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Affordable Housing Assessment and Strategic Planning:
Columbia Basin and Boundary Regions, B.C.
[bookmark: _Toc231626743]INTRODUCTION

This project focuses on housing in the Columbia Basin and Boundary regions.  That region includes the Columbia Basin Trust area as well as the Boundary area of the Regional District of Kootenay Boundary.

The goal of the project was to build a data base using primarily secondary data, and to use that data to develop a profile of housing, and of housing affordability in the region.  Data gathered included relevant census data from the 2001 and 2006 census, and data from the 2001 and 2008 BC Assessment roles. In addition, a parallel project undertaken by staff at the Real Estate Foundation prepared an inventory and related report addressing the social housing assets in the region.  That data base and related report are published under a separate cover and posted at  http://selkirk.ca/research/ric/housing-resources 
[bookmark: _Toc231626744]METHODOLOGY
[bookmark: _Toc231626745]Census and BC Stats Data and Analysis

Community and regional level data available through Statistics Canada can be very useful in determining the scope of community challenges related to housing affordability, both in terms of the type and scale of local issues and in terms of relative challenges compared to other communities or regions.  These data sources do have important limitations, for example:
There are no measures of homelessness, or of transient or part time (seasonal worker) demand.
There are no measures of the quality of housing used by households facing affordability challenges.
Census Canada focuses on housing stock that is attached to place of residence.  Second home and vacation homes are not included in the inventory.
There is limited ability to connect demographic information (age, gender) to affordability issues.
Census data is updated on a five year census basis, and it can become quickly dated in rapidly changing economic or housing market conditions.
There are data gaps in Census data including house demolitions, rental to strata conversions, and identification of social housing.
Census data is based on a 20% household sample and there may be local areas where that sample does not accurately represent the situation, especially in smaller communities or data variables such as housing types.  
Some of the information e.g., state of repair, is based on the opinion of the respondent and is best used as a general indicator, or to compare with other areas rather than as an exact measure.

With those limitations considered, Census data is valuable in developing an understanding of housing assets and affordability issues at local and regional scales.  Following is a “road map” with hot links to web based data sources relevant to understanding housing and affordability.  These data sources provide information at the Regional District, Electoral Area and Municipal scale except where noted in the “Indicator” column in brackets.  Some of these links may function only through internet services provided by an educational facility or public library.  
Most of these web sites have a line near the top that requires a place name.  Either type in the name of the community or regional district, or click on the location box, and a drop down menu of names will appear.  Select the location of your choice.
[bookmark: _Toc231626746]Figure 1: Census Data Access Template 
	Question
	Indicator
	Source

	What is the housing market area?
	Place of residence, place of work data can identify commuting patterns and the link between jobs and housing location

Postal Code householder  counts
	2001 Census

2006 Census


Canada Post

	What is the past and current demographic profile of the community?
	Population total, age and gender
	2001 Census

2006 Census

	How many households past and current are in the community?
	Total Private Dwellings (rented and owned)
	2001 Census

2006 Census

	How will population change in the future?
	Population forecast 
(Local Health Area)
	BC Stats Population Estimates

	How many households will there be in the future
	Household forecast
(Local Health Area)
	BC Stats Households

	How much turnover is there in the housing market?
	Mobility Status
	2001 Census

2006 Census

	How many and what types of households are there in the community?
	Selected Family Characteristics,
Selected Household Characteristics
	2001 Census

2006 Census

	How many households rent their dwelling?
	Rental Dwellings
	2001 census

2006 Census

	What is the rental vacancy rate?
	Vacancy Rates in privately owner row and apartment structures with 3 or more units (CMHC)

Smaller communities
	Communities with 10,000 or more population

Contact Regional CHMC Analysts

	
What types of housing do people live in?
	Structural Type of Dwelling
	2001 Census

2006 Census

	What is the age and state of repair of occupied dwelling units?
	Age, Major Repairs, Minor Repairs
	2001 Census

2006 Census

	
How many new units have we added recently?
	Building Permits, new residences by type

Period of Construction
	BC Stats, Building Permits


2006 Census

	What is the value of residential dwellings?
	Average Value of Dwelling
	2001 Census

2006 Census

	What is the value of residential sales?
	Regional Real Estate Board sales data. (Contact your regional Board)
	
