Cariboo
-
istrict

Central Cariboo
Housing Capacity and
Gap Analysis Report

Prepared by CitySpaces Consulting | April 2021






ACKNOWLEDGEMENTS

On behalf of the Cariboo Regional District and the City of Williams Lake, CitySpaces Consulting led the
Housing Capacity and Gap Analysis process and was the author of this report. The CRD, City, and
CitySpaces are very appreciative of the support and advice from community stakeholders. We thank

them:

> Anne Burill, Thrive Project Reduction Project

> Rosanna McGregor, Cariboo Friendship Centre

> Tamara Garell, Cariboo Friendship Centre

> Tanya Kaplinsky, Central Interior Rural Division Family Practice

> Daryl Drozda, Thomspon Rivers University

> Norine Durban, Secretary Treasurer for School District 27

> Lisa Kraus, Likely Chamber of Commerce

> Linda Bartsch, Horsefly Board of Trade

> Krista Niquidet, Tolko Industries

> Robyn West, Gibraltar Mine

> Kourtney Cook, Gibraltar Mine

> Tamara Robinson, Salvation Army

> Thalia Vesterbrack, Interior Health Authority

> Angela Migilari de Carvalho, Interior Health Authority

> Janice Breck, Canadian Mental Health Association - Cariboo Chilcotin Branch
> Wayne Lucier, Canadian Mental Health Association - Cariboo Chilcotin Branch
»  Leah Martin, Canadian Mental Health Association - Cariboo Chilcotin Branch
> Nake Dhillon, Janda Group

> Matthew Granlund, Legal Advocacy Program - Women'’s Contact Centre

> Trevor Keir, Williams Lake Building Housing Capacity Project

> Marg Shelley, Northern Shuswap Tribal Council

> Davee Palmantier, Williams Lake First Nation

> Luigi Mandarino, Westridge Ventures Ltd.

> Trevor Kier, Williams Lake Building Housing Capacity Project Consultant



EXECUTIVE SUMMARY

The Central Cariboo’s housing composition has largely catered to yesterday's workforce and their
families, and in many ways has been the appropriate housing mix to meet the needs of households in
Williams Lake and surrounding communities. For many years, the housing market was relatively stable

and would experience ebbs and flows related to resource market commodity fluctuations.

A central finding from this Housing Capacity and Gap Analysis is the sudden, swift change in market
conditions in recent years and the impact it is having on various households in the region. These
growth pressures are added layers to the already complex and challenging socio-economic situation

in the region such as homelessness, particularly in Williams Lake.

A key observation of the Central Cariboo housing situation is the need to scale-up multiple sectors in
order to have the capacity to accommodate current and future housing needs. Specific examples

include:

> Extremely poor condition of the rental housing stock. Rental units falling into disrepair are not
suitable for most households including seniors with accessibility needs, relocating professionals
looking for a starter home, and families with children. There are few rental property owners who
own the majority of the purpose-built rental stock and it is unclear if they have the means to invest

in the upgrades required to improve the stock.

> Anincreasing number of low-income and vulnerable households who cannot access or afford
housing and a caring non-profit / community sector with limited resources and capacity to meet

the complex needs of these households.

» A need for more diverse housing typologies including multi-unit housing; the development /
building community is willing to continue delivering housing needed in the region, however the
sector has limited experience, training, and resources to level-up from small-scale development to

higher density housing forms.

> Uncertainty with respect to housing the workforce in the coming years. Known projects, such as the
approved hospital expansion, will bring in construction workers and eventually new healthcare
workers; however, there are no plans at this time on where temporary or permanent workers will
live. Opportunities for major resource development will attract various temporary field
professionals to the area, however itis unclear the extent of a regional ‘shadow population’ that

resides in the Central Cariboo.

> BC Stats forecasts low to moderate growth for the region, however on-the-ground accounts and
recent crisis events have created new factors that are driving change. This includes recent wildfires,
flooding, and the COVID-19 public health emergency. All crises have contributed to migration into

the region in their own unique ways; for example, an increased desire for residents living near



slope or wildfire hazards are starting to migrate into the city. Trends in amenity migration to the
region has accelerated, particularly amongst recently retired seniors looking for alternative options
to comparatively expensive housing markets such as the Okanagan. These demographic trends

have pushed newcomers to the region.
Within this frame of reference, key findings outlined in this report include the following:

> Groups experiencing the greatest challenges finding and affording housing include: retiring
seniors; single-parent households; single people; youth, young adults and students; low-income
households; people with mental health support needs or experiencing substance use issues;
people experiencing homelessness or at-risk of homelessness; the workforce; and, Indigenous

households.

> Housing gaps identified include: year-round low-barrier emergency shelter; transitional housing
for persons experiencing homelessness; transitional housing for persons experiencing substance
use issues including detox beds; supportive housing; youth safe house; market rental housing;
short-term rental and workforce accommodation; alternative housing typologies; and culturally

appropriate housing for Indigenous households.

» The Central Cariboo is estimated to need up to 817 net new units by the year 2028, which
could fluctuate substantially depending on the status of proposed major resource projects. At least
half of these units are expected to be absorbed in Williams Lake and Electoral Area E, and the

remainder in close proximity to jobs.

> Within current conditions, this report presents two potential housing composition scenarios for the
estimated net new units: (i) more of the same (largely three- and four-bedroom units); and, (ii)
potential development pattern shift to accommodate anticipated changing demographics (a

balance of one-, two-, and three-bedroom units).

A total of 18 strategies have been identified to address housing gaps in the Central Cariboo, which
have itemized actions for implementation. Strategies include: scaling-up the non-profit housing sector,
developer / building sector, and local government; considering front-ending pre-construction studies
such as archaeological assessments; financial incentives; formulating partnership as well as canvassing
potential housing operators for their interest in potential housing projects; pet-friendly rental housing;
establishing a regional housing corporation or authority; inclusionary housing policy; housing
agreements; housing reserve fund; rent supplements; regenerating older rental buildings; parkland
dedication; standards of maintenance bylaw; accessible and adaptable housing requirements; and,

parking reduction for affordable housing projects.
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INTRODUCTION

Project Overview

The City of Williams Lake has prioritized the need to understand local housing issues for a long time.
The City completed housing need and demand assessments in 2012 and 2014, both of which
identified the need to develop more affordable housing in the community. Positive progress has been
made since these initial reports were completed, including the delivery of new affordable housing

projects.

While positive actions have been implemented to address housing needs, there remain complex
housing challenges in Williams Lake and surrounding communities. In 2020, the City of Williams Lake
in collaboration with the Cariboo Regional District (CRD) are completing a housing study once again;
this time expanding the jurisdictional scope to include the “Central Cariboo” communities of McLeese
Lake, Anahim Lake, Nimpo Lake, Tatla Lake, Alexis Creek, Riske Creek, Likely, and Horsefly. This study
also aims to meet new legislative requirements for local governments to prepare a Housing Needs

Report.

Figure 1: Central Cariboo Region and Study Area
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LEGISLATIVE REQUIREMENT

In April 2019, the Ministry of Municipal Affairs and Housing introduced new legislation under Part 14 of
the Local Government Act. The new regulation requires local governments to complete Housing
Needs Reports by 2022 and thereafter every five (5) years. The purpose of the legislation is to: (i)
enable the provincial government to gain an understanding of recent changes in demographics and
housing and provide important context to plan for future housing needs; (ii) enable municipalities to
better understand the current and future housing needs; and, (iii) assist local governments in
implementing policies and bylaws that respond to current and projected housing needs. The

indicators gathered in this report align with these requirements.

What can this report be used for?

Understanding housing needs, gaps, and related issues helps local governments formulate
policies and regulations to enable new residential development projects to incorporate
housing units that meet the needs of the community.

Key findings can also be referenced for advocacy. A wide variety of sectors can utilize
information from this report to inform their initiatives, such as developers and non-profit
housing providers working towards an affordable housing project.

Funders and agencies, such as BC Housing and Canada Mortgage and Housing Corporation,
typically require rationale for housing funding applications and the information from this report

can help address those requirements.

Methodology

This process began in the summer of 2020 and was conducted during the COVID-19 public health
emergency. Data collected for this report pre-dates COVID-19 and captures points-in-time that do not
take into account potential shifts in demographic and socio-economic indicators (e.g., household
income). Virtual engagement activities gained perspectives from community members and

stakeholders on the housing situation before and during COVID-19.

TECHNICAL COMMITTEE

The process benefited from a Technical Committee, which guided the consultant teams’ work and

provided important local context to the study and reporting. Technical Committee members were
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representatives of City of Williams Lake Council, one representative of the CRD Regional Board, two

staff members from the City of Williams Lake, and one staff member from the CRD.

RESEARCH

Key findings were informed by compiling and analyzing both quantitative and qualitative research:

» Quantitative sources: this includes data from Statistics Canada (Census 2006, 2011 and 2016);
municipalities within the Central Cariboo (e.g., building permit data); BC Assessment; BC Housing;
BC Statistics; 2018/2020 Reports on Homeless Counts in BC; and CMHC Rental Market Reports.
Quantitative data aligns with the requirements outlined in the Ministry of Municipal Affairs and

Housing's Guide to Requirements for Housing Needs Reports’.

> Qualitative sources: this includes results from an online survey, virtual workshops with
stakeholder groups, and key informant interviews. Insights from qualitative sources were also used

to supplement data that is not available at the local geography level.

ENGAGEMENT

An Engagement Strategy was prepared for this process, which outlined numerous activities to engage
with the public and stakeholders including: an online survey, virtual focus groups and key informant
telephone interviews. The COVID-19 public health emergency required engagement activities to be

conducted in a virtual setting to ensure physical distancing and safety of all participants.

There were 342 responses to the online survey. An additional 27 organizations and individuals were
engaged through virtual focus groups and telephone interviews, with specific activities outlined below.
Most stakeholders were able to comment on the context of Williams Lake, with very few having insights
on communities East and West of the Fraser. Observations and insights obtained through what we
heard have been integrated into this report to support, and provide context to, the data collected from

various sources. A summary of activities is provided below.

>  Non-profit and community organizations virtual focus group: A virtual focus group session in
November 2020: attended by representatives from social service agencies and non-profit
organizations. Participants provided their thoughts on who needs housing in Williams Lake and the
region, what's missing, and what is needed to address the obstacles to housing residents. The

session focused on the housing needs of vulnerable populations including persons experiencing

! There may be some inconsistencies in the population and household statistics due to data sources. For some tables,
Statistics Canada Census (2006 and 2016) data was used while, for others, data from the National Household Survey
(2011) was used. Unlike the 2006 and 2016 census statistics, the 2011 NHS survey was voluntary and is based on 25%
data. The 2011 data may not be directly comparable to the 2006 and 2016 data. The 2011 NHS survey received low
response rates from some communities in the CRD and may not be directly comparable to other communities. In
order to appropriately compare data across all three periods, the custom data tables procured by the Province
includes only 25% data for all years. Total population counts and age breakdowns are reported as 100% data.
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homelessness, persons with mental health issues and substance use issues, access to services, and

capacity to meet local need.

> Developer and builder community virtual focus group: A virtual focus group session in
November 2020: attended by a couple of developer / builders. Participants provided their input
on development constraints and opportunities, the housing typologies and tenures they are
pursuing, and challenges related to finding sites. A key component of the discussion focused on
the limited developable land available for non-land holders. The discussion focused on small scale,

low density residential development projects.

