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Executive Summary 
 
Introduction 
The overall purpose of conducting a Housing and Homelessness Community Needs 
Assessment within the Mount Waddington region is to ensure that future planning and 
community development activities are driven by a comprehensive understanding and 
appreciation of community needs, assets and priorities. 
 
It is anticipated that the findings from this report will help to inform a better 
understanding of local housing issues, related challenges and potential solutions, and 
provide direction to the Mount Waddington Health Network as a whole as well as to 
individual community agencies, local governments, and other stakeholders, on priorities 
and initiatives. Also that the report will help to direct investment of and further leverage 
funds acquired from Vancouver Island Health Authority (VIHA) and other sources to 
address housing and homelessness needs in the region. 
 
The Nature and Extent of the Challenge 
Housing as a form of shelter is one of our community’s most basic needs. Housing is 
also a significant component of any local economy, providing a source of employment, 
source of revenue for individuals and government.  Housing is undeniably connected to 
health, safety, and overall wellbeing.   
 
Homelessness describes the situation of an individual or household without stable, 
permanent, acceptable housing, or the immediate prospect of acquiring it. It is the result 
of systemic or societal barriers, a lack of affordable and appropriate housing, and/or the 
individual/household’s financial, mental, cognitive, behavioural or physical challenges. It 
is a situation not of an individual’s choosing (unless the situation they are leaving is 
considered much worse), and is generally a negative, unpleasant, stressful and 
distressing experience.  
 
Homelessness describes a range of housing and shelter circumstances, with people 
being absolutely homeless at one end, and experiencing housing exclusion (being 
precariously or inadequately housed) at the other. That is, homelessness encompasses 
the following range of physical living situations: 
  

1. Unsheltered, or Absolute Homeless and living on the streets or in places not 
intended for human habitation;  

2. Emergency Sheltered, including those staying in overnight shelters for people 
who are homeless, as well as Violence Against Women shelters;  

3. Provisionally Accommodated, referring to those whose accommodation is 
temporary (i.e. couch surfing), and who do not have their own home or security 
of tenure, and finally,  

4. Insecurely Housed, which describes people who are ‘at risk’ of homelessness, 
and whose current economic and/or housing situation is precarious or does not 
meet public health and safety standards.  
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It should be noted that for many 
people homelessness is not a static 
state but rather a fluid experience, 
where people’s shelter circumstances 
and options may shift and change quite 
dramatically and with frequency. 
 
Within most communities, Mount 
Waddington Regional District included, 
the number and percent of individuals 
experiencing housing insecurity is 
considerably greater than those in the 
prior three situations. 
 
Housing insecurity is a national concern 
as the lack of affordable housing 
impacts the sustainability of cities, the 
growth of local economies, and the 
health and well‐being of individuals and 
families. Housing is needed for 
well‐being and for participation in the 
economy and society. Conversely, the 
lack of affordable housing creates 
barriers for people to live responsibly 
and build healthy communities1. 
 
The housing insecurity problem in the 
region is not a simple case of too many 
people – too few houses. In fact the 
opposite is the case. While there has 
been a small decline in the total 
number of dwellings in the past decade 
from 6,012 to 5,969 (- 0.7%) there was 
an even greater decline in population 
size during this same period, from 
13,111 to 11,506 (- 12.2%).  
Furthermore, while the exact number 
and percentage varies from community 
to community, there are unoccupied 
dwellings throughout the region. Which 
begs the question – what is the 
problem?   
 
 

 

                                                 
1 The Reality of Housing Insecurity - A CPJ backgrounder on Housing and Homelessness. Trixie 
Ling (2008) 

What’s the Problem? 

1. Many individuals and families 

throughout the region cannot 

afford market rate rent.  

2. Options for subsidized housing are 

few and far between. 

3. There are gaps in the type of 

housing stock available. 

4. There are many homes in the 

region that could be considered 

inadequate (in need of repair) or 

which are otherwise undesirable 

due to activities such as sales and 

use of illegal substances.   

5. Many of the individuals and 

families facing housing insecurity 

in the region have barriers (and 

behaviors), above and beyond 

those relating specifically to 

income, that make it challenging 

for them to access and retain 

housing. 

6. The number of individuals who are 

Absolutely Homelessness or 

Provisionally Accommodated is of 

growing concern, especially in the 

face of limited and shrinking 

resources for emergency shelter 

and other services.   
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The issue of housing insecurity in the Mt. Waddington Region is, as elsewhere in 
Canada, closely tied to the issue of income insecurity and poverty.  The simple reality is 
that people with money in the region, whether through a well-paying job or more than 
adequate retirement income, are significantly less likely to live in inadequate housing or 
face homelessness than someone who is unemployed or living on public assistance.  
 
A deeper look at in the Mt. Waddington Regional District indicates several 
challenges: 
 

• Many individuals and families throughout the region cannot afford 
market rate rent and options for subsidized housing are few and far 
between. According to the most currently available data from Canada Mortgage 
and Housing Corporation2  (CMHC), in 2006 there were 530 households in core 
housing need in the region, up from 465 in 2001 (out of 5,090 households). 
Thefact that the overall population declined during this same period makes this 
increase even more concerning. Further given the current economic climate it is 
fairly safe to assume that the actual number of households in core housing need 
at the present time is higher.  
 
On the issue of affordability, rental rates throughout the region are consistently 
lower than Provincial rents for comparable housing units. However, average and 
median incomes tend to be lower in the region, particularly in Port Hardy, and 
the unemployment rate is substantially higher than for the Province. The income 
required to rent a two to three bedroom unit in 2006 appears to consistently 
exceed the median income of lone parent and single person households during 
that same time period.  Give this it is perhaps not surprising that lack of 
affordable rental housing was identified as the most critical housing need by 
respondents of the Community Survey (see Appendix G for full summary of 
survey results). 
 
Top Three Responses to the Survey Question - In your opinion, to what extent 
are any of the following housing challenges an issue in your area? 

1. Not enough affordable homes for rent.         64.4% 
2. Not enough subsidized/rent-geared-to-income rental housing.   50.8%  
3. Not enough variety of housing types and sizes.        49.2%  

 
Landlords note that the current rental rates offered in the region are about as 
low as they can be, even with the depreciated state of the buildings, because of 
carrying costs such as property taxes, insurance and basic services such as 
water, sewer and garbage. Landlords point out that capital costs of maintenance 
are actually higher in older buildings, and that some margin for capital re-
investment must be incorporated into the rent. Landlords and key informants 
noted issues around inability to pay and non-payment of rent.  

                                                 
2 CMHC defines a household as being in core housing need if “its housing does not meet one or more of 
the adequacy, suitability or affordability standards and it would have to spend 30% or more of its before-
tax income to pay the median rent of alternative local market housing that meets all three standards.  
(http://cmhc.beyond2020.com/HiCODefinitions_EN.html) 
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Apart from a small inventory of seniors units there is next to no near market or 
non-market housing within the Mount Waddington region.  There are a limited 
number of subsidized units available in Alert Bay and Port Hardy through the 
M’akola Rural and Native Housing and a similarly limited supply of subsidized 
housing units available through B.C. Housing in the region.  

 
• There are many homes in the region that could be considered 

inadequate (in need of repair) or which are otherwise undesirable due 
to activities such as sales and use of illegal substances.  Based on Census 
2006 data, there may be as many as 375 homes in the region in need of major 
repairs and, which therefore might be considered inadequate. Concerns around 
the adequacy of some of the available housing stock were raised by several of 
the key informant interviewees, with concerns around black mold, insects and 
vermin.  
 
While it was beyond the scope of the assessment to conduct any kind of formal 
assessment of the adequacy of homes, a visual inventory of some of the larger 
apartment complexes such as those found in Port Hardy would raise concerns 
around the adequacy of these properties.  Key informants pointed to significant 
issues related to substance abuse and sale of drugs in some of the apartment 
facilities. Key informants also pointed to a significant amount of deteriorating 
building stock constructed in the 1970’s and early 1980’s that has not been 
maintained and is reaching a tipping point where current property owners may 
walk away and leave the buildings as liabilities. They stress that plans need to be 
made now to address restoration or replacement of this building stock. 

 

• There are gaps in the type of housing stock available and issues of 
overcrowding. There is relatively limited diversity in the types of dwellings that 
are available for rent in the region. The most readily available housing stock, 
smaller single family dwellings, is for the most part unsuitable or unavailable for 
two of the area’s most in need subpopulations – single mothers with large 
families or single male headed households. The challenge was further 
exacerbated following the conversion of a townhouse complex (stata-titled) that 
had previously provided affordable housing to larger families.  Interviews with 
key informants indicate that there are a high number of related and unrelated 
individuals sharing accommodation in order to cover rent costs, and 
proportionately high number single mothers with more than two children living in 
unsuitable housing, i.e. sharing bedrooms and living room area.  There has been 
very little in the way of construction of new market rental housing since the 
1990’s. 

 
Top Three Responses to the Survey Question3 - In your opinion, which of the 
following housing types are most needed in your area?  

                                                 
3 The number (62) and demographics of respondents should be taken into consideration when 
reviewing survey results with the majority being single adults (no children), only 25 percent of 
respondents identified as families with children, couple and single families combined. 
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1. Affordable rental housing for low-income single adults  84.7% 
2. Affordable rental housing for low-income seniors   61.0%  
3. Affordable rental housing for low-income families with children 57.6% 

 
• Many of the individuals and families facing 

housing insecurity in the region have 
barriers , above and beyond those relating 
specifically to income, that make it 
challenging for them to access and retain 
housing. These barriers include: 

• History of substance abuse 
• Struggles with mental illness 
• Developmental disabilities 

including fetal alcohol syndrome 
disorder (FASD) 

• Incomplete education (i.e. high school dropout) 
• Criminal records 
• Past trauma 

Due to these barriers, and behaviors that can accompany them, many individuals 
and families experience difficulties finding landlords or property managers willing 
to rent to them - including young adults, individuals who are unemployed 
regardless of age, larger families and especially those headed by single parents,.  
Members of First Nations communities are disproportionately represented within 
these populations and according to community input (by First Nation and non-
First Nation) First Nations members who are unable to live on reserve face 
additional challenges.4 
 
Problem behaviors include sale and use of illegal substances in and around their 
homes, failure to pay rent on time or at all, physical abuse of property, 
overcrowding either as a means of reducing rental costs or to provide shelter to 
a friend or family member who would otherwise be homeless.  
 

• The number of individuals who are Absolutely Homelessness or 
Provisionally Accommodated is of growing concern, especially in the 
face of limited and shrinking resources for emergency shelter and other 
services.  There are no third party reports or databases on the numbers of 
residents within the region who are either absolutely homeless or provisionally 
accommodated.  Best estimates provided by The Salvation Army indicate that on 
any given night the number of absolute homeless in the region ranges from 12 to 
15 individuals. The majority of these individuals are male between the ages of 20 
and 65, and the majority, but not all are members of First Nations communities. 
The majority, if not all, suffer from alcohol and/or substance abuse addiction, 
and most have one or more additional chronic physical or mental health condition 
including Indian Residential School Trauma and Intergenerational Trauma. The 
healthcare needs of this population are acute and the impact that even a small 

                                                 
4 It should be noted that it was beyond the scope of this assessment to assess housing needs on 
reserve. 

While jobs might be available, 
populations with these challenges 
are not always employable. Even if 
someone is able to get a job, 
wages aren`t generally very high 
at the entry level, and many are 
not able to sustain employment.   
Amy Rosborough, Community Poverty 
Strategy Consultant MWRD 
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number of absolute homeless individuals can have on public safety is significant. 
Anecdotal information from members of the Port Hardy Housing First Working 
Group indicates that the only reason the numbers of visibly homeless isn’t even 
higher, is that many individuals who would otherwise be permanently street 
homeless, are provisionally accommodated by friends and families.   

 
Several key informant interviewees (from Port Hardy Secondary School, North 
Island Secondary School and North Island Community Service Society’s Family 
Centre) talked about the issue of homelessness among youth as being of 
particular concern.  According to these sources there is a core group of at least 
20-25 youth who are homeless (considerably higher number of youth are in 
families who are housing insecure), many of them because their homes are 
unsafe due to domestic violence and substance abuse. The majority of these 
youth have been abused, have a history of engagement with the child welfare 
and/or juvenile justice systems and are extremely vulnerable to exploitation, 
including sexual exploitation. Many have behavioral health issues, substance 
abuse problems and have developed coping skills that make it difficult for them 
to form healthy attachments or see beyond their immediate needs for survival. 
 
The chances of chronically homeless individuals securing and retaining market 
housing are further challenged in a semi-rural region like Mount Waddington in 
which landlords are more likely to be knowledgeable of individuals who have a 
poor record of maintaining tenancies. This information is supported by 
conversations with local apartment managers who have many tenants at risk of 
eviction and who have vacancies but who also will not rent to many such 
persons. 

 
The term “provisionally accommodated” includes several subcategories including 
those who are accommodated in formal transitional housing programs and 
institutions such as residential treatment facilities and detention centers.  Within 
the region the largest known category of provisionally accommodated are those 
who are often referred to as ‘couch surfers’ or the ‘hidden homeless’, this 
describes people who stay with friends, family, or even strangers. They are 
typically not paying rent, their duration of stay is unsustainable in the long term, 
and they do not have the means to secure their own permanent housing in the 

future. They differ from those who are staying with friends 
or family out of choice in anticipation of prearranged 
accommodation, whether in their current hometown or an 
altogether new community. This living situation is 
understood by both parties to be temporary, with no 
prospect of it becoming permanent. 
 
The number of provisionally accommodated individuals 
living within community at any given time is impossible to 
establish.  Amongst a key working group of health and 
social services providers there is an estimate of 125-250 
persons who are couch surfing or staying with friends or 
who are at risk of homelessness. While “couch surfing” or 

I have often opened my home 
to youth for short term housing 
when conflict with parents has 
made it impossible for them to 
be in their own homes. This has 
lasted from one night to a 
couple of weeks, and has 
included myself and others 
working to get the youth back 
home if possible or into 
alternative housing if not 
possible. Kelly Amodeo, Youth 
Worker SD85 
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securing shelter in dwellings that under any standard would be considered unfit 
for habitation, may keep homeless individuals off the streets, the burden this 
places on family and friends (most of whom are low-income and struggling with 
their own issues of addition and poor health) is considerable and includes a very 
real threat of eviction by landlords who are unwilling to tolerate overcrowding.  
Of the 62 individuals who completed the Community Survey conducted as part of 
this assessment, 30 indicated that they had experienced homelessness in the 
past 12 months, and further indicated the types of housing they used during this 
time as: 

• Couch surfing – 50% 
• Hotel/motel – 23.3%  
• Emergency shelter – 23.2% 
• On the streets – 20% 

 
The majority of the region’s absolute homelessness can be found in Port Hardy. 
The provisionally accommodated (or hidden homeless) are scattered throughout 
the region with greatest concentrations in Port Hardy and Port McNeill. 

 
Factors that are influencing housing issues in the region include: 
 
I. Shifting demographics – Population in the region has declined dramatically 

since 1996, from approximately 14,500 to 11,500 in 2011 with this change 
largely driven by loss of employment opportunities in the resource sector due to 
closures, market forces, technological change and urbanization of the working 
population.  Of greatest significance when it comes to economic and social 
vibrancy and current and future housing needs is the fact that population losses 
were not evenly distributed across age groups – in fact between 2001 and 2011 
the number of individuals aged 55 and older increased by 51%: from 2,050 in 
2001 to 3,105 in 2011. This compares somewhat dramatically to population 
decreases in the two other age categories: The number of children and youth 
decreased from 4,070 to 2,895 (-28.8%) and the number of adults 20-54 
decreased from 7,005 to 5,365 (-23.4%) in this same period. One of the 
challenges created by the population size within the region, which has been 
exacerbated by population declines, is the issue of economy of scale, it is also an 
uphill battle to secure funding for programs that serve considerably smaller 
numbers than similar programs in area with larger populations. 
Of note – while numbers of children and families have declined and number of 
seniors have increased the percentage of the population age 65 and older in the 
region continues to be considerably less than that of the province (10.4% v 
15.6%), while the percentage of children is higher (18.8% v 15.4%).  
 
The long-term outlook for this region is for consistent net migration outflows, 
although the size of the outflows is expected to decline over time. Projected 
gains from natural increase are unlikely to be of sufficient size to offset losses 
through migration outflows, resulting in a net loss of population during this 
period. Consequently, the 2036 population in this region is expected to be 
smaller than the current population by almost 2,000 people. However, as a result 
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of continued population ageing, the structure of the population will likely be quite 
different, with over 9 dependents for every 10 people of working age. 

 
II. Presence of a large First Nations population – More than 23 percent of 

residents in the region are First Nations, a large number of whom live off 
reserve.  A significant number of the area’s chronically homeless are identified as 
First Nations.  The challenge of providing housing for First Nations members and 
the impact that the presence of a large First Nations population has on overall 
housing needs were both topics that came up time and again in community focus 
groups and during key informant interviews.  

 
III. Levels of economic security and self-sufficiency –The majority of 

households in the region can be characterized as having low to moderate 
incomes. The region has a higher percentage of households earning less than 
$20k (11.8% v 8%) and fewer earning more than $80k (32.8% v 38.1%) than 
the province as a whole. Perhaps more significant is the dependence on Income 
Assistance (IA) among area residents. There is a higher percentage of individuals 
receiving IA and being dependent on such assistance for a longer period of time 
in the region than in the province, especially among families with children – 8.6 
percent of children receive IA (compared to 3.5). Of the population 15 and older, 
2.3 percent have been receiving IA for more than a year (compared to 0.9%).   

 
IV. Unemployment and underemployment – A longitudinal analysis conducted 

by CMHC of characteristics most associated with persistent core housing need 
indicates that a weak attachment to the labour market is the most consistent and 
significant. The research found that transitions play a large role in the incidence 
of occasional core housing need and in prompting movements into and out of 
core housing need. People who lived in households in which the number of 
employed persons changed, whose major source of income changed, all tended 
to comprise the groups with the highest incidence of occasional core housing 
need during the periods under study. Similar to studies on poverty dynamics, this 
research indicates that job loss or gain and household formation or dissolution 
(e.g., due to divorce) play significant roles in prompting movements into and out 
of core housing need.  

 
Looking Forward – Considerations and Recommendations 
The lack of decent and affordable housing for all in the Mount Waddington Regional 
District is already having a detrimental impact on community well-being and economic 
vitality/growth, while the cost of not addressing the problem will have a major 
detrimental impact on health, social services and justice systems.  Furthermore, while 
crisis management and short-term solutions are needed to deal with the immediate 
problems on hand, without a long term plan the prospect for real, significant and lasting 
progress is bleak. 
 
Approaches to improving access to housing for all sectors of the community include the 
free market approach that sees housing as a commodity, the pragmatic approach that 
recognizes the social, economic and environmental costs of housing insecurity, and the 
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rights approach that sees housing as a human right.  All these approaches are valid and 
should be taken into consideration in any subsequent planning efforts. 
 
The moral imperative to provide housing and support to unsheltered or provisionally 
accommodated individuals is compounded by an equally compelling economic argument: 
simply put it costs taxpayers more to ignore the problem than it does to solve it. 
 
“Failure to deal with a social problem “upstream” (lack of housing, education, health 

insurance, substance misuse prevention) leads to added costs for resources 
“downstream”(police, prisons, hospital care). The downstream institutions are not only 
expensive, but also poorly equipped to deal with the underlying social problems.”  