BC Real Estate Boards

	
What age groups own and rent?
	Age Groups of Primary Household Maintainer (2006 also includes gender)
	2001 Census

2006 census
2006 Census

	What is the income of households in the community
	Median Household Income
Average Household Income
	2001 Census

2006 Census

	What are the monthly costs of housing?
	Median Monthly Payments for Rental Dwellings
Median Monthly Payments for Owner-Occupied Dwellings 
	2001 Census (not available)

2006 Census

	
	Average Monthly Payments for Rental Dwellings
Average Monthly Payments for Owner-Occupied Dwellings 
	2001 Census

2006 Census

	What is the affordability of housing?
	How many, and what type of household is spending more than 30% of household income on shelter
	Census 2001

Census 2006



Census data for Regional Districts, Municipalities, and Electoral Areas is provided by Statistics Canada at:  http://www12.statcan.ca/census-recensement/2006/dp-pd/prof/92-591/index.cfm?Lang=E 

Community profiles for Regional Districts, Municipalities, Electoral Areas and unincorporated places are also provided by BC Stats at: http://www.bcstats.gov.bc.ca/data/cen06/profiles/detailed/choose.asp 

These data sources used to develop this report and the related data files were also used to build several indicators for the Columbia Basin Trust (CBT) State of the Basin Report including an overview of demographics and housing affordability for the CBT region (not including the Boundary Region). 
 ( http://www.cbt.org/uploads/pdf/StateOfTheBasinReportNov7_2008FINAL.pdf )  
[bookmark: _Toc231626747]
Assessment Data and Analysis

The 2001 and 2008 assessment data was analyzed at the scale of the Columbia Basin Trust, Regional District and local areas.   The analysis includes a review of types of property titles, values of property titles, and property ownership, with changes between 2001 and 2008.  A description of the method used to analyze assessment data and detailed assessment reports for the Columbia Basin Trust, Regional District and local areas are located at http://selkirk.ca/research/ric/housing-resources  A summary of key findings is also included in this report.
[bookmark: _Toc231626748]Social Housing Inventory

The BC Real Estate Foundation compiled an inventory of all social housing assets in the Columbia Basin and Boundary Regions and prepared an overview report based on that inventory.  The inventory has subsequently been updated to include recent changes and to address some minor information gaps.  The inventory and report are also located at http://selkirk.ca/research/ric/housing-resources 
[bookmark: _Toc231626749]RESULTS

Following is an overview of the information related to housing and demographics for the Columbia Basin and Boundary regions.  The summary is presented for estimated “market areas” that include urban centres and the adjacent rural areas that appear to have similar market characteristics, and that are generally within a commuter shed.  Maps of these areas are attached as Appendix A. 
[bookmark: _Toc231626750]Housing Market Areas

Housing market areas have historically been related to employment opportunities and travel distances between place of residence and place of work.  That primary employment driver is slowly changing as more retirees and second home owners enter the market.  They make choices related to place of residence on other factors such as accessibility, amenity and services, rather than employment opportunities. 

The rural nature of the CBT and Boundary region also means that many residents have the option of living in rural areas, or in other small communities within commuting range of their place of work.  Table 1 provides a summary of Live Work patterns for selected municipalities in the study area for 2006.  The Commute Out number refers to people who live in the municipality, but commute elsewhere to work.  Live in, Work in refers to people who both live in and work in the municipality, and Commute In refers to people who commute from elsewhere and work in the municipality.   Of this sample, Revelstoke is the only municipality in the study area in which most people who work in the municipality also live in the municipality, and few people commute out of the municipality for work.  At the other end of the spectrum, The City of Trail has only 36% of the jobs in Trail filled by people who also live in Trail.  The remainder commute in from other nearby municipalities and rural areas.  

