Haisla Nation people seek  housing in the municipality. Aboriginal people from 

other bands also move to Kitimat from other parts of the Pacific Northwest, such as Terrace, in 

search of better work and life opportunities. There are no aboriginal housing projects in the District 

of Kitimat, while in Terrace there are 130 off-reserve housing units targeted to Aboriginal families 

and individuals.13Current housing options for aboriginal people in Kitimat are the same as for all 

other residents. Further research on Aboriginal housing in the Pacific Northwest may shed light on 

the housing situation for this growing population.  

 

                                                           
10

Interview with Gwen Sewell, December 7, 2011. 
11

Statistics Canada, Aboriginal Community Profile, 2006.  
12

 Current population estimate is provided by Lucille Harms, a Haisla Council member, during an interview on 
January 10, 2012.  
13

BC Housing Research and Corporate Planning Department, Unit Count Pivot Tables, September 30, 2011 
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3.9. Migration 

Migration data suggests that while people continue to leave the region, the trend has slowed in the 

recent years. Net migration in the Kitimat-Stikine Regional District has been negative in the past 

decade. The net loss of population was particularly significant in 2001-2002. In the last reporting 

period (2009-2010) the region experienced a loss of 260 residents. 

Figure 14. Net Migration in Kitimat-Stikine Regional District, 1996-2010 

 

Source: BC Stats, Ministry of Citizen's Services, 2011 

 

Housing Implications 

Population is declining in Kitimat and across the regional district. This can result in greater 

availability of housing units for both Kitimat and Terrace residents, although with lower demand, 

there is less incentive to renovate existing units, and as a result the quality of the housing supply 

may deteriorate. Another outcome may be greater movement of households between the two 

communities in search of better housing options. The 2009 Community Profile by the District of 

Kitimat indicated that more people live in Terrace and work in Kitimat than the reverse. For 

example, in 2006, 260 commuters lived in Terrace and worked in Kitimat, while 75 commuters lived 

in Kitimat and worked in Terrace. This may be indicative of former Terrace-based employees (i.e. 

former sawmill workers) finding work in Kitimat and commuting between the two communities 

rather than relocating their families, who are well settled in Terrace. With improved housing options 

in Kitimat, the District may be in a better position to attract new employees and their families from 

Terrace and beyond.  

 

– 1600

– 1400

– 1200

– 1000

– 800

– 600

– 400

– 200

0

200

International Interprovincial Intraprovincial



  Kitimat Comprehensive Housing Needs Assessment 

36 
 

4. Existing Housing Stock 

The District of Kitimat estimates that in 2011 there were 4,338 dwelling units, of which 3,302 (76%) 

were ‘private dwelling units’ or owner-occupied.  These estimates are consistent with the 2006 Census, 

which indicated about three quarters of local dwellings were owned, and 24% were rented. 

The majority of dwellings in Kitimat are single and semi-detached housing (70%) as is the case in many 

small municipalities in Canada.14 Rental apartments make up 22% of all dwelling units. Mobile units 

account for just 2%.  

 

Figure 15. Private Dwelling Units by Housing Type and Tenure, 2009 

 
Source: District of Kitimat, 2009 

 

 

4.1. Age and Condition of the Housing Stock 

Kitimat has a high proportion of aging housing stock. In Census 2006, 93% of all dwelling units were 

constructed before 1986, which is much higher than the BC average of 62%. Today an estimated 

3,360 units are 25 years or older. Due to years of population decline, homeowners may not have a 

strong incentive to do major renovations for the sole purpose of reselling their homes at a higher 

price; although higher income households may invest in renovations for the purpose of improving 

their housing quality. Private apartment owners may have deferred building maintenance and 

renovations after years of high vacancy rates.  In 2006, 8.8% of all dwellings (319 units) required 

major repairs, which is higher than the provincial average of 7.4%. 
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 District of Kitimat does not count single family dwellings which share a party wall as two-family dwellings. 
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In Census 2006, 8.8% of all dwellings were identified by residents as requiring major repairs; and 

0.6% of total occupied private dwellings had more than one person per room, which is much lower 

than the BC average of 1.9%. Thus while overcrowding does not appear to be a problem, a sizable 

number of dwellings (319 units in 2006) require major repairs.  

In 2009, the District identified 214 units in Kitimat as small rental properties (with 4 units or less) or 

units that may not be purpose-built rental developments. District staff estimated that potentially 

three-quarters of these units may not be available for rent or may be vacant due to need for 

building maintenance, repair or renovation.  

The condition of rental properties is of particular concern across the community. Due to long years 

of high vacancy and low rents, many landlords may not have the incentive or means to renovate 

aging buildings or to upgrade fixtures. With the arrival of major industrial projects, which has driven 

up demand for housing, there are some signs of change in the rental supply. One example is Hillcrest 

Place, where two of the buildings are currently being renovated. Upon completion of the work 

however, rent has increased. A local housing service provider has commented that a tenant who 

was asked to move out of Hillcrest Place during renovation has the option to move back in when 

renovations are complete; however the new rent would be $1,200 rather than $450 paid previously. 

This is placing significant stress on tenants, various community resource groups and very limited 

social housing providers in the community. 

 

 
Hillcrest Place: building on right under renovation 

Photo: Terra Housing Consultants 
 

Overcrowding does not appear to be a problem in Kitimat. In 2006 only 0.6% of the total private 

dwellings had more than one person per room, compared to 1.9% in the province. 
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4.2. Housing Price and Sales Activity 

In 2011, 214 properties worth $29.8 million were sold in Kitimat, which was more than double the 

2010 record of 102 properties.15The sudden jump in residential real estate activity coincides with 

the beginning of the Rio Tinto Alcan modernization project. Detached single detached units made up 

the majority of residential properties sold in the past year, and they are the most common type of 

housing in Kitimat.  

In 2011, 154 single detached homes were sold and the median value was $130,000.16 The average 

selling price of single detached residential property in 2011 was $146,337, which is a small increase 

from $143,031 in 2010.17 For comparison, the average price in Terrace in 2011 was $218,213. 

The median housing price provides a better measure of housing price than the average price, as it is 

not as biased towards a small number of extreme pricing at either end of the spectrum.  Median 

housing prices for detached, attached and multifamily units have been extracted from MLS Link by 

searching for active and sold listings between October 1, 2010 and September 30, 2011. It shows 

that townhouses and duplexes are extremely affordable in Kitimat, and the selling price is typically 

well below replacement cost.  

 

Table 10. Median Housing Price by Types of Properties Sold, October 2010 to September 2011 

 Sold Median Price # of Listings  

Detached (single family)  $        132,500  124 

Attached (townhouses and duplexes)  $          68,250  36 

Multifamily (fourplexes - max 4 units)  $        139,000  1 
Source: MLS Link 

 

At the end of 2011, there were 59 properties of all types available for sale in the Kitimat area, 

compared to 130 at the end of 2010.18 

The housing price trend from 2002 to 2011shows that housing price fell in 200219, then recovered in 

2003 and remained relatively stable until 2006 when prices began to slowly rise.  Prices peaked in 

early 2009, but then experienced a short, sharp fall in the same year, which is likely in response to 

the Eurocan closure announcement. The trend suggests an overall increase in housing price in 

                                                           
15

BC Northern Real Estate Board, January 2012 News Release. 
16

Ibid. 
17

Ibid. 
18

Ibid. 
19

The drop in housing price in 2002 may be in part attributed to the year-long shutdown of Methanex plant starting 
in 2001. Source: District of Kitimat, Population Estimate and Census Counts, 1953 to Date. 
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Kitimat from around $100,000 in 2002 to around $130,000 in 2011, which is effectively 3.3% 

annually. 

 

Figure 16. Kitimat Single Family Residential Sale Price, 2002-2011 

 
Source image: BC Northern Real Estate Board 

 

4.3. Homeownership Affordability 

To assess the affordability of an average home in Kitimat, assumptions used by the RBC Housing 

Affordability Measure which has been consistently measuring housing affordability in Canadian 

cities for a number of years, are used in this Assessment. The measure is based on a 25% down 

payment, a 25-year mortgage loan at a five-year fixed rate of 5.6%, which is the average 

conventional mortgage rate as reported by Bank of Canada in 2010 and also the average of second 

quarter of 2011 as reported by RBC.  

The median price of a single detached home in Kitimat in 2011 is approximately $130,000. With a 

25% down payment of $32,500, the mortgage loan amount would be $97,500. The mortgage 

payment would be $600 monthly ($7,200 annually) over a 25 year amortization period. The 

mortgage payments would represent only 9.7% of average household income ($74,577 in 2005) in 

Kitimat. Homeownership cost will be slightly higher when other variables such as after-tax income, 

property taxes and utilities are accounted for. Nonetheless this analysis shows that home ownership 

in Kitimat today is extremely affordable for the average household where 30% to 35% is commonly 

viewed as an acceptable and affordable limit for spending on housing. 
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4.4. Rental Properties 

The estimated number of rental properties in Kitimat was 1,015 in 2011. The majority of those units 

are captured in the annual CMHC Rental Market survey.  

The latest CMHC Rental Market Report (October 2011) indicated that in most northern communities 

the vacancy rate has gone down. Kitimat has gone through a dramatic fall in vacancy rate from 

29.0% in 2010 to 4.0% in 2011. While this change is alarming and Kitimat now has one of the lowest 

vacancy rates in the region, it is close to 3% - the “healthy” vacancy rate where there is choice in the 

market for renters seeking accommodation and a reasonable opportunity for building owners to 

earn income in the rental market. 