> Employers and institutions virtual focus group: A virtual focus group in November 2020:
attended by representatives from a cross-section of employers including the School District,
Thompson Rivers University, and health agencies. Participants shared their thoughts on housing
needs and gaps, including challenges with finding housing for newly recruited workers to Williams
Lake. The session focused on the need for a broad range of housing forms and tenures, especially

rental housing.

> Public housing survey: A public survey was made available from October 23 to November 22",
2020 and received 342 responses. This was an excellent response from the community and
revealed the public’s perception on housing needs and issues on a variety of topics including
affordability, accessibility, suitability, and needs. Many survey respondents provided descriptions
and stories of their housing experiences, some of which have been excerpted throughout this

report. A summary of the survey is attached as Appendix B.

> Key informant interviews: There were 11 formal key informant interviews conducted as part of
this process, plus an additional three written / email submissions, and three informal conversations
with stakeholders as follow-up to various research questions. Key informants included
representatives from industry (e.g., Tolko, Gibraltar Mine), non-profit organizations, health
authority, Williams Lake First Nation, Northern Shuswap Tribal Council, Likely Chamber of

Commerce, and local builders / developers.

The Housing Continuum

The housing continuum is an illustrative diagram that helps communicate the full range of potential

housing types and tenures in a community.

The non-market side of the continuum includes emergency shelters, safe houses, transitional and
supportive housing options. These housing options offer community members affordable, sometimes
temporary, accommodation including for low-income households, vulnerable populations and

persons experiencing homelessness.
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Moving along the continuum is independent social housing for low-income households. While this
type of housing is still government subsidized, there is no additional support required for households
to be able to live independently and often less subsidy is needed to maintain these units. Rent
supplements bridge the non-market and market sides, and the remaining tenures include rental and

ownership housing forms that are available through the private market without any subsidy.

Each source of supply along the housing continuum is interrelated, and constraints in any one supply
type will impact others. With an aging population, for example, senior residents are challenged to find
suitable and accessible housing, which has led to seniors being ‘stuck’ in oversized large maintenance

homes that could otherwise be available for young families.

The housing continuum is not linear, nor a ladder. It is a fluid network of housing options that allow
households to find and afford a home that meets their needs. A household should be able to navigate
this network of housing options as their lifecycle, and life circumstances, change over time - including
in times of crisis. There is no final destination, or ideal location, along the housing continuum; it is
simply intended as a framework to understand the range of possible housing types and tenures
individuals may need during their lifetime. When a household is unable to find and/or afford housing

in a community that meets their needs, this signifies a housing gap along the housing continuum.

Figure 2: Housing Continuum
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REGIONAL CONTEXT

The Central Cariboo study area is centered on the City of Williams Lake, population 10,3252. Williams

Lake sits just west of the Fraser River, which divides the study area in two. Communities to the west are
located along the Chilcotin River, which cuts through the rolling Chilcotin Plateau. Communities to the
east of the Fraser River are located on the Cariboo Plateau, which rises towards the glacier lakes of the

Cariboo Range.

The Study Area is a sub-district of the Cariboo Regional District. In its entirety, the population of the
Study Area is 22,805, with 45% of the population located in the economic and service hub of Williams
Lake.

> Williams Lake: the most populated and urbanized community of the region, serving as a central

hub to surrounding communities and industries.

»  East of the Fraser: including Electoral Areas D and F and the communities of Horsefly and Likely.

Also includes the unincorporated settlement of Big Lake.

> West of the Fraser: including Electoral Areas E, J and K and the communities of Anahim Lake,

Nimpo Lake, Tatla Lake, as well as Riske Creek and Alexis Creek.

Planning and development in the study area is guided by the Williams Lake Official Community Plan
(OCP), and the Cariboo Regional Districts’ Williams Lake Fringe Area OCP, and the Cariboo-Chilcotin
Land Use Plan.

> Williams Lake OCP (2011): The Williams Lake OCP establishes the land use framework to guide
future development in the City, including residential development. Section 4 - PA-AHLN outlines
numerous goals, objectives and policies on affordable housing and livable neighbourhoods.
These policies include: encouraging a mix of housing types, sizes, tenures and typologies;
considering setting aside City-owned land for affordable housing; and encouraging the

development of special needs housing.

> Williams Lake Fringe Area OCP (2013): The CRD adopted the Williams Lake Fringe Area OCP
for the area surrounding Williams Lake. The plan recognizes the limitations to development
presented by servicing costs, natural heritage protection and ALR restrictions, and directs

residential growth to existing corridors and the periphery of Williams Lake.

»  CRD Agricultural Policy (2016): Beyond the greater Williams Lake area, there are limitations to
residential development to conserve agricultural lands. The CRD's Agricultural Policy discourages
“all non-farm development of agricultural land unless it can be demonstrated that the lands are not

suited to agriculture and there is no other viable alternative location.” It further restricts

% Statistics Canada, 2016 Census of Population
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development that would adversely affect agricultural activities by placing robust development

guidelines.

> Cariboo-Chilcotin Land Use Plan (1994): This Plan is administered by the Province and
establishes the long-term sustainability measures to balance environmental and economic
objectives in the region. It focuses on conservation, recreation, and access to resource
development areas. The broad protected areas and special resource development zones limits
residential use in these areas and reinforces the growth management principles to concentrate

most new housing development in already established settlement areas.

There have been a number of recent studies, initiatives, and tools that have been undertaken in the

Central Cariboo that are relevant to the Housing Capacity and Gap Analysis Report.

> Labour Market Study (2020): The CRD recently completed a 2020-2025 Labour Market Strategy
which projects a district-wide demand for 1,835 new workers over the next five years, but that
recruitment will be challenged by the low supply of rental housing. In addition to growth in the
region’s traditional resource-based employment, the study projected a significant increase in
healthcare, social service, and service industry jobs. Businesses in Williams Lake reported low

satisfaction with the supply of rental housing to house these workers.

> Hospital Expansion (underway): Healthcare is set to expand in Williams Lake, which already
serves as the medical hub for the Study Area and wider catchment of 53,000 residents across the
Cariboo and Chilcotin. Cariboo Memorial Hospital is one of two Level Two Trauma units in the
Interior Health District. The hospital commissioned the Cariboo Memorial Hospital Master Plan in
2011 that recommended preserving and expanding the hospital’s existing campus. In October
2020, a Request For Proposals was issued by Interior Health for private partners in a $217.75

million expansion of the hospital’s clinical and support spaces.

> Child Care Needs Assessment and Action Plan (2020): The City of Williams Lake issued the
Child Care Needs Assessment and Action Plan and found a lack of early childhood educators, a
gap that presents further obstacles to the City's efforts to recruit workers to growth sectors such as
healthcare. Interviews with stakeholders in the education and healthcare sectors have further
emphasized the obstacles to recruitment created by an inadequate and unaffordable supply of

quality rental housing.

> Student Housing Market and Demand Analysis (2019): Williams Lake is home to a campus of
Thompson Rivers University (TRU) with a student population of 257, with 51% of students
originating from the Williams Lake area. This study found that three-quarters of the student
population felt that housing was difficult to find, and a recent study anticipates that student
housing needs will intensify with the expansion of healthcare and trades programs. The campus
does not currently offer student housing, but this report recommended the university investigate

using a high school as a location for student housing.
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> Point-in-time Homeless Count (2020): The City continues to have many residents experiencing
homelessness. A 2020 homeless count recorded 51 people experiencing homelessness in
Williams Lake, an increase from 43 people who were counted in 2018. Of these 25 were sheltered
and 26 went without shelter. This is an undercount as not everyone experiencing homelessness
can be found / identified during a 24-hour period, and not everyone experiencing homelessness

gives consent to being counted.

> Economic Development Strategy (2018): The City of Williams Lake released an Economic

Development Strategy Report in December 2018, which reinforces the significance of housing in
unlocking economic development. The report finds that the diversification of the housing stock
and increase in rental housing could enhance the desirability of Williams Lake as a place to live
and work. However, the report found that the relatively low-cost of rental and market housing in
Williams Lake has been a disincentive to the private development of new housing, and that much
of what the City considers prime developable land is held by the crown and local institutions. The
report specific points to parcels owned by TRU, School District 27, and land reserved for a

potential highway corridor.

>  Standards of Maintenance Bylaw (underway): The City of Williams Lake is currently taking steps
to improve the quality of existing rental housing by beginning to draft a maintenance bylaw.
Endorsed by Council in early 2020, the bylaw will enforce basic maintenance standards, such as
adequate heating and fire protection, in rental units and will be applied in response to tenant
complaints. The City and Region have also passed bylaws to permit secondary suites and carriage

homes in some areas, which this bylaw will be applied to.

There have been a few recent market and non-market residential development projects delivered or

underway in in the Central Cariboo. Projects of note include:

> 39-unit Affordable Rental Project: A 39-unit affordable housing project on First Avenue was
recently completed. Owned by BC Housing, eight of these units are operated by the Williams Lake
Association for Community Living with three bachelor units renting at the provincial shelter rate of
$375 a month, five one-bedroom apartments renting at $500 a month, and the remaining renting
for between $800 and $925 a month, with a resident income cap at $71,500. Concerns were raised
by the public about the level of affordability compared to local incomes and average rents in
Williams Lake.

> 86-unit Boitanio Mall Expansion: In the private development sector, a proposal was recently put
forward to add housing units to the second floor of Boitanio Mall. The addition would include 86
units of market housing consisting of 15 studio apartments, 49 one-bedroom and 22 two-bedroom

apartments. The application is still before Council.
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> Various Small-Scale Infill Projects: In 2019, the City awarded a Northern Development Initiative
Trust housing incentive grant to a four-unit townhouse development on Hamel Road. This is an

example of some of the various small scale development projects that occur primarily in the City.

> Westridge Estates Subdivision: Westridge Estates is located southwest of the of the City near the
Williams Lake Golf course. It started developing in the early 1990s and has experienced a slow but
steady absorption of single-detached homes on compact lots (all land is zoned R-1, with the
exception of townhouses located on Woodland Drive). This neighbourhood is one area of town
where homebuyers can find a relatively newly constructed home, with prices ranging from
$329,000 to $497,000%. Approximately 63 acres of privately held, undeveloped land is slated for
phased residential development included bare land strata and single-detached homes. Some of

the land holdings currently have temporary farm status.

Image 1: Photographic Record i Westridge Estates Subdivision

Source: Interior Properties Real Estate, 2021

8 At the time of this study, five single detached homes, ranging from three- to five-bedroom units, were for sale in
Westridge Estates
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RESOURCE BASED ECONOMY

The nature of the housing challenges facing Williams Lake and the Central Cariboo are shaped in large
part by its economic development and labour market context. The economy of the Central Cariboo
has historically been based on natural resources, which boom-and-bust cycles mean fluctuations in
housing demands and the purchasing power of residents, which in turn can discourage investment in
new and rehabilitated housing. In the Cariboo Census Division, 6,870 workers, or 22% of the entire
workforce, is employed in mining and forestry, with over 3,000 employed directly in wood product

manufacturing.

Forestry has been the long-standing economic driver for Williams Lake and region. However, a myriad
of factors, from the mountain pine beetle epidemic to wildfires, the price of stumpage as well as
international trade agreements, have impacted the forestry sector and it has gradually curtailed. The
Cariboo Chilcotin Regional Labour Market Strategy indicates that reskilling of forestry workers
impacted by the forestry downturn is being implemented, however there is a risk of worker (and

family) displacement in search for employment opportunities and education outside of the Cariboo.