 
The following are some suggested regional housing development goals based upon 
input from community via focus groups, survey and key informant interviews (listed in 
no particular order): 
 

1. Increase the level of suitable housing for large families across the region; 
2. Increase the number of affordable housing units for single persons on low to 

moderate incomes; 
3. Increase the number of accessible homes for an aging population; 
4. Develop an inventory of supported housing for single persons who are facing 

challenges to living independently including those struggling with substance 
abuse and/or mental illness and young people who are facing challenges relating 
to past trauma, including youth who have been engaged with the child welfare or 
juvenile justice systems; and 

5. Develop an inventory of supported and/or assisted living housing with significant 
health support for seniors and individuals with disabilities. 

 
For a preliminary assessment of individual community issues and challenges, assets and 
priority needs within the region, see Appendix I. 
 
Housing Related Service Needs 
It seems clear that a housing strategy that focused exclusively or disproportionately on 
building physical assets will be insufficient and that other services and strategies will 
also be needed: 
 

1. Supportive services - it was stressed during 
community focus groups that the types of 
support that are often needed by those who are 
housing insecure extend beyond health care to 
include supports such as independent living 
skills, financial literacy (budgeting as well as 
protection from financial abuse or exploitation), 
legal advocacy, child care or other forms of 
parenting support, and assistance in securing 
job training, education opportunities and/or 
employment. 

We need to engage the 
agencies responsible in each 
community, including local 
government, and remind them 
that they have a social and 
ethical responsibility to work 
together to ensure there is 
housing... for all of their 
residents. Sean Junglas, 
Community Ministries Director, 
The Salvation Army Lighthouse 
Resource Centre 
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2. Crisis services – given the nature and degree of challenges faced by some of 
the individuals and families in the region there is a need for some type of 24/7 
service. 

3. Outreach and education – there is a need and opportunity to engage 
landlords and property owners as an important part of the solutions as well as to 
ensure that they have the type of support that they may need to help them work 
effectively with tenants who have historically struggled to maintain stable 
housing. 

 
Finally, while it is beyond the scope of this assessment to delve deeply into how public 
policy decisions at federal and provincial levels including those supported by Canada 
Mortgage and Housing Corporation (CMHC) and Aboriginal Affairs and Northern 
Development Canada (AANDC) have impacted the local housing landscape it would be 
remiss to ignore the fact that government support, or lack of, for housing programs or 
long term community economic development strategies plays a major role in the issue.  
Area leadership, at government and community levels, need to be supported in their 
efforts to work collaboratively at these levels and to represent the needs and interests of 
residents. 
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Housing Assessment Findings and Recommendations Summary Table  
 Unique Housing Issues and Challenges Community Assets 

 
Priority Focus Areas 

Region • Presence of socio-economically marginalized 
populations who are vulnerable to housing insecurity 
and homelessness 

• Economic instability  
• Shifting demographics re. age 
• Gaps in type of housing stock 
• Aging housing stock in many areas 
• Population size and distribution across a large 

geographic area makes economies of scale difficult 

� Strong desire to collaborate and an existing 
infrastructure to support the development of a 
regional plan 

� Network of trusted and experienced community 
agencies 

� Regional planning to 
meet community needs 
for housing (rental, 
supportive and 
transitional) and 
housing related 
services 

 

Alert Bay • Limited choice in types of housing stock (mostly 
single family homes) 

• Long established community with aging housing 
stock – adequacy issues 

• Cost of development higher due to transportation 
costs for materials 

• Working age adults need to be able to commute or 
work from home 

• Limited number of sites available for new 
development 

• Insufficient on reserve housing to meet needs of First 
Nations members 

• Limited availability of affordable rental 
accommodations 

� Alert Bay Accord between Municipality and ‘Namgis  
� Infrastructure investments (enhanced by the Accord) 
� Informed and supportive Mayor and Council 
� Well-established community with deep roots and 

sense of history 
� Island lifestyle 
� M’akola Rural and Native Housing (4) 
� Residential care facility (10 beds) 
� Independent seniors housing (11 units) 
� Strong First Nations’ community leadership and 

capacity 
 

� Affordable rental 
housing 

� Plan to accommodate 
aging population  (e.g. 
aging in place) 
 

Port Alice • Topography limits potential housing options 
• High concentration of seasonal non-resident owners 
• Difficult to find affordable rental accommodations   

� Employment opportunities 
� Strong sense of identity, pride and resiliency and 

desire to look after each other 
� Strong, supportive service clubs 
� Family friendly community, strong support from 

council for youth programs and needs 

� Affordable rental 
housing 

� Plan to accommodate 
aging population , 
explore both short and  

� long term needs 
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 Unique Housing Issues and Challenges Community Assets 
 

Priority Focus Areas 

Port Hardy • Area with highest concentration of at risk and 
vulnerable populations 

• Area with oldest and most neglected building stock 
• Three adjacent reservations – biggest volume of in 

and out migration  
• Largest concentration of First Nations members living 

off reserve 
• Majority of the region’s absolute homeless population 

is concentrated in Port Hardy 
• Limited support available for at risk populations 

� Majority of social service providers located in this 
area 

� Supportive and informed Mayor and Council, i.e. new 
OCP 

� Strong community spirit, resourcefulness and 
resiliency 

� Crisis stabilization facility – abstinence based (6 beds) 
� Emergency housing facility for victims of family 

violence (2 bedroom unit) 
� Residential care facility (21 beds) 
� Independent seniors housing (12 units) 
� Landlords who are willing to try to accommodate at 

risk populations 

� Affordable rental 
housing 

� Off reserve housing 
� Supported and 

transitional housing for  
at risk populations 

� Housing First strategy  
� Crisis/shelter services 

 

Port 

McNeill 

• Presence of temporary workforce putting pressures 
on available housing stock – especially bachelor type 
units/suites 

• Limited availability of non-market rate 
accommodation, impacts young people especially 

� Centralized location 
� Employment opportunities 
� Ongoing reinvestment in infrastructure, supported by 

mayor and council 
� Independent seniors housing (12 units) 

 

� Temporary workforce 
accommodations 

� Provide affordable 
housing options for 
youth/young adults 

� Plan to accommodate 
aging population 

Sointula • Availability of infrastructure limits new development 
• Cost of development higher due to transportation 

costs for materials 
• Working age adults need to be able to commute or 

work from home 
• Aging population with strong ties to the community 

� Established network of year round residents and 
family networks 

� “Take care of our own” mentality for  at risk residents 
� Independent seniors housing (8 units) 
� Strong continuing care program supports aging in 

place 
� Available market rental  housing   

� Plan to accommodate 
aging population  

� Explore needs of 
younger families 
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Chapter One - Introduction and Background 
 
1.1 The Study Area 
 
The Mount Waddington Regional District is located on northern Vancouver Island, off the 
west coast of British Columbia. 

 
 
 

 
Map showing location of the Regional District 

of Mount Waddington study area (highlighted in red) on the B.C. Coast 
Source: Wikipedia 

Map showing detail of the study catchment area (highlighted in tan colour), which includes four 
municipalities, four electoral areas and a number of smaller rural settlements and First Nations’ 

communities 
Source: BC Stats 
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Overview of the Region  
 
The 21,463 square kilometre region makes up the northern third of Vancouver Island 
and is currently home to approximately 12,000 people. Population in the region has 
essentially been in decline since the 2001 census, at which time the population was 
13,111 (declining almost 12% by 2011 to 11,538) 
 
Just under half of the region’s population is concentrated in the municipality of Port 
Hardy and adjoining First Nations’ settlements of Tsaxis, Gwa’sala ‘Nakwaxda’xw and 
Gwat’sinux. Other residents live in small communities spread throughout region, 
including the municipalities of Alert Bay, Port Alice, and Port McNeill, the unincorporated 
settlements of Sointula, Hyde Creek, Coal Harbour, Winter Harbour, Holberg, Quatsino 
and Woss, and other First Nations’ communities, including ‘Namgis, Whe-la-la-U, Gilford, 
Hopetown and Kingcome.   
 
Forestry, fishing and aquaculture are primary employers in the area, along with a 
growing tourism sector. Alternative energy projects are also under construction but do 
not generate much employment locally in the long term. 

 
 
Summary of Sub-Region Characteristics 

 
First Nations Communities: A number of First Nations communities can be found 
around and adjacent to Port Hardy. The First Nations’ communities on Cormorant Island, 
include ‘Namgis and Whe la la u. Mainland First Nations communities include Kingcome 
and Gilford Island. In contrast to the overall population, which has been in decline, 
populations in some of these First Nations’ communities have gradually been rising since 
the early 90’s , e.g. from 193 in 1991 to 214 in 2011 on the Quatsino reserve, and 397 
in 1991 to 491 on the Tsulquate reserve in 2011. Factors that are believed to contribute 
to the demographic profile of area First Nations include: 

• An increase in birth rate that reflects a demographic of the child bearing age of 
members of First Nations; 

• Older First Nations members returning from urban areas to be in their 
communities of origin, in-migration; 

• Limited out-migration of middle-aged and older people due to family connections 
and lack of financial resources; and 

• Relatively high out-migration of younger people. 

 
 
Port Hardy:  Port Hardy was historically a fishing village with some logging, and fish 
harvesting and processing continue to provide employment in this community today, 
along with some forestry and tourism. An open pit copper mine, established in 1971, 
closed in 1996 and the community was left with a legacy of housing stock including 
single-family dwellings, townhouses and apartments that formerly accommodated over 
1,000 employees. The population of this community has declined from a high of 5,283 in 
1996 when the mine closed, to a low of 3,822 in 2006. The population rebounded 
slightly to 4008 in the 2011 census, but is still 24 percent lower than it was in 1996. 
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Port McNeill: Port McNeill was established as a logging camp in the late 1930’s and 
forestry remains the community’s primary employer. The community is a gateway to 
Alert Bay and Sointula through B.C. Ferries’ Route 25 terminal, and tourism is 
increasingly becoming an economic driver. The current population of 2,600 has 
remained more or less stable since the 2006 census. 
 
Alert Bay: Alert Bay, on Cormorant Island, was one of the first communities (the other 
was Quatsino) in the region to act as a service centre, primarily for the marine economy 
and more specifically for the commercial fishing sector. In the 1950’s, the community 
was home to over five hotels, a variety of boatyards, fuel sales outlets and stores. The 
business investment focus shifted to Port Hardy, along with the offices of what was to 
evolve into the North Island Gazette newspaper, in the late 1960’s, just before the mine 
opened.  Population in the municipality has declined slowly but steadily from 628 in 
1991 to 445 in 2011. Populations in adjacent First Nations communities, including 
‘Namgis and Whe la la U, have generally remained somewhat stable (with death rates 
generally matching birth rates and limited in-migration), though no consistent census 
data is available. Estimates provided by the community place the current population at 
about 600 compared to about 600 in 1991. 
 
Port Alice: Port Alice (Rumble Beach) was established as a model community in 1965, 
to accommodate residents living adjacent to and working as employees at the nearby 
Rayonier pulp mill. Employees lived in single family dwellings overlooking Neroutsos 
Inlet, or in apartments that were built specifically to house workers in the 1970’s. These 
apartments were strata-titled in the 1990’s, some time after the mill went to 12-hour 
shifts and many of the workers decided to live elsewhere and commute to work. The 
strata units were sold mostly to investors from Alberta.  The mill was sold early in 2004 
and the workforce was downsized significantly. Current population is about 800 and has 
declined from the 1,300 residents in the 1996 census. 

 
1.2 Background to the Assessment 

 
The impetus for the Mount Waddington Housing and Homelessness Community 
Assessment was provided by the Housing and Homelessness (H&H) Subcommittee of 
the Mount Waddington Health Network (MWHN) founded on concerns regarding 
increasing need within the region and perceived gaps in infrastructure, services and 
supports for housing and homelessness. The MWHN is a collaboration of organizations, 
local government and citizens established in 2007 to create and implement strategies 
through collaboration, partnerships and shared responsibilities that improve the health 
of the communities and people in the Mount Waddington region. 
 
A preliminary assessment conducted by the MWHN H&H Subcommittee in 2009 
indicated a need for a more comprehensive study of needs relating to housing in the 
region. North Island Community Services Society (NICSS), a member of the MWHN, was 
identified as applicant and fiscal agent for an application to Human Resources and Skills 
Development Canada, through the Homelessness Partnership Strategy, to fund the 

housing and homelessness needs assessment.  In concert with the assessment 
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initiative, the MWHN, in April,2011, received $230,000 through the Vancouver Island 
Health Authority to address housing issues.  
 
On January 30, 2012, NICSS received approval for federal Homelessness Partnering 
Strategy funds of $59,349 to conduct this assessment.  

 
1.3 Purpose of This Assessment 
 
The overall purpose of conducting a Housing and Homelessness Community Needs 
Assessment within the Mount Waddington region is to ensure that future planning and 
community development activities are driven by a comprehensive understanding and 
appreciation of community needs, assets and priorities. 
 
It is anticipated that the findings from this report will help to build a better 
understanding of local housing issues, related challenges and potential solutions, and 
provide direction to the Mount Waddington Health Network as a whole as well as to 
individual community agencies, local governments, and other stakeholders, on priorities 
and initiatives. Also that the report will help to direct investment of and further leverage 
funds acquired from VIHA and other sources to address housing and homelessness 
needs in the region. 

 
 
1.4 Project Methodology 
 
The methodology used to develop the Mount Waddington Housing and Homelessness 
Community Needs Assessment combines quantitative (statistical/secondary) collection 
and analysis of available sources of data with the collection and analysis of qualitative 
(primary) data from targeted individual surveys, a series of facilitated community 
meetings held throughout the region, and interviews and a facilitated focus group 
session with key informants such as members of the Housing and Homelessness 
Subcommittee.  
 
The data collected is used to identify and explore: 
 

• Population and demographic trends; 
• Changing household incomes; 
• Housing availability (housing supply, form and tenure, including market, near-

market and non-market housing); 
• Housing issues related to adequacy suitability, affordability and accessibility; 
• Other indicators of housing/economic hardship/root causes where data was 

available; 
• Impacts that the community may be experiencing as a result of limited housing 

affordability and choice; 
• Potential strategies and solutions; 
• Existing assets and resources, and; 
• Priorities and recommendations for action. 
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While the census population data was useful and served as perhaps the most consistent 
source of quantitative information for this report, there were a number of challenges 
and limitations associated with the use of this data, including data suppression 
(particularly in relation to income levels and employment), small sample size and 
accuracy and consistency between census periods. 
 
These data limitations are hereby acknowledged and have been noted again in various 
parts of this report. 
 

 
1.5 Data Sources 
 
The quantitative data used to conduct this analysis was derived from a combination of 
the following published sources: 
 

• Population data from Statistics Canada (1996, 2001, 2006 and 2011 Federal 
Census; and 2001, 2006 and some limited 2010 Taxfiler data5; 

• Population demographic, aboriginal population characteristics and income data 
generated by B.C. Stats; 

• 2006 Core Need Income Thresholds produced by B.C. Housing6; 
• Housing and planning and development statistics from the municipalities of Alert 

Bay, Port Alice, Port Hardy and Port McNeill and the Regional District of Mount 
Waddington; 

• Multiple List Service (MLS) sales data and advertisements in the local weekly 
newspaper for the study region; 

• Additional rental housing data provided by individual housing providers and 
property managers, and; 

• Data collected by local health, community service and social service providers 
(where that data is both available and permitted to be released to the public). 

 
Qualitative data was derived from: 
 

• Community focus groups ( 5 sessions conducted in Alert Bay, Port Alice, Port 
Hardy, Port McNeill and Sointula) 

• Key informant interviews (10 interviews conducted with a cross section of 
individual stakeholders) 

• Survey of populations vulnerable to housing insecurity (# of completed surveys 
= 62) 

• Survey of provider agencies (# of completed surveys = 18) 

                                                 
5 Taxfiler data is typically published for the year prior to the last census for which complete, 
disaggregated breakdowns are available (e.g., for the 2006 census, associated taxfiler data 
analysis is from the year 2005). The 2010 taxfiler data analysis was not yet widely published at 
the time the Mount Waddington Housing and Homelessness Community Needs Assessment was 
conducted but a custom request for family income data for the Mount Waddington Regional 
District was requested and is based on 2010 taxfiler data. 
6 This was the most recent date for published B.C. Housing Core Need Income Thresholds for 
market housing at the time of writing of this report.  
 



21 

 

 
1.6 Terminology Used In This Report 
 
Every effort has been made to define the terms used in this report within the body of 
the text. Acronyms for government agencies or programs are defined with the initial use 
of the terms.  
 
The Mount Waddington Regional District (MWRD), Regional District of Mount 
Waddington (RDMW) and region are used interchangeably to define the area of this 
assessment. The region includes the following municipalities: Village of Alert Bay, Village 
of Port Alice, District of Port Hardy and Town of Port McNeill. First Nations’ communities 
have been referenced using their names in the Kwak’wala language or by their familiar 
local names (eg. Blunden Harbour and Kingcome), except for the presentation of census 
data, where the federal government Indian Reserve division names are used. 
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Chapter Two - Population and Household Income Analysis 
 
2.1 Introduction 
 
This chapter examines population and income statistics for communities within the 
Mount Waddington Regional District’s service area in an attempt to understand the 
area’s changing demographics and income profiles and how these changes may relate to 
housing. 
 

2.2 Data sources and their limitations 
 
The following summary of population statistics is based primarily on Statistics Canada 
Census data for 1996, 2001, 2006 and 20117. Statistics Canada collects nation-wide 
Census data every five years. Since every household in Canada is included in the 
National Census, it provides one of the most comprehensive population data sets 
currently available.  
 
Results of the 2011 Census were not yet available in completely disaggregated form 
while this report was being prepared in the summer of 2012, but where population data 
was available during this time period, e.g. total population and population by age cohort, 
the 2011 data was included. Taxfiler information from 2005, e.g. reflecting income-
related data, was obtained through analyses prepared by B.C. Stats. 
 
Population data for some First Nations’ communities are available by census division for 
some of the census years, but there are definite gaps and therefore inconsistencies in 
the data for these communities. Efforts have been made to collect as much data as 
possible from various other sources (such as local First Nations’ administrative offices), 
in order to give as accurate a representation of population data for First Nations’ 
communities as possible. 
 
It is also important to note that, at any given time, there are an unknown number of 
people living in communities who cannot be identified through Statistics Canada’s 
Federal Census. This includes the area’s homeless population and other itinerant 
workers. The area’s homeless population will include individuals living on the street 
(absolute homelessness) along with people living temporarily in hotels or couch surfing 
with friends or family while they attempt to find permanent housing (near or relative 
homelessness).  Feedback from participants in both the key person interviews and the 
focus group meetings suggests that the area’s homeless population tends to be highly 
mobile and therefore difficult to enumerate. Additional feedback suggests that tenants 
who have extended family members living with them temporarily at the time a census is 
being conducted are unlikely to be honest about the total number of individuals living in 
their homes out of fear that their landlord may find out and evict them for breaking their 
rental agreement.  
 

                                                 
7 Statistics Canada. 2012. Mount Waddington, British Columbia (Code 5943) and British Columbia 
(Code 59) (table). Census Profile. 2011 Census. Statistics Canada Catalogue no. 98-316-XWE. 
Ottawa. Released October 24, 2012.  
http://www12.statcan.gc.ca/census-recensement/2011/dp-pd/prof/index.cfm?Lang=E 
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Thus, in the absence of a targeted count of homeless people, the size of the area’s 
homeless and itinerant population will likely continue to be unknown, and without a 
detailed census of aboriginal population on and off reserve, the actual total population 
living in the region will remain unmeasured. 
 