 

Table 11. Private Apartment Vacancy Rate (%) of Northern Communities, 2011 

Dawson Creek 1.4 

Kitimat 4.0 

Terrace 4.2 

Prince George 5.1 

Fort St. John 5.9 

Quesnel 8.7 

Williams Lake 8.7 

Prince Rupert 13.6 
Source: CMHC Rental Market Report, October 2011 

 

Table 12. Private Apartment Vacancy Rate (%) of Kitimat, 2010, 2011 

 Bachelor 1-Bedroom 2-Bedroom 3-Bedroom + Total 

2010 * 27.1 31.1 14.8 29.0 

2011 9.3 6.3 1.9 4.2 4.0 
Source: CMHC Rental Market Report, October 2011 

 

The vacancy rates for bachelor and one-bedroom units in Kitimat are considered high, at 9.3% and 

6.3% respectively, which means landlords may have difficulties finding new tenants. However, they 

may fall further in the coming months as construction of one major project moves forward and news 

of other potential projects may attract new migrant workers. The vacancy rate for two bedroom 

units is very low at 1.9% and at this level there is not much choice for renters.  
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Figure 17. Vacancy Rate (%) of Private Apartments in Kitimat, 2010, 2011 

 
Source: CMHC Rental Market Report, October 2011 

 

Figure 18. Vacancy Rate (%) of Private Row (Townhouses) and Apartments in Kitimat, 2001-2011 

 
Source: CMHC Rental Market Surveys, Oct 2001-2011, and District of Kitimat. 

 

The vacancy rate for private row/townhouses and apartments between 2001 and 2011 was high (an 

average of 29.4%), only to drop to 5.4% in 2011. The sudden spike in 2010 may be attributed to the 

closure of West Fraser’s Eurocan pulp and paper mills in 2010. The steep drop in 2011 is attributed 

to an upswing of activity on the Rio Tinto Alcan modernization project. 
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As the vacancy rate fell, the average rent in Kitimat rose between 2010 and 2011. The biggest 

increase is for one-bedroom units, with 35% increase from $467 per month to $630. Two bedroom 

units have also experienced a 33% increase, while three-bedroom rents have gone up by 13%. It is 

worth noting that a large proportion of three-bed rental units are row/townhouses (82 units) versus 

apartments (24 units). Overall, private rental units have experienced a 26% increase in rent between 

2010 and 2011. 

 

Table 13. Average Rents ($) of Private Apartment, Row and Townhouses by Bedroom Type, 2010, 2011 

 Bachelor 1-Bedroom 2-Bedroom 3-Bedroom + Total 

2010 * 467 530 586 523 

2011 519 630 691 663 659 

2010-2011 change n/a 35% 30% 13% 26% 
* data suppression by CMHC 
Source: CMHC Rental Market Report, October 2011 

 

The number of apartments and row/townhouse units has increased by 10 units between 2010 and 

2011. The majority of the increase is in bachelor units, which is appropriate to accommodate single 

men who arrive in Kitimat as temporary workers. However, the number of family units (two or more 

bedroom units) has declined. This poses a challenge for families, especially single parents who need 

affordable rental housing. 

 

Figure 19. Number of Private Apartment, Row and Townhouses by Bedroom Type, 2010, 2011 

 
Source: CMHC Rental Market Report, October 2011 
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Single detached and semi-detached homes are an alternative to purpose-built rental apartments for 

families. Some of these homes are available for rent, although the supply is limited. In December 

2011, an on-line real estate site called Kitimathousing.com featured five private homes for rent.20 

Some of the properties listed are cited as newly renovated, and the rents ranged from $975 to 

$1,400 per month plus utilities.  

 

 
A Typical Three-Storey Rental Apartment 

Photo: Terra Housing Consultants 

 

 
One of few Rental Apartments with covered parking and elevators 

Photo: Terra Housing Consultants 

                                                           
20

 This source provides limited rental and for-sale listings; however it can be useful where online community sites 
like Craigslist are not available. 
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4.5. Rental Affordability 

An annual household income of $26,360 is needed to support the average rent of $659 in Kitimat 

based upon a spending limit of 30% for accommodation.  Households earning less than $26,000 may 

find it difficult to afford rental accommodation in Kitimat.  While the individual median income 

reported in 2009 was $38,765, it was only $22,599 for women. Therefore lone female households or 

single parents earning below $26,000 are at greatest risk of having affordability challenges in 

Kitimat.  

Another useful reference for rental affordability is the Housing Income Limits (HILs) reported by BC 

Housing.  HILs represent the income required to pay the average market rent for an appropriately 

sized unit in the private market. Average rents are derived from CMHC’s Rental Market Survey. In 

2012, a renter needed a minimum income of $24,500 to afford an average two-bedroom apartment 

in Kitimat. This income threshold can be achieved with an hourly wage of $12.25 and full time work 

of 2,000 hours a year. 

 

Table 14. Housing Income Limits (HILs), 2012 

 Bachelor 1-Bedroom 2-Bedroom 3-Bedroom 4-Bedroom + 

Kitimat  $   17,500   $   20,500  $   24,500   $   29,500   $   32,000  

min hourly 
wage required  $        8.75   $      10.25  $      12.25   $      14.75  $      16.00  

Source: BC Housing 

 

When considering that the mortgage payment of a median house can be approximately $600, the 

average rent ($659 per month) seems high. Most households in Kitimat can afford to buy their 

housing.  If a household needs or wants to rent they pay a relatively high price. The recent increase 

in rents charged, declining rental vacancy, and aging buildings are concerns in the community that 

should be addressed.   

 
 

4.6. Non-Market Housing 

Kitimat has just two projects that provide affordable rental housing at below-market rates: Kiwanis 

Village and Delta King Place. Both projects serve seniors and persons with disabilities. The limited 

number of seniors’ housing units is a major concern for the community.  Rents have gone up in the 

private apartment market and many seniors on a fixed income are unable to pay the higher rate.  
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There is no social housing, co-op housing or public housing project that serves families in Kitimat. 

The closest subsidized family housing is in Terrace, which has 53 units.21  In the past, Kitimat may 

have been the destination for families and individuals seeking affordable housing; however with the 

dramatic increase in rent and little change in the housing supply in the past year, families with low-

income are finding it more challenging to find affordable housing. 

 

 
Photo: Kiwanis Village by Delta King Place 

Housing for Independent Seniors - Kiwanis Village 
 

Kiwanis Village is a 12-unit independent living facility which opened in 1981. It is centrally located at 

890 Tsimshian Blvd, next to City Centre – Kitimat’s central shopping area and home to many 

community services, including the District Office.  It is also a short walking distance from the Kitimat 

Public Library and Kitimat General Hospital. This Kiwanis Club of Kitimat project provides affordable 

rental housing for seniors and persons with physical disabilities. Residents pay 30% of their income 

on rent.  

The two-storey building has only one-bedroom units.  Wheelchairs users can access the second floor 

using a chairlift. The chairlift is a recent addition as many residents, although independent, have 

difficulties with stairs. Some residents may benefit from residing in an assisted living setting; 

however the lack of available assisted living spaces in the community and the residents’ own desire 

to remain independent presents a challenge to service providers. The facility manager has indicated 

that tenant turnover is only one or two a year. Currently there are twelve people on the waitlist, 

which is a significant increase from just three people in 2010. Kiwanis Village also recently 

experienced a significant increase in new tenant applications. Given that the private rent for one-

                                                           
21

BC Housing Research and Corporate Planning Department, Unit Count Pivot Tables, September 2011. 
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bedroom units has jumped by 35% in Kitimat, and some apartments are undergoing renovations, it 

is likely that many seniors are suddenly faced with fewer affordable housing options, which 

increases the appeal of Kiwanis Village. 

 

 
Photo: Delta King Place 

 
Seniors Supportive Housing - Delta King Place 
 
Delta King Place is a 15-unit assisted living facility that opened in 2005. Located at 701 

Mountainview Square, it is situated near the Kitimat General Hospital, Kitimat Public Library, and 

City Centre.  The services provided at Delta King Place include home support, lunch and dinner, 

recreation programs, laundry facilities, 24hr security and Life Line Response buttons. Residents pay 

no more than 70% of their after tax income on the monthly charge(s). The single storey building has 

14 one-bedroom units and one two-bedroom unit. The facility is wheelchair accessible and each unit 

has a ground level balcony and a kitchenette. The facility is operated by Delta King Place Housing 

Society, a non-profit organization that was formed in 2005. The development was initiated by the 

Kiwanis Club of Kitimat. Currently there are six applicants on the waitlist and a turnover of about 

four units per year. Residents at Delta King must be able to leave the building independently in the 

event of the emergency.  

The Capital cost of the project was $4.7 million,22and was funded as follows: 

 $616,000 grant from Canada Mortgage and Housing Corporation under the Canada –BC 

Affordable Housing Agreement; 

 $375,000 grant by the provincial government; 

 Province purchased the land for $227,000 and leased it to the society; 

 J. Oviatt Contracting Ltd. donated $117,000 in site preparation materials and labour; 

 $60,000 from District of Kitimat; 

                                                           
22

Canada Mortgage and Housing Corporation, Ministry of Forests and Range and Minister responsible for Housing, 
Northern Health. Backgrounder – Delta King Place. September 22, 2007. 
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 $56,750 donation from Alcan Kitimat Works; 

 Mortgage. 