This labour force mobility means that for most municipalities, housing supply and demand issues extend well beyond municipal borders.  Most of the data and discussion that follows therefore focuses on municipal and adjacent communities and rural areas that represent a housing market area.  Maps of the areas identified are included in Appendix A.
[bookmark: _Toc231626751]Table 1: Live Work Patterns, 2006
	Municipality
	Commute out
	Live in, Work in
	Commute in

	Nelson
	425
	2,995
	3,070

	Castlegar
	670
	1,940
	1,630

	Grand Forks
	30
	1,175
	1,365

	Trail
	405
	2,205
	3,925

	Rossland
	925
	355
	175

	Creston
	80
	1,090
	1,235

	Cranbrook
	870
	6,215
	2,815

	Kimberley
	675
	1,600
	605

	Sparwood
	450
	1,175
	1,045

	Fernie
	545
	1,445
	620

	Invermere
	225
	995
	775

	Golden
	30
	1,560
	915

	Revelstoke
	25
	2,825
	205


Source: Statistics Canada
[bookmark: _Toc231626752]Current Population

Several factors drive the demand for housing, including population growth, population aging formation of new households and second home ownership.  Although Census results show the province of BC had a growth in population of 5.27% between 2001 and 2006, there was an overall decline in population across the study area of - 2.75% in the Columbia Basin and approximately - 1.0% in the Boundary region (Table 2).  Detailed data for Regional Districts, Municipalities and Electoral areas can be accessed at http://selkirk.ca/research/ric/housing-resources  CBT and Boundary Area Population 2001 – 2006.

Within the study area, some local market areas showed population increases e.g., Salmo (5.6%), Kaslo (2.6%), and Radium Fairmont (4.0%), as did some municipal jurisdictions such as Radium (26%), Central Kootenay E.A. G (18.5%) and East Kootenay E.A. F, and Columbia Shuswap E.A. B (13%). Even in these communities, although the rate of increase is large, actual population growth is relatively small – approximately 250 - due to small population numbers.  Population in most municipal and estimated market areas declined, some significantly e.g., Silverton (-18%), Village of Nakusp, Village of Salmo, City of Rossland and Kootenay Boundary E.A. B (-10%), and City of Fernie (-8.5%).  In some cases these numbers are estimated as the boundaries of the municipality changed between 2001 and 2006.  

[bookmark: _Toc231626753]Table 2: CBT Boundary Regional District and Local Area Population 2001 - 2006
	Location
	Population 2001
	Population 2006
	% Change 2001 - 2006

	BC
	3,907,738
	4,113,487
	5.27%

	Central Kootenay RD
	57,019
	55,883
	-1.99%

	Slocan Arrow Lakes Area
	9,245
	8,654
	-6.39%

	Kaslo Area
	2,532
	2,597
	2.57%

	 Nelson Area
	16,746
	16,704
	-0.25%

	Castlegar Area
	12,951
	12,466
	-3.74%

	Salmo Area
	2,474
	2,612
	5.58%

	Creston  Area 
	12,949
	12,726
	-1.72%

	Kootenay Boundary RD
	31,843
	30,742
	-3.46%

	Trail Area
	19,619
	18,615
	-5.12%

	Grand Forks Area
	8,751
	8,712
	-0.45%

	Kettle Valley Area
	3,473
	3,480
	0.20%

	East Kootenay RD
	56,291
	55,485
	-1.43%

	Sparwood Fernie Area
	14,687
	13,990
	-4.75%

	Kimberley Cranbrook Area
	30,754
	30,272
	-1.57%

	Radium Windermere Area
	10,256
	10,670
	4.04%

	Golden Area
	7,155
	6,908
	-3.45%

	Revelstoke Area
	8,125
	7,936
	-2.33%

	Valemount Village
	1,243
	1,018
	-18.10%

	CBT Boundary Area *
	143,730
	139,959
	-2.62%

	*Except rural Valemount area
	
	


Source: Statistics Canada

These population numbers provide an estimate and comparative measure of population, population change and differences between areas, but underestimate the actual population in 2006 as the reported numbers do not include the Census undercount adjustment.  It is possible that with adjustment due to Census undercount, population overall in 2006 may be similar to 2001.  The main point is that overall population growth has not been a significant driver of housing demand between 2001 and 2006, except in a few communities, where population growth has been significant.  
[bookmark: _Toc231626754]Current Households

In spite of reported overall decline in population, Census data shows the number of households in occupied dwellings increased in the Columbia Basin Boundary area increased by almost 2% between 2001 and 2006. (Table 3)

The apparent incongruity between a declining population and increased households is as result of an aging population.  As the population gets older, there are fewer children and therefore fewer people living in each household.  Because of an aging population, most local areas experienced a decline in the average number of people in each household.  As a result, even though the overall population declined, an aging population has resulted in new household formations.  There are some areas where household numbers declined e.g., the Arrow Lakes Slocan, Valemount, and Trail areas.   These declines could reflect an increase in non-resident second home ownership in those areas.