Figure 1 (next page) provides a demographic profile for the region as a whole and 
includes data on Age Structure, Dependency Rates (child and senior), Population 
Growth, Family Structure and Ethnic Identity. 
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Figure 1. Demographic profile, including age structure, population growth and familiy structure for the 
Mount Waddington Region in 2006. (Source BC Stats) 
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2.3 Background to Population Changes  
 
Population turnover and mobility is a natural occurrence. It is normal for people to move 
in and out of a community as their lifestyles, goals and opportunities change. However, 
ongoing population decline caused by significantly higher numbers of people leaving the 
community than those coming to it, or leaving the community because they simply 
cannot establish themselves or make a life for themselves in the community no matter 
how hard they try, can lead to challenges in sustaining a healthy business economy and 
to supporting ongoing investment in residential and commercial properties. 
 
There are a number of possible reasons for population to decline in a community and 
these include:  
 

• reduced employment opportunities, leading to relocation to find work; 
• family needs or obligations (e.g., the need to move closer and care for ageing 

parents); 
• opportunities to upgrade one’s home (e.g., purchase a larger home on an 

acreage lot outside the community or elsewhere in the region); 
• lifestyle choices (e.g., the desire to move to a community that offers sought-after 

employment, recreational or educational opportunities), and/or; 
• the need to move to another community in order to find more affordable 

housing. 
 
There are also a number of reasons to remain in a community, including: 
 

• family obligations; 
• inability to afford housing or travel elsewhere; 
• connection to place (‘roots’); 
• lack or support systems elsewhere, and/or; 
• limited employment opportunities caused by disability, lack of qualifications or 

education or other reasons. 
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2.4 Population Summary 
 
Mount Waddington has experienced mainly net outflows over the last twenty years, 
which has led to a substantial loss of population overall since the mid-1980s. The 
structure and character of the population has shifted dramatically. It has aged at a 
faster rate than the province as a whole, adding 12 years to its median age in the last 
two decades compared to the provincial gain of 7.2 years. Despite this ageing, the 
median age was very similar to the provincial median in 2007 at just almost 40 years. 
Although fertility rates show a slight downward trend, they remain extremely high 
relative to provincial rates. The child dependency ratio (i.e., the ratio of those aged 17 
and under to those aged 18 to 64) is higher than the provincial ratio, while the elderly 
dependency ratio (i.e., the ratio of those aged 65 and over to those aged 18 to 64) is 
substantially lower than the corresponding provincial ratio. High fertility and a relatively 
young age structure ensures that births continue to outnumber deaths although by a 
diminishing margin. Natural increase has generally been unable to compensate for 
significant outflows of migrants and growth rates have been negative for much of the 
last twenty years.   
 
The long-term outlook for this region is for consistent net migration outflows, although 
the size of the outflows is expected to decline over time. Projected gains from natural 
increase are unlikely to be of sufficient size to offset losses through migration outflows, 
resulting in a net loss of population during this period. Consequently, the 2036 
population in this region is expected to be smaller than the current population by almost 
2,000 people. However, as a result of continued population ageing, the structure of the 
population will likely be quite different, with over 9 dependents for every 10 people of 
working age.8 

 
How has the population in the study area changed? 
 
Mount Waddington Regional District (MWRD): The most significant observation 
that can be made from a review of Statistics Canada Census data, provided in Table 1 
(see Appendix A) and illustrated in Figure 2 (see below) is that the MWRD has 
experienced considerable population decline over the past 15 years: From a peak of over 
14,500 residents in 1996 to just over 11,500 in 2011. During this same time period the 
population of the Province as a whole increased by approximately 18 percent. Even 
though the region’s population decline has slowed in recent years, this loss of over one 
in five residents (20 percent) over a period of less than two decades continues to 
influence the region’s overall economic wellbeing. 
 
Most of the Electoral Areas showed a decline of between 11 percent and 24 percent in 
population between 2001 and 2006 (see Table 1). Area A, including the community of 
Sointula and several mainland settlements, showed an increase of over 150 people or 
18% during this same time period, but this was most likely due to challenges and 
inconsistencies with the 2006 census (Wanda Laughlin, personal communication) and is 

                                                 
8
 BC Stats Ministry of Labour, Citizens’ Services and Open Government 
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not likely a true reflection of what was happening with the population. The 2011 census 
shows a significant decline in the population of Area A since 2001.  

 
Figure 2.  Population Trend in the Mount Waddington Regional District, 1991-2011: (Source BC 
Stats) 
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Port Hardy: Accounting for more than a third of the region’s residents Port Hardy has 
consistently been the region’s largest population center. As of 2011 Port Hardy housed 
some 4,000 residents. The population of Port Hardy dropped by over 700 people 
between 1996 and 2001. A similar loss occurred between 2001 and 2006 when the 
population dropped by a further 750 people. Between 1996 and 2011 the town’s 
population has declined by more than 24 percent. 
 
Port McNeill: With a 2011 census count at just over 2,500 Port McNeill is the region’s 
second largest population center. From a peak in 1996 to 2011 the town’s population 
has declined by some 420 individuals, over 14 percent.  
 
Port Alice: One of the area’s more modestly sized towns, Port Alice has seen the most 
dramatic population change, with a decline of close to 40 percent between 1996 and 
2011, from 1331 to 805. 
 
Alert Bay: Alert Bay’s population, has remained relatively more stable between 1991 
and 2006 (dropping by just over 70 people during this time period). 
 
First Nations: Some notable exceptions to regional population trends can be found 
within individual First Nations’ communities, where population has increased due to 
higher birth rates, less out-migration, increased in- migration from urban areas and 
longer life expectancy (see Appendix A Table 12).  
 
An issue that may or may not influence overall population growth, but which certainly 
impacts overall community stability is that of mobility.  Mobility refers to the movement 
of individuals on a geographic basis, whether it’s international migration between B.C. 
and the rest of the world or inter-provincial migration between B.C. and other Canadian 
jurisdictions. Mobility levels are determined by changes of residence, including changes 
within the same or neighboring community as well as to other municipalities.  
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One of the most telling indicators of housing stability is the percentage of households 
that have resided in the same address for the past five years or longer: 
    BC  53.4% 

MWRD   58% 
Alert Bay 73% 
Port Alice 71% 
Port Hardy 49% 
Port McNeill 54%    

 
As the above 2006 census results indicate the region as a whole has a higher stability 
rate that the province as a whole, with the communities of Alert Bay and Port Alice 
experiencing significantly less mobility than Port Hardy and Port McNeill.   
 
See Appendix A, Table 2 for additional information on mobility levels and patterns across 
the region’s four largest communities. 
 
What Factors Have Contributed to Population Change? 
 
With regard to individual communities within the study area, the most significant single 
contributing factor to population changes in Port Hardy and to a lesser extent Port 
McNeill, was the closure of BHP-Billiton (an open pit copper mine) after 25 years of 
operation.  Many of the mine employees moved away to find work with other mining 
operations, including a diamond mine in the Northwest Territories and an open pit mine 
in Papua, New Guinea.  At the same time of the mine closure, and in the years that 
followed, employment in the commercial fishing and forestry sectors was in decline due 
to various factors, including technological change, market forces and a reduced resource 
base. 
 
In Port Alice, changes in ownership of the local pulp mill combined with a reduction in 
the supply of wood, the communities primary employer resulted in a number of workers 
choosing to live in communities further south on Vancouver Island and commute to 
work. The subsequent sale of the mill by Western Forest Products in 2004 to a company 
that re-opened the operation with a much reduced workforce, at a lower salary structure 
further reduced the workforce. 
 
Alert Bay has been affected by reduced opportunities for commercial fishing in northern 
areas and a change to a quota system which generally made it more attractive for 
commercial fishermen and processing facilities to locate closer to urban centers further 
south on Vancouver Island and in the lower mainland. 

 
Previous research and interviews with residents in each of the communities has revealed 
that transferable skills acquired in the mining, forestry and pulp processing sectors has 
allowed individuals to relocate to new employment opportunities in the oil and energy 
sector, e.g. the relocation of welders, truck drivers and millwrights to northern B.C. 
 
General stabilization of the population between 2006 and 2011 may be in part due to 
the retention of retired individuals who can no longer afford to buy into the housing 
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market in the south, new employment opportunities opened up by significant 
retirements (e.g. in the logging and teaching sectors), a stabilization of real estate prices 
that has allowed first time home buyers from within and outside the region to get into 
the market and an inability of remaining residents to leave the region for a variety of 
reasons ranging from family obligations to financial and educational limitations. 
 
Employment opportunities in the aquaculture sector, while significant in the early stages, 
have leveled off considerably due to technological change, increasing development costs 
and market conditions. Tourism has provided employment and investment opportunities 
primarily for business owners, but has not developed into a significant year-round 
employer in the region. 
 
Population growth projections are available but have not been included in this report as 
there is very little basis, other than mathematical probability, for their calculation. 
 
As real estate prices stabilize throughout Vancouver Island, it is likely that individuals will 
pick up properties in regions like the south Island and rural areas like the Gulf Islands 
before they to an area like the Mount Waddington Regional District, where there are 
currently limited employment opportunities and real estate prices have not fallen 
drastically. 
 
In the absence of new employment opportunities for members of the working age 
population, appropriate housing and certain types of health care services (e.g. surgical) 
for retirees or unless there are other qualities that attract new residents, the population 
is likely to remain somewhat stable. 
 
Factors that could influence the region’s future population include: 
 

• Continued growth of the recreational and investment property market (this type 
of activity seems to be focused on waterfront, country residential and Island 
properties and is an external factor that tends to drive the cost of housing 
beyond the reach of permanent residents); 

• With regards to the potential of the area as a destination for individuals looking 
to retire or families wishing to relocate, it is likely that individuals will pick up 
properties in regions like the south Island and rural areas like the Gulf Islands 
before moving to an area like the Mount Waddington Regional District, where 
there are currently limited employment opportunities and real estate prices have 
not fallen drastically.   

 
• Whether or not there are the jobs necessary for people to be able to afford 

housing in the community and maintain their desired quality of life (government-
supported efforts to generate new mining opportunities are among the economic 
development initiatives underway); 
 

• Limited new employment opportunities in the energy sector (a run of the river 
hydro and a wind power initiative) will create short term residency for 
construction workers (up to two years) and reduce the vacancy rate (thereby 
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limiting rental options for long term residents), but property managers and 
owners have not indicated a willingness to invest significantly in new housing 
stock as a result of this short term demand. Longer term employment 
opportunities in this sector are limited and the long term potential for investment 
in areas of the economy has yet to be determined. 

 
• The degree to which people moving into the community feel welcomed and a 

part of the community, and the level of satisfaction with a spectrum of services 
(including health, recreation and basic infrastructure), so that they choose to 
remain in the community and become long-term residents, and/or; 

 
• The overall affordability (and diversity) of each community’s housing stock (i.e., 

whether or not there is an appropriate supply and mix of housing available to 
meet the needs of a growing and/or changing population thus allowing people to 
establish themselves, maintain their desired quality of life and, therefore, choose 
to remain in the community and become long-term residents).
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2.5 Demographic Profiles 
 
In addition to population decline, shifts in age and family characteristics are influencing 
housing issues in the region. Table 2 and Figures 1-5 provide details by community and 
for a selected number of area reservations (ones for whom data could be extracted). 
 

Age   2001  2011  +/- 
0-4   870  735  -135 
5-14   2,120  1,430  -690 
15-19   1,080  730  -350 
Subtotal  4,070  2,895  -1,175 (-28.8%) 

 
20-24   755  625  -130 
25-44   4,065  2,670  -1,395 
45-54   2,185  2,070  -115 
Subtotal  7,005  5,365  -1,640 (-23.4%) 

 
55-64   1,285  1,905  +620 
65-74   525  935  +410 
75-84   190  200  +10 
85+   50  65  +15   

 Subtotal  2,050  3,105  +1,055 (+51.4%) 
 

13,125 11,365 -1,760 (-13.4%) 
 
 
Going back even further to 1996, the region as a whole appears to have: 
 

• Lost approximately 4,773 children and youth (ages 0-24 years); 
• Lost approximately 2,365 adults (ages 25-54 years); 
• Gained approximately 365 empty nesters (ages 55-64 years); and 
• Gained approximately 395 seniors (ages 65 and over). 
 

This is based on federal census data that does not include comparable information for 
Aboriginal residents. Other data shows that the relative number of Aboriginal children 
and youth in the region is growing (see Appendix A, Table 13). 
 
Of interest, and perhaps surprise given the patterns of population decline, the median 
age in the region is very close to that of the province: 41.8 and 41.9 respectively. 
Furthermore, in spite of the decline in the numbers of children and working adults in the 
region the percentage of these groups within the overall population is still higher than 
that of the province: 

• Under 15s comprise 18.8 percent of the population in the MWRD compared to 
15.4% in the region. 

• Working age adults, 20-64, comprise the largest sector of the population in 
MWRD at 63 percent and in the province 62 percent. 
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• Seniors age 65 and above comprise 10.4 percent of the population in MWRD 
compared to 15.60 percent in the province. 
 

 

Figure 3: Comparison of the 2011 Demographic Profiles of the Region as a Whole to the Province of 
British Columbia (Source: BC Stats Analysis of Statistics Canada 2011 Census of Population Data) 
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While the number of younger and working age individuals has declined generally across 
the region, the number of individuals 55 and over has remained stable or increased 
significantly since 1996. Reasons for this trend include: 
 

• Fewer retirees leaving the region due to an inability to enter the housing market 
to the south; 

• More older people remaining with their families in the region or families bringing 
their older relatives to the region for care; 

• Increasing health care and lifestyle options for this demographic compared to 
pre-1996; 

• A general overall increase in this demographic, and; 
• A general longer life expectancy for this demographic. 

 
 
Table 3 (Appendix A) provides a breakdown of by age for each of the four major 
communities based on 1996, 2001, 2006 and 2011 Statistics Canada Federal Census 
data and shows the degree to which age profiles have changed in each community over 
the last fifteen years. Figures 3 – 6 in Appendix A compare communities with the 
province. 
 
Port Hardy and Port Alice show the most significant decreases on a percentage basis in 
working age population, due largely to the mine closures and downsizing in the forest 
and pulp industries. Many of the skilled tradesmen who did not source alternative 
employment in the region, e.g. in forestry, relocated to northern B.C. or Alberta. 



33 

 

 
Port Alice and Port Hardy showed the biggest declines in the very young and early 
school age demographic. This has created challenges in the school system, resulting in 
some school closures and reduced employment in the teaching sector and, to some 
extent, limited education options available through the school system, eg. elective 
programs such as music and languages. 
 
All non-Aboriginal communities across the region showed a significant decrease in the 
15-19 year age cohort between 1996 and 2011, with Port McNeill experiencing the 
smallest decrease in this age group. 
 
Port McNeill has shown the smallest decline in working age population. This is most 
likely largely due to ongoing employment opportunities in the forest sector, including 
harvesting and management. 

 
2.6 Household Characteristics 
 
Household characteristics are pertinent to housing needs in that they can be an 
indicators of the types of housing in needed, i.e. large homes for families with multiple 
children, homes for couples with no children, as well as social issues such as prevalence 
of lone-parent families.  
 
The persistence of core housing need is also strongly related to family arrangements. 
According to CMHC9, individuals living in female lone-parent families were the most likely 
to ever live in core housing need. Individuals in female lone-parent families constitute 
about 4 percent of the Canadian population, and are the family type with the highest 
incidences of both occasional and persistent core housing need. Unattached senior (65+ 
years) females were the family type with the next to highest incidence of ever living in 
core housing nee. Unattached individuals are more likely to ever live in core housing 
need than other family types. Unattached females’ likelihood of ever experiencing core 
housing need is in general higher than unattached males. Many events leading to a 
change in family status can impact a person’s ability to access acceptable housing. 
Household formation (e.g., children departing their parents’ home) and family 
dissolution (e.g., separation, divorce) can leave individuals in a poorer financial position. 
 
The following table (Table 1) provides data from the most recent census and compares 
the region with the province with regards to household characteristics. Table 6 
(Appendix A) shows the distribution of private households by family type in each of the 
communities within the Mount Waddington region for the years 2001 and 2006, based 
on Statistics Canada Census of Population data. 
 
 
 
 

                                                 
9
 http://www.cmhc-

schl.gc.ca/en/corp/about/cahoob/upload/chapter6_2010_trends_in_affordability_chn.pdf 
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Table 1: Household Characteristics by Family Type for MWRD and the Province (Source: 2011 
Statistics Canada Census of Population Data) 
 MWRD BC 

 Number of 

families 

% Number of 

families 

% 

Number of families: 3,250  1,238,155  

Family size     
2 person 1,820 56% 645,245 52% 
3 person 645 19.8% 263,910 21.3% 
4 person 520 16% 238,525 19.2% 
5+ person 265 8.1% 90,470 7.3% 
Marital Status (age 15+)     
Single 2,380 25.4% 1,014,270 27.2% 
Married or living with Common-law 
Partner 

5,525 59.1% 2,154,575 57.8% 

Separated 285 3% 102,040 2.7% 
Divorced 695 7.4% 246,515 6.6% 
Widowed 460 4.9% 205,300 5.5% 
Family Characteristics     
Married couples without children at 
home 

1,945 59.8% 422,310 34.1 

Married couples with children at home 865 26.6% 465,680 37.6 
Common-law couples without children 
at home 

395 12.1% 105,425 8.5% 

Common-law couples with children at 
home 

365 11.2% 54,935 4.4% 

Lone-parent families  
     Headed by females 
     Headed by males 

550 
415 
135 

16.9% 189,805 
149,010 
40,795 

15.3% 

 
As with most communities in Canada, couple (two-adult) households with and without 
children consistently make up the largest proportion of households within each individual 
community in MWRD. This is followed by single individuals (i.e., one-person households) 
and then by lone-parent families. 
 
The number, nature and size of families, the prevailing demographic, and the number of 
and reasons for vacant dwellings in the region have clear implications for housing. 
 
Families with two or more children generally benefit from access to single family 
dwellings or larger townhouses or apartments with at least three bedrooms.  
 
According to the 2011 census there are a total of 550 single parent families (17 percent 
of households including households without children) in the region, of these 415 are 
female and 135 are male. This represents 16.9 percent of all households including 
households without children and compares to 15.3 percent in the province.  
 
Of these single families, 70 (or 12.7 percent) have 3 or more children. There are also 70 
common-law couples with 3 or more children and 175 married couples with 3 or more 
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children. The exact size of these “larger” families cannot be determined at this time. 
However, feedback from the Mount Waddington housing and homelessness committee 
suggests that there are a relatively large number of lone parent households with four or 
more children in the area. 
 

Previous research shows that a significant number of families moved into the community 
of Port Hardy after the mine was established in 1971 and that this generated a market 
demand for a number of single family homes (most contained in the ‘Utah Subdivision’ 
and along ‘Mayor’s Way’), and larger townhouses and apartments to be built. 
Subsequently, a number of townhouse units were built in the late 1990’s, in anticipation 
of offshore oil and gas development. When the mine closed in 1996, and after the 
offshore oil and gas boom failed to materialize, a significant number of high-paying jobs 
disappeared from the community, families relocated where wage earners could find 
comparable work or salaries and a surplus stock of larger family accommodation 
remained. 
 