The operation of the facility is funded under the Independent Living BC program. The Province, 

through BC Housing, provides an annual subsidy to make up the difference between operating costs 

and what residents pay in rent, while Northern Health funds personal care and hospitality services.  

 

4.7. Housing for People with Special Needs 

Some individuals with physical disabilities who are not seniors may be accommodated at Kiwanis 

Village and Delta King Place. There are, however, no housing projects with support services in 

Kitimat for persons with developmental disabilities.   

Kitimat had a group home for youth operated by the Lion’s Club, but it has been closed for many 

years and last year the house was bought by a private family.  A stakeholder interview revealed 

significant building upgrades were required to maintain the relationship with the main funding 

agency, and the non-profit group struggled to raise enough capital necessary to perform all required 

work. Staff salary and qualifications were also issues, as was general inadequacy of operating funds. 

In addition, maintenance repairs due to wear and tear of the building by the residents were also 

costly.23 

Currently children and youth with developmental disabilities do not have supportive housing 

options in Kitimat. These individuals tend to live with families and may receive some government 

support. Their parents or main caregivers are often stressed from the emotional and physical 

demands of providing care. Some families move to Terrace, as it has more housing options.24 Other 

families, despite the stresses and demands, continue to live in Kitimat so that their children and 

youth do not need to adjust to a new community. 

There is no supportive housing for people for are homeless, or who are recovering from mental 

health or addiction issues in Kitimat.25 There is one emergency shelter with eight beds for women 

and children leaving situations of domestic abuse, but the housing provided is short term and 

temporary (maximum 30 days). The shelter operator, Tamitik Status of Women Association, has 

indicated that increasingly women who are simply homeless and not necessarily leaving violence are 

seeking shelter at Dunmore Place.  

 

 

                                                           
23

Interview with Jo Anne Hilderbrant (January 24, 2012), who spoke with representatives of the Lion’s Club. 
24

BC Housing data indicated 39 housing units in Terrace for clients who need housing with support services, 
including people with mental and/or physical disabilities.  
25

This information is to be verified by Northern Health, who may provide additional statistics on persons living with 
mental illness and addictions in Kitimat. 
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4.8. Aggregate Rental Housing Supply 

There are 1,015 rental units in Kitimat. The majority of these units are counted in the annual CMHC 

rental housing survey. The District allows legal secondary suites in most residential zones. The non-

market units are in Kiwanis Village and Delta King Place, which are primarily restricted to seniors and 

persons with physical disabilities. The ‘other rental units’ are District estimates of rental housing 

that are four units or less, hence not counted in the CMHC survey, or off the market due to 

maintenance issues. Depending on how many are actually off the market, the total rental housing 

supply would be less than the total presented in the table below.26 

 

Table 15. Aggregate Rental Housing Supply 

 Units Source 

CMHC Survey Universe 680 CMHC, Fall 2011 

Legal Suites 94 District, 2012 

Non-market housing 27 District, 2012 

Other rental Units 214 District, 2012 

Total 1015  
Note: Total supply may be less depends on how many units were taken off-market. 

 

As the vacancy rate decrease and rents increase, more market rental units may return to the market 

and become unaffordable to low-income households. Despite some quality concerns of the private 

rental apartments, it is assumed that in time of high housing demand, much of the private rental 

units will not be available at sub-market rent. Thus the only rental housing that can guarantee low 

rents are the 27 non-market housing units for seniors. 

 

5. Current Affordable Housing Need 

Need is determined by the shortfall between affordable housing supply now and in the immediate 
future and the households requiring housing. The estimate of need is expressed as a number of units for 
individuals or families who are currently in non-market or subsidized housing, plus the number of people 
who need affordable housing but are unable to access this in the private market. 
 
The current need for affordable housing can be categorized into the following groups of households:  
 

1. Households paying over 50% of income on housing 
2. Households in Core Housing Need 

                                                           
26

While it may be hard to verify, the District estimated that up to three quarters of the ‘Other’ category may be off 
the market. Examples of off market units are in Alexander Townhouses and Kitimat Aluminum City Lodge.  
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3. Households in non-market housing (i.e. non-profit, co-op, or public housing) with or without 
supports, and those on waitlists  

4. Households receiving rental assistance  
5. People in shelters, emergency housing, or short term transitional housing 
6. People who are homeless  

 
The needs of seniors and persons with special needs may already fall into the above categories, 

although their needs are often specific and thus require further discussion. 

 

5.1. Households Paying over 50% of Income on Housing 

Census 2006 indicated that an estimated 90 renter households in Kitimat in 2006 paid half or more 

of their household income on rent. This group of households is at risk of homelessness if their ability 

to pay rent is compromised by sudden change, such as a loss of job or rent increases and no more 

affordable housing option.  

 

Figure 20. Gross Rent as a Percentage of 2005 Household Income 

 
Source: Statistics Canada, Census 2006 

 
 

A smaller proportion of owners in Kitimat in 2006 spent half or more of their income on housing 

costs; however owners have the option of selling their property and transiting into the rental market 

if necessary. For renters there are fewer housing options after losing their home. A renter may be 

forced to double up on their accommodation with another household, which may lead to 

overcrowding, stress and conflict. A renter may leave the community for lower rent elsewhere, or in 

an extreme case, become homeless.  
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Figure 21. Owner’s Major Payments as a Percentage of 2005 Household Income 

 
Source: Statistics Canada, Census 2006 

 

 

5.2. Households in Core Housing Need 

Households that do not meet the housing affordability, adequacy and suitability standards are 

considered to be in core housing need. In 2006, only 4% of all private households were in core 

housing need in Kitimat, which is a significant decrease from the previous 2001 and 2006 Census 

periods when 8% of households were in core housing need.  

 

Table 16. Core Housing Need in Kitimat, 1996, 2001, 2006 

 1996  2001  2006  

Households in Core Housing Need 310 8% 285 8% 145 4% 

Total Households 3,785  3,625  3,560  
Source: CMHC, Housing in Canada Online 

 

Compared to other northern communities, the percentage of households in core housing need in 

Kitimat in 2006 was not high. Prince Rupert and Dawson Creek were at 14% and 13% respectively 

and the provincial average was 15% in 2006. 
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Table 17. Core Need Households as a Percentage of All Households in BC Northern Communities, 2006 

Prince Rupert 14% 

Dawson Creek 13% 

Terrace 11% 

Prince George 9% 

Fort St. John 8% 

Williams Lake 8% 

Quesnel 7% 

Kitimat 4% 

BC average 15% 
Source: CMHC, Housing in Canada Online 

 

Recent increase in the rental housing market rents may change the core housing need estimate for 

the District of Kitimat.27 It is likely that households in core housing need will grow unless household 

income rises at pace with rent increases. 

 

5.3. Households in Non-Market Housing and on Waitlists 

Kitimat currently has two non-market housing projects (Delta King Place and Kiwanis Village) with a 

total of 27 units. Both projects are geared towards seniors, but the current demand for affordable 

seniors’ housing exceeds supply. At the time of this study, there are 12 applicants on the waitlist for 

Kiwanis Village and six for Delta King Place, for a total of 18 applications. The applicants may be 

seniors or persons with disabilities who have the same housing and support needs as the seniors in 

residence.  

In addition, BC Housing has on record four applicants on the waitlist in the Housing Registry, which is 

a centralized database of waitlist for participating housing providers.  The applicants include 

requests for family, senior, disability, and wheelchair modified housing. Some of the applicants may 

be on more than one waitlist. Assuming that there is no duplication, the total waitlist for subsidized 

non-market housing in January 2012 is 22 applications.  

 

 

 

                                                           
27

CMHC will update the core housing need estimate once Census 2011 data is reported. However since the 
mandatory long form became voluntary, the income source (2010) may be slightly reported differently by Statistics 
Canada than in the past. 
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5.4. Households Receiving Rental Assistance 

There are two types of provincial housing programs geared to help households in the private rental 

market. Both programs are designed to enable the household to pay no more than 30% of their 

income on rent.   

The Rental Assistance Program (RAP) provides a housing subsidy to eligible low income working 

families with children to help them with their monthly rent payments. The amount of assistance is 

based on household size, income, rent, and the community of residence.28In Kitimat five households 

are currently under this program.  

Shelter Aid for Elderly Renters (SAFER) is a housing subsidy provided to seniors with low to 

moderate incomes to help them pay for private market rents.  Similar to RAP, the subsidy amount 

depends on the senior’s income, rent and community of residence. In Kitimat, seven senior renters 

receive SAFER.  

RAP and SAFER subsidies are assigned to the recipient and not to the physical housing units. The 

recipient could move to another community and receive the subsidy elsewhere, although the 

amount may change depending on the location. Therefore the total RAP and SAFER count (12 

households) is not added to the aggregate rental housing supply, but is an indicator of need. 

 

5.5. People in Shelters, Emergency Housing, or Short-term Transitional Housing 

Kitimat has one emergency shelter operated by the Tamitik Status of Women Association. The 

facility has eight beds in four rooms. The people housed are generally single mothers who may be 

evicted by their landlords or who are seeking refuge from an abusive relationship. The agency does 

not formally maintain a waitlist, but the operator has commented that what used to be 85% 

occupancy early in 2011 had become 95% by the end of the year. The demand for shelter space has 

particularly grown due to increase in rent in Kitimat recently. Some clients who were able to find 

bachelor units for $325 per month in the past are now facing rents up to $650 per month. Some of 

the demand pressure may be coming from construction firms, such as Bechtel and Blue Horizon that 

are reserving apartment buildings for temporary workers who may not occupy the units full-time.  