Forestry continues to play a major role in the economy of the study area, with major employers
including West Fraser (sawmill and plywood), Tolko, and Sigurdson Forest Products Ltd. However, the
industry has been negatively affected by a number of external factors including 2017 wildfire season,

high stumpage rates, and the long-term impact of the mountain pine beetle.

> Government permitted timber yields were set to drop in the Williams Lake area before the fire, but

the fire will further diminish lumber yield in the medium to long term.
> Over 17% of the Williams Lake timber harvesting land based was affected by wildfires.

Logging mill operations across British Columbia have struggled in 2020. A recent study by the Forest
Economic Advisors consultancy firm found that BC was the highest-cost lumber-producing jurisdiction
in the world. While forestry has been experiencing substantial industry changes, it remains as a key

component to the regional economy and consists of major employers, including:

»  Tolko Industries, which has three locations in Williams Lake (Soda Creek, Woodlands, and
Lakeview), employs approximately 300 people. Aging infrastructure, as well as a devastating
sawmill fire, instigated capital investment and complete rebuilds of the mills. Operations are stable
and, at this time, there are no plans for expansion in Williams Lake or Cariboo region that would
induce demand for significant new positions or more workers*. Representatives from Tolko
indicated that they are “always in recruitment mode”, especially for mill operator positions and

entry level production employees. Recruiting trades people from other communities can be a

* Representatives from Tolko provided qualitative input into this report
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challenge when these recruits are unable to find rental housing; however, representatives indicate

that this has not adversely impacted their recruitment efforts.

»  West Fraser Timber Co. is a leading North American lumber company with diversified wood
products, which began operations in the Cariboo region (Quesnel and then Williams Lake). As of
2021, it employs approximately 450 employees at two mills located in Williams Lake. As a long-
time employer of residents in the region, West Fraser prides themselves on offering competitive
wages (above living wages) and extended benefits according to local areas, including Williams
Lake. Good paying jobs at places like West Fraser helps households pay for the cost of living,

including housing.

Two significant mines operate within the Central Cariboo, with an anticipated third at the periphery of

the study area set to alter the economic landscape of the region.

> Gibraltar Mine, which straddles the border between Electoral Areas D and A, employs
approximately 700 people and is the largest employer in the CRD. The majority of employees live
in Williams Lake, with approximately 100 employees commuting from neighbouring communities
such as Quesnel, Kamloops and Lillooet. Gibraltar Mine owns 14 rental units in Williams Lake to
temporarily house new recruits, extended stay employees, corporate travel accommodation, and
for mining exploration travel. Gibraltar's 14 rental units mitigate potential recruitment issues for
new employees experiencing difficulty finding a place to live in Williams Lake. There are currently
no plans for expansion for Gibraltar and, with a diverse age mix in their workforce, the company

expects a manageable retirement cohort where vacancies can be filled by the local workforce.

> Mount Polley Mine, which extracts copper and gold and is located in Electoral Area F south of
Likely, employs up to 340 people at peak operations. Operations were suspended in 2014
following the significant tailing pond dam failure and breach to focus on environmental
remediation. It reopened for a short while however it is currently on care and maintenance status

given the low price of copper, with a small crew of approximately 12 workers.
Several additional mining projects are at various stages of approval.

> Spanish Mountain Project: East of Likely is the proposed Spanish Mountain copper and gold
mine, which is at the pre-application stage of its submission, under the Environmental Assessment
Act, to the BC Government. It is anticipated that 250 jobs would be generated during construction

and 200 permanent jobs created for long term operations®.

»  Cariboo Gold Project: Osisko Gold Royalties Limited recently acquired large gold claims on Cow
Mountain and Bonanza Ledge, outside of Barkerville. Although outside of the Central Cariboo,

these sites alone have the prospect of generating revenues in excess of combined annual BC

% Representatives from Gibraltar Mine provided qualitative input into this report
6 Spanish Mount Gold Ltd., 2020
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mining revenues from last year and would undoubtedly have significant economic impact on the
Central Cariboo. Bonanza Ledge may be in operation as soon as 2021 and Cow Mountain as soon
as 2022.

Figure 3: Current and Proposed Resource Projects in the Cariboo
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Housing Resource Workers

Stakeholders described a wide variety of challenges to housing resource workers.
For mining companies, junior professionals (e.g., Engineers in Training, recent university grads)
experience the greatest obstacles to finding suitable housing.

At this life stage, these professionals are not prepared to purchase a home and are uncertain
about their long-term plans. Rental housing is the appropriate housing type for this group,
however stakeholders described rental options as being in poor condition and unpleasant.

Mining companies like Gibraltar experience challenges recruiting engineers, biologists,
geologists given the limited good quality rental stock.

INDIGENOUS COMMUNITY CONTEXT

Also centered in the Central Cariboo is the traditional territory of four bands of the Secwepemc Nation,
represented by the Northern Shuswap Tribal Council or "Northern Secwepemc te Qelmucw” (NStQ). In
2018, the NStQ reached Stage Five of treaty negotiations, a stage that will see the Agreement in
Principle formalized and ratified as a Treaty. This treaty would dramatically expand the amount of land
under direct sovereignty to the NStQ in areas abutting the Williams Lake urban area to the north. The

Williams Lake First Nation (WLFN) has a number of initiatives that are relevant to this study:

> WLFN Office (2017): In 2017 the Williams Lake First Nation opened offices in downtown Williams

Lake to promote its resource and land development projects.

> 90 residential lot development (underway): In 2018, the WLFN began offering leases on a
proposed 90 residential properties and 10 commercial properties on band land a short distance

east of Williams Lake.

> Community Housing Strategy (2020): In 2020, WLFN prepared a Community Housing Strategy
for the coming decade. Indicators in this report found that there are 30 families on the waitlist for
on-reserve housing for households ranging in size from one person to seven people. WLFN
members prefer a range of housing types including detached cottages, duplexes, townhouses,
and apartments as well as tiny homes. Several recommendations are outlined in the strategy
including developing a safe house or transitional housing centre, establishing residential design

guidelines, and supporting elders with downsizing.

WLFN are pursuing affordable housing projects on reserve including the CMHC rapid housing
initiative and co-investment funds. Their focus has been on building housing for a wide range of

needs, especially for elders and young single moms.
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Members of the WLFN live on and off reserve. Many members live in the City of Williams Lake and

search the community for places to rent or buy.

WLFN also sponsors a number of Indigenous post-secondary students who are pursuing trades
training, undergraduate degrees, masters’ degrees, and PHDs. These students will become skilled
workers and professionals who may want to stay in Williams Lake in the future. This opportunity could

lead to demand for housing in Williams Lake to meet their needs.
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Regional Themes

The guide to preparing housing needs reports requires a statement on key areas of local need specific
to: affordable housing; rental housing; special needs housing; housing for families; housing for
seniors; and shelters for individuals experiencing homelessness and housing for individuals at-risk of
homelessness. This section is organized by overarching observations as well as housing gaps and
groups experiencing the greatest challenges with finding and affording housing, which addresses

these requirements and adds additional insight.

OVERARCHING OBSERVATIONS

»  Distinct sub-regional characteristics: Findings from this process are difficult to generalize across
the entire region because there are very distinct differences of housing needs, gaps, and issues in
its sub-regions. Even within sub-regions, there are local anomalies of housing need.
Geographically, the urban area of Williams Lake is a very different context with respect to housing
typology, forms, population, and need. Communities East of the Fraser (such as Likely and
Horsefly) are rural but are experiencing a change in demographics and housing demand and have
more clustering of services (albeit still limited). Communities West of the Fraser comprise high
need populations with respect to housing, particularly Anahim Lake, and are much more isolated

compared to the east.

> Market fluctuations: Williams Lake and communities located within the Central Cariboo are
resource-based communities, subject to market fluctuations and commodity pricing. The ebbs and
flows of the market impact employment and income, which in turn influences households’ ability to
afford housing in the local market. When industries such as forestry are adversely affected by the
global economy, resulting in curtailment and layoffs, issues and sometimes crises result for families
who depend on these jobs for their livelihoods. When industries are stable, this can ensure
financial security for households and greater ability to afford the local cost of living. That said,
expanding and growing industries may attract newcomers to the region - all of whom initially
search for accommodation - end up competing for housing in the local market and can create
availability issues and pressure on the local stock. Stakeholders and the labour market study
indicate that industries tied to the market are relatively stable, however there is anticipation of

growing sectors such as mining which are expected to attract new residents to the region.

> New boom and influx of newcomers: There has been a new boom in Williams Lake and
surrounding region that preceded the 2020 COVID-19 public health emergency. A consistent
theme heard from engaging with stakeholders and the publicis the influx of newcomers to the
region, driving competition for renting and buying homes. The recent acceleration in the housing
market has not been observed previously by many long-term residents. Key drivers for the influx of

newcomers include people ‘moving back home'; for example, young adults who left the region to
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go to school or find work are returning for reasons including: being closer to family, lifestyle, and
the sense of a close-knit community. Some of these households have families and are intending on
remaining in the region for the long-term. Other newcomers include short stay and long-term
workers related to various industries, and retirees looking for alternatives to expensive markets
such as Kelowna. It is expected that the trend of newcomers will continue in the years to come,
particularly for temporary and permanent workers related to the hospital expansion and resource

development.

> The influx of newcomers has generated pressure on the housing market. Home purchase
prices have been increasing and are relatively high compared to years previous.
Stakeholders indicated that this is the most intense housing market they have ever seen.
With minimal selection and competition, homebuyers are not getting what they are
looking for and are making trade-offs to buy homes that are not suitable to meet their

needs or are not affordable compared to their incomes.

> Crisis influence: There have been unique challenges presented to residents in Williams Lake and

the Central Cariboo. Particularly in recent years, major environmental crisis such as wildfires,
flooding, and landslides created events that greatly impacted the life safety and housing security
of residents. Engagement from this process revealed that the devastating 2017 wildfires that
displaced more than 24,000 people in the area has had a long-term impact on residents. Stories
were shared about how residents felt and experienced what it was like not to be adequately
housed. Not knowing where they were going to stay and for how long they would not have a
secure roof over their head deeply impacted the community psyche. We also heard that this was
the first time that residents had seen large street homelessness populations in communities like
Prince George and Kamloops. This experience had both shaken the stability of peoples’ own
housing situation but also expanded their empathy towards vulnerable populations and people

experiencing homelessness in Williams Lake and surrounding rural communities.

Engagement also indicated that the wildfire experience, as well as major flooding events, has
shifted the perception and, to some degree, consumer preference with respect to where people
want to live. Areas in wildfire hazard zones, floodplains, or generally near embankments, creeks,
and largely forested areas are becoming less desirable for some households given the risk. While
migration patterns from the rural areas to the urban centre of Williams Lake has already been

trending in previous decades, it is anticipated to accelerate in the coming years.

> Wildfire season has other unintended consequences on the housing market. Stakeholders
shared that the Red Cross was setup in Williams Lake for a couple of years and brought in
people who needed housing themselves. Other relief programs with firefighters and
emergency support require housing, not all of which can be accommodated in the motel /
hotel inventory and instead are setup in community centres or other facilities. The current

housing market does not have the flexibility or resiliency to withstand major events that
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both temporarily displaces residents and absorbs helping professions from outside the

region.