Today, many of the single family dwellings are occupied by empty nesters and a few 
seniors, and some of these homes have offered bed and breakfast services to 
accommodate tourists. Relatively few new, large families have, to date, moved into 
these single-family dwellings, and some remain unoccupied and are owned by out-of-
region investors who may or may not choose to locate full time in the community. 
 
If a significant percentage of part-time, seasonal, recreational property owners/investors 
do decide to move into the region at some point in future, the proportion of empty 
nesters and seniors living in the area would be further increased, along with the demand 
for accommodation and other forms of care and services that older people require. 
 
These dynamics highlight the interconnectedness between housing availability and 
affordability for families and entry-level homebuyers and the strength of the local 
economy and the level of investment by out of region property owners. 
 
The results of fewer families living in the region include:  
 

• Less demand and, potentially, market availability of larger-sized homes, and; 
 

• A potential market for smaller homes, including townhouses and apartment-style 
condominiums, and mobile homes. 

 
A higher percentage of seniors living in the area presently, and a large percentage of the 
population poised to become seniors in 10-15 years, suggests an existing and future 
need not only for more seniors-oriented housing options (including Independent Living, 
Assisted Living and Residential Care) but also seniors-oriented services and supports.  
 
Table 6 (Appendix A) clearly shows a significantly high percentage of one-person 
households (including lone parent and single person households) in most of the 
communities across the region. While the census data does not make this clear, many of 
the couple households (which make up the highest percentage of household types in all 
of the communities in the region) consist of no more than three people and usually only 
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two (Wanda Laughlin, personal communication). The average number of children 
(approximately 2.2) for couple households across the region is likely driven by a large 
number of empty nesters (couples without children) against a large number of couples 
with higher numbers of children (4-5). 
 
With the exception of Port McNeill, every community in the region has a higher 
percentage of singe-person households than the Province of B.C. 
 
The percentage of lone parent households is lower in every community in the region 
than the Province of B.C., with the exception of Port Hardy, where the percentage is 
slightly higher. 
 
Increasing numbers and proportions of single individuals and lone-parent families can 
have important implications for housing, especially affordable housing. Both household 
types tend to be single-income-earners and therefore tend to have less money available 
for housing. While single individuals tend to require smaller units (which can make it 
easier to meet their affordability requirements), lone-parent families tend to require 
larger units, which they cannot afford and which, increasingly, are just not available 
and/or suitable. 
 
As with most communities across B.C. and Canada, single mothers vastly outnumber 
single fathers in the region. In particular, the percentage of single mothers is 
significantly higher in Port Hardy and Port McNeill than the percentage of single fathers.  
 
Since women (on average) tend to earn lower incomes than men and female lone-
parent families tend to have more children in them, single mothers are, therefore, more 
likely to experience housing challenges than single fathers.  
 
2.7 Household Incomes 

 
This section summarizes household incomes for communities within the Mount 
Waddington region and is based on a combination of Statistics Canada Census 
of Population data from 2001 and 2006 and Statistics Canada Taxfiler data for 2011, 
managed through B.C. Stats.  
 
Unlike the United States and some other countries, Canada has no official, government 
mandated poverty line. It is generally agreed that poverty refers to the intersection of 
low income and other dimensions of ‘social exclusion’, including things such as access to 
adequate housing, essential goods and services, health and well-being and community 
participation. The latest figures from Statistics Canada showed that the child poverty 
rate in BC rose from 14.5 percent in 2008 to 16.4 percent in 2009 using the agency’s 
Low Income Cut-Offs (LICOs) before tax as a measure of poverty. Under the Low 
Income Cut-Offs after income taxes, the rate rose from 10.4 percent to 12 percent. It 
was the eighth year in a row that BC had the worst child poverty rate after tax of any 
province.10 
 

                                                 
10

 Source: Statistics Canada, Income in Canada 2009, Table 802, Cat. no. 75-202-X 
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There is a clear connection between income and housing need with lowest-income 
households being the most likely to experience core housing need.  
 
The most recent income data for the region (2009 from Canada Revenue Agency via BC 
Stats) indicates that MWRD are more dependent on the government safety net that 
residents of the province as a whole: 
 

• The average income in MWRD in 2009 was $33,263 compared to $39,754 for BC 
• The average income in MWRD declined by -4.3 percent between 2008 and 2009 

compared to -2.4 for BC 
• Employment was the source of income for 69.3 percent of the population, a high 

percentage than BC at 63.5 percent and not surprising given that the region has 
a higher percentage of working age adults than the province 

• A greater percentage of the population were receiving BC Basic Income 
Assistance across all ages 

Under 19 = 5.8% (compared to 2.7%) 
19-64 = 3.1% (compared to 1.7%) 

19-24 = 6.1% (compared to 2.1%) 
25-54 = 3.3% (compared to 1.9%) 
55-64 = 1.1% (compared to 0.7%) 
19-64 = 3.1% (compared to 1.7%) 
 

• A greater percentage of the population were receiving Employment Insurance 
3.9 percent versus 2.8 percent 

• Total of BC Basic IA and EI beneficiaries in MWRD – 7% (compared to 4.4%) 
 
According to a 2011 Community Profile commissioned by the Vancouver Island Health 
Authority (VIHA): 
 
“Economic indicators continue to be mixed.  Average family income is somewhat less 
than the BC average but the prevalence of low- income families is substantially lower. 
The effects of these lower incomes are somewhat mitigated by relatively low housing 
costs. Dependence on Employment Insurance and Income Assistance remains high.” 
 
The VIHA report compares some key indicators in the region with the Province: 
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Source: VIHA Community Population Health Profile Vancouver Island North, October, 2010 

 
The VIHA report suggests that income assistance and employment insurance 
dependency remains significantly higher in the region than in the Province, and that 
while the percentage of low income families is lower than for the Province, the average 
family income also remains below that of the Province. 
 

Figure 15, Appendix A shows that the percentage of the children and youth in the region 
receiving income assistance is significantly higher than the Provincial average, 
particularly children in the 0-14 age range. This confirms other statistical analysis which 
suggests that young families are facing the biggest challenges maintaining enough 
income to live. 
 
Figure 15, Appendix A also shows that the percentage of income assistance recipients 
that are single-parent families in the region (31.1%) is significantly higher than the 
Provincial percentage (24.9%). 
 
The percentage of the population (15+) on income assistance in the region (2.1%) that 
is employable is somewhat higher than the Provincial percentage, but lower than the 
percentages for the Skeena-Queen Charlotte and Kitimat-Stikine Regional Districts 
further north on the B.C. coast. 
 
The percentage of OAS recipients receiving maximum government income support is 
lower in the region than in the Province, but this could be a reflection of the smaller 
number of seniors in the region and the small sample size in the data. 
 
Figure 16, Appendix A shows that the average family income for all household types in 
the region is significantly lower than that for the Province, though the income 
distribution percentages are comparable, ie. over half of the population earns between 

     Lower than BC Rate                           Higher than BC Rate 
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$20,000 and $79,999 and about a third of the population earns $80,000 and above. 
There is a greater percentage of individuals earning less than $20,000 annually in the 
region (11.8%) than in the Province (8.0%). 
 
The Mount Waddington region actually shows a slightly greater percentage of income 
share of the poorest households (22.4%) than the Province (20.7%). 
 
Figure 17, Appendix A shows that government transfers, e.g. in the form of income 
assistance, as a percentage of income to the region is somewhat higher than the 
percentage of these transfers on a Provincial level. This is likely due to limited 
employment opportunities, a higher level of seasonal employment in the region, and 
family characteristic dynamics, such as the higher number of female lone parent 
families. 

 

Table 11, Appendix A shows that gross monthly payments for both property owners and 
renters are lower in the region than for the Province as a whole. The percentage of 
renters in the region is comparable to that of the Province, and the percentage of 
households paying 30 percent or more on housing as actually less for tenants (33.6%) 
and owners (14.2%) in the region than for equivalent measures for the Province. This is 
likely largely due to the relatively lower real estate costs in the region versus the 
Province, where the average is likely skewed by high real estate prices in major urban 
centres like Vancouver, Victoria and Kelowna. 
 
As information in Chapter Three will show, the issue for low-income renters and 
property owners in the Mount Waddington region is one of affordability as well as 
suitability and adequacy. While many property owners have invested in renovations and 
upgrades, there is a large stock of real estate that has not been maintained, potentially 
due to the inability to command competitive market rents where there has been a glut 
of housing stock left by developments, such as the mine in Port Hardy. In an economic 
environment where jobs and economic revenues (and tax revenues for government) are 
in decline, property owners are less inclined to invest in capital upgrades, as there is a 
lower return on investment in the short term. 
 
It should be noted that, effective May 1, 2012, the general minimum wage in British 
Columbia increased from $9.50 an hour to $10.25 an hour. For liquor servers, this 
increase was from $8.75 an hour to $9.00 an hour. 
 
As of May 1, 2011, the minimum training wage for persons engaged in the first 500 
hours of work experience was removed and all workers are now entitled to the 
established minimum wage. 
 
It is unclear how these changes to the minimum wage may or may not have affected 
incidences or rates of poverty in the region, or how it may have benefited seniors who 
are working at minimum wage jobs to either supplement their pension income or 
increase their opportunity to socialize and make productive contributions in their 
retirement years. Local service providers say that, while an increase in minimum wage 
levels may have helped members of the working poor somewhat, the increase has only 
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exacerbated the problem for limited income individuals not in the workforce by causing 
an increase in the price of consumer goods. 
 

Household Income for Area Communities 
 
Despite some increases in median incomes among most household and family types 
living in the region between 2001 and 2006, median incomes continue to remain below 
Provincial averages for most household and family types, with the exception of Port 
McNeill. 
 
Table 8, Appendix A shows that the median incomes for all household types dropped in 
Port Alice between 2001 and 2006. This is most likely due to the brief closure and sale 
of the pulp mill in 2004, followed by significant downsizing and a change in salary 
structure for remaining employees that was negotiated as a condition of ongoing 
operations. 
 
Median household incomes in Alert Bay generally rose between 2001 and 2006, with a 
slight drop in one-person households that may or may not be statistically significant. It is 
likely that, following the major effects of downsizing in the commercial fishing industry 
between 1996 and 2001, incomes have stabilized somewhat, as has the population in 
this community since 2006. 
 
Median incomes in Port Hardy generally rose a little under or comparable to the 
Provincial average between 2001 and 2006, with the exception of one-person and lone-
parent families. The decline in median income for these households is possibly due to a 
change in structure and level of employment and social insurance payments. 
 
In Port McNeill, median household income rose slightly in all categories except single-
person, where it declined and lone-parent families where it appears to have risen 
significantly. This is likely explained by the relative decrease in the number of female-led 
lone parent families (75-60) and the significant increase in male-led lone parent families 
(15-50) during this time period. 

 

Figures 11-14 in Appendix A show that the median income for lone-parent families is 
lower in all communities in the region, with the exception of Port McNeill. This may be  
due to the higher relative percentage of male-lone parent families and higher income 
employment opportunities in the community. 
 
Couple median household incomes are lower or comparable in all communities in the 
region, except Port McNeill, where the availability of higher income employment is more 
prevalent. 
 
 
 

2.8 Household Income Projections 
 
There are too many factors and variables involved that could influence future income 
profiles in the region (e.g., changes to minimum wages, in-migration of higher-income 
empty-nesters and early retirees, regional and provincial economic shifts, etc.). 
Additionally, there is insufficient income data for the region to identify or evaluate long-
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term trends (i.e., the data does no go back far enough in time). Furthermore, as has 
already been seen, a major expansion or retraction of existing mining and processing 
activities in the area can have a dramatic impact on incomes and population growth in 
the region. As such, reasonable projections in terms of future income profiles for the 
region cannot be developed at this time. 
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Chapter Three - Housing Supply Analysis 
 
3.1  Introduction 
 
The range of available housing types in a community can be defined in three ways: 
 

• Market housing: rental and ownership housing available on the open market; 
• Near-market housing: rental and ownership housing targeted specifically to 

low and moderate-income households in the community and often made more 
affordable through the combined efforts of (and partnerships between) local 
non-profits, the private sector and government, and; 

• Non-market housing: supportive/transitional housing and emergency shelters 
in which residents’ housing and related services are fully subsidized through 
government and social programs e.g. seniors housing. 

 
This chapter looks at the existing supply of housing in all three categories currently 
available in the Mount Waddington Regional District in order to determine how closely 
that supply meets the needs of the region’s permanent population. The analysis uses a 
combination of data sources, including: 
 
• Statistics Canada Census of Population data (1996, 2001 and 2006); 
• Interviews with property owners and managers, real estate sales representatives and 

operators of near-market and non-market housing; 
• Multiple List Service (MLS) housing sales data available on the Internet and in the 

North Island Gazette weekly newspaper. 
 
 

3.2 Housing Tenure in the Mount Waddington Regional District 
 
According to the 2011 Census, the total number of private dwellings in the MWRD was 
5,969, the number of private dwellings occupied by usual residents was 4,875, meaning 
that more than 1,000 (1,094) dwellings were unoccupied. The Census does not indicate 
how many of these dwellings are second or vacation properties. 
 
The average number of persons per household in MWRD was 2.3 as opposed to 2.5 for 
BC. 
 
Table 17, Appendix A provides a review of the number of private occupied dwellings 
within the Mount Waddington region that were owned versus rented between 1996 and 
2006, compared to the Province of B.C.  Table 17 (Appendices A) provides the same 
information for area communities. 
 
While the number of owned dwellings and the number of rented dwellings increased 
overall for the Province of B.C., the number of rented dwellings in the Mount 
Waddington region decreased by between 6 percent (in Alert Bay) and 54 percent (in 
Port Alice during the decade between 1996 and 2006. The number of owned dwellings 
increased in Alert Bay and Port McNeill, but decreased in the communities of Port Hardy 
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and Port Alice.  This likely largely reflects the impacts of closure of the mine in Port 
Hardy in 1996 and the downsizing of the mill in Port Alice in 2004.  

 
A review of the data shows that the ratio of owned to rented private dwellings within 
each community in the region is approximately the same as that for the Province during 
this time span, i.e. about 70 percent owned to 30 percent rented, with the exception of 
Port Alice, where the percentage of owned (84%) to rented (16%) is higher. This is 
likely largely a reflection of a major conversion of apartment units into privately owned 
strata units in that community in the mid to late 1990’s. 
 
The correlation between population change and the number of housing units in each 
community is an important measure of the availability of housing supply. According to 
Statistics Canada Census of Population, between 1996 and 2006, the Province-wide 
population increased by 9.5 percent while the total number of homes increased by 15 
percent.  
 
In comparison: 
 

• The population of the MWRD declined by over 12 percent  while the total 
number of dwellings decreased by only 0.7 percent: 

• The population of the Village of Alert Bay declined by 10 percent yet the total 
number of dwellings decreased by 2 percent; 

• The population of the Village of Port Alice declined by 62 percent yet the total 
number of dwellings decreased by 25 percent; 

• The population of the District of Port Hardy decreased by 38 percent while the 
number of homes decreased by 18 percent, and; 

• The population of the Town of Port McNeill decreased by 11.5 percent while 
the number of dwellings remained the same. 

 
A number of factors could explain the significant differences between the overall 
Provincial trend and trends in communities in the region, including possible errors in the 
Statistics Canada Census of Population data, but these trends are consistent with the 
data in Table 19, Appendix B which shows relative numbers of occupied versus 
unoccupied dwellings in communities in the region and reflects a greater investment in 
real estate for recreational or investment purposes in communities like Port Alice and 
Sointula, and less mobility for various reasons in communities like Alert Bay.  
 
Trends in communities in the region, which generally show a relatively much greater 
percentage decline in population than in number of dwellings, may also reflect 
significant differences in the degree to which average household size is declining over 
time in the region compared to the Province as a whole. This would be consistent with 
the smaller number of working families in the region, due to relatively limited 
employment opportunities (these averages tend to hide the issue of relatively greater 
percentages of lone parent families with a greater than average number of children in 
the region). 
 
Table 18, Appendix B is provided because the census data is available and potentially 
comparable, but the results are misleading, primarily because the census categorizes 
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many seasonal, recreational dwellings (e.g. Sullivan Bay) as unoccupied private 
dwellings when, in fact, they are not available for residential use or for rent.  
 
Table 19, Appendix B, prepared by the Regional District of Mount Waddington, using 
taxfiler data from 2006 and 2011, offers a more accurate picture of the number of 
occupied versus vacant dwellings in the region in 2011. 
 
The percentage of unoccupied dwellings ranges from as low as 46.8 percent in Area D 
(mainly Woss but also Telegraph Cove to some extent) to as high as 96.7 percent on the 
‘Namgis First Nation reserve in Alert Bay. 
 
The percentage of occupied dwellings in communities with lower percentages of 
adjacent aboriginal populations tends to be lower, e.g. in Woss (Area “D”), Sointula 
(Area “A” Rural), Port Alice and Holberg (Area “B” Rural). 
 

Table 19, Appendix B estimates significantly high percentages of unoccupied dwellings, 
particularly in rural, non-Aboriginal communities like Woss, Sointula and Holberg.  Of the 
municipalities, Port Alice has the highest percentage of vacant dwellings, followed by 
Port Hardy, Alert Bay and Port McNeill (which has the highest percentage of occupied 
dwellings). Previous research has shown that numerous large single-family dwellings, 
townhouses and apartments were built to accommodate employees of the open pit mine 
in Port Hardy. Port McNeill still has an active working population employed primarily in 
the forest industry and related management services like the Ministry of Forests, Lands 
and Natural Resources Operations and Strategic Forest Management. 
 
These figures may reflect a number of factors, including: 
 

• More stable employment opportunities (e.g. in forestry Port McNeill); 
• Less mobility of the population and fewer seasonal property owners (e.g. in Alert 

Bay), and; 
• Reduced mobility due to a variety of factors such as limited financial and 

employment opportunities elsewhere, and attachment to place (e.g. Fort Rupert 
and Tsulquate. 

 
Communities such as Sointula, Woss, Holberg and Port Alice, with a relatively lower 
percentage of occupied dwellings, tend to have more seasonal or investment properties, 
as is the case in Sointula and Port Alice, or a much more mobile working population, as 
is the case with workers in Woss and Holberg who stay in the community while they are 
working but who otherwise commute from homes elsewhere in or outside the region. 

 
 

3.3 Housing Diversity in the Mount Waddington Region 
 
In addition to offering essentially the Provincial average of rental versus owner-occupied 
homes, communities within the Mount Waddington region offer a relatively limited 
diversity of housing in terms of dwelling types that varies from community to 
community.  
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Types of housing, of the 4,875 occupied dwellings in MWRD as of : 
� 3,170 are single detached homes (65%) 
� 560 are apartment buildings 
� 475 are row houses 
� 190 are semidetached houses 
� 35 are apartment/duplexes 
� 435 are movable dwellings (i.e. trailer homes) 
� 15 are other single attached house 

 
 
For example, Table 20, Appendix B presents housing data for Alert Bay, Port Alice, Port 
Hard, Port McNeill and the region compared to the Province as a whole, based on 2006 
Census of Population data.  
 
It should be pointed out that Statistics Canada bases its percentages on the total 
number of private dwellings occupied by permanent or usual residents rather than the 
total number of private dwellings in the community. This provides a better comparison 
of the availability of occupied dwellings within a community or region. 
 