 

5.6. Homelessness 

Due to extreme snowfalls and cold winters, Kitimat does not have a visible homeless population all 

year around. In a small community where neighbours are aware of each other and their 

environment, homeless individuals would be quickly recognized. However, the number of hidden 

homeless is extremely hard to estimate. Youth and young adults are particularly prone to couch 
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 Full eligibility criteria and subsidy estimate is on BC Housing’s Rental Assistance Program site: 
http://bchousing.org/Options/Rental_market/RAP 
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surfing; however there are no local agencies that monitor the movement or the size of this 

group.29Persons with severe addictions and/or mental illness are also at risk of homelessness. A 

study by the Centre for Applied Research in Mental Health and Addiction (CARMHA) at Simon Fraser 

University in 2007 confirmed that homelessness among this vulnerable population is highly 

prevalent in small communities in rural settings. It identified low barrier housing (often associated 

with harm reduction philosophy) with high- to low-level on-site support as an appropriate housing 

option for people with addictions and mental illnesses.  

Since private rents have gone up in 2011, the Tamitik Status of Women Association has reported 

that more women and children are arriving at the shelter simply because they need a home and not 

because they are fleeing from abusive relationships. The Kitimat Community Resource Society has 

also experienced an increase in volume of persons seeking help with finding affordable housing. 

More information from Northern Health may shed light on how many persons with mental illness 

and addictions are unable to find a permanent home.30 

 

5.7. Housing Needs of Seniors and Persons with Disabilities 

Kitimat’s population is aging, as in many other communities in Canada. Census 2006 information 

shows that 11% of the population (950 persons) was 65 years and above. By 2016, the senior 

population may double to over 2,000 seniors. A study on the seniors’ housing needs in Northern BC 

by Lumina Services (2008) indicated that the 65-75 age group will double in the next 10 years, and 

the 75-84 and 85+ groups will triple in size.  

The youngest age at which most seniors generally consider moving into supportive housing is 75.31 

At this age seniors may experience impairments that compromise their ability to perform daily 

activities such as walking, bathing, dressing, preparing food, shopping and managing money. Driving 

is a major factor in loss of independence, particularly in communities with limited public 

transportation. Despite these impairments, many seniors desire to remain independent for as long 

as possible and housing options that enable them to stay independent are very important. Some 

seniors may need just few hours of help with general housekeeping to continue living 

independently, while other may need daily additional services on a daily basis. Women tend to live 

longer in general and require higher levels of assistance as they age. One study has shown that 33% 

of women over the age of 75 require help with daily activities, compared to 23% of males.32 

One of the biggest financial barriers facing seniors who want to remain in their homes is the cost of 

utility and home maintenance. In Northern communities, the cost of heating a home is much higher 

                                                           
29

 The Kitimat Youth Centre provides a drop-in social recreational space; but its clients are typically youth who have 
permanent, stable homes. The Centre is not sure how many youth couch surf in Kitimat. The centre operator has 
commented (January 10, 2012) that on two occasions, she has personally come across two homeless persons and 
given them shelter.  
30

More information is expected to follow from Fatima Reynolds, NHA. 
31

 Lumina Services Inc. “Seniors Housing Needs in Northern BC.” October 31, 2008. 
32

Ibid, p.14. 
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than in the South. For example, in Price George it takes about 150 Gigajoules (GJ) to annually heat a 

typical older detached house compared to just 85 GJ in Victoria.33 Volatile energy prices can be 

detrimental to low-income seniors with a fixed income. Home maintenance can also be a financial 

strain and physically demanding for seniors. As the community ages, greater housing options for 

seniors in the form of small homes or condominiums are needed. 

Another seniors’ housing challenge is the lack or shortage of long-term care options. Kitimat’s sole 

long term care facility is Mountainview Lodge, a single-storey 36-bed facility located beside Kitimat 

General Hospital., which provides complex medical care and 24-hour nursing staff. While this 

nursing home provides housing and care for its acute patients, it is a residence of last resort for 

seniors who have lost independence and housing choice. For the purpose of this study, it is not 

counted towards a permanent affordable housing supply, as it is institutional hospice care. 

 
Mountainview Lodge 

Photo: District of Kitimat 

 

One of the major issues facing seniors and persons with physical disabilities is accessibility. Many 

residents cite the absence of elevators in rental buildings as a safety concern and a quality of life 

mobility issue. Some of the single family homes have steps at the entry and stairways to bedrooms 

that can be hazardous for seniors. Most units are not designed to accommodate wheelchair or 

walker users; for example, they do not have ramps or low cabinets and wide radius turning points, 

therefore making it difficult to use a wheelchair indoors. Converting a bungalow home to make it 

wheelchair accessible can be expensive. Installing a chair lift in a two-storey home can cost tens of 
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 Natural Resources Canada, “Compare Annual Heating Costs of Heating Systems and Energy Savings” 
http://oee.nrcan.gc.ca/equipment/heating/2371, accessed January 24, 2012. 
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thousands of dollars.34 In addition, spending limited family resources on costly renovations may 

require financial compromises on other household spending needs.  

Some families who are not able to find assisted living or supportive living spaces for their family 

members may have to consider housing options outside of Kitimat. Older seniors, especially those 

who are 80 years and older, often have no alternative but to leave the community for assisted 

housing elsewhere. One facility manager commented that about 20% of the residents in assisted 

living facilities in Terrace are from Kitimat, all of who have moved to access more suitable housing 

and care. However, moving is neither a desirable nor a practical option for families whose social 

support network is rooted in Kitimat.  

 

5.8. Housing Needs of People with Special Needs 

There is no supportive housing currently available for persons with developmental disabilities in 

Kitimat, although there are many families who are currently receiving limited community support 

and would like to have supportive housing options. The agencies that provide financial and/or 

community support services include the Kitimat Child Development Centre (KCDC), Northern Health, 

Ministry of Child and Family Development, and Community Living BC. 

A report commissioned by the KCDC and prepared by Jacqueline Ramdatt in 2010 concluded that 

supportive housing is needed primarily by youth who are transitioning to adulthood. Interviews 

conducted for this report also indicated that families are most concerned about meeting the need 

for housing options that would enable young adults with developmental disabilities to live semi-

independently in their own community. Parents and community service providers teach young 

people with developmental disabilities the life skills they need to navigate through the community 

and conduct common tasks like grocery shopping. If these young adults are to move to another 

community in search of better housing options, they would need to relearn life skills in a new 

environment without the natural support offered by their families and friends. Hence many parents 

are uneasy with the prospect of moving their loved ones to another community, and ask that more 

housing options become available in Kitimat.  

The Kitimat Child Development Centre estimates that the Centre has about 100 cases of families 

who have a child or youth (under 19) with mental health and behavioural issues or other 

developmental disabilities. The Centre also estimates that about half of 100 clients need a range of 

support services, from minimal to substantial assistance. The rest have received Centre services at 

some point, but some may have left Kitimat to seek appropriate housing and support services that 

they need. It is difficult to provide an accurate estimate of the current housing need of special needs 

families, but at least 50 families may now or in the future be in need of housing and/or support 

services. Some clients with high-need may require a fully assisted housing environment, while 

others may require just few hours of support services a day to live a healthy life in the community. 
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 Interview with the members of the Advisory Commission for Persons with Disabilities, January 19, 2012. 
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For persons with developmental disabilities, a broad range of services are required to help them live 

life fully. These services include:  

 Personal care/hygiene  

 Home management (laundry, meal preparation, shopping)  

 Community inclusion activities (social, recreational, volunteer opportunities)  

 Assistance with banking, money management, appointments  

 Advocacy  

 Day program  

 Life skills training  

 Supported employment  

 Respite  

The level of support may vary from just a few hours of daytime support to 24/7 care, or a live-in 

caregiver. As Ramdatt has pointed out, the quality of care and level of professionalism of caregivers 

are immensely important. Parents who Ramdatt interviewed indicated that safety and security are 

major concerns. In addition, housing for many parents is not simply about a roof over a person, but 

an opportunity to access community services by living close to amenities, transit and support 

services. Parents also indicated that community inclusion and employment opportunities are 

important. One vision or ideal model is a mixed-use development with housing and a small business 

or a social enterprise that would enable residents to work or volunteer on-site.  

 

5.9. Aggregate Current Housing Need 

The number of renter households spending over half of their income on rent in 2006 was 90, while 

the number of households in core housing need was 145. As many households will likely fit in both 

categories, the higher number, 145, is assumed as the estimate of renter households who are 

currently in need of affordable, appropriate and suitable housing. Combining the number of 

households currently in non-market housing and on the waitlist results in a total of 49 households. 

In addition, there are eight beds in four rooms in the emergency shelter. Eight households are 

assumed to be in need from the Shelter.35  The total number of households in current housing need 

is 202 (145+49+8). This total is conservative and only is viewed as a minimum of the current 

affordable housing need.  

The current housing need will be larger depending on the size of the unknown housing need that 

requires further sampling and monitoring. Currently, there are no reliable estimates of the number 

of people who are couch-surfing and on the brink of homelessness. There is also no precise estimate 

of youth with special needs who are transitioning from homes to independent living. Parents have 

postponed the transition, simply because housing options are not available in Kitimat. A survey of 

families with youth with developmental disabilities may provide an accurate count. Further research 

                                                           
35

 This aassumes full capacity at the shelter and that each bed constitutes an individual in need of a housing unit. 
However, it is possible that the need may be less – for example a mother and her child occupying two shelter beds. 
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can also improve our understanding of the housing needs of persons with mental illness and/or 

addiction in Kitimat. 