> COVID-19 Public Health Emergency: The COVID-19 public health emergency has magnified
housing issues already present in Williams Lake and Central Cariboo and has worsened many
others. Low-income households and vulnerable populations are not equipped to tolerate these
types of events and moderate-income households perceived as being stable have found
themselves with less of a safety net than they had assumed. In 2020, the Cariboo Friendship
Society was able to use the Longhouse located at the Stampede Ground for temporary quarantine
housing if needed, upon an agreement with the City. It is estimated that 20 pods could fit inside

the longhouse to safely physically distance people if needed.

> Unusual anomalies have occurred during the pandemic. People known to access shelter
spaces and community programs or who were experiencing homelessness have left
Williams Lake and returned to their home communities (mostly in the Central Cariboo). ltis
unclear where exactly these people are, what happened to them, and if they are in a safe
living situation. While low-income and vulnerable populations have left the City, affluent
households are leaving places like Vancouver and moving to communities such as Williams
Lake with the expectation that the small and rural context may protect them from the
contagious virus. Recent statistics released in late 2020 confirm the trends of population
migration from places such as Vancouver being absorbed largely in the Central Cariboo

and the Kootenays.

> Amenity Migration: Regions with an abundance of natural environmental amenities including
rivers, lakes, trails, fresh air, clean water, and array of outdoor activities tend to be a magnet for
new residents. This phenomenon is often cited as amenity migration, where people choose to
move to rural areas as an alternative to urban centres, largely for pleasure rather than economic
reasons. Experts in this field suggest that amenity migrants are usually highly educated, deeply
engaged in outdoor recreation, and often bring with them incomes and / or wealth that act as an
economic multiplier for communities’. BC is known for amenity migration, with hot spots including
Smithers and the Kootenays. It appears that this phenomenon is starting to emerge in the Central
Cariboo, suggesting that the region’s reputation for being primarily industry-based is changing

into a hybrid of a place for jobs as well as lifestyle.

» Desirable Rural Lifestyle: Building on the observation of amenity migration, a key trend observed
in this process is the desirable rural lifestyle and changes occurring in communities outside of
Williams Lake. Stakeholders and the public described rural residential properties within the
Central Cariboo as attractive, with generously sized lots (e.g., 3- to 5-acres) and positive

association with access to fresh air and quiet. Other characteristics that are highly valued include

? Planning for Amenity Migration in Canada, Mountain Research and Development, Raymond Chipeniuk (2004)
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space and shops for hobby mechanic, woodwork, and other novelties that create a high quality of
life. Key concerns were raised that these properties are not readily available, rarely come on to the
market for sale, and are not always available to local population given the influx of newcomers to

the region.

The sentiments about rural properties contradict some of the concerns raised about wildfire and
flood hazards. These are difficult trade-offs for households to make: either move into an urban
area such as Williams Lake but forgo lifestyle and, from their perspective, livability, in exchange for
protection from natural disasters; or, live in their desired rural setting with risk including isolation,
being far from healthcare/emergency services, and encounters with natural disasters. A key
takeaway from this finding is the opportunity to improve the livability of the more densely
populated communities such as Williams Lake for households searching for an alternative to

remote living.

> Cabin country: The Central Cariboo does not have the same reputation as the rural countryside of
Ontario as being “cottage country” city dwellers. Although, this appears to be changing. Research
and engagement suggest that the demand for vacation and short-stay cabins is on the rise.
Tourism is one driver, which was especially observed during the summer of 2020 when travel
restrictions limited residents in BC to travel only within Provincial borders, making the Central
Cariboo a new destination for some. The Central Cariboo is also described as a more affordable
option compared to the Okanagan, with special geographic features that is generating its own fan

following.

In rural communities within limited rental housing, cabins have often been used as a substitute to
house temporary workers or long-stay residents who do not have the means or qualify for a
mortgage. With an influx of tourists, as well as resource workers and mining explorers, this has
increased the demand for cabin availability and also created fewer rental options in places where
there were few to begin with. There is desire from residents to put a second home (cabin) on their
large property to capture the influx of newcomers, and curiosity from local entrepreneurs to invest
in cabin accommodation. Prefabricated cabins appear to be a key area of interest, as well as high-

end log cabins and modern A-frames to cater to high-income tourists.

> Residential construction sustainability: A common concern raised by stakeholders and residents
is the increasing expectation of building sustainable residential buildings including meeting
building code and considering alternative construction techniques such as passive house design.
Findings from the public survey and insights heard through key informant interviews revealed that
small-scale projects, like one cabin or house in a rural area, has a number of requirements to
ensure sustainability. These include site assessments such as environmental, geotechnical, and
archaeological. For typical property owners, these assessments and regulations are financially

challenging and sometimes make a new project not feasible to pursue. These obstacles appear to
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be contributing to the lack of major renovation / repair and new builds particularly in the Central

Cariboo’s rural communities.

Conservation areas: The Central Cariboo appears to have vast amounts of land that could
accommodate a wide range of development. However, the inventory of developable land is quite
limited given a number of environmental and conservation constraints. This includes lands
conserved within the Agricultural Land Reserve and active farmlands; environmentally sensitive
areas, riparian areas, and floodplain; unstable slope and steep slope hazard areas, as well as areas
not yet geotechnically evaluated however present concerns; as well as wildfire hazard areas. There
are also areas conserved for recreation and resource development. Ensuring the protection and
integrity of these identified areas is important to ensure the long-term sustainability of the region.
As such, housing development must unfold in a way that aligns with these sustainability-based

values.

Rental monopoly: This process revealed that the majority of the purpose-built rental stock is
owned by two to three private owners. Stakeholders and members of the public expressed
concern with the control of the rental stock and the power dynamics this creates within the
community. Stories were shared about tenants evicted from a rental unit inevitably lose access to
half or more of the remaining rental stock as the units are owned by their previous landlord. This
reduces housing choice in an already limited rental market. Reports of evictions were shared as

well.

Developer / building sector capacity: The local developer and builder community have a strong
desire to provide housing that meets the needs of the community, while also ensuring that their
business operations are financially sustainable. Stakeholders engaged in this process generously
provided their input and shared their experiences with delivering housing in the market, primarily
Williams Lake. Concerns were raised in terms of the limited amount of developable land
designated for residential development. Some builders expressed interest in developing
alternative housing forms such as duplexes, fourplexes and detached homes with suites. Most
developers and builders conveyed that their construction practice remains in the small-scale
format (primarily detached lots). With the influx of newcomers and anticipated population in the
region and with the need for more multi-unit housing forms, there is a capacity gap in the local

developer / building sector to deliver these larger scale projects.
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> Non-profit sector capacity: The local non-profit sector is a caring community. They serve a wide
range of households including vulnerable populations, single parents, persons experiencing
homelessness or at-risk of homelessness, people experiencing an unexpected crisis, and so on.
Much of this sector have limited resources and capacity to meet the needs of their clients and the
increasing socio-economic complexity of the region. Stakeholders indicated that their facilities are
not physically equipped or large enough to serve people in need. Often, organizations are turning
away high-need populations due to their potential risk to other clients (e.g., behaviour issues,
substance use issues, and violence). This has resulted in people not being able to access services,
further falling through the cracks. The non-profit sector does not have the facilities, staff, and in
some cases, training to meet the program needs of the community. Stakeholders indicated that
they cannot recruit the staff to properly operate their buildings, especially when those same
workers could find higher paying jobs in the industrial sector. An additional challenge is the
anticipated need for more non-market housing and housing with integrated supports needed in
Williams Lake and the concern that the existing local non-profit sector is not in the position to take
on substantial projects or add to their operations without substantial improvements to their
capacity including funding. This is of high importance given the need of affordable housing and

support services in the community.

“We're starting to get people into cubicles so that they can have their own bed and a
nightstand and some separation. We never built the shelter to be a shelter. It was supposed to

be medical stays for people out west. It also used to be hostel.”

- Quote from focus group stakeholder (abbreviated)

“We can't find staff to operate our building”

- Quote from non-profit housing provided (abbreviated)

“Fires had an impact in Williams Lake. Everybody had to leave, and they saw what could
happen if they didn't have a place to live. The fear of becoming homeless from what they saw
in Prince George and Kamloops meant that when they got a place, they stuck to that place.

They knew it would be a scary situation if they had to live on the street”

- Quote from key informant interview (abbreviated)

Central Cariboo | Housing Capacity and Gap Analysis | April 2021 2 o



OTHER COMMON EXPERIENCES

> Housing in poor condition. A common theme across the Central Cariboo is widespread
deteriorating condition of homes to rent or own. Much of the housing stock is old and the rate of
homes in need of major repair is substantially higher compared to the province as a whole. Rental
housing and mobile homes, in particular, have been commonly described as poorly maintained
and unsafe by the community. Many homes across the region are currently in need of major
repairs, such as replacing wiring or plumbing, re-roofing, or structural repairs. Instances of people
renting ‘backyard sheds’ on dirt floors were reported in Williams Lake and surrounding areas, as
well as people living in campers on a friend or family members property. It is unclear if tenants in

these accommodations have access to potable water, washrooms, or cooking facilities.

Stakeholders indicated that some of these tenants either cannot afford the rental housing in
Williams Lake, or do not have access to the units because they have been previously evicted or
have been discriminated against. These forms of accommodation are not adequate enough to be
considered part of the housing stock, but the fact that they are being rented is an indication of the
gaps in the local housing supply. Backyard sheds and campers are not a suitable form of housing
and can be dangerous for tenants. That said, the condition of the purpose-built rental supply as a
whole is falling short of adequacy. Stakeholders and members of the public suggested that
improving the condition of the housing stock, particularly the rental housing stock, could help
Williams Lake become more attractive for worker recruitment and other people from outside the

region.

> Lack of suitable housing options. Many residents cannot find suitable housing to meet their
needs. This issue crosses demographics, from seniors looking for smaller one-level living, to
singles and couples looking to purchase a smaller and modern home that has fewer than 3 or 4
bedrooms. This also extends to youth / young adults and students, single people, and single
parents unable to find suitable rental accommodation. In many cases, the barrier is not cost — the

desired housing simply does not exist for the number of families and individuals searching.

> Lack of pet-friendly rental housing options: A common housing concern raised by the public
and stakeholders is that lack of pet-friendly rental housing in Williams Lake. What appears to be a
minor issue has wide-ranging implications. Households with pets looking for rental housing quickly
find few options for them. This has occasionally affected recruitment efforts of local companies,
such as Gibraltar Mine, which is hiring young people with pets from outside the region who then
have a difficult time finding a place to live. The lack of pet-friendly housing options impacts every
demographic and household arrangement looking to rent including single seniors, young

professionals, and low-income singles and couples.
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> Approvals process: Small-scale projects led by average households (not developers) expressed
grief with respect to their experience of development approvals process. From their perspective,
the cost, process timeline, and onerous requirements compared to the scope of projects made the
projects difficult to achieve. Additional comments reference the challenges with achieving building
code standards, which is outside of the local government jurisdictional purview. People expressing
their frustration on this issue also suggested that streamlining the approvals process for small-
scale, infill projects could help address barriers to delivering new residential construction in
Williams Lake. Stakeholders also suggested that the resources and capacity at the local

government level (City and CRD) is limited and could benefit by adding staff capacity.