Detailed data for Regional Districts, Municipalities and Electoral areas can be accessed at http://selkirk.ca/research/ric/housing-resources  Columbia Basin and Boundary Area Occupied Dwelling Types 2001 - 2006
[bookmark: _Toc231626755]Table 3: Total Occupied Dwellings 2001 - 2006
	Location 
	Total 2001
	Total 2006
	% Change 2001-2006

	BC
	1,534,335
	1,643,150
	7.1%

	Valemount Village
	470
	455
	-3.2%

	Slocan Arrow Lakes area
	4,015
	3,940
	-1.9%

	Trail area
	8,355
	8,240
	-1.4%

	Castlegar area
	5,320
	5,245
	-1.4%

	Revelstoke Area
	3,340
	3,365
	0.7%

	Sparwood Fernie area
	5,915
	5,985
	1.2%

	Kimberley Cranbrook area
	12,590
	12,795
	1.6%

	Creston  area 
	5,525
	5,680
	2.8%

	Golden area
	2,795
	2,885
	3.2%

	Grand Forks area
	3,760
	3,890
	3.5%

	 Nelson area
	7,030
	7,370
	4.8%

	Kettle Valley area
	1,515
	1,595
	5.3%

	Kaslo Area
	1,125
	1,200
	6.7%

	Windermere area
	4,170
	4,465
	7.1%

	Salmo Area
	1,075
	1,185
	10.2%

	CBT Boundary Area *
	67,000
	68,295
	1.9%

	*Except rural Valemount area
	
	


 Source: Statistics Canada
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Over the next 15 years, BC Stats projects a small but steady increase in population of just over 1% every 5 years.  Table 4 shows total population projections to 2021 for Local Health Areas in the region.  These LHA’s are based on areas that are in some cases different than the market areas we have used for the purpose or assembling Census and assessment data.  We were not able to provide consistent geographic areas for projection of population and of households as municipal projection information is not available to assemble to the market areas used in the study.  Mapping for Local Health areas is located on the BC Stats web site http://www.bcstats.gov.bc.ca/Regions/lcHlth.asp    

Projected population increase, although relatively small at 4% total over the study area over the next 15 years  will continue to create a demand for new dwellings, especially in the Windemere, Nelson, Golden, Kootenay Lake, Revelstoke and Grand Forks LHA’s.  These projections are based on past migration patterns which could also change as a result of “baby boomer” retirement.
[bookmark: _Toc231626757]Table 4: Population Forecast 2006 - 2021
	LHA
	2006
	2011
	2016
	2021
	% Change 2006 - 2021

	Slocan  Arrow Lakes
	4,831
	4,754
	4,754
	4,603
	-4.7%
	
	

	Kimberley
	8,282
	8,265
	8,120
	8,012
	-3.3%
	
	

	Trail
	19,569
	19,660
	19,485
	19,343
	-1.2%
	
	

	Creston
	12,435
	12,628
	12,554
	12,556
	1.0%
	
	

	Castlegar
	13,071
	13,241
	13,231
	13,245
	1.3%
	
	

	Cranbrook
	25,494
	25,465
	25,644
	25,945
	1.8%
	
	

	Fernie
	14,761
	14,895
	15,054
	15,150
	2.6%
	
	

	Kettle Valley
	3,653
	3,721
	3,746
	3,788
	3.7%
	
	

	Grand Forks
	9,081
	9,205
	9,311
	9,577
	5.5%
	
	

	Revelstoke
	8,265
	8,528
	8,727
	8,884
	7.5%
	
	

	Kootenay Lake
	3,789
	4,020
	4,020
	4,089
	7.9%
	
	

	Golden
	7,254
	7,670
	8,030
	8,030
	10.7%
	
	

	Nelson
	24,611
	25,318
	26,233
	27,340
	11.1%
	
	

	Windermere
	9,723
	9,961
	10,372
	10,895
	12.1%
	
	

	 Total
	164,819
	167,331
	169,281
	171,457
	4.0%
	
	