 

6. Emerging Affordable Housing Need 

The population of Kitimat has declined for many years, but it may be possible to reverse the decline and 

maintain a stable population with the renewal of the industrial sector in the District. The approval of the 

Rio Tinto Alcan modernization project and the site work in advance of the final investment decision on 

the KLNG project has injected much optimism already. Plus, many other large-scale projects are 

currently under consideration.  The majority of the new arrivals in Kitimat are temporary workers who 

reside in construction camps maintained by their companies. However, a small proportion of in-migrants 

are managerial staff that buy or rent homes in Kitimat. Some in-migrants move with their families, which 

would increase the demand for single detached homes that are affordable and well-maintained.  

Additional migrants may be drawn to Kitimat in hopes of finding a job in the booming industries. For 

example, the Kitimat Community Services Society runs the Employment Services Centre, and its staff 

estimated that between 150 to 200 people have sought out employment services in the past year. The 

Centre noted that some of these clients are migrants from other areas of BC and Canada. Staff also 

expressed concerns that the new arrivals come into the Centre weekly looking for help to find housing.36 

BC Stats has estimated a population growth of 1.7% for the next ten years in the Kitimat Local Health 

Area. This area includes the District, Kitamaat Village, and the surrounding rural areas (see Appendix C 

for the map of Local Health Area). With this growth rate, assuming that the population of the area in 

2011 is 10,200, there will be 177 additional people by 2021. If the average household size of 2.5 holds 

steady in that period, there will be 71 new households. Smaller households typically live in smaller 

housing units; however if the housing prices stay affordable more residents may demand detached and 

semi-detached homes that offer more space and greater privacy. With the aging of the population, a 

greater number of seniors may opt to downsize from single detached homes, and purchase or rent 

smaller condominium-style apartments that require little or no maintenance work. Some seniors who 

re-locate within Kitimat may also sell their detached home. 

 

7. Anticipated Affordable Housing Supply 

Kitimat currently does not have affordable or subsidized housing projects under development. Private 

development in general has been minimal. There were no private rental or condominium projects 

started or completed in 2010 or to the third quarter of 2011 according to CMHC Housing Now (4th Q, 

2011). There are some older rental apartments under renovation, and some that have been purchased 

with a potential for redevelopment, but currently there are no new rental units being added to the 

                                                           
36Interview with Denise O’Neill, Executive Director of Kitimat Community Services Society (January 10, 2012). 
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housing supply. The District has sufficient land designated for residential growth37 should the economics 

of real estate development in Kitimat become more favorable for developers.  

In total there are 43 housing units in the development pipeline. Currently, there are seven new single 

family dwellings under construction and one development proposal for a 36-unit multi-unit seniors 

housing complex. A seniors’ project with 12 triplexes at Strawberry Meadows, is anticipated to start 

construction in 2012, located one block from Kitimat General Hospital. There is no indication that these 

units will be affordable to low-income seniors.  The project is being developed by a private local 

developer, J. Oviatt Contracting, and units are expected to be sold at market rate.  

 

8. Gap Analysis 

The difference between the estimated affordable housing need and supply shows a surplus or a deficit. 

For the District of Kitimat there is a current deficit of at least 252 units.  

The table below summarizes the gap analysis. It excludes twelve households receiving RAP and SAFER 

subsidies, as they are able to take their subsidy with them to any community in the province. The shelter 

space (eight beds) operated by the Tamitik Status of Women Association is assumed to be at full 

capacity.  

 

Table 18. Affordable and Supportive Housing Need and Supply – Current Gap 

Current Need Estimate Existing Supply 

Households in Core Housing Need 145   

Households in non-market Housing 27 Non-market housing 27 

Non-market housing waitlist 22   

Households  in emergency shelter  up to 8 Emergency shelter beds  8 

Total Need 202 Total Supply 35 

    

Additional Current & Future Need    

Persons with developmental 
disabilities* up to 50   

 

Need – Supply = Demand 
(202 + 50 units)  – 35 units  =217 units 

*KCDC estimates that up to 50 current clients with a developmental disability will now or in the future 

need supportive housing to live semi-independently or require support services while residing with their 

families.38
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For example, the planning department indicated that the District has land capacity for additional 1,000 
households in the future. 
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The demand is a conservative figure, because it does not include some of the hard to measure 

indicators, such as the hidden homeless population (i.e., people who couch surf).The overall rental 

housing supply is not included in the supply side, because as the recent CMHC Rental Housing Survey 

has shown, the rents have gone up significantly and are no longer affordable to low-income households. 

It is assumed that some of the private rental units may be affordable; however the building conditions 

are commonly a major concern.39The estimated number of renters spending over half of their income on 

rent in 2006 was 90, but this figure was not added to the current demand, as it may result in double 

counting with another indicator: households in core housing need. Homeowners that are unable to 

undertake major home repairs due to financial constraints or renters living in substandard homes are by 

definition captured in the core housing need indicator. 

It is challenging to estimate the future housing gap. With a modest population growth projection of 

1.7% and an average household size of 2.5, it is estimated that 71 additional households will require 

housing by 2021. However, not all of these households will require subsidies or special needs housing. 

The size of future core need households will depend on household income, housing price, the cost of 

borrowing, and quality of housing stock in the future. Migration will be a major driver of population and 

housing needs. If most or many of the major industrial projects currently proposed are approved for 

construction, Kitimat will see more in-migrants and the demand for affordable housing will intensify.  

Perhaps the biggest housing challenge in the near future is senior’s housing. It is estimated that there 

will be over 2,000 seniors in Kitimat by 2016. Unless significant improvements to housing stock begin 

now, to make homes more senior-friendly and wheelchair accessible, there will be significant shortage 

of senior-appropriate housing in Kitimat. The need for affordability will greatly depend on housing cost 

and seniors’ income, particularly pension and retirement savings. The aging of the national population is 

already creating major stresses on public and private pension plans. How well the seniors of tomorrow 

will be cared for financially will be a monumental challenge for the country, particularly as advances in 

health care enable seniors to live longer.  

The size of the seniors’ population in Kitimat will also depend on the migration patterns of retirees. 

Traditionally, retirees have moved to warmer regions of the province or country, but with increased 

housing price in destinations like the Okanagan and Victoria, some seniors are choosing to stay in 

Kitimat, and other seniors are moving to Kitimat where homes are much more affordable than other 

places in BC. 
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KCDC is currently working to reach as many parents as possible to inquire about their current and future housing 
needs. 
39

For example, the District considers North Star Inn to be a single room occupancy (SRO) residence.  
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9. Stakeholder Consultations 

In December 2011 and January 2012, Terra Housing Consultants conducted key stakeholder interviews.   

The majority of interviews were completed by phone and were open ended discussions with 

stakeholders being encouraged to provide their experiences, perceptions and information. The names of 

the stakeholders were provided by the Housing Committee members and by the stakeholders 

themselves who provided further referrals. The insights gathered from the interviews supplement and in 

some cases verify some of the quantitative data in this report. The personal stories and observations by 

community members and service providers offer a unique local perspective of the current state of 

housing in this community in transition. The interviews also underscored a sense of urgency to address 

the unmet housing needs in Kitimat.  

 

9.1. Stakeholders 

The following stakeholders were interviewed:   

 

Name Association 

Bonnie Bruce Community Living BC, Terrace 

Cheryl Lippert  Kitimat Child Development Centre 

Cheryl Rumley Tamitik Status of Women 

Christine Anacleto Northern Health, Social Worker 

Denise O’Neill   Kitimat Community Services, Executive Director 

Edwin Empinado District of Kitimat Councillor, Appointee to Advisory 
Commission for Persons with Disabilities 

Erika Prett Kitimat Youth Centre 

Fatima Reynolds  Northern Health –Adult Mental Health and Addictions 

Gwendolyn Sewell District of Kitimat, Director Community Planning & 
Development 

Joanne Monaghan Mayor of Kitimat 

Linda Slanina Tamitik Status of Women, Executive Director 

Lisa Frazer Snowflake Seniors Centre, Programming Coordinator 

Lori Hansen MCFD, Kitimat 

Lucille Harms Registered Nurse, Councillor, Haisla Nation Council 

Lucy Borges Delta King Place, Kiwanis Village - Facility Manager 

Manuel Leite   Re/Max, Realtor 

Margaret Warcup Kitimat Child Development Centre, Executive Director 

Peter Brock  District of Kitimat, Building & Bylaw Inspector 

Rachel Stewart MCFD, Kitimat  

Rene Jenster, Mary Monteiro, 
Danielle McGrath 

Advisory Commission for Persons with Disabilities 

Robin Chang District of Kitimat, Planning Assistant 

Ron Burnett Former member, Economic Development Commission 

Sue Peacock, Tina Readman, Jo 
Anne Hilderbrant    

Kitimat Child Development Centre Parent Group 
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Teena Grant Haisla Nation, Interim Housing Officer 

Trish Parsons Chamber of Commerce, Executive Director 

Vanessa Silva Kitimat Child Development Centre 

 

 

9.2. Comments on Housing Needs 

The following housing priorities were identified by the key stakeholders: 

 Seniors’ housing  

 Housing for special needs people / youth with developmental disabilities transitioning to semi-

independence 

 Accessible housing for persons with disabilities  

 Low-income subsidized housing for individuals and families 

 Emergency shelter for men  

 Second stage housing for women and children  

 Affordable housing for youth 

 Affordable housing for First Nations people  

 Low barrier housing with support services for people with mental health and substance abuse 

problems  

The comments below are summarized from the stakeholders interviews conducted by phone and in 

person in December 2011 and in January 2012. They are presented under major issues categories. 