Table 20, Appendix B shows that communities throughout the Mount Waddington region 
offer a significantly higher than provincial percentage of single detached houses and a 
significantly lower than provincial percentage of apartments equal to or under 5 storeys, 
with the exception of Port Hardy and Port Alice, where the percentages (15.6% and 
11.5% respectively) are closer to the provincial percentage of 20.9 percentage. 
 
This most likely reflects greater affordability of real estate and higher demand during 
better economic times in the region. Table 33, Appendix B and information from 
personal communications with planning staff at municipalities throughout the region 
shows that there has been relatively little new construction of detached single-family 
homes and no new apartments built since 1996. 
 
This data suggests that the region may be lacking sufficient diversity in terms of its 
range of housing types and choices to meet the current needs of its permanent 
population, where average household income is substantially reduced (largely as a result 
of major losses of employment), and most families are either couples with no children 
presently at home or lone parent households where affordability and ability to maintain 
a yard and other house-related responsibilities are issues. For these relatively low 
income families, the availability of affordable, adequate and suitable apartment units is 
essential. 
 
Further, many of the single family detached dwellings are owned by residents outside 
the region and are maintained as seasonal homes or investment properties. This 
potentially makes the dwellings even less accessible to lower income families who might 
otherwise benefit from renting such a dwelling. 
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In addition to the ‘alienation’ of these single family detached dwellings from use by 
lower income earners in the region, several former apartment or townhouse units that 
were available for rent in communities like Port Hardy and Port Alice have been strata-
titled and converted into private units, many of which have been bought up by existing 
homeowners in the region or individuals outside the region as investment or recreational 
properties. 
 
3.5 Market Values and Housing Costs For Owned Homes in the Mount 
Waddington Region 
 
Table 17, Appendix B showed that the majority of homes in the Mount Waddington 
region are owned, according to Statistics Canada census data. Table 21, Appendix B 
shows the average value for homes in communities throughout the region, compared to 
the Province of B.C. It is clear from the data in Table 21 that the average dwelling 
values of homes in all of the communities in the region are well below the Provincial 
average value, and that the percent change in value is considerably less than the 
provincial change in value since 1996, with the exception of Alert Bay and Port Alice 
where it is likely that the construction and renovation of a small number of homes which 
subsequently sold for higher than usual market rates to investors outside the region 
brought the average dwelling value up considerably.
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Increases in average dwelling values should generally be matched by concurrent 
increases in average monthly housing costs (e.g., mortgage payments, insurance, 
property taxes and utility costs) in the region. However, this does not appear to be the 
case in all communities in the region. Table 18 shows that while monthly housing costs 
for homeowners throughout the Province of B.C. appears to have increased by an 
estimated 14% between 2001 and 2006 (bearing in mind that the comparison isn’t 
exactly correct because the value measured in 2001 was an average cost, while the 
value measured in 2006 was a median cost), monthly housing costs for homeowners 
living within all communities within the Mount Waddington region appears to have gone 
down, with the exception of Port McNeill, where monthly costs increased almost in step 
with the Province. 
 
Monthly costs for owner-occupied dwellings appear to have declined most significantly in 
Port Alice, followed by Alert Bay and then Port Hardy. Possible causes for this include 
completion of mortgage payments, stabilized property taxes, limited investment in 
renovations and, until recently, fairly stable utility rates.  
 

No data is available to determine a trend in the value of annual average and median 
selling prices of homes in the Mount Waddington region as the Vancouver Island Real 
Estate Board (VIREB) does not provide a breakdown of these trends below the area 
from Campbell River north. Any data from VIREB’s reports would be skewed 
considerably by the market sales in the much larger community of Campbell River, 
which is outside the Mount Waddington service area. 
 
As previously mentioned in Chapter One, it appears that overall housing prices, 
depending on location and type, have decreased between 5-15 percent  between 2006-
2011.  
 
Table 23, Appendix B provides a snapshot of current average and median home prices, 
based on a review of sales listings on a particular day in June, 2012. The small number 
of listings potentially affects the accuracy of the data but is also reflective of the amount 
of real estate activity in the region.
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According to this survey, the price of a single family detached home in the Mount 
Waddington region ranged between $174,900 - $480,000.   
 
The average price of a townhouse (most of these located in Port Hardy) was $172,740, 
the median price of a condominium apartment was $50,000 and the median price of a 
mobile home on rented land was $54,400. 
 
The lowest price home available at the time of the survey was a condominium 
apartment in Port Hardy at $21,000.   
 
Table 25, Appendix B is intended to demonstrate the estimated annual income required 
to purchase different styles of homes in the Mount Waddington region, based on June, 
2012 prices and the following assumptions regarding costs: 
 
 

• Actual Sale Price: 94.5% of List Price 
• Amortization: 25 years (this is now required in order to be CMHC-insured) 
• Term: 5-year fixed-rate 
• Interest Rate: 5.24% (CIBC 5-Year Fixed-Rate Closed ‘Better Than Posted’, 

advertised June,2012) 
• Downpayment: 5% 
• CMHC Mortgage Insurance: Yes 
• Mortgage Payments: Monthly 
• Est. Monthly Condo Fees or Mobile Home Pad Rental Fees (where applicable) are 

$250/month 
• Estimated Monthly Heat: $250 (no natural gas options for heating) 
• Estimated  Annual Property Taxes are 1.0% of market value 
• Estimated  Other Monthly Expenses (e.g., credit cards, food and car loan): 

$1,000 min. 
 

 

Table 25, Appendix B shows that most family households earning less than $51,000, 
which was the median income for all households in Port Hardy in 2006 (equivalent data 
is not yet available through Statistics Canada for 2011, so some adjustment may need to 
be made for some increase in market value since 2006) could barely afford to purchase 
an average single family detached home in the region. Other housing options available 
for households with this median income level could include a townhouse, condominium 
apartment of mobile home. 
 
Lone parent families or single persons with much lower median incomes of between 
$20,000 and $30,000 in 2006 in Port Hardy could barely afford to buy only a 
condominium apartment or mobile home at the very low end of the range (and likely in 
very limited supply). 
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3.6 Market Housing – Ownership (Entry Level) 
 
One standard measure of relative housing affordability in a community is the “entry-
level” housing market. Entry-level housing is defined as the lowest 25% (lowest quartile) 
of homes for sale in the private housing market. For example, if there were 100 homes 
in the community for sale at a given point in time, the entry-level market would consist 
of the 25 lowest-priced homes available for purchase. Similarly, if there were only 40 
homes for sale, the entry-level market would consist of the ten (10) lowest-priced 
homes. 
 
Table 25, Appendix B attempts to show the estimated annual income required to 
purchase into the entry level of each housing type available on the market as of June, 
2012 (bearing in mind that small sample size may skew these results). For example, the 
income estimated to purchase the lowest list price available in the region in June,2012 
for a single detached home was $37,422. The estimated annual income required to 
purchase the cheapest available housing on the market as of June, 2012 (a 
condominium apartment for $21,000) is $20,688. 
 
Higher debt loads (e.g., credit card debt, car payments, phone plans etc.), which have 
become the norm in much of the population of Canada and are likely widespread in the 
region as well, would increase a household’s monthly payments and therefore increase 
the amount of income required to purchase a home (or result in an even greater debt 
load). Mortgage rules have tightened up significantly (e.g. the maximum term for a 
CMHC- approved mortgage is now 25 years) and low- income earners are even less 
likely to acquire or afford a mortgage, leaving rental as their primary option for 
accommodation. Interest rates, while not likely to rise significantly in the near future, 
are also not likely to fall much more then they have in the present economy.  

 
 

3.7 Housing Costs For Market Rental Units 
 
Table 17, Appendix B shows that between 16 percent and 31 percent of dwellings in the 
Mount Waddington region are available for rent, compared to 30 percent on a Province-
wide level. The District of Port Hardy has the highest percentage of the region’s rental 
units at 31 percent, followed closely by the Village of Alert Bay at 29 percent, Port 
McNeill at 28 percent and Port Alice at 26 percent (though this last figure could be 
misleading because many of the rentals in Port Alice are short term, and primarily for 
seasonal recreational use). 

 
 

Table 26, Appendix B shows the income required to rent a range of unit types in Port 
Hardy. It is no surprise that a bachelor apartment, generally suitable for one person, is 
the most affordable, while the annual income required to rent a two-bedroom or larger 
unit, suitable for a family with more than two children, is substantially higher. A lone 
parent with two or three children faces a more difficult challenge of earning the required 
income for a suitable two to three bedroom apartment or townhouse. 
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Table 27, Appendix B shows the ‘Core Need Income Threshold’, established by B.C. 
Housing, for communities on Vancouver Island, including Port Hardy. The Core Need 
Income Threshold is meant to represent the income required to pay the average market 
rent for an appropriate sized unit in the private market. 
 

Average market rents are derived from CMHC's annual Rental Market Survey, done in 
the fall and released in the spring. The size of unit required by a household is governed 
by federal/provincial occupancy standards, as follows: 
 

a. There shall be no more than 2 or less than 1 person per bedroom. 
b. Spouses and couples share a bedroom. 
c. Parents do not share a bedroom with children. 
d. Dependents aged 18 or more do not share a bedroom. 
e. Dependents aged 5 or more of opposite sex do not share a bedroom. 

 
It should be noted that the 2006 Core Need Income Threshold for accommodation in 
Port Hardy outlined in Table 27, Appendix B fairly closely matches what would be 
calculated from the 2012 data in Table 26, Appendix B, making it appear that either that 
rents have not increased too substantially in the region since 2006, or incomes have 
increased. 
 
Those families, with children, earning less than the Core Need Income Threshold might 
have limited options, including: 
 
1. Living “unaffordably” by paying more than the CMHC standard of 30% on rental 
housing to obtain a suitable sized unit; 
2. Renting a one-bedroom unit where the parent(s) and child (or children) either shared 
a single bedroom (which is contrary to National Occupancy Standards) or family 
members are required to “sleep on the couch”; or 
3. Finding shared accommodations (e.g., living with extended family or friends). 
 
Table 29, Appendix B suggests that monthly housing costs for renters (e.g., monthly 
rent and other utility costs not included in tenants’ rents) appear to have decreased 
between 2001 and 2006 in Alert Bay and Port McNeill, increased in Port Alice and Port 
Hardy, and remained somewhat stable throughout the Province of B.C. For example, the 
median monthly payment for an apartment in Port Hardy was $600 in 2006 and the 
average monthly rent for an equivalent apartment in 2001 was $585. 
 
It should be noted that, as with the homeowner housing cost data presented in Table 
22, Appendix B, these observations are based on a comparison of the arithmetic mean 
average housing costs identified in the 2001 Census of Population data and median 
average housing costs identified in the 2006 Census of Population data – which may not 
be directly comparable – as it is unclear in the 2001 Census of Population data which 
“average” is being used. 
 
Informal conversations with low-income renters in the region suggest that rents have 
remained somewhat stable since 2006 or increased with inflation, however, they 
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question the adequacy of the accommodation in most cases and the suitability of the 
accommodation in some cases. 
 
Table 30, Appendix B shows that vacancy rates are currently quite low. This is primarily 
due to two factors: 
 

• Reduced number of rental units available from previously due to strata-titling and 
privatization of numerous units (e.g. Seawind Estates in Port Hardy), and; 

• Large two-year term construction crews required for alternative energy projects 
(International Power – wind energy, near Port Hardy and Kokish run-of-the-river 
hydro energy initiative near Port McNeill). 

 

Table 30, Appendix B also shows the average and median rents and the rental range 
charged for various housing units in 2012 in communities throughout the Mount 
Waddington region, based on a majority of rental operations offering more than four 
units. 
 
While Port Hardy appears to have the lowest average monthly rental rate for a bachelor 
apartment, the rates for units of one bedroom and more appear a little lower in Port 
McNeill. This may have to do with the smaller sample size of units upon which the 
average and median rates were calculated, but could also reflect that relatively fewer 
apartments in Port McNeill have been strata-titled and sold to various investors who are 
now attempting to recoup any renovation costs by increasing rents, as may be the case 
in Port Hardy. 

 
Table 31, Appendix B shows historical data for the formal rental market in the region 
between 1986 and 2012 (primarily from the large market base in Port Hardy, but 
including rentals advertised in Port McNeill, Port Alice and Alert Bay). During that time 
period, average rents have increased for all unit sizes but most significantly, apparently 
for one bedroom and two bedroom units. This data may be skewed by small and 
inconsistent sample size for the various units, but it likely reflects true and significantly 
larger increase in rents for bigger units in the region. 
 
It is interesting to note that the average annual increase in rent for a bachelor 
apartment between 1986 and 2005 of 2.0%, was less than an average annual inflation 
rate of 2.83 percent between the years of 1986 and 2005 (calculated by adding up the 
average inflation rate for each of the 19 years in that time period.11  
 
The relative annual increase in rent for a one bedroom apartment between 1986 and 
2005 of 2.1 percent is still less than the average inflation rate of 2.83 percent between 
the years of 1986 and 2005. 
 
Although it appears that subsequent rental rates between 2005 and 2012 have 
increased up to or beyond the rate of inflation (potentially as vacancy rates have begun 
to decline and stabilize), the relatively limited increases prior to this time over the 19 
years between 1986 and 2005, potentially due to a glut of rental real estate left 

                                                 
11 http://www.inflation.eu/inflation-rates/canada/historic-inflation/cpi-inflation-canada-2005.aspx 
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following the mine closure in Port Hardy and employment losses throughout the region 
during that time period, may not have encouraged property owners to re-invest in 
maintaining their units.
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Tables 22 and 29, Appendix B suggest that residents of the Mount Waddington region 
have somewhat lower monthly costs to either rent or own a dwelling than throughout 
the Province. This may be the result of a small sample size for calculations of these 
averages within the region, or it could possibly reflect relatively lower real estate values 
and rents in the region. The Provincial average could also be largely skewed by 
significantly higher rates in lower mainland, southern Vancouver Island and urban 
centres such as Kelowna in the Interior, and not reflect a ‘rural average rate’. 
 
The results in this table seem to show that there are fewer residents in the Mount 
Waddington region paying 30 percent or more on housing than throughout the Province 
as a whole. Again, this could be a result of small sample size on calculations of averages 
within the region, or it could reflect relatively lower rents for tenants (which may in turn 
reflect less than adequate and/or suitable accommodation at these lower rents) and 
relatively lower costs for owners (which may in turn reflect relatively lower taxes and 
other overhead costs and less services than available in more urban centres). 
 
Table 29, Appendix B also suggests that the percentage of households renting in the 
Mount Waddington region is less than that of the Province as a whole. Whether this 
difference is significant is hard to say, particularly in light of the small sample size of 
residents in the region. 
 
Table 33, Appendix B shows the number and type of dwellings constructed in the last 
ten years in the Mount Waddington region. This data is based on information provided 
by the planning departments at each of the municipalities in the region. It should be 
noted that there are numerous communities throughout the regional district where 
building activity has taken place, including Sointula, Coal Harbour, Hyde Creek and 
Woss, but the availability of information for these communities is not consistent over 
time or by area, as Coal Harbour is the only community where building permits have 
been issued for at least ten years, and Sointula has only recently been subject to site 
permits. 
 
While there have been a number of new single family dwellings built in the electoral 
areas of the regional district within the past ten years, there have been no new rental 
facilities with a significant number of rental units developed (with the exception of 
seasonal tourist lodges). 
 
Interviews with municipal staff confirmed that commercial permits issued were for 
business ventures other than market rental accommodation, and that there have been 
no new, significant long-term, market rental facilities of greater than four units built in 
the region over the past ten years. 
 
The institutional permits issued in Alert Bay and Port Hardy included non-market rental 
facilities such as new seniors housing and a residential care facility in each community. 
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In keeping with the larger community and population size, the District of Port Hardy 
issued the highest number (45) of buildings and value ($23,915,554) of permits, 
followed by Port McNeill and Alert Bay with 10 new buildings each and then Port Alice 
with 4 new buildings. It should be noted that the number of new buildings is an 
estimate because the records over the ten year period do not clearly distinguish new 
construction from renovation. This is where the value of the permits is perhaps a better 
indicator of investment in new real estate in each community over the past decade. 
 
3.8 Near Market Housing, Non-Market Housing and Seniors Housing 
 
Near-market  housing consists of rental and ownership housing targeted specifically to 
low- and moderate-income households and is often made more affordable through the 
combined efforts of and partnerships between local non-profits, the private sector and 
government.  
 
Non-market  housing consists of supportive/transitional housing and emergency 
shelters in which residents’ rents are fully subsidized through government and social 
programs.  
 
Seniors’ housing is a broad category that can include market, near-market and non-
market options and, therefore, warrants its own section. 
 
3.8.1 Near Market Housing in the Mount Waddington Region 
 
Near-market housing generally consists of the following: 
 

A. Limited/shared equity homeownership options such as: 
 

• Housing Co-operatives 
• Co-housing 
• Perpetually affordable/resale restricted housing 
• Staff-oriented rental accommodations; and, 

 
B. Subsidized/social rental housing: 

 
• Rent-geared-to-income rental units (e.g., Community Housing) 
• Rent supplements (e.g., the Direct Rent Supplement Program) 

 

 
3.8.2 Non-Market Housing in the Mount Waddington Region 

 
Non-market housing consists of emergency shelters (e.g., homeless shelters, youth 
shelters, family violence shelters and Safe Houses) and supportive housing (e.g., Group 
Homes and second stage/transitional housing). 
 
Feedback from members of the Mount Waddington Housing and Homelessness 
committee suggests that there is very limited non-market housing (outside that which is 
available more specifically for seniors) currently available in the region. 



57 

 

 
A women’s shelter provides sanctuary for women and children fleeing from domestic 
violence. The shelter is available for varying degrees of duration and is not generally 
accessible but by referral. 
 
Shelter for youth is available on a rotating basis for short-term duration in the homes of 
a number of different families participating in the youth shelter initiative. Participating 
families are vetted by service providers and make their homes available to young people 
who are, for example, in dangerous or difficult situations or homeless for a number of 
reasons ranging from financial to addiction-related issues. 
 
A low barrier extreme weather shelter, supported by B.C. Housing, is available between 
November and March. Length of stay varies, depending on weather conditions and the 
individual. Average length of stay is eight nights.  
 
 
3.8.3 Near and Non-Market Housing, For Seniors and Other Residents 
Requiring These Services in the Mount Waddington Region 
 
In British Columbia, the Ministry of Health provides a range of health care and support 
services for eligible residents who have acute, chronic, palliative or rehabilitative health 
care needs. These services are designed to complement and supplement, but not 
replace, the efforts of individuals to care for themselves with the assistance of family, 
friends and community. 
 
These services, including in home care such as nursing and rehabilitation, and 
community-based services such as meal programs, are intended to keep individuals 
independent and in their homes for as long as possible. 
 
When it is no longer possible for an individual (most likely a senior) to remain in his or 
her home, the range of housing options available through the Province include assisted 
living and residential care facilities. 
 
The Mount Waddington region currently has independent living facilities sponsored by 
service groups such as the Rotary which offer subsidized units that take no more than 
30 percent of an individual’s monthly income for rent in the communities of Alert Bay, 
Port Hardy, Sointula and Port McNeill. 
 
Currently there are no assisted living facilities in the region, and there are two 
residential care facilities, one in Alert Bay and the other in Port Hardy. 
 
Table 34, Appendix B summarizes the number of units, rates and current vacancy rates 
for seniors (and otherwise disabled individuals) housing within the Mount Waddington 
region. 
 