"l have owned previous a townhouse and a condo in Vancouver and Whitehorse as a single
person, and it's much more difficult here in Williams Lake. There needs to be more flexibility

for future homeowners”

- Quote from survey respondent (abbreviated)

“l am a landlord and am aware that there is 0% vacancy in Williams lake. Something needs to
be done about this"

- Quote from survey respondent (abbreviated)

“There is very little rental opportunities for people with pets including support animals”

- Quote from survey respondent (abbreviated)

“Property has been selling like crazy, but it really puts strains on the rental market. When you

get to Likely and McLeese Lake you can't commute into Williams Lake"”

- Quote from focus group participant (abbreviated)
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GROUPS FACING THE GREATEST CHALLENGES FINDING AND
AFFORDING HOUSING

»  Retiring seniors: The region’s population is aging and also attracting retirees from other parts of
BC and out of province. A particular segment of concern is the retiring seniors category, usually
looking to downsize their family-sized unit to a smaller, ground-oriented unit that requires less
maintenance but still independence. There are options for seniors housing complexes, but that
model is best suited for seniors requiring semi-supportive, supportive, assisted living, or complex

care. Retiring seniors, many who still enjoy an active lifestyle, are looking for an alternative option.

> Single-parent households: Single parent households often struggle to find and afford housing to
meet the needs of their families. In the Central Cariboo, there are over 1,000 single parent
households and most are single moms. Not only are housing costs generally high for a single
income family, but frequent stories were heard of single parents facing discrimination when trying

to secure rental housing.

> Single people: Single individuals are challenged to afford housing without the help of a partner,
roommate, or other support - particularly due to a general lack of rental housing units and smaller
units. As a result, single people tend to spend a higher proportion of their income on housing

costs with less financial ability to pay for other basic necessities.

> Youth, young adults, and students: Youth and young adults, who often need rental housing and
are more likely to be working low wage or service workers, struggle to find housing in the Central
Cariboo. They often end up in overcrowded dwellings shared among many individuals or in
precarious situations putting them at-risk of homelessness. There is a high degree of vulnerability
for youth living in isolated rural areas of the Central Cariboo, including Anahim Lake, McLeese
Lake, Likely, and Horsefly. Stakeholders indicated that there is a need for a youth safe house or

youth transitional housing.

> The Thompson Rivers University (TRU) campus in Williams Lake attracts students from
across the region. TRU representatives expressed concern for the lack of available and
affordable rental housing for students. Stories were shared about students being turned
away as potential tenants given their short-term lease needs and also landlords

discriminating against their age and perception of responsibility.

> Aunique situation in the Central Cariboo is the lack of high schools in rural areas. In the
past, high school students in these rural areas had student housing they could live in or
were billeted by a host family in Williams Lake so they could attend high school. The high
school-oriented student housing was closed down and the billeting program has been
suspended. Some students are staying with known family members or friends. Often,

families do not have the financial means to pay a host family or for an apartment for their
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child to rent. Some students are unable to access high school education without the access

to student housing or supports to rent units available in the private market.

> Low-income households: Low-income households encompass a range of household
configurations and demographics including low-income singles, couples, families, seniors, and
students, which is supported by data of households in core housing need. There are limited
affordable rental housing options in Williams Lake and the Central Cariboo to support low-income

households.

> People with mental health support needs or experiencing substance use issues: Residents
experiencing challenges related to mental health or substance use are extremely challenged in
securing housing in the Central Cariboo given the limited housing options with integrated
supports. Many stories were shared about the experiences of households in these situations, such
as a single parent unintentionally overdosing and subsequent loss of an infant child left
unattended. Much of what is happening in the Central Cariboo is a reflection of the mental health

and substance use issues occurring across BC, including the overdose crisis.

> Vulnerable populations who seek treatment for substance use are typically relocated to the
lower mainland, such as Maple Ridge or Vancouver, to access detox beds and supports
because the facilities do not exist in the Central Cariboo. Stakeholders indicated that this is
well-intended but creates a vicious cycle: people discharged from treatment centres in the
lower mainland return to Williams Lake without housing or supports and end up becoming

homeless once again and quickly return to using substances.

> People experiencing homelessness or at-risk of homelessness: There is an increasing number
of persons experiencing homelessness across the Central Cariboo, most acutely in Williams Lake.
The visible homelessness on the streets including a homeless camp has drawn much attention to
the issue, although hidden homelessness has been a factor in Williams Lake and area for some
time. Stories were shared that it is not unusual for people to find temporary solutions when their
housing is insecure such as: RVS, campers, tents, friends / family couches, and backyard sheds - all
of which are sub-standard. Pathways into homelessness in the region is wide ranging from loss of
employment / income, family crisis (e.g., divorce), mental health issues, substance use issues,
disability or in some cases acquired brain injury, low-income as well as debt issues, and being
evicted from a previous home. Stakeholders indicated that a transient population moves through
the region, and anecdotally observe that not everyone experiencing homelessness is local - some
come from as far away as Vancouver. It can be challenging for residents to secure housing when
experiencing homelessness given rising rental costs, various barriers to accessing the rental
supply, and the limited shelter space that is unable to accept everyone. Persons experiencing
homelessness living on the street/ in tents are of particular concern given the winter conditions /
below freezing temperature and the risk it poses not having access to a safe bed and hygiene

facilities during the pandemic.
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> The number of persons experiencing homelessness in Williams Lake is very high
compared to other cities of similar sizes in BC. Williams Lake had 51 people counted as
experiencing homelessness in a community with 10,000 people. For comparison, the Tri-
Cities (Coquitlam, Port Coquitlam, and Port Moody combined) had a homeless count of 54
peoplein 2014 and 86 people in 2020 within its 231,447 population.

> The COVID-19 public health emergency has adversely affected persons experiencing
homelessness. In many parts of the province, community self-isolation sites and shelter
expansions were established to address crowding issues in existing shelters, as well as to
accommodate people who typically did not access shelter but were searching for refuge
during unprecedented times. Williams Lake had nine spaces created as part of this BC
Housing led program®. Unlike other parts of BC, rather than seeing vulnerable populations
converge to the urban centre seeking shelter and services, many people experiencing
homelessness left Williams Lake. Stakeholders suspect that the people that disappeared
moved back to their community of origin (rural Cariboo), but itis unclear if these people
are safe or have secure housing. Stakeholders expressed concern that many of the people
who have disappeared will not be able to access the supports they need for their well-

being if they have relocated far from the city.

> The Workforce: Market homeownership has largely taken care of the needs of the workforce in
Williams Lake and communities in the Central Cariboo. However, the workforce is changing and is
more complex. In addition to the permanent ‘base’ population, there is an increasing number of
temporary workers looking for short-stay accommodation. These include temporary professional
workers (e.g., nurses, geologists, engineers);, temporary resource workers (primarily mining
exploration, but not including mining executives); and temporary construction workers, particularly
related to the anticipated hospital expansion. There is an expectation that a long-term influx of
permanent workers will be attracted to the region, particularly to Williams Lake, such as healthcare
(doctors, nurses and LPNs). Engagement from this process revealed that this population group can
generally afford to pay the cost of average rents in Williams Lake, however the poor condition of
rental units is impacting their initial experience of Williams Lake and influencing their decision on

making this community their long-term home.

> Indigenous households: There is a large proportion of Indigenous households living in the
Central Cariboo. Approximately 569 members of the WLFN live off-reserve, with 30 families on the
wait list for housing on-reserve. Engagement with Indigenous community representatives
indicated that Indigenous households living off-reserve are experiencing a number of similar
challenges as non-members with respect to finding and affording housing, especially in Williams
Lake. Of particular concern are single moms and low-income households from WLFN who are not

able to afford places to rent in Williams Lake, especially townhouses which have enough

8 Community self-isolation sites and shelter expansion, BC Housing
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bedrooms and living space for families but there are few available and most are unaffordable.
Stakeholders also indicted that there is a need for housing to meet the needs of multi-generational

households, which includes room for elders and grandchildren.

“A lot of nursing students are applying from outside the immediate area and are having
difficulty finding accommodation. How can we hire people if they can’t find a place to live?”

- Quote from focus group stakeholder (abbreviated)

“As a homeless outreach worker it has become extremely difficult to find housing for the
people | try to help”

- Quote from survey respondent (abbreviated)

"Our sister is mentally unable to look after her daughter and was staying with us in a two
bedroom basement suite with her new baby. Our landlord kicked her out and now she is
homeless and the ministry took her baby"

- Quote from survey respondent (abbreviated)

“l don’t know who's responsibility it is to house new workers and construction workers for this

hospital project. We don’t have the bandwidth to take this on. Assuming the contractors will

have to figure it out?”

- Quote from key informant interview (abbreviated)
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HOUSING GAPS

> Low-barrier emergency shelter: Emergency shelters for persons experiencing homelessness are
not purpose-built and are inadequate to meet the needs of the community. There is a need for a
permanent, year-round purpose-built emergency shelter to support people experiencing
homelessness, particularly a low-barrier shelter that can accommodate high need individuals that
require supports. This is an essential part of the housing continuum that can support individuals
experiencing a short-term housing crisis at any time of the year (not just extreme weather or during
COVID). At a shelter, individuals can be supported during a short stay, assessed, and rapidly re-

housed when appropriate housing can be matched.

> Transitional housing for persons experiencing homelessness: Some individuals may need a
step in-between a shelter and permanent housing, in what is called transitional housing. For
example, there may be individual circumstances in any population needing more support or who
are waiting for supportive housing or affordable rental units. This is an important housing gap for

rehousing persons experiencing homelessness in the Central Cariboo.

» Transitional housing for persons experiencing substance use issues: In addition to the
transitional housing for persons experiencing homelessness, there is a need for transitional /
supportive housing for vulnerable populations experiencing substance use issues, including detox
beds. This can help address the current protocol of relocating residents out of the city to seek

treatment, and not having a plan for their discharge and return.

> Supportive Housing: Supportive housing are homes to house individuals unable to live
independently requiring onsite supports to maintain well-being and stability. It can serve a wide
variety of households in need of support. In Williams Lake, there is a need for seniors supportive

housing given the aging demographics.

> Youth safe housing: There is a high degree of youth vulnerability, particularly in the rural areas of
the Central Cariboo. A youth safe house (or youth transitional housing or group home) is needed

for the region.

> Market rental housing: Market rental housing, in good condition, is a high priority for the Central
Cariboo, particularly purpose-built rental buildings within the City of Williams Lake. Market rental
housing is versatile and suitable to meet the needs of singles and couple households, students,
newcomers to the region who need a starting place, or a home that helps during life transitions
such as downsizing. It can also help meet the needs of the temporary workforce. There is also a
need for more accessible units in the market rental supply to accommodate persons with
disabilities.

> Short-term rental and workforce accommodation: The Central Cariboo needs rental housing

that provides short-term rentals for temporary workers, as well as students (for stays ranging from
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two weeks to eight months). This housing could potentially be offered through the private market
rental, if landlords are willing to offer short-term leases. Otherwise, complementary

accommodation should be considered.

> Alternative housing typologies: There is a growing need and appetite for non-single-detached
housing forms in the Central Cariboo, particularly in Williams Lake. Most options for home
purchasing are large, single-detached homes. Stakeholders and the public indicate that there is a
desire to have smaller, ground-oriented homeownership options that can offer amenity needs
(e.g., private yard) as well as financially more aligned to theirincome (e.g., manageable mortgage
payments). Accessible, ground-oriented detached units for downsizing seniors are particularly in

need in the coming years.