The comments are stakeholder’s thoughts and observations.   

Real Estate 

Housing speculation is on the rise; it’s becoming a seller’s market. 

- There are some speculative real estate transactions in Kitimat today. Some investment 
properties are being bought by out-of-towners, and some locals are buying second homes to 
rent out. 

- Saleable housing units on the market are quickly sold; the rest are “junk”. Since the market 
absorbs much of what is desirable, the price will go up. 

- Re/Max is the sole RE office in Kitimat and it experienced falling inventory: 136 listings 6 months 
ago, now just over 40 listings. 

- It is a seller’s market: seller are more firm about their asking price, some willing to increase 
price; multiple offers now coming in; some owners holding back for price to inflate; and more 
houses now sell closer to asking price. 

- Number of sales doubled from 2010 to 2011. 
- Investment rental properties are now picking up; there’s speculation in the market. 
- Executive style new homes rent for $2,000 or more. Bungalows rent for $1,000+. 
- Out of town investment owners are more willing to repair units to rent out; but local 

homeowners are still cautious about doing renovations. 
- New arrivals buying home in town are supervisory/managerial folks who have families.  
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- Comments on rental housing stock:  
o There are rumours that a 47-unit motel may develop in the City Centre Mall; 
o Local Legion has been sold to a numbered company in Alberta; 
o Kitimat Aluminum City Lodge was sold in a tax sale – may take some time for the owner 

to pay off the taxes and start something new; 
o Kitimat Lodge was also sold. 
o Alexander Townhouse is deemed inhabitable (water damage, mould) and went through 

a tax sale. 
o Hillcrest Place is being renovated and rented at much higher rate (about $1,200 for 2-

bedroom). 
- There seems to be much speculation on housing since the Rio Tinto Alcan modernization 

commitment was announced in December 2011.  
- Most pads are uninhabited in Vista Village Trailer Park. District is promoting rehabilitation. 
- Several major projects may be happening at once in Kitimat (Rio Tinto Alcan, Kitimat LNG, and 

Douglas Channel Energy Partnership); their development timelines are overlapping and affecting 
the Kitimat housing market. Many workers live in the construction camps, but others are 
residing in town. 

- Bechtel is also buying properties to house its workers. Enbridge’s contractor Polmeroy from 
Alberta is renting out whole buildings. Blue Horizon, which is breaking down the former Eurocan 
facility, has rented 30 apartment units for their workers. 

- Kitimat is still very affordable for homeowners; property tax is second lowest in BC, only after 
Quesnel, but utility prices are high. 
 
 

Renters and Families 
Growing number of renters who can’t afford increasing rent are being displaced. 

- People who moved to Kitimat due to low rent may now be moving out due to high rent 
- The rental housing stock is old and there’s a lack of affordable housing. Sometimes multiple 

families live in one home. 
- People come into the Kitimat Community Services Centre weekly looking for work and housing 

help. Clients used to have mainly employment inquiries, but now they come with housing 
problems that needs resolution. With increase in rent, the Centre is hearing from people who 
are getting three-month notices from their landlords. They either have to pay more rent or 
vacate the unit.  

- Housing units for families are substandard; in some cases tenants have no heat and there are 
problems with walls & ceilings. 

- Many rental units are not well maintained, are no longer available and not counted in the CMHC 
Rental Market Survey. For example, about 30 units of the 40-unit Golden Townhouses are now 
inhabitable and off the market. 

- Housing is not affordable for families in Kitimat. Not everyone working the industries earn a high 
wage. Some working parents, such as contract workers, earn just $15 p.hr. 

- Low-income families have in the past moved into Kitimat because it is affordable to live, and 
some residents thought that they could retire in Kitimat, but now they are struggling to maintain 
their homes. 

- Heating costs are high in Kitimat compared to other parts of British Columbia. 
- Homes should remain affordable, so that when children grow to be adults, they may be able to 

return to Kitimat. 
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- Kitimat has not had redevelopment or proper building repairs in a lot of rental units due to high 
vacancy rates.  

- Low-income single mothers are often discriminated against by landlords. They often get evicted 
due to family quarrels. Landlords share information about who they evict. 

- Single mothers find housing but often in disrepair, inadequate number of rooms. 
- Bachelor units that used to be $325 are now going for $650 (since spring 2011). 
- The economic boom does not necessarily help women, due to lack of daycare spaces. 

 

First Nations 
Aboriginal Population is growing fast, but there isn’t enough affordable housing. 

- The population in Kitamaat Village (Haisla Nation) is growing. An estimated 700 people live on 
reserve and about 200 Haisla people live in the District. 

- New and old homes in the Village are generally better maintained than in Kitimat.  
- Due to limited land in the Kitamaat Reserve, there’s little room for residential growth and not all 

members of the Village are able to live there; some cannot afford the housing cost, some due to 
lack of availability of units. 

- There is a public perception that Haisla Nation is very wealthy.  
- There is poverty among First Nations families in Kitimat.  
- There are some problems where people are kicked out of the Village and move into town. 

Albatross Ave. has lots of First Nations people. 
- Many First Nations people moving into the District; sometimes from out of province, some are 

Métis. 
- Infrequent transit service between the District and the Kitamaat Village limits access to sports 

facilities and social activities for Haisla children. 
 
 

Seniors Housing 
 
Current housing stock is not appropriate for the aging population, and there is a serious lack of 
supportive and assisted housing for seniors. 
 
- Seniors housing is a priority. Original town plan was never designed with seniors in mind. 

Houses that are built in the 1950’s were geared towards families, but are not appropriate for 
seniors today. Many homes are ground-oriented but renovations and maintenance is a 
challenge for seniors 

- More people are aging in place; some come back to retire, drawn by affordable housing. 
- Traditionally residents retire and move to Okanagan and Victoria, but due to high prices there, 

many now opt to stay in Kitimat. 
- Seniors are concerned about taking care of their houses and most are single detached. As 

seniors age and become physically weak, it is difficult for them to maintain their properties. 
Sometimes they get help from volunteers, but there are no formal programs in the District. 

- Downsizing from detached houses is difficult due to lack of options. 
- For older seniors (80 years and older) many have no alternative but to leave Kitimat in search of 

assisted housing. 
- Most seniors wish to stay in Kitimat and there is an increasing number of people moving to 

Kitimat – each month the Snowflakes Senior Centre greets a new member, some have returned 



  Kitimat Comprehensive Housing Needs Assessment 

64 
 

to Kitimat after living/working here previously; some are new residents moving from Alberta 
who are attracted by home affordability and what the community has to offer. 

- The key concerns are home maintenance, affordability for seniors with limited pension income, 
and public transportation. 

- Transit is a big issue, because seniors have little options – taking the bus is difficult in winters, 
when there’s snow and ice on roads and sidewalk. Handy Dart service does not operate in the 
evenings. There is a bus service by the Health Authority between communities to serve seniors 
going to medical appointments, but this service cannot be used for social/family purposes. 

- Kitimat is not ready for the aging population. 
- Kitimat has many healthy, active seniors, but some seniors on low-income or with disabilities are 

not enjoying the same active lifestyle. 
- New seniors housing is not affordable (i.e., seniors’ condominiums planned for Strawberry 

Meadows). 
- Apartments that are currently being renovated are charging higher rents. Seniors on pension 

cannot afford the high rent (i.e., $800). 
- Make housing more feasible for those who wish to live and retire in Kitimat; home should be 

accessible, comfortable, and affordable. 
- Seniors home should be accessible and secure – not necessarily gated. 
- Seniors’ housing is a big concern in Kitimat; there’s not enough assisted/supportive housing. 
- Loneliness is a big problem among seniors living alone; a complete healthy life requires not only 

appropriate housing but also social activities and amenities. 
- Retiring in Kitimat is a hard choice: housing is affordable, but there aren’t enough medical 

specialists in town. 
 

Persons with Disabilities 
Many homes in Kitimat are not accessible, and most families cannot afford costly renovations. 

 
- Lots of houses in Kitimat have stairs; living and bedrooms are often upstairs; laundry and 

storage are downstairs, and many houses are designed with a step-up entry. Even the rancher-
style homes have steps to get into the house. 

- Persons with disabilities need to have all facilities on one level, including laundry machines. 
- Cabinets and shelves should be at eye level for people in a wheelchair. 
- For people with disability homes that are within walking distance from community facilities and 

amenities are important. 
- Living in a split-level house is challenging as a paraplegic, and it gets more difficult as one gets 

older. 
- Even the people who don’t have mobility problems (but are disabled in some way) still have 

difficulties finding houses that are appropriate for them.  
- There is only one apartment in town (Sandpiper Apartments) that has an elevator. 
- Many homes need a chair lift, but they are expensive. It can cost at minimum $40,000 to make a 

home accessible. Further costs and renovations may be required to make a home universally 
disabled friendly. 

- If a family spends money on renovation, it must compromise on other expenses such as 
education for children or recreation for the family. It’s like being stuck in between a rock and a 
hard place. It’s all very financially draining for families to do renovations, so any kind of financial 
help would be good. 