Based on this current review, there are 43 independent living units that offer subsidized 
rent for seniors (and disabled individuals in some cases) throughout the region, and 31 
residential care units available in the region.  
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3.8.4 Types of Services Available With Near and Non-Market Housing, For 
Seniors and Other Residents Requiring These Services in the Mount 
Waddington Region 
 
In the region and within the Province of B.C., the types of services available with 
independent living, assisted living and residential (long term) care are different. 
 
In a near market independent living arrangement, services tend to include: 
 

• A self-contained suite (e.g., bedroom, bathroom, kitchen and sitting area) along 
with common facilities for seniors who are functionally independent yet wish to 
live in a congregate setting; 

 
• Subsidized monthly rent, geared to income, and; 

 
• Limited services, including basic housekeeping, home care and, potentially, a 

meals program. 
 
In a non-market, assisted living arrangement, residences provide housing, hospitality 
services and personalized assistance services for adults who can live independently but 
require regular assistance with daily activities, usually because of age, illness or 
disabilities. Support services promote occupants' independence, while involving family 
and friends in their care. 
 
According to the B.C. Ministry of Health website, ‘assisted living residences combine 
building features and services that enable people to remain in their community as long 
as they are able to self-direct their own care. They maximize independence, while 
promoting choice, self-direction and dignity’. 
 
Hospitality services consist of: 

• meals; 
• housekeeping; 
• laundry; 
• social and recreational opportunities; and  
• a 24-hour response system. 

Personal assistance services may include assistance with tasks like bathing, grooming, 
dressing and mobility. 
 
Other specific nursing and rehabilitation tasks, such as assistance with medication, may 
be delegated by a health care professional to personal assistance staff.Individuals 
withthe means to do so have the option to stay at ‘private pay’ assisted living facilities, 
and are responsible for all costs associated with this housing service (although some 
private pay residences also offer some publicly subsidized units). 
 
According to the B.C. Ministry of Health website: 
 
‘Assisted living is only for adults (people 19 years of age or older) and is designed to 
meet a range of needs. Seniors are by far the most common population in assisted 
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living today; they may have mild cognitive impairments and/or some physical 
disabilities. Seniors’ assisted living residences may also provide services to younger 
adults with physical disabilities such as MS. 
 
The Province of British Columbia is currently working on extending the assisted living 
regulatory model to residences for people with mental disorders and/or substance use 
disorders. 
 
Publicly-funded assisted living residences are available to seniors and people with 
disabilities who: 
 

• are able to make informed decisions about their daily activities and    personal 
assistance services; and  

• are able to communicate and be understood by personal assistance staff or by 
a spouse living with them who can communicate with staff on their behalf; and  

• are able to use an emergency response system and take direction in an 
emergency, such as a fire’. 

 

In British Columbia, publicly funded assisted care units are available through what is 
known as ‘stand-alone assisted living’  or ‘campuses of care’ (in a campus of care, 
assisted living units may all be located in one area or in different locations throughout 
the community). 
 
Independent Living BC (ILBC) is the province-wide program for the development of 
publicly subsidized assisted living units. Eligible seniors pay 70 percent of their after-tax 
income to live in these units. Only seniors in need of additional support to remain 
independent may be eligible. To be considered for assisted living, candidates must first 
be assessed, then referred through their local health authority. 
 
There are currently no assisted living facilities in the Mount Waddington region. 
Residential care facilities provide 24-hour professional nursing care and supervision in a 
protective, supportive environment for people who have complex care needs and can no 
longer be cared for in their own homes. 
 
In a non-market residential care arrangement services include: 

• an assisted meal service; 
• medication supervision; 
• personal assistance with daily activities, such as bathing, dressing or   

grooming; and  
• a planned program of social and recreational activities. 

 
In British Columbia, the cost of residential care services is shared between the Province 
and the individual. Individuals in residential care are assessed a co-payment fee (called 
a client rate) based on their income for room and board (for example, meals and routine 
laundry).  
 
Health authorities cover the full cost of health care, such as nursing. In addition, clients 
receive full coverage for most prescription medication, routine medical supplies and 
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equipment, as well as some over-the-counter drugs. This applies to all publicly 
subsidized residential care services, regardless of ownership. 
 
According to the B.C. Ministry of Health website: 
 
‘In January 2010, a more equitable client rate structure was introduced for all clients 
receiving residential care services to reduce the burden on low-income seniors and 
support ongoing improvements to the residential care system. These changes to the 
client rate structure ensure that clients with the lowest income are not charged an 
unreasonable amount.  
Under this new client rate structure, clients receiving residential care services pay up 
to 80 percent of their after-tax income toward their room and board costs (up to a 
maximum of $3,022.80 per month). The minimum client rate of $932.30 per month 
(effective February 1, 2012) provides clients with a minimum of $325 per month to 
cover personal expenses’. 
 

There are two residential care facilities in the Mount Waddington region, one in Alert Bay 
with ten units and one in Port Hardy with 21 units. 
 
3.8.5 Projected Near and Non-Market Needs (Primarily For Seniors) in the 
Mount Waddington Region 
 
Table 35, Appendix B shows population projections for seniors in the Mount Waddington 
region, generated through BC Stats. 

A population projection is a forecast of future population growth. BC Stats applies the 
Component/Cohort-Survival method to project the population. This method "grows" the 
population from the latest base year estimate by forecasting births, deaths and 
migration by age. These forecasts are based on past trends modified to account for 
possible future changes and, consequently, should be viewed as only one possible 
scenario of future population. 
 
Table 35, Appendix B shows that the population of seniors over 65 and over 75 is 
projected to almost double in the next ten years. 

 
3.8.6 Identified Gaps in the ‘Housing Continuum’ in the Mount 
Waddington Region 
 
Housing can be conceptualized as being available along a continuum (Figure 18, 
Appendix B).  
 
At one end of the continuum are those individuals and families who are experiencing 
homelessness. They may be living on the street; they may be sleeping in the woods, or 
beaches, or they may be sleeping in their vehicles or staying temporarily in emergency 
shelters (absolute homelessness). 
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Alternatively, they may be “couch surfing” - staying temporarily with family or friends – 
or they may be living in hotels or other non-permanent accommodations (near/relative 
homelessness). 
 
At the other end of the continuum are those individuals and families who can easily 
meet their housing needs and other basic needs along with many of their more 
advanced needs and wants. These households are often “over-housed,” as may be the 
case with many empty nesters living in the Mount Waddington region.  
 
In the middle of the continuum is a range of households often living pay cheque to pay 
cheque and which may be finding it difficult to make ends meet. Any household can be 
struggling with costs if they must pay more than 30 percent of their before-tax income 
on housing. 
 
Few changes may need to occur to force a family or individual further down the housing 
continuum. Crises such as job loss, divorce, illness, severe accident, changes to social 
support payments, or addictions can significantly reduce a household’s income and 
therefore ability to afford shelter.  Gaps in the local housing continuum can mean that 
individuals or families who experience one or more to these crises may be vulnerable to 
becoming homeless, or inadequately or unsuitably housed.  
 
A crisis in health or employment status can lead to a situation where individuals and 
families may have to exhaust all of their equity, savings and support (thus often 
threatening the family unit's stability) before they are able to qualify for the limited 
assistance available through various social programs.  
 
For those who fall through the cracks and end up hitting the bottom, there may not be 
enough “stepping stones” to move back up the continuum no matter how hard they 
work to get themselves “back on their feet.”  
 
This bottleneck can prevent efficient flowing through the housing continuum and may 
create a strain on existing social services, health services, and related facilities. 
 
Given the relatively limited supply of adequate and suitable apartments, condominiums, 
townhouses, and small starter homes available at this time, it may be difficult for low- 
and moderate-income households to gradually build equity and move up the housing 
continuum in the Mount Waddington region. 
 
On the other end of the continuum, it may be difficult for established households in 
single family detached homes to downsize as their housing needs change (i.e. when 
their children move out of that family home) and for seniors to age in their current 
homes.  
 
Thus, from a planning perspective, it is important that the Mount Waddington region 
consider its range of housing types, price ranges and tenure types to meet current and 
future needs and circumstances of local residents of all ages and family types. 
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Feedback from the Mount Waddington housing and homelessness committee suggests 
that there are very limited near market housing options (with the exception of options 
targeted for seniors) in the region at this time and no assisted living options available at 
this time. Additional feedback suggests that there is: 
 

• Limited affordable entry level housing stock available, particularly larger 
dwellings suitable for families with three or more children; 

• Limited suitable affordable housing options for single parent with larger families, 
and; 

• None or next to no subsidized housing options e.g. rent geared to income or 
supportive housing (other than for seniors) available. 
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Chapter Four - Housing Needs Analysis 
 

4.1 Introduction 
 
This chapter estimates the number of households within the Mount Waddington region 
that may be facing housing challenges and/or hardships in any of the four following 
standard categories: 
 

1. Housing adequacy (physical safety and maintenance of the home); 
2. Housing suitability (proper size of the home given the size of the household); 
3. Housing accessibility (the degree to which housing meets the needs of persons 

with health, mobility or stamina limitations), and; 
4. Housing affordability (the cost of the home related to the household’s income). 

 

While affordability is typically seen as the dominant issue, it is often a combination of 
factors that households must address. For example, in many cases larger and 
particularly lone parent households are unable to afford suitable market housing (either 
through rental or ownership) and are limited to housing options that are too small to 
meet their needs.  
 
Alternately, home or rental property owners may find themselves paying an excessive 
amount of their before-tax income on mortgage and other debt payments and may not 
be able to maintain the adequacy of their properties or pay for upgrades to make their 
properties more accessible.  
 
Consequently, renters and prospective homebuyers may find themselves with few 
housing choices available, other than properties that have been poorly maintained and 
are not adequate or accessible, or which are undesirable due to issues such as 
prevalence of substance use or other types of criminal activity. 
 

4.2 Housing Adequacy in the Mount Waddington Region 
 
Housing adequacy refers to the physical safety of an individual dwelling. Housing is 
considered inadequate if it requires major repairs and/or is lacking necessary services 
and basic facilities. 
 
Major repairs refer to plumbing and electrical services, ventilation and disposal systems 
and the structural components of a house, e.g. foundation and roof, that are required to 
make the home safe or otherwise habitable. Basic facilities refer to potable hot and cold 
running water, and full bathroom facilities including an indoor toilet and a bathtub or 
shower.  

 
Additionally, housing is not adequate if it is infested with vermin, insects or black 
mold. 
 

Table 36, Appendix C shows the degree to which dwellings in the Mount Waddington 
region may be in need of major repairs compared to the Province as a whole based on 
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Statistics Canada Census of Population data for 2006. Data from the 2011 Census was 
not available at the time this report was prepared. 
 
According to this data, communities within the region, with the exception of Port 
McNeill, have a significantly higher percentage of homes in need of major repairs 
compared to the Province as a whole.  
 
This data suggests that the percentage of homes in Alert Bay in need of major repairs 
(17.3%) is over twice the Provincial percentage (7.4%) and the percentage of homes in 
Port Hardy (14.7%) in need of major repairs is almost twice the Provincial percentage.  
 
In Port Alice, the percentage of homes in need of major repair (9%) is just over the 
Provincial percentage, while in Port McNeill the percentage (5.9%) is under the 
Provincial percentage of 7.4 percent. 
 
Based on this data, there may be as many as 375 homes in the region in need of 
major repairs and, which therefore might be considered inadequate. 
 
This total includes an estimated 45 homes in Alert Bay, 35 homes in the Port Alice, 235 
homes in Port Hardy and 60 homes in Port McNeill. 
 
It should be noted that this data was derived only from permanent residents completing 
the Long Form Questionnaire from the 2006 Census of Population and may not 
represent a complete picture of homes or market rental apartments requiring major 
repair, or accurately reflect the condition of homes owned by non-permanent residents, 
or reflect any changes that may have occurred since 2006 (e.g., homes undergoing 
major repairs since 2006). 
 

4.2.1 Anecdotal Evidence of Housing Adequacy Issues in the Mount 
Waddington Region 
 
The majority of respondents to a community survey asking about the condition of 
current housing indicated that it was ‘good, with only a few minor repairs needed 
(44.4%)’ or ‘excellent, no repairs needed (27.8%).’ Under 10 percent of respondents 
noted that the condition of housing was poor and in need of major repair. 
 
Further, 90.7 percent of respondents indicated that they had complete working 
bathrooms in their homes and 9.3 percent noted problems with the roof. 
 
Complete results of this survey are included in Appendix G 
 
While the survey responses indicate a relatively high level of satisfaction with housing 
conditions, input from key informant interviews with service providers suggests that 
some of the specific housing options in Port Hardy in particular are far less than 
adequate, noting persistent problems with plumbing, leaking roofs and vermin. Key 
informants also pointed to significant issues related to substance abuse and sale of 
drugs in some of the apartment facilities.  
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Landlords and key informants noted issues around inability to pay and non-payment of 
rent. These concerns ranged from insufficient employment income or support payments 
(income assistance) to overcrowding in rental facilities as a means of covering rent 
costs, or couch-surfing as an alternative to longer term rental. 
 
 
4.3 Housing Suitability in the Mount Waddington Region 
 
Housing suitability refers to the size of the home in terms of bedrooms compared to the 
size of the family living in that home. National Occupancy Standards set minimum 
criteria for number of persons per bedroom and level of privacy for members of a 
household. These standards require: 
 

• A maximum of two persons per bedroom; 
• That the parent(s)’s bedroom be separate from that of the children(s)’s; 
• That family members over the age of 17 not share a bedroom, and; 
• That family members over four years of age and of the opposite gender not 

share a bedroom. 
 
Households that are unable to meet these occupancy standards are said to be living in 
overcrowded or unsuitable housing conditions. There is currently no published data (as 
defined using National Occupancy Standards) available through Statistics Canada that 
directly relates to housing suitability for the communities located within the Mount 
Waddington region. However, Statistics Canada does provide data from the 2006 Census 
of Population that identifies the number of households having more than one person per 
room (see Table 37, Appendix C) and, in the absence of more detailed statistical 
information on this subject for this region, this data is presented in an attempt to 
demonstrate potential suitability issues.  
 
Statistics Canada defines a room as follows: 
 
“an enclosed area within a dwelling which is finished and suitable for year-round living 
(e.g., kitchen, dining-room, or bedroom). Not counted as rooms are bathrooms, halls, 
vestibules and rooms used solely for business purposes.” 

 

Data in Table 37 suggests that the communities in the Mount Waddington region have 

relatively fewer dwellings with more than one person per room than the Provincial 

average, e.g. Port Hardy shows 0.6 percent compared to 1.9 percent for the Province of 

B.C. The data in Table 37 also suggests that no more than 10 dwellings in Port Hardy 

have more than one person per room and that none of the dwellings in Alert Bay, Port 

Alice or Port McNeill have more than one person per room.  

Anecdotal evidence suggests that this is most certainly not the case and the figures in 

Table 37 are more likely the result of data suppression and small sample size. 

Further, these figures do not relate directly to the number or percentage of households 
with two or more people sharing a bedroom and, therefore, do not relate to National 
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Occupancy Standards (i.e., more than one person per room does not necessarily 
translate into more than two persons per bedroom). 
 

4.3.1 Anecdotal Evidence of Housing Suitability Issues in the Mount 
Waddington Region 
 
Results of a community survey indicate that there are a high percentage of persons 
living alone in households, and a relatively large number of single persons temporarily 
couch-surfing with friends and family. Less than 13 percent of respondents to the 
community survey were couples with children and almost ten percent were single parent 
families. 
 
However, interviews with key informants indicate that there are a high number of 
related and unrelated individuals sharing accommodation in order to cover rent costs, 
and a proportionately high number single mothers with more than two children living in 
unsuitable housing, i.e. sharing bedrooms and living room area. 
 
Key informants point out that it is not in the interests of persons sharing accommodation 
to divulge this information because it can result in reductions to their income assistance 
and repercussions from landlords who do not welcome overcrowding in their rental 
accommodation. 
 
Key informants also pointed out that the availability of suitable housing for larger 
families, mainly three bedroom units, was significantly reduced after developers strata-
titled townhouses that previously offered this type of more open market housing and 
sold them as privately owned condos. 

 
4.4 Housing Accessibility In The Mount Waddington Region 
 
Housing accessibility relates to ability of individuals with health limitations, such as 
limited physical mobility, to easily get in and out of their homes, and to move around 
freely inside their homes.  
 
Accessibility is particularly problematic for persons with physical disabilities who require 
the use of a wheelchair or walker to get into and around the home. 
 
Required physical improvements for households with accessibility issues include 
wheelchair ramps and/or elevators; larger doors and hallways; lowered counter tops, 
sinks and cabinets; and reconfigured rooms including larger bathrooms and specialty 
bathtubs. 
 
Services for households with accessibility issues include home care programs and ‘meals 
on wheels.’ 
 
In a ‘Participation and Activity Limitation Survey’ (PALS) conducted following the 2006 
population census, Statistics Canada estimated that 16 percent of British Columbians (an 
estimated 658,157 individuals) had disabilities.  
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This figure increased from the 14 percent of British Columbians estimated to have 
disabilities in a similar survey conducted following the 2001 population census, largely 
reflecting an aging population in the Province.  
 
In fact, one of the challenges facing the B.C. Health Care system at present is the higher 
than national average number of seniors in the Province (which is related to the higher 
than national average number of people with disabilities).   
 
The statistics generated from the PALS include people with mild or moderate disabilities 
through to those with severe or very severe disabilities. 
 
For example, the statistics include a range of disability types, including: 
 

• Hearing; 
• Sight; 
• Speech; 
• Mobility; 
• Agility/Dexterity; 
• Pain; 
• Developmental Delay; 
• Developmental Disability or Disorder; 
• Learning; 
• Memory; 
• Psychological; 
• Chronic Conditions, and; 
• Unknown/Undeclared Disabilities. 

 
In the absence of detailed statistical information for this region on the prevalence and 
nature of persons with disabilities, it’s assumed here, for purposes of analysis, that the 
British Columbia average generated using the PALS can be loosely applied to the Mount 
Waddington region. Using this assumption, there may be as many as 1,864 residents 
living in the region (16% of the estimated 2006 population of 11,651 residents in the 
region) with one or more of the above-mentioned disabilities.  
 
Using the same percentage and calculations for each municipality, this total could 
include an estimated: 
 

• 89 people in Alert Bay; 
• 131 people in Port Alice; 
• 612 people in Port Hardy, and; 
• 420 people in Port McNeill. 

 
 
A broader analysis, based on the 2006 Participation and Activity Limitation Survey (2008 
Federal Disability Report, page 26), estimated that 7.9 percent of Canadian adults with 
disabilities “reported using specialized features either to enter or leave their residence or 
inside their residence.”  Further, the federal report suggested “4.6 percent of adults with 
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disabilities reported that the design and layout of their home made it difficult to 
participate in activities that they wanted or needed to do.” 
 
In the absence of more specific statistical information on this subject for the region, 
Table 38, Appendix C attempts to estimate of the number of residents living in the 
Mount Waddington region who may require accessible housing, based on the provincial 
percentages for persons with disabilities generally and federal percentages for persons 
with disabilities requiring specialized features and home modifications, and the 2006 
population numbers from the region. 
 
It is likely that these estimates are high for 2006, as the provincial and federal 
percentages of persons with disabilities or requiring specialized features or home 
modifications are likely skewed by a greater number of disabled individuals living in 
urban centers where there are a greater number of services and housing options 
available to them than in a rural environment such as the Mount Waddington region.  
 