> Culturally appropriate Indigenous housing: There is a need to accommodate housing for
Indigenous households living off-reserve. It is important to consider culturally appropriate design
as well as concepts that consider various household arrangements such as multi-generational
households. For multi-unit buildings, options for lock-off suites and other design considerations

can make buildings more adaptable to be reconfigured for multi-generations.

“There is not enough accessible housing for homeless and homeless youth. We need a new
homeless shelter and a youth shelter, more rentals and low income housing for homeless

people”

- Quote from survey respondent (abbreviated)

"I think there needs to be more density of housing close to schools and transportation.

Duplexes, townhouses, carriage houses and basement suites need to be encouraged more.

Government regulations need to help property owners and developers add to the housing
stock. A big hurdle for this region is cost of water and sewer”

- Quote from survey respondent (abbreviated)
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Regional Indicators

Key housing indicators outlined in the following section demonstrate the contributing factors to the
housing issues in the Central Cariboo. These include demographic characteristics and housing stock
age. Excerpts from community engagement activities are also illustrated in relation to the indicators to
provide supporting qualitative evidence of housing issues in the region. Detailed tables on all housing
indicators for the Central Cariboo can be found in the companion document, Appendix A: Legislative

Indicators.

The median household income in the Central Cariboo is $80,968. A key observation of this indicator is
the household income disparity between owners and renters, as well as the contrasting differences

between communities West of the Fraser and communities East of the Fraser.

> Renters earn significantly less compared to homeowners: With the exception of households
living in Electoral Areas J and K, homeowners earn much higher incomes compared to renters.
This observation makes sense; low- to moderate-income earners are less likely to be able to save
for a down-payment and/or qualify for a mortgage. Higher income earners will likely invest their
earnings into property, building equity over time. A consequence of this is renters are more likely
to live in lower quality housing units and make trade-offs such as not having enough bedrooms for

all members of their family or having to live further from work, school, and amenities.

»  West of the Fraser has an inverse anomaly: Electoral Areas J and K, which includes the
communities of Anahim Lake, Nimpo Lake, Tatla Lake, Alexis Creek, and Riske Creek, have an
inverse of household income characteristics: renters earn substantially higher incomes compared

to homeowners.

> Williams Lake has the largest income inequity: There is a substantial margin between
household income of renters ($41k) compared to homeowners ($86k) in Williams Lake. Renters in
Williams Lake have the lowest incomes in the Central Cariboo and gives them the least amount of

choice in the housing market.
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Figure 4: Household Income of Renters vs. Owners (2016)

Source: Statistics Canada, 2016 Census
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Image 2: Photographic Record i Multi-unit Condominium in Williams Lake

Source: Interior Properties Real Estate, 2021
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The majority of Central Cariboo’s housing stock was built prior to 1980 (56%). There were small
residential booms in the 1980s and 1990s, with a moderate number of new units being delivered to
the market on an annual basis. The age of the housing stock is a marker of potential issues with

condition, maintenance needs, and limited accessible options.

Figure 5: Total Number of Housing Units Built by Year, Central Cariboo

Source: Statistics Canada, 2016 Census
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Single detached homes are the most common housing form found in the various communities across
the region, representing 67% of the housing stock. Mobile homes are the second most common
(13%). Apartments, which are mostly found in Williams Lake, represent 8% of the housing stock. Two-
thirds of the stock have three or four bedrooms, indicating that much of the housing built pre-1980s

intended to accommodate families.

When comparing the housing options across the region, Williams Lake has the largest concentration of
choice and diversity: less than half of the stock is single detached, with the remainder consisting of
apartments, rowhouses, duplexes, and mobile homes. Electoral Areas D and E (McLeese Lake and
Highway 97 south of Williams Lake) have a high proportion of mobile homes. The majority of the rural

areas are single detached homes for sale, with little to no options for rental housing.

“I'm a single person with a pet and | bought a 3+ bedroom single detached home because |
could not find a smaller home to buy that was in good condition. | have way more house than |

need, and wish | could have found something smaller that was still nice"”

- Quote from stakeholder interview (abbreviated)
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Figure 6: Housing Typology Mix, Central Cariboo

Source: Statistics Canada, 2016 Census
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Figure 7: Bedroom Mix, Central Cariboo
Source: Statistics Canada, 2016 Census
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Figure 8: Housing Typology by Community, Central Cariboo

Source: Statistics Canada, 2016 Census
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The majority of households in the Central Cariboo own their home (77%) compared to renting their
home (23%)°. While there are fewer renters in the region, there is a growing interest and need for both
short-stay and long-term lease rental housing based on insights obtained through community

consultation, as well as the demographic indicators and trends in the region.

Older homes often provide more affordable options for renters and buyers, compared to new
construction. The downside of having a large proportion of older and aging housing stock is that there
are likely more homes in need of maintenance. Williams Lake has a low rate of housing in need of
major repair (5%) compared to the Central Cariboo as a whole (7%) and BC average (6.3%). The rural
areas have higher rates of homes in need of major repair. Electoral Area K, which includes the
communities of Alexis Creek and Riske Creek, have an unsettling high rate of rental homes in need of

major repair (40%).

> Aging Housing Stock Requires More Maintenance: An important consideration to this indicator
is that aging housing stock often coincides with deteriorating housing stock and/or homes that

require maintenance. Older homes were also built under a different building code and are less

® Housing Tenure, Statistics Canada, Census 2016

Central Cariboo | Housing Capacity and Gap Analysis | April 2021 3 3



likely to have accessible features for seniors and persons with mobility issues (e.g., walk-up

apartments with no elevator).

»  Condition of Rental Housing: Major repair means homes have livability issues, such as faulty
plumbing, electrical wiring, and heating (e.g., no heat). Major repairs also include homes that may
have mould, defective door locks, and inaccessible windows (e.g., cannot open a window / exit
during an emergency). Poor quality rental housing is often more affordable (but not always)
compared to well-maintained homes but can be unsafe and unhealthy for households. This is
further supported by what was heard through community engagement; concern for deteriorating

rental housing buildings that are undesirable, non-accessible, and unsafe.

“Prior to renting where we are currently, trying to find an affordable, suitable suite/home was
challenging. And many of the rental apartments in Williams Lake have terrible, slum-lord-like

landlords, are unclean and with bedbugs. | hesitate to live in an apartment in Williams Lake.

There were very few suites available that had two bedrooms, and would have allowed us to

live without financial stress at the end of the month.”

- Quote from survey respondent (abbreviated)

Figure 9: Housing in Need of Major Repair, Central Cariboo

Source: Statistics Canada, 2016 Census
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Data on the number of persons per room in a home provides an indication on instances of
overcrowding in housing when there are not enough bedrooms to accommodate all members of a
household. In the Central Cariboo, incidences of overcrowding occur at a greater rate in renter
households compared to homeowners, and higher rates in rural areas compared to the urban area of
Williams Lake. Electoral Area K, which includes Alexis Creek and Riske Creek, has the highest rate of

overcrowding: 10% of homeowners and 40% of renters are experiencing this situation.

“There aren’t enough rentals available. Prices are high. Basement suites are poorly made and

illegal (have no heat control, shared entry and laundry etc. not safe). Many rentals are in poor

condition but are expensive to rent. Most wont accept pets and some no kids. We really need

more affordable rentals in safe areas of town"”

- Quote from survey respondent (abbreviated)

Image 3: Photographic Record i Mobile Home in the Central Cariboo

Source: Interior Properties Real Estate, 2021
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Figure 10: Overcrowding, Central Cariboo

Source: Statistics Canada, 2016 Census
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A healthy rental vacancy typically ranges between 1% and 3%. Greater than 3% over a long period of
time can be considered an oversupply, causing issues with property owners being able to maintain
rental buildings with limited rent revenue. Less than 1% over a long period of time can be considered
an undersupply, indicating more pressure on the rental market and fewer options for people needing
housing. For Williams Lake, the relatively high vacancy rate for one- and two-bedroom units is peculiar
given what was heard from the public and stakeholders: low availability of rental units. The recent
housing market pressures and escalation during 2020 are not reflected in these numbers but reports

of migration may be contributing to absorption and low vacancy rates not yet reflected in the data.

Table 1: Rental Units, Vacancy and Rates, Williams Lake

Source: CMHC Market Rental Statistics, 2019

Nunjber of Units in Vacancy Rate Average Apartment
Private Market Rents
Bachelor units 11 - -
1-Bedroom units 192 4.1% $701
2-Bedroom units 320 5.1% $836
3+Bedroom units 48 - $1,003
Total 571 4.2% $799
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The typical assessed value of single-detached homes in the Central Cariboo has increased by 7%
between 2012 and 2018. Increases in home values were highest in Electoral Area E, just south of
Williams Lake. Both the City and Electoral Area F experienced increases of 7% over this time period.
Electoral Areas J and K experience substantial decreases in home values, decreasing in value by -19%
and -20% respectively. Housing prices have increased in most regions across the province in recent

years, and this is reflected in the changes observed in the Central Cariboo.

Figure 11: Single-detached Housing - Assessed Value Over Time, Central
Cariboo

Source: BC Assessment
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"Housing prices make it extremely difficult for young people to become first time home
owners”

- Quote from survey respondent (abbreviated)

“"Housing has been fairly affordable up here in Horsefly, but the market is very strange. People

are leaving the city and coming up here and driving up prices...half a million for a house!”

- Quote from key informant interview (abbreviated)
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Core housing need means households are paying more than 30% of pre-tax income for shelter, live in
crowded conditions, and/or live in a home that requires major repairs. In 2016, 4% of homeowners
and 19% of renters in the Central Cariboo were considered to be in core housing need. An additional
3% of homeowners and 14% of renters were considered to be in extreme core housing need, meaning
they experience all of these issues but are paying half their pre-tax income (50%) towards shelter costs.
The proportion of renters experiencing core housing need and extreme core housing need is a
concern throughout the region, especially in Williams Lake, Electoral Area F (Likely and Horsefly), and
Electoral Area K (Alexis Creek and Riske Creek).

The majority of non-market housing units available to households in need of an affordable home, with
or without supports, are located in Williams Lake: 111 transitional supported and assisted living, 170
independent social housing units, and 30 beds for persons experiencing homelessness. There are also
103 rent supplements provided for low-income families, seniors and persons experiencing
homelessness in Williams Lake, and an additional 56 people who were rapidly re-housed after
experiencing homelessness. For the rest of the Central Cariboo, there are no non-market housing units
and no emergency shelter beds. There are 20 rent supplements for low-income households outside of
Williams Lake: 7 in Electoral Area D, 7 in Area E, 5in Area F, and 1 in Area K'°.

Figure 12: Core Housing Need, Central Cariboo

Source: Statistics Canada, 2016 Census
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10 BC Housing, Unit Count Reporting Model, March 2020
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Figure 13: Extreme Core Housing Need, Central Cariboo

Source: Statistics Canada, 2016 Census

m Owner mRenter

40%

JJM 1%

Electoral Electoral Electoral Electoral Electoral Williams
AreaK Area] AreaF Area E AreaD Lake

Figure 14: Non-Market Housing Units, Williams Lake

Source: BC Housing, 2020
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“Landlords, where they have been able to evict people, have been raising rents once the unit is
vacant. Increases of as much as $100 or $200 a month. The turnover enables this. It pushes
those at the low end of the housing market into the shelter system or into overcrowded
housing conditions”

- Quote from focus group stakeholder (abbreviated)

Although my family and | are comfortable where we live and fortunate to have employment,
many in this area are not so fortunate. Rentals and purchase prices are high. Low income
people and people with mental illnesses have no options and many times end up on the street.
I would love to see more options for them. Landlords don't typically want to rent to "those
kinds of people" but if they have no where to live its making them struggle even more”

- Quote from survey respondent (abbreviated)

“Ministry of Forests closed down, so there are very little jobs in Horsefly. Logging crews are

smaller than they use to be. There have been no new subdivisions since the 1980s here, but
people are getting older and would be good to have something for them."”