- People don’t want to spend lots of money renovating their homes just to sell it. If they make a 
major investment to renovate, they should be able to enjoy it. 
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- People with disability should be able to live in a place of their own; affordable home ownership 
is important to all.    

- Many homes are not designed to have secure storage space for electric wheelchairs. 
- Even at Delta King, there are some accessibility issues; for example, scooters often get stuck at 

the main entry – it needs to be smoothed out. 
- Perhaps 70% of new accessible units should be rental. 
- As a person with a disability, city living is very difficult, so small towns like Kitimat are better. 
- If Kitimat wishes to grow as a community, it should be accessible to all. 
- Children who live with someone who has a disability understand the issues well and have good 

social skills. 
- Individuals with disabilities in Kitimat have made much effort on their own to accommodate 

their needs. One resident applied and got a government grant to add a chair lift to his home. 
Another resident is trying to renovate his home to make it accessible, and one couple built their 
own accessible house using their own money. 

- High cost of living with a disability (e.g. high medical bills) delays retirement plans; spouses end 
up working longer to support their families. 
 

Persons with Special Needs  
There is no supportive housing for people with special needs in Kitimat; young adults with 

developmental disabilities who are transitioning to adult life need it especially. 

- There is no housing in Kitimat for youth with mental health issues. 
- Young people living in private apartments may receive some help from outreach workers, but 

there are no housing units with built-in support services. 
- Parent who have children with developmental disabilities have concerns about what happens to 

their children when they reach 18 years of age and finish high school, but don’t have anywhere 
to live, except home with their parents. This puts a lot of stress on the parents. 

- Parents want independence for their children and housing with support services. Support 
services needed: employment initiatives, life skills training. 

- Some people in Kitimat live in home share – these are private households/families that provide 
care (it is like foster care for adults). 

- There are no staffed group homes or clustered living spaces in Kitimat. 
- People with special needs may live independently or with families and receive XX number of 

hours of support services contracted through CLBC. They may also get training programs at 
Northwest Community College. 

- Kitimat has a Day program that is relatively new – this provides life skills and community 
inclusion services. 

- In general, adults with developmental disabilities in Kitimat are considered underserved. 
- Terrace has 24 new units, which is helping a lot; Terrace has a lot more housing options and the 

waitlist in Terrace is not very long. 
- One parent with a daughter with developmental disabilities has little free time of her own 

because she is always taking care of her daughter. The parent is 56 years old, very tired; the 
stress of providing care is making her sick. She cannot continue to take care of her adult child 
forever. Her daughter gets 25 hours per week at a CLBC funded day program. This program 
started just last year, has six people in it, and it is very helpful. The parent also receives respite 
so that she can take a break from caring for her daughter. She does not wish to move her 
daughter to Terrace to get supportive housing; her daughter should live close to her family. 
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- A family of seven moved into a house that was formally a group home for youth. Extensive 
renovation was done, which was possible because the family is financially in good shape. They 
live with their son who has a developmental disability and he attends an adult day program. 
Currently the family doesn’t have a housing problem. 

- Children with development disabilities in a small town like Kitimat are the “children of the 
community.” Everyone helps out to teach these children life skills like how to take the bus, go to 
the post office and the grocery stores. If the child has to move to another community the life 
skills must be taught all over again. 

- There are some bad experiences in the past that makes parents nervous about sending their 
kids to live in Terrace. In one instance a child disappeared for several hours. 

- Respite is needed for the family.  
- Similar to seniors’ assisted living, persons with developmental disabilities need 24/7 watch. 
- Kitimat needs to consider semi-independent housing for persons with developmental 

disabilities. There must be options including group homes to accommodate youth, so that they 
don’t have to live at home with their parents forever. As parents age, they cannot be expected 
to take care of grown up children into old age. There must be opportunities for independence. 

- A housing project that has a business enterprise attached to it would be good so that residents 
can work on-site. 

- Kitimat Child Development Centre and Kitimat Community Services can both provide leadership 
for addressing housing needs; however they would need to re-allocate limited resources or 
require increased funding. 

- Community groups need more funding to do their jobs; years of government belt-tightening 
does not help.  

 

Homelessness 
There is an absence of options for people who are homeless or at risk of homelessness.   

- Homeless people couch-surf in the winter (winter is very harsh in Kitimat), but an estimate of 
couch-surfers is difficult to get. 

- People who are hard-to-house, those not managing their mental illness well, and/or have co-
occurring addiction issues are at risk of homelessness. Some people who have brain injury 
and/or have IQ of less than 70 are also at risk.   

- Increasing number of shelter users who are homeless; in the past more clients at Tamitik Status 
of Women were women fleeing abuse. 
 
 

Youth and Young Adults 

Young people often face evictions from landlords and have difficulties securing safe, affordable 

homes. 

- Independent living with provincial assistance is becoming less affordable for youth.  
- Young adults in their early 20’s typically share accommodation with others but roommates can 

create problems for some. Young mothers in particular find challenges sharing an apartment 
with roommates. 

- There is a significant housing gap for young people ages 18 to 24. 
- Youth have a tendency to move apartments a lot, but with high rent in Kitimat now, they have 

nowhere to go once evicted. 
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- Youth have commented that shelter is a bigger issue for them than food. 
- Youth couch surfers: some youth may not consider it as couch surfing or homelessness; they 

often get bad references from private landlords. 
- Under a Youth Agreement with the provincial government, people aged 16 to 18 may get 

financial help and support under various terms such as finishing school, getting counseling, and 
meeting with social workers. 

- Youth and young adults with disability need housing in Kitimat. There’s no local option since the 
group home run by the Lion’s Club was closed many years ago. 

- Any group homes should be financially sound and have its operating costs well covered. 
- Troubled youth need housing and social skills. Some of them come from very difficult growing 

environments.  
 

Other Issues 

- With new people arriving in Kitimat, neighbours may not know each other well. In the past, the 

community has always felt safe but now safety is a concern, and people are starting to lock their 

homes. 

- There are a lot of unfamiliar faces in Kitimat today. Many young men are caught in violence; 

there are stabbing incidents and lots of emergency cases at the hospital; now families lock their 

houses. 

- Increased police forces and ambulance services are needed. 

- Health services are stretched; there are not enough experienced nurses at KGH. 

- Kitimat has limited education and sports opportunities for children.  

- Residents who have lived in Kitimat long before the current economic boom should be taken 

care of.  
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10. Conclusions 

 

The District of Kitimat began as a planned community that offered abundant greenspaces, an extensive 

network of pedestrian pathways, and affordable housing for families. Today it is still largely an 

affordable community for most families; however affordability is eroding for many low-income renters 

and the housing stock is no longer suitable for the aging population. The community also lacks housing 

options for persons with special needs, youth in transition to adulthood, and people at risk of 

homelessness, including those living with addictions and mental health problems. In particular there is 

an acute shortage of supportive housing options for frail seniors and persons with disabilities. The only 

supportive housing project in Kitimat is Delta King Place, and it has a growing waitlist and is not designed 

to meet the needs of persons with high support needs.  

Upon analyzing community data and speaking with key stakeholders, the following issues were 

identified as major housing challenges in the community. 

 Current housing stock is old and many rental units in particular require major repairs; 

 While home ownership is still largely affordable to many residents, real estate listings have gone 

down and housing is now a seller’s market;  

 Rental housing is increasingly unaffordable, as the vacancy rate has sharply fallen, although the 

rate is now close to a “healthy” level. 

 Most housing units are not wheelchair accessible, and only one rental housing project has 

elevators; 

 There is a lack of affordable housing options for low-income seniors (the two seniors’ housing 

projects are full with a growing waitlist); 

 There is no supportive housing projects for persons with developmental disabilities in Kitimat, 

and aging parents have little or no options but to continue caring for their adult children in 

order to stay close to them in the community; 

 There is no second stage housing for women and children; those who reach their maximum stay 

at the shelter often have nowhere else to go; 

 There is no emergency shelter for men; 

 There are no housing projects geared towards troubled youth; 

 There are no aboriginal housing projects in the District, while the aboriginal population 

continues to grow rapidly; 

 The issue of homelessness and couch surfing is important but there is little data to provide an 

estimate. 

New housing development expected in Kitimat is modest and there is no project in the development 

pipeline that provides affordable rental housing. There is a significant imbalance of housing need and 

supply in the District of Kitimat. While the population is not expected to grow rapidly, new industrial 

projects on the horizon may fuel in-migration that may aggravate the already strained housing market. 
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In this scenario, the most vulnerable population groups – low-income households who rent and persons 

in need of housing with support services – may be priced out of the housing market.  

 

11. Recommendations 

To meet the current housing needs and to prepare for future housing challenges, it is recommended 

that the community maintain an active ongoing dialogue about housing issues and make some strategic 

choices to help close the housing gap. Preparation of this Needs Assessment has resulted in 

recommendations concerning information, education, advocacy and policy development for the Kitimat 

Housing Committee to consider.  

INFORMATION  

 Monitor economic factors that affect the housing market, as well as changes in legislation and 

government housing programs. 

 Benchmark land development costs, housing price by type, rental rates and vacancy rates. 

 Work with local service providers to measure the estimate of the homeless and the hidden 

homeless population. 

 Engage Northern Health, Community Living BC, and other agencies to improve the 

understanding of the housing needs of adults with developmental disabilities, mental health, 

and addiction.  