However, since the population is aging in the Mount Waddington region, with fewer and 
fewer seniors able to move away for financial reasons, this percentage may give a more 
accurate current or near future picture of the number of residents living in the Mount 
Waddington region who may require accessible housing. 
 
Based on this analysis, there may be as many as 920 people in the region with 
disabilities using specialized features to access their homes and up to 536 people in the 
region who, due to their disabilities, have design constraints in their homes. 
 

 

4.4.1 Anecdotal Evidence of Housing Accessibility Issues in the Mount 
Waddington Region 
 
Information obtained through the community survey tends to indicate that the number 
of people with disabilities in the region is considerably higher than the Provincial 
estimate of 16 percent.  
 
Over 32 percent of those who responded to the survey indicated that they were unable 
to work due to a disability. At the same time, almost 80 percent of those surveyed did 
NOT indicate that homes were in need of improvement or equipment for improved 
mobility for the disabled. 
 
Accessibility did not arise as an issue in any of the key informant interviews. However, it 
can be safely assumed that this will become more of an issue as the population ages 
over the next 10-15 years and seniors stay in homes that were designed for younger 
families, e.g. with stairs and smaller bathrooms. Interviews with individuals involved in 
the ‘aging in place’ initiative clearly suggest that housing adaptations for seniors will 
increasingly be required as the population in the region ages over the next ten to 15 
years. 
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4.5 Housing Affordability Issues in the Mount Waddington Region 
 
Housing affordability relates to the ability of individual households to meet their monthly 
rent or mortgage payments within a reasonable threshold of their income. The Canada 
Mortgage and Housing Corporation (CMHC) has determined that housing is affordable if 
it costs no more than 30 percent of a household’s before-tax monthly income for rent or 
mortgage payments (this average percentage measure may be revised upward in future, 
once it is placed in context of current realities for urban households in Vancouver where 
as much as 70 percent of household before-tax annual income is spent on mortgage or 
rent payments). 

 
4.5.1 Estimating Housing Affordability In The Mount Waddington Region 
 
In order to estimate the number of households within the Mount Waddington region that 
are potentially unable to afford market housing options, the following two standard 
measures (one federal and one provincial) are used, along with a complementary 
analysis prepared by Statistics Canada using 2006 Census of Population data that 
identifies the number of households paying 30 percent or more of their income on 
housing:  
 
1. The 2009 Low Income Cut-offs (LICOs) as published by Statistics Canada, and; 
2. The 2012 Housing Income Limits (formerly Core Need Income Thresholds) published 
by B.C. Housing. 

 
The Low Income Cut-off (LICO) is a measure developed by Statistics Canada to estimate 
the number of households that could be considered “low-income” (as the name implies). 
LICO establishes what an average household spends on basic needs (food, clothing, and 
shelter) and assumes that households below this average income level may be unable to 
meet their basic needs. While the measure is not designed specifically to assess 
“poverty”, the LICO is often used for this purpose.  
 
In a recent report prepared by BC Stats12  the authors suggest that, while Statistics 
Canada claims that LICO is not a measure of poverty, the results are often used 
precisely for this purpose. 
 
The report outlines a number of difficulties with the LICO measure, including: 
 
“One of the biggest criticisms of LICOs is that the goal posts are constantly moving due 
to the relative nature of the measure.” 

 
and: 
 
“Another problem with LICOs is that they do not take into account regional differences 
in the cost of food, shelter and clothing.” 

 

                                                 
12 InfoLine,  June 24,2011: Low Income Cutoffs (LICO) Are A Poor Measure of Poverty 



70 

 

The relatively higher costs of housing in British Columbia than in other provinces in the 
country makes this latter criticism of this national measure more pertinent to the results 
and conclusions of this report. 
 
The BC Stats reports suggests that another federal measure called ‘Market Basket 
Measure’ is a better reflection of poverty but it too suffers from failings such as the 
arbitrary choice of goods and services included in the ‘basket’. The report concedes that 
there is still no official measure of poverty in Canada. 
 
In order to be consistent with the majority of other housing assessment reports recently 
produced, and in the absence of a more credible measure at this time, this report will 
employ the use of LICO’s in combination with Housing Income Limits and the number of 
households paying 30 percent or more of their income on housing as measures of 
housing affordability in the region. 
 
Calculation of the recently available 2009 LICO’s is outlined in the Statistics Canada 
Research Paper ‘Low Income Lines, 2008-2009’ 13 and is essentially a regressional 
analysis of the amount of household income required for food, shelter and clothing, plus 
a percentage spread. It is an attempt to identify the income thresholds below which a 
family will likely devote a larger share of its income on the necessities of food, shelter 
and clothing than the average family.  
 
LICO’s are based on statistical analysis of taxfiler information at a national level, but 
refinements have been made for rural versus urban locations and family unit size. 
Further, LICO’s are adjusted following each ‘Family Expenditure Survey’ conducted by 
Statistics Canada that establishes the average percentage spent on necessities by 
families of different sizes and in different parts of the country. 
 
According to Statistics Canada’s research on low income measures such as LICO’s: 
 
“The average proportion of income that families spend on food, shelter and clothing, 
which figures prominently in the low income cut-offs, is undoubtedly a useful gauge of 
economic well-being no matter which income concept is used. The choice of after-tax 
income, total income or market income depends on whether one wants to take into 
account the added spending power that a family gets from receiving government 
transfers or its reduced spending power after paying taxes. Statistics Canada produces 
two sets of low income cut-offs and their corresponding rates—those based on total 
income (i.e., income including government transfers, before the deduction of income 
taxes) and those based on after-tax income.  
 
Derivation of before-tax versus after-tax low income cut-offs are each done 
independently. There is no simple relationship, such as the average amount of taxes 
payable, to distinguish the two types of cut-offs. Although both sets of low income cut-
offs and rates continue to be available, Statistics Canada prefers the use of the after-tax 
measure.” 
 

                                                 
13 Catalogue no. 75F0002M — No. 005 



71 

 

Table 35 shows the 2009 after-tax  LICOs for rural communities such as those within the 
Mount Waddington region, organized according to the size of the household (i.e., 
number of persons).  
 
In 2009, the after-tax LICOs range from a low of approximately $12,050 for a one-
person household to $31,602 for a household containing seven (7) or more persons. 
 

While comparisons should be made with considerable caution, it is interesting to look at 
the median after tax family incomes for households within the region that are available 
from the 2006 census. Table 36 provides the 2005 median after tax incomes for 
households in communities across the region, available through the 2006 census. 
 
Tables 39 and 40, Appendix C suggest that the 2005 median after tax income of lone 
parent families in the community of Port Hardy is just above the 2012 LICO for a 
household of 6 persons. The median value is a middle value of a range of after tax 
incomes and the reader might fairly conclude that there could be a range of lone parent 
households whose after tax incomes falls below the 2012 LICO’s in the community of 
Port Hardy. 
 
Again, because the comparisons are across different time periods and set in different 
geographical areas, care should be taken in drawing conclusions and any quantitative 
analysis should be made with reference to actual observations and qualitative evidence 
that confirms these conclusions.  
 
Sample size is also a major factor when reviewing median values in any subject. The 
relatively low median income value for lone parent families in Port Alice is not consistent 
with the community’s economic picture and is more likely due to the effects of small 
sample size. 
 
It should be noted that LICO may not necessarily take into consideration the cost of 
utilities. Rising and generally higher utility costs (resulting from colder temperatures, 
poorly insulated housing and lack of availability of affordable heating options such as 
natural gas) can have a significant impact on affordability and housing stability.  
 
For some households, rising utilities costs can further erode already limited disposable 
income and severely compromise their financial and housing stability. Nor does LICO 
take into consideration regional variations (LICOs are nation-wide measures). For 
example, a community such as Port Hardy shares the same LICO with considerably 
larger communities (up to a population of 15,000) across the country. 
 
However, the combined cost of food, clothing and shelter (particularly food) in the 
Mount Waddington region may not be the same as in other, somewhat larger 
communities in southern British Columbia or in similarly-sized communities in other 
provinces (e.g., Saskatchewan and Ontario) but they will all share the same LICO. 
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4.5.3 B.C. Housing Income Limits (formerly Core Needs Income Threshold) 

 
Housing Income Limits (formerly Core Needs Income Threshold or CNITs) are generated 
by B.C. Housing for communities throughout the Province and represent the annual 
before tax income required to pay the average market rent for an appropriate sized unit 
in the private market. Average rents are derived from Canada Mortgage and Housing 
Corporation's Annual Rental Market Survey, done in the fall and released in the spring. 
The size of unit required by a household is governed by federal/provincial occupancy 
standards. 
 
HIL’s (formerly CNIT’s) are based on 30 percent of the identified median market rents 
within a particular community. Households with annual before-tax incomes equal to or 
less than HIL are said to have insufficient incomes to afford the on-going costs of safe, 
suitable and adequate rental units in their area. Therefore, HIL’s are often used to 
determine eligibility for subsidized housing/rent subsidies. 
 
The cost of rental housing is used to calculate HIL levels because of the difficulty 
tracking individual household mortgage payments – which vary greatly according a 
variety of factors, including: 
 

• When the home was purchased (which affects the original purchase price of the 
home); 

• The size of the initial down payment (which affects the total size of the original 
mortgage); 

• The particular interest rate and mortgage term (both of which affect the actual 
mortgage payments); and 

• Whether or not the household sought to refinance the mortgage (which may 
result in multiple mortgages with different terms and interest rates). 

 
Table 28, Appendix B provides the 2012 Housing Income Limits for Vancouver Island 
communities, including Port Hardy. The values range from $19,000 for a bachelor 
apartment, presumably for a single person, to $36,500 for a four plus bedroom 
accommodation, presumably for a large family. 
 
Calculating housing income limits is based on appropriate-sized units, established using 
National Occupancy Standards, which set minimum criteria for the number of persons 
per bedroom in a home and the level of privacy for members of a household (see 
Chapter Four, Section 4.3, page 65 of this report).  
 
A review of Tables 39 and 40, Appendix C and Table 8, Appendix A suggests that the 
2006 median after tax incomes of lone parent families in Alert Bay, Port Alice and Port 
Hardy with two or more children (i.e. families of three persons or more, requiring three 
bedrooms or more) are not far from the 2009 after tax LICO for rural areas and near or 
below the 2006 Core Need Income Thresholds (CNIT’s) established by B.C. Housing for 
Port Hardy. While CNIT’s are calculated on the basis of before tax income, small sample 
size may have an impact on the calculation of median after tax income, and data is not 
yet available to make comparisons using current statistics, it is instructive to note that 
the proximity of 2006 median after tax incomes for lone parent families in these 
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communities with 2009 after tax LICO’s and 2006 Core Income Needs Thresholds would 
suggest there may be a housing affordability issue for this household type in Alert Bay, 
Port Alice and Port Hardy. 
 
4.5.4 Caution Regarding the Use of Low Income Cut-Offs and Housing Income 
Limits as Measures of Housing Affordability 

 
It must be noted that estimating housing affordability using purely statistical data may 
be misleading in certain cases. While LICO and HIL (formerly CNIT) are standard 
measures used to determine affordability needs, neither the LICOs nor the HILs are able 
to take into consideration individual circumstances, lifestyle choices or particular external 
needs. In other words, a household may be deemed to be low-income and in need of 
more affordable housing according to LICO or HIL, yet because the home was 
purchased several years ago when housing prices in the community were lower and/or 
using a sizeable down payment, the household’s actual mortgage payments may be 
within the 30 percent affordability range.  
 
Conversely, a household may be deemed to have an adequate income to afford average 
market housing, yet have particular health or accessibility needs (e.g., special 
medications not covered under existing health plans, specialized diets, treatment by 
non-government-subsidized specialists, etc.) or supports (e.g., special assistance or 
house modifications for a disabled child not covered under existing health plans or 
government programs) whose costs reduce the household’s disposable income to the 
point where their actual housing costs do pose a challenge.  
 
Despite these limitations, LICOs and HILs are the standards used for assessing 
affordable housing needs in a community and so are employed in this report. 
 
Another caution regarding estimating housing affordability in this way is differentiating 
between “need” and “want.” Neither the LICOs nor the HILs take into consideration 
households’ expectations of what housing looks like or where it is located, or what might 
be considered a person’s ‘wants’ rather than his or her ‘needs’. Rather, these measures 
are used to assess what is needed to provide for a household’s minimum requirements 
based on national standards and who may be unable to achieve those minimum 
standards based on their income.  
 
National standards are not generally catered to rural living circumstances and so may 
not reflect some of the needs of households in the Mount Waddington region, such as 
the ability to heat with wood instead of natural gas (which is not available throughout 
the region). 
 
A third challenge is the different definition of “households” used by Statistics Canada in 
the Taxfiler data compared to the Population Census data. Taxfiler data collects and 
organizes information based on economic households (i.e., persons living together as a 
single interdependent economic unit or family) whereas Population Census data collects 
and organizes information based on census households (i.e., persons living together 
within a single housing unit regardless of economic relationship or interdependency). 
Thus Population Census data would record two single individuals living as roommates in 
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a single apartment as one household, while the Taxfiler data would record these 
individuals as two separate households (unless the two individuals filed their income tax 
returns as either a married or common-law couple). 
 
Caution must be taken when using LICO’s and HIL’s to assess the actual number of 
households experiencing housing affordability issues. A combination of data rounding 
and suppression found in the Taxfiler data, population growth and changes since 2006 
not reflected in the data, changes in prices due to inflation and new information from 
household spending surveys, different levels of housing equity among local households, 
and the important distinction between economic households and census households 
makes it difficult to draw specific conclusions regarding housing affordability. 

 

4.5.5 Other Possible Ways of Measuring Housing Affordability In The Region 

 

A March, 2012 Housing Resources Handbook produced by the City of Kelowna uses the 
following criteria to define core need housing: 

 

“Based on data from Statistics Canada or Canada Mortgage and Housing Corporation 
(CMHC) or British Columbia Housing Management Corporation (BCMHC), households to 
be at core need for housing when they meet the following criteria:  
 

• Qualify as at or below core need income threshold (CNIT) developed by CMHC 
and used by the British Columbia Housing Management Commission for Kelowna, 
and/or;  

 

• Household income falls at or below Low Income Cut-Off level defined by 
Statistics Canada for urban areas greater than 100,000 people, based on 
household size, and/or;  

 

• Household is receiving BC income assistance for Welfare to Work or Disability 
Benefits or qualifies for Targeted Rent Subsidy Programs (TRSP) operated by BC 
Housing, or dwelling is built with senior government funding to be affordable.”  

 

These criteria in combination, modified to reflect rural LICO measures, and HIL’s 
developed for Port Hardy, offer a combination of household measures that could be 
used to define whether and where a core housing need exists in the Mount Waddington 
region, e.g.: 

 

“Based on data from Statistics Canada or Canada Mortgage and Housing Corporation 
(CMHC) or British Columbia Housing Management Corporation (BCMHC), households to 
be at core need for housing when they meet the following criteria:  
 

• Qualify as at or below housing income limits (HIL) developed by CMHC and used 
by the British Columbia Housing Management Commission for Port Hardy, and;  
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• Household income falls at or below Low Income Cut-Off level defined by 
Statistics Canada for rural areas less than 15,000 people, based on household 
size, and;  

 

• Household is receiving BC income assistance for Welfare to Work or Disability 
Benefits or qualifies for Targeted Rent Subsidy Programs (TRSP) operated by BC 
Housing, or dwelling is built with senior government funding to be affordable.” 

 

4.5.6 Statistics Canada 2006 Housing Cost Analysis 

 

Another possible measure of housing affordability that has been used is the number of 
households spending 30 percent or more of household income on housing. This statistic 
is measured by Statistics Canada each census period and the 2006 data was available at 
the time of writing of this report. 
 
The statistic is fairly useful as a measure of housing affordability, as it includes the 
following in the total estimated housing costs: 
 

• Rent or mortgage payments; 
• Condominium fees (if applicable); 
• Property taxes (if applicable); 
• Electricity costs; 
• Oil, gas, wood or other fuel costs, and; 
• Water and other municipal service costs. 

 

This measure also breaks out the nature of household financial investments and possible 
asset and/or debt positions, e.g., home owner with a mortgage, homeowner without a 
mortgage, or renter. 

Table 41, Appendix C provides information on the number of household types with 
various financial commitments (e.g., owner with a mortgage, owner without a mortgage, 
tenant) in the region in 2006 that spent 30 percent or more of household income and 
30-99 percent of household income on housing.  

Using the above measure of households paying 30 percent or more of household income 
on housing costs, a 2006 research paper titled ‘Measuring Housing Affordability’ in the 
Statistics Canada November 2006 Issue of ‘Perspectives’ suggests that: 
 

• Renters are more likely to experience affordability problems; 
• Renters with severe shelter cost burdens earn substantially less than others, and; 
• Income is a major factor affecting affordability. 

 

A number of caveats must be made about this data as well. For example, not all 
households spending over 30 percent of income on housing and shelter are experiencing 
housing affordability problems, particularly households with high incomes. There are 
also some households that choose to spend more on shelter and housing than on other 
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goods and services. Other reasons for a relatively high housing cost to income ratio 
include a difference in reference period for measuring shelter cost and household 
income.  
 
Nevertheless, the allocation of 30 percent or more of household income on housing 
costs provides a useful benchmark for measuring trends in housing affordability. 
 
Predictably, in every community in the region, a smaller percentage of household 
owners without mortgages are paying more than 30 percent of their income on housing.  

A greater percentage of tenant households in Port Hardy and Port McNeill spend more 
than 30 percent of their income on housing costs than homeowners with and without a 
mortgage. The exception is in Alert Bay and Port Alice where it appears that a smaller 
percentage of tenant households than homeowners with mortgages pay over 30 percent 
of their income on housing costs. This may be a reflection of what is actually happening, 
or a result of a relatively small number of tenants recognized by the Census and 
therefore a reflection of small sample size in these communities. 

Table 41, Appendix C suggests that the highest percentage of homeowner households 
with a mortgage spending 30 percent or more of their before tax income on housing 
costs is in Port Alice (23.5%), while the highest percentage of tenant households 
spending 30 percent or more of their before tax income on housing is in Port Hardy 
(46%) and the highest percentage of homeowner households without a mortgage 
spending 30 percent or more of their before tax income on housing is in Port Alice 
(9.4%). 

The 2006 Port Alice results for homeowners without mortgages may be influenced 
somewhat by the fact that there are a number of long term, retired homeowners there 
who would have paid for larger homes when the pulp mill was still operating and well 
paying jobs were available until early 2000 and who continue to invest greater amounts 
in these larger properties (eg. in order to offer suite accommodation for new workers on 
shift at the now downsized mill). 

The 2006 Port Alice results for homeowner households with mortgages may reflect the 
outside investment that was made after a number of apartments were strata-titled in 
the late 1990’s and into 2000 and wealthier outside buyers invested significant sums of 
money in what are essentially seasonal recreational properties. 

The 2006 Port Hardy results showing the highest percentage of tenant households 
spending 30 percent or more of their income on housing costs tends to reflect a higher 
number of individuals on lower and limited incomes in the community who cannot afford 
to invest in homes and who tend to spend a greater percentage of their income on 
shelter. These findings are consistent with the conclusions drawn in a research paper 
quoted earlier in this report14. 

Further breakdown of household types within the category of ‘renter’ shows that over 
half of lone parent renters in Port Hardy spend over 30 percent of their household 
income on housing. 