- Quote from key informant interview (abbreviated)
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Housing Units Required

Statistics Canada calculates the Williams Lake and electoral areas in the Central Cariboo population at
22,805 people. Recent years have observed a slight population decline in the Central Cariboo, largely
driven by an out-migration of seniors as well as decline in forestry related employment'’. That said,
recent economic initiatives from mining exploration to institutional expansions have attracted
newcomers to the area. According to BC Statistics, the region is expected to grow in the future by up
to an additional 1,800 people by the year 2028. If we assume the average person per households
remain the same (2.3 persons per household), we can estimate a demand for approximately 817 more
units are needed in the Central Cariboo by the year 2028. Specifically for Williams Lake, the City is
expected to absorb over half of the units in the Central Cariboo: an additional 463 units by the year

2028,

Table 2: Anticipated Households and Household Size, Central Cariboo!?

Source: BC Statistics, Consultants Calculations

2016 Index

Net Gain
2016 - 2028

Projected Population 22,805 23,745 24,684 +1,879
Persons per Household 2.3 2.3 2.3 2.3
Total Number of 9,915 408 10,732 1817
Households

Table 3: Anticipated Households and Household Size, Williams Lake

Source: Census, City of Williams Lake Economic Development Report, Consultants Calculations

2016 Index

Net Gain
2016 - 2028

Projected Population 10,325 11,106 11,386 +1,061
Persons per Household 2.3 2.3 2.3 -
Total Number of Households 4,505 4,684 4,745 +463

BC Statistics refers to historical population trends to project the future, such as historic trends in birth

rates, death rates, in migration and outmigration. It typically does not account for changes in major

economic development in the region. That said, BC Statistics projections aligns with the recent Labour

! Labour Market Strategy for the Cariboo Chilcotin Region — Technical Report, 2020
12 Population Projections for the City of Williams Lake, Economic Development Baseline Report, 2018 (adjusted for

time periods for this report)

18 Central Cariboo includes Williams Lake
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Market Study for the Central Cariboo which suggests that there will be demand for approximately
1,835 workers over the next five years. Growth in some sectors will offset the loss in other sectors.
According to the study, the greatest increase in workers include: managers in agriculture; pulp and
paper labourers; truck drivers; food and beverage; teachers and early childhood educators; sawmill
operators; cooks; administrative assistants; financial professionals. The increase in the total number of
workers is not the same as total population increase, as it is expected that some of the baby boomer

population will retire and be replaced with a younger workforce.

BC Statistics refers to historical population trends to project the future, such as historic trends in birth
rates, death rates, in migration and outmigration. It typically does not account for changes in major

economic development.

BASELINE SCENARIO

The baseline scenario assumes that historical development patterns/housing mix will continue into the
future to accommodate future households. This scenario projects that an additional 817 housing units
will be needed in the Central Cariboo by the year 2028, with the majority of units consisting of two-,

three-, and four-bedroom units. A similar distribution of housing units would be expected for the City

of Williams Lake as well. This baseline scenario is “more of the same”.

Table 4: Anticipated Housing Units by Size, Central Cariboo (2016 to 2028)

Source: BC Statistics, Consultant Calculations

2016 Index

Net New Units

2016 - 2028

Bachelor units 20 21 22 +2

1-Bedroom units 850 885 920 +70
2-Bedroom units 2,650 2,760 2,870 +220
3-Bedroom units 3,165 3,296 3,427 +262
4+Bedroom units 3,170 3,301 3,433 +263
Total 9,855 10,263 10,672 +817

Table 5: Anticipated Housing Units by Size, Williams Lake (2016 to 2028)

Source: Census, City of Williams Lake Economic Development Report, Consultants Calculations

Net New Units

2016 Index 2016 - 2028
Bachelor units 10 11 11 +1
1-Bedroom units 455 488 501 +46
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2-Bedroom units 1,270 1,363 1,397 +127

3-Bedroom units 1,410 1,513 1,551 +141
4+Bedroom units 1,370 1,470 1,507 +137
Total 4,505 4,846 4,968 +463

POTENTIAL DEVELOPMENT PATTERN SHIFT SCENARIO

The baseline scenario falls short of addressing some of the current housing issues and anticipated
housing needs. For example, there is a limited number of multi-unit housing for singles, couples
and temporary workers (e.g., one- and two-bedroom units). The baseline scenario also doesn’t
capture the change in consumer preference including options for alternatives to single-detached
homes and smaller units for downsizing seniors and smaller household sizes (two- and three-
bedroom units). As such, a second scenario was created that adjusts the housing mix to better
accommodate changing demographics in the Central Cariboo. This potential development
pattern shift scenario also projects an additional 817 housing units needed in the Central Cariboo
(of which 463 units would likely be absorbed in the City of Williams Lake) by the year 2028, with
the majority of units consisting of one-, two- and three-bedroom units. This scenario would ‘shift’
the overall housing composition of new housing units being delivered in the regional housing

market.

Table 6: Anticipated Housing Units by Size, Potential Development Shift
Scenario, Central Cariboo (2016 to 2028)

Source: BC Statistics, Consultant Calculations

Net New Units

2016 Index 2016 - 2028
Bachelor units 20 15 16 -4
1-Bedroom units 850 1,370 1,425 575
2-Bedroom units 2,650 2,925 3,042 392
3-Bedroom units 3,165 3,028 3,148 -17
4+Bedroom units 3,170 2,925 3,042 -128
Total 9,855 10,263 10,672 +817
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Table 7: Anticipated Housing Units by Size, Potential Development Shift
Scenario, Williams Lake (2016 to 2028)

Source: BC Statistics, Consultant Calculations
Net New Units
2016 - 2028

2016 Index

Bachelor units 10 7 7 -3

1-Bedroom units 455 647 663 +208

2-Bedroom units 1,270 1,381 1,416 +146

3-Bedroom units 1,410 1,430 1,466 +56

4+Bedroom units 1,370 1,381 1,416 +46

Total 4,505 4,846 4,968 +463
SCENARIO COMPARISON

Both scenarios anticipate an additional 817 units for the Central Cariboo over the next
approximate eight to ten years, with 463 of those units likely to be absorbed in the City of Williams
Lake. The key difference is the housing mix by bedroom size. The baseline scenario assumes more
of the same (larger units) and the potential development shift assumes more smaller units (e.g.,
one- and two-bedroom units). Collectively, the entire composition of the region’s housing stock
does not change drastically overall. For example, the Central Cariboo baseline scenario could
result in 4+ bedrooms comprising 32.17% of the housing stock, compared to 28.5% of the
housing stock if development patterns ‘shifted’. Similar in Williams Lake, the baseline scenario
could result in 4+ bedrooms comprising 30.34% of the housing stock, compared to 28.5% of the

housing stock if development patterns ‘shifted".

Table 8: Anticipated Housing and Composition - Baseline vs. Potential
Development Shift Scenario, Central Cariboo (2016 to 2028)

Source: BC Statistics, Consultant Calculations

Potential Development

Baseline Scenario

Shift Scenario
Net New e Net New e
) Number of ) Number of
Units . Units .

Units Units
Bachelor units 2 22 0.20% 4 16 0.15%
1-Bedroom units 70 920 8.63% 575 1,425 13.35%
2-Bedroom units 220 2,870 26.89% 392 3,042 28.50%
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3-Bedroom units 262 3,427 32.12% 17 3,148 29.50%
4+Bedroom units 263 3,433 32.17% 128 3,042 28.50%
Total +817 10,672 100.00% +817 10,672 100.00%

Table 9: Anticipated Housing and Composition - Baseline vs. Potential
Development Shift Scenario, Williams Lake (2016 to 2028)

Source: BC Statistics, Consultant Calculations

Potential Development

Baseline Scenario

Shift Scenario
Total Total
Number of Number of

Units Units
Bachelor units +1 11 0.22% -3 7 0.15%
1-Bedroom units +46 501 10.08% +208 663 13.35%
2-Bedroom units +127 1,397 28.13% +146 1,416 28.50%
3-Bedroom units +141 1,551 31.23% +56 1,466 29.50%
4+Bedroom units +137 1,507 30.34% +46 1,416 28.50%
Total +463 4,968 100.00% +463 4,968 100.00%

OTHER CONTRIBUTING FACTORS

There is a high degree of uncertainty with using population projections to determine housing
need, which are based on high level trends in fertility, mortality, and migration, along with historic
growth patterns. Equally important is the economic climate. The projected housing units required

is based on BC Statistics projections, with some uncertainty:

> There is likely a “shadow population” of workers scattered throughout the region that are not
documented through BC Stats or Statistics Canada, and the numbers are impossible to say with
certainty. While some workers may receive a housing allowance, many do not. Some industries

may provide housing, such as Mount Polley Mine that housed workers in ATCO trailers during
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construction'. However, it is unclear if housing accommodation will be provided if/when other

resource projects move forward.

> Based on anticipated industry plans, the region could reach hundreds of more people in the
coming years (but not all permanent). Spanish Mountain could see 250 temporary construction
workers, and 200 new permanent worker base. It is unclear how many will be housed onsite or
nearby work camps, and the number of people who will be expected to find accommodation
within the existing housing stock in nearby communities; however, existing housing options are

already limited.

> There is expected substantial growth in the number of construction workers requiring
accommodation in the City of Williams Lake, specifically related to the hospital expansion. There

are no plans at this time to house the temporary construction workers.

> In aggregate terms, the current accommodation is insufficient to meet the temporary housing

boom and will fall short of meeting long-term housing needs should major projects move forward.

> The findings from the labour market study have been collaborated in conversations with staff from
industries such as Gibraltar Mine, Tolko, as well as Interior Health. As mining takes place in the
more remote areas to the north and east, accommodation for temporary workers is preferred to be
near communities of Likely and Horsefly, and increasingly for operations and speciality contractors
who maintain production. Alexis Creek and Riske Creek are notin a position to absorb rapid

increases in population associated with any mining expansion.

The baseline and development shift scenarios do not take into account the ‘shadow population’ or
potential influx of new workers should major resource development projects move forward, which
would likely require a mix of housing units to accommodate a diverse workforce: workers with families
and couples, and a large proportion of single / 1 person households. In the meantime, stakeholders in
rural communities, for example in Horsefly, comment that there have not been any new subdivisions
since the 1980s and most people coming to the region are retiring seniors looking for a nice property

and a sense of community.

Another key element to the population and housing unit projections is residential development
projects currently slated for development. Development proposals in Williams Lake include 86
new rental units to Boitanio Mall, various small-scale infill projects, as well as the undeveloped
land at Westridge and Westside Neighbourhood which will all absorb some of the projected 817
units projected for the Central Cariboo. One private developer currently has 29 remaining
residential lots at Westridge Subdivision, and an additional 28 residential lots at Stevenson Place.
There are several other private land holdings throughout the city that could be utilized to absorb

the projected growth in the future. Other than Boitanio Mall, the proposed lot developments are

4 Source: key informant interview
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most suitable to accommodate market homeownership. These lands serve a very important role in

the overall housing continuum but need to be complemented by multi-unit housing forms and
rental housing tenure in other parts of the city.