 Develop an inventory of public land that may be appropriate for the development of affordable 

housing and special needs housing. Consider land swaps with private owners where appropriate 

sites are identified on private properties. Where financially feasible, the District or community 

groups may pursue option-to-purchase on appropriate private land. 

 Continue working with the Kitimat Interagency Committee to monitor quality of life issues and 

to deliver appropriate socio-economic solutions for the community. 

 

EDUCATION 

 Support the establishment of a housing resource centre where current residents and new 

arrivals can access information about housing availability, waitlists, and government programs 

including rent subsidies and funding for home rehabilitation. This may be a physical location or a 

virtual library with a discussion forum.  

 Develop and implement a community education and outreach action plan on housing issues, 

potentially as part of the Social Plan that the Interagency has already discussed. 

 Make all housing related documents, including the Comprehensive Housing Needs Assessment 

available online on the District website and on local service providers’ websites. 

ADVOCACY 

 Lobby to have local housing priorities recognized in regional, provincial and federal housing 

policy discussions and programs. 
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 Work with other housing advocacy groups to encourage federal and provincial governments to 

(re)invest in the non-profit and the co-op housing sector. 

 Join cross-industry groups to advocate for changes to federal tax laws that can improve the 

economics of rental housing development. 

 Advocate that senior government funding be aligned with local housing needs, including the 

needs of the homelessness. 

 Develop positive working relationships with the development industry and the non-profit 

housing sector to discuss innovations in building design, construction and financing. Identify 

affordable and special needs housing opportunities, including demonstration projects. 

 Facilitate growth in the not for profit housing and the support services sector. 

 Encourage senior governments and the local building industry to support projects that 

complement the Housing Committee’s objectives. 

POLICY DEVELOPMENT 

It is recommended that the District of Kitimat, under the guidance of Council and the Housing 

Committee consider the following housing policy initiatives: 

- Update policy statements on housing in the Official Community Plan to reflect the changing 

housing market and to support the development of an affordable housing policy in the future. 

- Define the term ‘affordable housing’ in the local context and undertake research and policy 

review of what accessible, adaptable, and visitable may mean for the District. Consider what 

universally accessible may require.  

- Consider developing policies and bylaws that are permissible under current legislation. For 

example: 

 Use of restrictive covenants s.219 of Land Title Act. 

 Use of housing agreements for affordable and special needs housing under s.905 of 

Local Government Act. 

 Zoning for amenities and affordable housing under s.904 of Local Government Act.  

 Permissive tax exemptions under S.224 of Community Charter. 

- Consider the following approaches to protecting the rental housing stock: 

 Study how other municipalities are dealing with properties that do not meet suitability 

and safety standards. Consider developing a property standards bylaw. 

 Evaluate whether conversion of rental properties into strata-titled properties is an issue 

in the District. If so, consider developing a rental conversion bylaw. For example rental 

conversion could be restricted when the local vacancy rate reaches and/or drops below 

2%. 

 Work closely with rental property owners that are looking to renovate or redevelop 

their properties, and find opportunities for preserving and potentially creating new 

affordable rental units. 

- Consider expanding the legal suite inventory by updating the current bylaws and providing 

incentives for building legal suites in new residential developments. 
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- Work with strata councils to relax restrictions on making condos available for rent. 

- Reduce regulatory barriers for housing development that increases affordability. Consider 

zoning variances to relax parking and setback requirements for affordable housing development 

applications. 

- Align future housing policy to the recommendations as identified in Measuring Up Kitimat 

Strategic Plan to make the community more disability-friendly and age-friendly. 

- Complete a Housing Strategy and Action Plan with emphasis on the development of a variety of 

market and non-market housing.  

A Housing Strategy will: 
 

 Establish housing goals and objectives 

 Confirm needs 

 Confirm issues 

 Outline resources 

 Identify partners and their roles  

 Identify priorities 
 
An Action Plan sets out how the Housing Strategy will be implemented.  It will: 
 

 Outline what the City has committed to accomplish and how it will accomplish its goals 
and objectives 

 Outline cost implications 

 Establish performance measurements to evaluate progress 
 
Specifically the Housing Strategy and Action Plan for Kitimat should address ways to increase the supply 
of: 
 

1. Non-market housing for low income households, with minimum accessible units; 
2. Market rental housing for low to moderate income households, with minimum accessible units; 
3. Supportive housing for seniors, persons with disabilities, people with addictions and mental 

health disorders; 
4. Assisted housing for frail seniors and persons with severe disabilities; 
5. Shelter for the homeless; 
6. Safe, second stage housing for women and children. 

 
The development of a Housing Strategy and Action Plan involves:  
  
Research and Analysis – Further research and analysis may need to be undertaken on housing need and 

demand, housing supply including the secondary rental market, and current City policies and practices 

that impact the supply of affordable housing;  

 

Consultation - A consultation process that contributes to identifying a vision, principles, priority issues, 

and recommended action is needed. The process should include consultation with City staff and 

Committees, stakeholders and the public. A public consultation process may explore current community 
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assets, and how they can be best used to leverage greater investment from senior levels of governments 

and private lenders. By engaging the community, the District may develop ‘made-in Kitimat’ solutions 

that are appropriate and supportable in the local environment.  

 

Implementation - The Housing Strategy and Action Plan should outline a proposed work program to 

implement the recommendations. It will prioritize actions into short-term (2012-2017) and longer-term 

actions. It should identify the mechanism for financing the implementation. It should also specifically 

layout the method for monitoring the goals and targets, and to regularly evaluate the need for 

adjustments to the District policy on housing. Council should be updated annually on the progress of 

implementing the Housing Strategy and Action Plan.  

 

The following is a list of resources that the Housing Committee may use and to build upon for the 

implementation of the above recommendations: 

Resources for Policy Development 

 FCM-CMHC (2011), “Housing Affordability and Choice: A Compendium of ACT Solutions.”  

 Smart Growth BC (2008), “Creating Market and Non-market Affordable Housing: A Smart 

Growth Toolkit for BC Municipalities.” 

 Smart Growth BC (2007), “Review of Best Practices in Affordable Housing.” 

 

Funding Sources for Home Renovations & Rehabilitation 

 Home Adaptations for Independence (HAFI)  

A new program by BC Housing to help low-income seniors and people with disabilities finance 

home modifications for accessible, safe and independent living. Eligible homeowners and 

landlords may receive financial assistance of up to $20,000 per home, in the form of a forgivable 

loan. 

Under the Agreement for Investment in Affordable Housing, 2011-201440, between Canada Mortgage 

and Housing Corporation (CMHC) and BC Housing Management Commission (BCHMC, BC Housing), 

effective April 1, 2011, all financial assistance for residential rehabilitation and repair has been devolved 

to the Province. Individuals and housing providers may contact BC Housing for further information. 

 

  

                                                           
40

 Agreement and news release is available on BC Housing’s website: 
http://www.bchousing.org/aboutus/agreements/AIAH. 

http://www.bchousing.org/Options/Home_Renovations
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Developing a Business Plan for a New Housing Project 

The Housing Committee is interested in developing a Business Plan for developing a housing project in 

the District of Kitimat. The main components of the Business Plan should include: 

1. Executive Summary; 

2. Organizational Structure – organizational history, corporate documents, information on vision, 

goals and objectives, existing partnerships, governance; 

3. Team Members – profile of current board of directors, current team members, and process for 

selecting development team members who are not already in place; 

4. Marketing Plan – needs assessment, target group, selection criteria, community relations, 

marketing, support services; 

5. Project Concept – site characteristics, municipal approvals, site servicing, building design; 

6. Financial Plan – capital budget, operating budget; 

7. Management Plan – property management and staffing model (operations management plan); 

8. Implementation Plan – development phase, construction phase, operating phase; 

9. Appendices and Exhibits. 

The Committee may consider developing a budget, timeline and resource allocation for preparing a 

Business Plan at the earliest opportunity. It is also important to build long-term organizational capacity 

to carry this initiative forward, as development projects take many years to realize. The organization 

proposing the business plan should also have appropriate land identified and legally secured for the 

purpose of development.  
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Glossary 

At-risk of homelessness: Inadequately housed (i.e. housing is in need of major repair, overcrowded or 
more than one person per room, housing that cost 50% or more of gross household income). 
 
Census Agglomeration: A Census geographic unit – an area that has an urban core of at least 50,000. 
 
Census Subdivision: A Census geographic unit– an area that is a municipality or an area that is deemed 
to be equivalent to a municipality for statistical reporting purposes. 
 
Core Housing Need: Households in core housing need are those individuals who currently reside in 
housing that is either in need of major repair, does not have enough bedrooms for the size and makeup 
of the household, or costs 30 percent or more of their total income, and who are unable to rent an 
alternative housing unit that meets these standards without paying 30 percent or more of their income. 
 
Dwelling (unit): A living quarter in which a person or a group of persons reside or could reside. It meets 
two conditions: year-round occupancy and a source of heat or power and shelter from the elements. 
 
Economic family: Refers to a group of two or more persons who live in the same dwelling and are 

related to each other by blood, marriage, common-law or adoption. A couple may be of opposite or 

same sex. For 2006, foster children are included. 

Private Household: Refers to a person or a group of persons (other than foreign residents) who occupy a 
private dwelling and do not have a usual place of residence elsewhere in Canada. For census purposes, 
every person is a member of one and only one household. 
 

A full Census dictionary is available at Statistics Canada website. 
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