                                                 
14  ‘Measuring Housing Affordability’ in the Statistics Canada November 2006 Issue of 
‘Perspectives’ 
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Note that this analysis does not include unincorporated rural communities within the 
region, as the various rural communities cannot be extracted from ‘areas’ for which 
statistical information may be available, and small sample size may lead to misleading 
results. 

Table 41, Appendix C suggests that 18.7 percent of all households (home owners with 
and without mortgages and renters) in the four major municipalities in the region spend 
30% or more of their before tax income on housing. 

The Statistics Canada’s measures of household payments in Table 41 suggest the 
following: 
 
That there are between 500 and 610 census households in the four municipalities in the 
Mount Waddington region (between 15.3% and 18.7% of households in these 
communities) spending 30 percent or more of their income on housing, including: 
 

• 255 - 310 tenant households (27.7% - 33.7%), and; 
• 245 - 300 homeowners (10.4% - 12.8%), including: 

 
i. 235 - 275 homeowners carrying a mortgage (10% - 11.7%), and; 
ii. 10- 25 homeowners no longer carrying a mortgage (0.4% - 1.1%). 

 

4.5.7 Summary and Conclusions Regarding Housing Affordability 

 

There are too many variables and assumptions that need to be made to try to estimate 
the number of economic households in the Mount Waddington region that would fall 
below 2012 Housing Income Limits (HIL’s) or at or below 2009 after tax Low Income 
Cutoffs (LICO’s). 

While it is not current, the most consistent data that is available and upon which 
estimates of the number and percentage of households within the Mount Waddington 
region with housing affordability issues will be based, for purposes of this report, on the 
2006 Statistics Canada housing cost analysis in Table 41 which suggests conservatively 
(since it does not include the communities in the electoral areas of the region) that there 
are between 500 (15.3%) and 610 (18.7%) households in the region with housing 
affordability challenges of various types.  

According to the most currently available data from Canada Mortgage and Housing 
Corporation15  (CMHC), in 2006 there were 530 households in core housing need in the 
region, up from 465 in 2001 (out of 5,090 households). That fact that the overall 
population declined during this same period makes this increase even more concerning. 
Further given the current economic climate it is fairly safe to assume that the actual 
number of households in core housing need at the present time is higher.  

                                                 
15 CMHC defines a household as being in core housing need if “its housing does not meet one 
or more of the adequacy, suitability or affordability standards and it would have to spend 30% 
or more of its before-tax income to pay the median rent of alternative local market housing 
that meets all three standards.  
(http://cmhc.beyond2020.com/HiCODefinitions_EN.html) 
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4.5.8 Anecdotal Evidence of Housing Affordability Issues in the Mount 
Waddington Region 

 

Results of the community survey identify a shortage of affordable rental housing as the 
top challenge faced by respondents. The next biggest challenge identified was 
insufficient finances to put a down payment on a home and the inability to qualify for a 
mortgage. 

Survey respondents identified the lack of affordable homes as the biggest housing 
challenge in the area, followed by the lack of subsidized rent-geared-to-income rental 
housing. 

They also identified people with pets as being the most likely to have difficulty finding 
appropriate and affordable housing in the area, followed by single people living alone. 

Survey results identified affordable rental housing for low income single adults as the 
greatest housing priority in the area. 

Results of the survey and key informant interviews point to single persons living alone 
and single parents facing the greatest challenges of affordability and that most of the 
challenges are for renters over homeowners. 

While the results of the survey provide useful information, it should be noted that youth 
(under 18) and seniors (over 65) were not well represented in the sample. 

Additional information gained from key informants regarding the needs of youth points 
to lack of employment and educational opportunities as primary causes of 
homelessness, as well as the effects of fetal alcohol syndrome, substance abuse and 
domestic violence. 

Analysis of demographic information alone points to an increasing issue of housing 
suitability, availability and accessibility for seniors over the next ten to 15 years in the 
region. 

On the issue of affordability, rental rates throughout the region are consistently lower 
than Provincial rents for comparable housing units. However, average and median 
incomes tend to be lower in the region, particularly in Port Hardy, and the 
unemployment rate is substantially higher than for the Province. Relative levels of 
substance abuse within the population size and income assistance dependency are also 
higher than for the Province. 

Landlords note that the current rental rates offered in the region are about as low as 
they can be, even with the depreciated state of the buildings, because of carrying costs 
such as property taxes, insurance and basic services such as water, sewer and garbage. 
Landlords point out that capital costs of maintenance are actually higher in older 
buildings, and that some margin for capital re-investment must be incorporated into the 
rent. 

Availability of a limited variety of housing stock, including entry level options, does not 
appear to be the limiting factor in this region, rather the population is dropping while the 
amount of single family detached dwellings coming onto the market due to out 
migration and aging in the population is increasing. 



79 

 

Lack of employment and the ability to generate sufficient revenue for a down payment 
on even an entry-level property appear to be primary reasons for homelessness in the 
region, along with the effects and related caused of addiction. 

 

4.5.9 Proposed Housing Targets For the Mount Waddington Region 

The lack of decent and affordable housing for all in the Mount Waddington Regional 
District is already having a detrimental impact on community well-being and economic 
vitality/growth, while the cost of not addressing the problem will have a major 
detrimental impact on health, social services and justice systems.  Furthermore, while 
crisis management and short-term solutions are needed to deal with the immediate 
problems on hand, without a long term plan the prospect for real, significant and lasting 
progress is bleak. 
 
Approaches to improving access to housing for all sectors of the community include the 
free market approach that sees housing as a commodity, the pragmatic approach that 
recognizes the social, economic and environmental costs of housing insecurity, and the 
rights approach that sees housing as a human right.  All these approaches are valid and 
should be taken into consideration in any subsequent planning efforts. 
 
The moral imperative to provide housing and support to unsheltered or provisionally 
accommodated individuals is compounded by an equally compelling economic argument: 
simply put it costs taxpayers more to ignore the problem than it does to solve it. 
 
“Failure to deal with a social problem “upstream” (lack of housing, education, health 

insurance, substance misuse prevention) leads to added costs for resources 
“downstream”(police, prisons, hospital care). The downstream institutions are not only 
expensive, but also poorly equipped to deal with the underlying social problems.”  

 
The following are some suggested housing development goals based upon input from 
community via focus groups, survey and key informant interviews (listed in no particular 
order): 
 

a. Increase the level of suitable housing for large families across the region; 
b. Increase the number of affordable housing units for single persons on low 

to moderate incomes; 
c. Increase the number of accessible homes for an aging population; 
d. Develop an inventory of supported housing for single persons who are 

facing challenges to living independently including those struggling with 
substance abuse and/or mental illness and young people who are facing 
challenges relating to past trauma, including youth who have been 
engaged with the child welfare or juvenile justice systems; and 

e. Develop an inventory of supported and/or assisted living housing with 
significant health support for seniors and individuals with disabilities. 
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4.6 Housing Related Service Needs: 
 
It seems clear that a housing strategy that focused exclusively or disproportionately on 
building physical assets will be insufficient and that other services and strategies will 
also be needed: 
 

1. Supportive services - it was stressed during community focus groups that 
the types of support that are often needed by those who are housing 
insecure extend beyond health care to include supports such as 
independent living skills, financial literacy (budgeting as well as protection 
from financial abuse or exploitation), legal advocacy, child care or other 
forms of parenting support, and assistance in securing job training, 
education opportunities and/or employment. 

2. Crisis services – given the nature and degree of challenges faced by some 
of the individuals and families in the region there is a need for some type 
of 24/7 service. 

3. Outreach and education – there is a need and opportunity to engage 
landlords and property owners as an important part of the solutions as 
well as to ensure that they have the type of support that they may need 
to help them work effectively with tenants who have historically struggled 
to maintain stable housing. 

 
Finally, while it is beyond the scope of this assessment to delve deeply into how public 
policy decisions at federal and provincial levels including those supported by Canada 
Mortgage and Housing Corporation (CMHC) and Aboriginal Affairs and Northern 
Development Canada (AANDC) have impacted the local housing landscape it would be 
remiss to ignore the fact that government support, or lack of, for housing programs or 
long term community economic development strategies plays a major role in the issue.  
Area leadership, at government and community levels, need to be supported in their 
efforts to work collaboratively at these levels and to represent the needs and interests of 
residents. 
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Chapter Five - Inventory of Area Service Providers 
 
The following organizations provide housing and/or housing-related services within the 
Mount Waddington Regional District. This inventory summarizes the type and nature of 
services provided and identifies any associated sources of funding for the services. 
 
Information for this inventory was taken from websites or obtained through interviews 
with organization representatives. 
 

 
 
The North Island Crisis and Counselling Centre, located in Port Hardy, 
provides the following housing facilities and housing related services for the region: 
 
• A crisis stabilization program offering a six-bed residential facility for men and 

women, eligible through Mount Waddington Health and Addictions, who require 
short term crisis housing (funded by the Vancouver Island Health Authority); 

• An emergency housing facility and related support (funded by B.C. Housing) for 
victims of domestic violence; 

• A variety of housing related services including a 24 hour crisis line (funded by 
Vancouver Island Health Authority and supported by volunteers); 

• Women's outreach and counselling services for individuals at risk of violence 
(funded by the Ministry of Justice); 

• Assistance with child and youth mental health issues for individuals who are 
experiencing distress which is impairing their function at home (funded by the 
Ministry of Children and Family Development); 

• Sexual abuse intervention for children and youth who have been sexually abused 
or are showing sexually intrusive or abusive behaviours (funded by the Ministry 
of Children and Family Development); 

• Support for children from 3-19 years old who witness abuse (funded by the 
Ministry of Justice); 

• Family counselling services and a Fetal Alcohol Syndrome Disorder keyworker 
(both funded by the Ministry of Children and Family Services). 
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Whe-La-La-U Area Council, located in Alert Bay, receives no funding for housing or 
housing related programs, but provides the following  housing-related services for Whe-
La-La-U Area Council members (Mamalilikulla-Qwe-Qwa-Sot-Em Band, Tlowitsis Tribe, 
Tlatlasikwala First Nation, Kwicksutaineuk / Ak-Kwa-Mish Tribes, and the Da’naxda’xw 
First Nation): 

• Social Assistance; 
• Homemakers for Elders;  
• Elders Program; 
• Young Parents Program,  
• Family Support;  
• Drug and Alcohol Services;  
• Substance Abuse Management. 

Limited funding for some of these services is provided by Aboriginal Affairs and Northern 

Development Canada and National Child Benefits, but the majority of services are not 

funded from outside the Area Council. 
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Kwakiutl First Nation, located near Port Hardy, provides the following housing programs 
and housing related services for Kwakiutl First Nation members: 
 

• Administration of housing construction and renovation programs; 
• Social housing and administration of rentals; 
• Daycare facilities; 
• Youth Centre; 
• Community health support services, including mental health and addictions 

support. 
 
Funding for some of these programs comes from the federal government through 
Aboriginal Affairs and Northern Development Canada and the Canada Mortgage and 
Housing Corporation. 
 
 

 
 
North Island Community Services Society, located in Port McNeill, provides the following 
housing programs and housing related services for the region: 
 

• Community links and semi-independent living, offering outreach services to 
adults with developmental disabilities to allow them to live as independently as 
possible; 

• Family centre offering support services for families, including youth outreach and 
a youth shelter pilot program; 

• Family life programs that include support for children at risk; 
• Daycare programs; 
• Coordination of a regional transit system; 
• Volunteer transportation program that offers support for persons needing access 

to medical care, shopping and other services; 
• Young parenting program, offering assistance to young parents. 
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Funding for these programs comes from a variety of sources including the Ministry of 
Child and Family Development, Vancouver Island Health Authority, Human Resources 
and Skills Development Canada, Public Health Agency of Canada, B.C. Transit, Regional 
District of Mount Waddington, Town of Port McNeill and numerous community partners. 
 
  

 
 
 

VIHA Mental Health and Addictions Services, located in Port Hardy and Port McNeill, 
provides the following housing facilities and housing related services for persons 19 and 
over in who have a severe and persistent mental illness or addiction, or are in acute 
emotional distress in the region: 

• Outpatient crisis and stabilization beds; 
• Assessment and referral to local or regional services as appropriate; 
• Second stage transitional housing; 
• Psychiatric consultations from visiting psychiatrists; 
• Case management; 
• Outreach services to surrounding communities; 
• Group therapy providing support with addictions and mental health concerns. 

Funding for these services is provided by the Provincial Government through the 
Vancouver Island Health Authority. 
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Hardy Bay Rotary Seniors Lodge, located in Port Hardy, provides the following 
subsidized housing facilities for residents throughout the region: 
 

• 12 one-bedroom units with some accommodation for people with disabilities, 
including one unit that is fully wheelchair accessible. 

 
The lodge is operated by a non-profit society that receives funding from rentals and 
through B.C. Housing. 
 

 
 
Hardy Bay Seniors Society, located in Port Hardy, provides the following housing options 
and housing related services to local residents: 
 

• Two small bedroom units for seniors and a central kitchen; 
• Gathering place and social events for seniors. 

 
The facility is operated by a non-profit society and receives funding from fundraising and 
various grants. 
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Port McNeill Seniors Housing Society, located in Port McNeill, provides the following 
subsidized housing facilities for seniors in the region: 
 

• 12 one-bedroom units, including one handicapped access unit. 
 
This facility is operated by a non-profit society and operational funding comes from 
rental fees. 
 
 
Alert Bay (Columbia Court) Senior Citizen’s Housing, located in Alert Bay, provides the 
following subsidized housing facilities for local residents: 
 

• 11 one-bedroom units with some accommodation for people with disabilities. 
 
This facility is operated by a non-profit society and operational funding comes from 
rental fees and through B.C. Housing. 
 
M’akola Rural and Native Housing, located in Port Hardy and Alert Bay, provides the 
following subsidized or low cost housing facilities for local residents: 
 
 

• 4 houses in Alert Bay; 
• 1 house in Port Hardy. 

 
M’akola is a non–profit society and operational funding for the subsidized house in Port 
Hardy comes from rental fees and through B.C. Housing, while funding for the four low 
cost housing units in Alert Bay no longer comes through BC Housing and is covered 
through rental fees that are kept as low as possible but enough to meet basic costs (eg. 
taxes and insurance) and a margin for ongoing capital improvements. 
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Malcolm Island Seniors Housing Society (Harmony Glen), located in Sointula, provides 
the following subsidized housing facilities for the region: 
 

• 8 one bedroom units with some accommodation for people with disabilities. 
 
This facility is operated by a non-profit society and operational funding comes from 
rental fees and through B.C. Housing. 
 
 

 
 
 
Cormorant Island Health Centre, located in Alert Bay, provides the following subsidized 
housing facilities for the region: 
 

• 10 residential care units 
 
Funding for operation of these facilities comes through collection of means-adjusted rent 
and the Provincial Government through VIHA. 
 



88 

 

 
 

 
 
Eagle Ridge Manor, located in Port Hardy, provides the following subsidized housing 
facilities for the region: 
 

• 21 residential care units 
 

Funding for operation of these facilities comes through collection of means-adjusted rent 
and the Provincial Government through VIHA. 
 
 

 
 
North Island Early Child Development Society, located in Port Hardy, offers the following 
housing related services for the region: 

• Stepping Stones Child Care Centre 
• Out-of-School Program 
• Parent Support and Consultation 
• Professional Development 
• Playgroups 
• Healthy foods program, providing food and toys for children when needed. 

Funding for NIECDS comes from many sources including government grants, parent 
fees, foundation grants, corporate sponsorships, private donations, and local fundraising 
initiatives. 
The services are mostly voluntary although some come out of the Early Child 
Development program, which aims to help all parents with young children including the 
homeless. 
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Sacred Wolf Friendship Centre, located in Port Hardy, provides the following housing 
related services to aboriginals living off reserve: 

• Advocacy for tenants  
• Support for families involved with MCFD to reduce child abuse and neglect, 

increase family functioning & parenting  
• Counselling Services  
• Elder support services  
• Youth support services  
• Information and Referral Services  

The Sacred Wolf Friendship Centre is a nonprofit society and operational funding comes 
from a variety of sources, including MCFD, VIHA, & Heritage Canada. 
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Lighthouse Resource Centre, located in Port Hardy, provides the following housing 
facilities and housing related services to local residents: 
 

• Extreme weather shelter, operating November to March, low barrier emergency 
shelter for residents of the region; 

• Hot lunch program; 
• Mental health and addiction services referrals; 
• Emergency assistance, including food, clothing and transportation; 
• Advocacy and education for tenants; 
• Laundry Services for street entrenched/EWS clients; 
• Spiritual care; 
• Access to Legal Aid services from the Legal Services Society; 
• Life skills training and assistance. 
• Treatment referrals and support, eg. AA and NA and recovery groups generally. 

 
The Lighthouse Resource Centre is overseen by The Salvation Army, an international 
religious and charitable organization that receives operational funding from a variety of 
sources, including donations and a partnership with the Vancouver Island Health 
Authority, Ministry of Housing and Social Development and B.C. Housing. 
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Ministry of Social Development, located in Port Hardy, provides the following housing 
related services to multi-barriered income assistance clients the region: 
 
One-on-one advocacy support that includes assisting clients to fill out applications for 
income supports and working on their behalf to connect them with other services they 
need in the community, such as mental health, housing, drug or alcohol treatment, legal 
aid, and child care and family services. 
 
These services are currently provided through Opportunities Career Services (Coastal 
Employment Network) with funding from the Province of B.C. 
 
 
 

 
 
 
Gwa'sala Nakwaxda'xw First Nation Housing and Child and Family and Health and Family 
Services, located near Port Hardy, provide the following housing programs and housing 
related services to Gwa'sala Nakwaxda'xw First Nation members: 
 

• Canada Mortgage and Housing programs to renovate and construct new homes; 
• Home maintenance information and general support services, including ways to 

prevent and deal with mold, crime prevention, a home maintenance checklist; 
• Administration of rentals; 
• Child and family services, including child protection, support and case 

management, mental health and youth addictions support, addictions and family 
counselling; 

• Community and mental health programs. 
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Quatsino First Nation, located near Coal Harbour, provides the following housing 
facilities and housing related services to Quatsino First Nations members: 
 

• Administration of Canada Mortgage and Housing programs to renovate and 
construct new homes; 

• Administration of rentals, rent to own programs and the Rural Residential 
Assistance Program for home repairs and improvements; 

• Delivery of credit counselling workshops, how to build and finance own homes 
and other self sufficiency skills; 

• Provision of housing inspections and development of housing bylaws. 
 
 
‘Namgis First Nation, located in Alert Bay, provides the following housing facilities and 

housing related services to ‘Namgis First Nation members and, for some services, 

residents of the municipality of Alert Bay: 

• Administration of Canada Mortgage and Housing programs to renovate and 
construct new homes;  

• Administration of rentals, rent to own programs and the Rural Residential 
Assistance Program (RRAP) for home repairs and improvements;  

• ‘Namgis Community Child and Family Services support (Social Assistance, 
Homemakers, Budget Counselling, Self-sufficiency Counselling);  

• ‘Namgis Health Centre (Mental Health, Addictions, Personal Care, Meals 
Support); 

• Elders Supported Living complex. 
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Providence Place, located in Port Hardy, provides the following subsidized housing and 
housing related services to local residents: 
 
49 bachelor units, seven that are equipped for disability access 
 
Providence Place operates as a non-profit society and receives operational funding 
through donations and rental revenues. 

 