“Scenarios are uncertain. If the mine doesn’t open up, we need accommodation for tourism

and retirement. If the mine opens, we need housing for the workforce, families...l don’t know

where we will house those people in Likely”

- Quote from key informant interview (abbreviated)

Image 4: Photographic Record - Waterfront Home in the Central Cariboo

Source: Interior Properties Real Estate, 2021
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AFFORDABILITY SNAPSHOTS

In the Central Cariboo, there are many stories that capture the real impact of people experiencing
housing challenges - be it finding a home that is accessible, in good condition, or within the budget
they can afford. This section tells the stories of a few ‘representative’ households in the Central Cariboo

region to help illustrate local housing needs and gaps.

HOUSEHOLD STORY #1 - RETIRED COUPLE

Seniors are a growing demographic in the Central Cariboo, and includes single and couple seniors,
independent and mobile seniors, and other seniors with mobility limitations. Some seniors are long-
time residents who are empty nesters

planning on aging in place, others are

recent retirees who have relocated to the

Central Cariboo to spend their retirement

years and to enjoy a peaceful, recreational

lifestyle.

This scenario examines an active retired
senior couple in McLeese Lake who are
looking to downsize. We assume they have
sold their single detached home at the
median sale price (2019) of $250,803.

Being mortgage-free at the time of the sale,
this senior couple plans to allocate equity as

follows:

>  Retained retirement savings: $75,000;

> Assist grandchild with down payment for their first home: $15,000; and,
> Allocate towards renting or purchasing: $160,000.

If this senior couple were to utilize the $160,000 to rent over a 20-year period, they could afford $667
per month towards the cost of rent and utilities. Assuming minimal rent increases over time, this would
be a difficult situation for this couple given the sample of rental rates in the community of
approximately $900 to $1,350 per month. Even more challenging for this couple is availability of rental
options, given there are no purpose-built rental units in McLeese Lake and there are very few to no

rental units available in the secondary rental market (e.g., suites) most of the year.
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Monthly Rent at Average Monthly Rents in McLeese Lake

30% of Income

1-Bedroom 2-Bedroom 3-Bedroom

$667 $900 $1,000 $1,350

This active senior couple cold potentially downsize into a manufactured or mobile home, which has a
median sale price of $60,000 in McLeese Lake. This would leave them with more savings to enjoy their
lifestyle, travel and take care of their comfort needs as they age. A key challenge for this couple would

be to find a mobile home in good condition with accessible features to support them age in place and
as their mobility needs may change over time.

Median Sale Prices in McLeese Lake
Equity Transfer to

IVIOblle I Ome (ln
.

$160,000 $59 657 $202,267 $250,803 ‘ $335,257

Central Cariboo | Housing Capacity and Gap Analysis | April 2021

49



HOUSEHOLD STORY #2 - NURSE AND TRUCK DRIVER FAMILY

Healthcare is a major sector of employment in Williams Lake. With the expected expansion of the
hospital, the number of healthcare professionals such as registered nurses (RNs) and licensed practical
nurses (LPNs) are expected to increase. This scenario looks

at a representative family with one partner working as a

nurse, and the other employed as a truck driver.

The median wage for a nurse in the Cariboo is $35.50 per
hour, and the median wage for a truck driver in the Cariboo
is $28 per hour'™. Under this scenario, this household has an
annual income of $106,680.

With children, this family will likely need a home with
at least two or three bedrooms. Based on their
household income, this family can afford to spend
over $2,600 per month on rent and utilities' which
can cover the average rent for a family-sized rental
unit in Williams Lake. A key challenge for this family
would be finding a rental unitin good condition, in a
safe location in close proximity to parks and a school,
and have enough storage for their active lifestyle
such as recreation equipment. In Williams Lake, it is

difficult to find a rental apartment that meets these

Average Monthly Rents in Williams Lake

2-Bedroom

characteristics.

Monthly Rent at
30% of Income

1-Bedroom 3-Bedroom

Given their high incomes, and assuming no household debt, this family would likely purchase a home
to live in Williams Lake instead of renting. For example, the median sale price of a single-detached
home in Williams Lake was $264,976 compared to the affordable purchase price for this family of

$522,000. Homeownership would broaden their housing options to find a family-oriented home, and

18 Wages — Cariboo Region, Government of Canada (2020)

16 CMHC defines affordability as a household spending less than 30% of their gross income on housing costs. For
renters, this includes rent and utilities. For homeowners, this includes mortgage payments, utilities, and strata fees if
applicable.
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they can afford most places for sale including the median sale price of a single-detached home. In this

scenario, this family will likely purchase a new, large home if one is for sale.

Median Sale Prices in Williams Lake

Purchase Price Manufactured Single-
Townhouse
Home detached

$522,791 $124,826 $140,076 $163,058 $210,575 ‘ $264,976

Affordable
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HOUSEHOLD STORY #3 - SHORT STAY PROFESSIONAL

Professionals from various sectors may live in Williams Lake or surrounding
communities for a short stay, ranging from a few weeks to a few months.
Occupations that see short-stay workers including travelling healthcare
professionals, environmental and geotechnical professionals, and vocational

instructors.

Under this scenario, an environmental technician is looking for a short-stay
accommodation in Williams Lake while on assignment in the region. The
average wage for this occupation in the Cariboo is $34 per hour (or an annual
income of $31,920)". This professional can afford to rent up to $1,428 per
month. Based on a typical income for this profession, covering the cost of the

average rental unit is feasible. A key challenge for this professional is finding a

rental unitin good condition and a landlord willing to lease for a short stay.

Average Monthly Rents in Williams Lake
Monthly Rent at

30% of Income
1-Bedroom 2-Bedroom 3-Bedroom

$1,428 $701 $836 $1,003

7 Wages — Cariboo Region, Government of Canada (2020)
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HOUSEHOLD STORY #4 - COUPLE WITH PET

Many couples live and work in Williams Lake in a variety of
occupations. This scenario examines two full-time working
locals, one in retail and the other in the forestry sector,
specifically a foreman. The average wage for a senior retail
worker in the Cariboo is $17.31 per hour, and a forestry
foreman is $37.50 per hour. Their combined annual income is
$92,081.

This couple can comfortably afford to pay $2,300 per month
towards the cost of rent and utilities and remain with the
standard affordability measure of spending no more than 30%
of their gross household income towards housing costs.
Compared to the average rents in Williams Lake, this couple
can afford the average one, two or three-bedroom unit. A key
challenge for this couple is finding a place to rent that allows
pets in a market that favours tenants who do not

have pets.

This couple could qualify for a mortgage of up to
$445,000 amortized over a 25-year period'®.
Assuming they have no other major debt (e.g., car

payments, recreational vehicles, credit cards, etc.)

they have the option to purchase most common properties in Williams Lake.

Average Monthly Rents in Williams Lake
Monthly Rent at

30% of Income
1-Bedroom 2-Bedroom 3-Bedroom

$2,302 $701 $836 $1,003

Median Sale Prices in Williams Lake

Affordable

Purchase Price Manufactured Townhouse Single-
Home " detached

$444,805 $124,826 $140,076 $163,058 $210,575 ‘ $264,976

18 There are a number of factors that contribute to a households’ ability to qualify for a mortgage, including existing
debt (e.g. student loans, car payments). This analysis assumes households have no debt. Households with debt will
have less ability to borrow.
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HOUSEHOLD STORY #5 - CONSTRUCTION WORKER

The construction industry in the Central Cariboo comprises 7% of the
urban area labour force (Williams Lake) and 9% of the rural area labour
force'. It is expected to experience moderate long-term growth to the
year 2024, with spikes in demand for construction workers for major
projects such as the hospital expansion. A construction worker in the
Cariboo earns on average $19 per hour (or an annual income of
$31,920)%.

A construction worker earning the median income for their occupation
can afford to pay up to $798 per month towards rent and utilities. Under
this scenario, a construction worker can afford a 1-bedroom rental unitin
Williams Lake. The key concern for this renter is finding a rental unitin
good condition. [f/when major construction projects start, there will likely
be an influx of construction workers looking for accommodation at the

same time - creating a competitive rental market and limiting options for

all renters in the community.

Average Monthly Rents in Williams Lake
Monthly Rent at

30% of Income
1-Bedroom 2-Bedroom 3-Bedroom

$798 $701 $836 $1,003

A construction worker could qualify for a mortgage of up to $123,000 amortized over a 25-year
period?'. A single construction worker would be challenged to afford the median sale price of most
homes in Williams Lake, with the exception of a manufactured or mobile home. In 2019, there were 46
manufactured homes for sale in Williams Lake, second to the number of single-family homes for sale
(118), meaning there is a moderate probability that a construction worker could find a mobile home to
own. Construction workers with a partner and a dual-income household could have more purchasing

power and more housing choice in the homeownership market.

Median Sale Prices in Williams Lake
Affordable

Purchase Price Manufactured Single-
Townhouse
Home detached

$123,436 $124,826 $140,076 $163,058 $210,575 $264,976

19 Labour Market Strategy, Technical Report, 2020

20 Wages - Cariboo Region, Government of Canada (2020)

%1 There are a number of factors that contribute to a households’ ability to qualify for a mortgage, including existing
debt (e.g. student loans, car payments). This analysis assumes households have no debt. Households with debt will
have less ability to borrow.
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HOUSEHOLD STORY #6 - MINER

Mining activity in the region includes both operations as well as exploration activities. East of the
Fraser, Mount Polley Mine is on care and maintenance status with few employees at this time.
However, new prospects in the region may attract more miners and related

occupations to the region in the near future. There are already temporary

workers in the area who require short-stay accommodation - from a few weeks

to a few months - in communities such as Horsefly and Likely.

A miner can earn approximately $36 per hour on average in the Cariboo, and

can afford to pay up to $1,512 per month towards rent and utilities??.

In communities like Horsefly, there is little to no rental accommodation. Short-
stay mining explorers often seek temporary accommodation such as motels,
cabins or suites - whatever is available. A sample of listings in the region
provided few samples of nightly rates?®. Input from local resort operators
suggested that pre-COVID cabins would be rented for $160 per night, or
$40/night per person for a crew of 4. During COVID, these cabins typically
would rent for $120 per night or $60/night per person for a smaller crew of 2.

Monthly Rent at
30% of Income

$1,512 $1,200 $1,800

Average Monthly Rents in Horsefly (range

With limited accommodation options for existing temporary workers in the

region, it is inconceivable that the non-existent rental supply could absorb any substantial increase in
workers should any major resource projects gain approval and move forward. It is more likely that an
increase in permanent workers will purchase a home. Based on wage data for miners in the Cariboo, a
miner could purchase a home worth up to $276,000 which could afford a mobile home (in a mobile
home park or on a large acreage)?*. It falls short of the median sale price of a single-detached home
($317,000).

22 Wages - Cariboo Region, Government of Canada (2020)

23 Snapshot of listings ranged from $98 to $150 per night ($2,940 to $4,500 per month). One listing on the outskirts of
Horsefly offered a 2-bedroom rental unit for $1,000 per month. Input from the Horsefly Landing Resort provided
anecdotal account of typical room rates and were references for this analysis

24 There are a number of factors that contribute to a households’ ability to qualify for a mortgage, including existing
debt (e.g., student loans, car payments). This analysis assumes households have no debt. 