Source: BC Stats

In addition, the population will continue to age.  For example, between 2006 and 2016 the share of the population aged 0 to 17 years in the CBT region in projected to fall from 19.86% to 16.41%, while the share of the population aged 65+ is projected to increase from 14.86% to 19.25% of the overall population.  Although those changes seem relatively small, these  proportions represent a decline in population aged 0-17 of 4,954, and an increase in population aged 65+ of 8,095 by 2016 for the LHA’s within the CBT area noted in Table 4.  Further detail on population cohorts can be found in the Columbia Basin Trust State of the Basin Report. http://www.cbt.org/uploads/pdf/StateOfTheBasinReportNov7_2008FINAL.pdf  
[bookmark: _Toc231626758]Future Households

BC Stats also projects the formation of new households.  Household numbers forecast to 2021 for Local Health Areas are shown in Table 5.  Even though population is increasing at a rate of just under 1% per 5 years over the next 15 years, household numbers are projected to increase at a rate just under 3% every 5 years.   This rate of increase in households is larger than the rate of population increase and is a reflection of an aging population with fewer people in each household.  Based on the projected formation of new households between 2006 and 2016, the demand for new dwellings in the study area, not including Invermere, is approximately 5,719, or 380 per year in the Columbia Basin Boundary area.  The Windemere, Golden, Kettle Valley, Kootenay Lake and Nelson LHA’s are projected to have new household formation rates that are above the average for the study area. 
[bookmark: _Toc231626759]Table 5: Household Forecast 2006 - 2021
	LHA
	2006
	2011
	2016
	2021
	% Change 2006 - 2021

	Creston
	5,502
	5,567
	5,512
	5,557
	1.0%

	Trail
	8,670
	8,862
	8,939
	8,942
	3.1%

	Kimberley
	3,782
	3,911
	3,987
	4,002
	5.8%

	Slocan Arrow Lakes
	2,207
	2,279
	2,345
	2,359
	6.9%

	Fernie
	6,210
	6,360
	6,525
	6,758
	8.8%

	Cranbrook
	10,280
	10,596
	11,021
	11,315
	10.1%

	Castlegar
	5,499
	5,813
	6,072
	6,168
	12.2%

	Grand Forks
	3,709
	3,890
	4,076
	4,205
	13.4%

	Nelson
	10,916
	11,440
	12,080
	12,649
	15.9%

	Kootenay Lake
	1,750
	1,907
	2,013
	2,062
	17.8%

	Kettle Valley
	1,689
	1,822
	1,948
	2,005
	18.7%

	Golden
	3,028
	3,255
	3,465
	3,638
	20.1%

	Windermere
	3,938
	4,267
	4,715
	5,011
	27.2%

	Total
	43,081
	45,083
	47,200
	48,800
	13.3%


Source: BC Stats
[bookmark: _Toc231626760]The Construction Sector

The projected 8.6% increase in households in the CBT Boundary study area over the next 15 years will mean an increase in demand for new dwellings.  A review of building permit data (Table 6 below) shows significant residential building activity between 2001 and 2007.  This residential building activity represents approximately 75% of the value of all building permits over that period.  Overall, 56.5% of residential building permit activity has focussed on detached housing, or single family dwellings (S.F.D.).  Most of the row and apartment unit construction has occurred in resort type communities.
[bookmark: _Toc231626761]       Table 6:  Building Permits by Dwelling Type 2001 to 2007
	Area
	S.F.D.
	Row Unit
	Apartment Unit

	RDCK
	1,309
	4
	350

	RDKB
	640
	156
	770

	RDEK
	2,261
	297
	1,630

	Revelstoke/Golden
	151
	0
	145

	Total 
	4,361
	457
	2,895


Source: BC Stats
Construction has been a major driver of employment growth in the economy of the Kootenay Development Region (East and West Kootenay) over the last decade. (See Table 7 below)  Employment in construction in the Kootenay Development Region has grown by 4,400, more than doubling over that period.  At the peak in 2007, there were 9,200 construction jobs, 800 more than in the manufacturing sector, and 3,800 more than in the forestry, mining and oil and gas sectors combined. Construction employment dropped to 8,000 in 2008 and manufacturing employment dropped significantly to 4,600.  In 2006, construction represented 14% of all firms in the Kootenay Development Region.
[bookmark: _Toc231626762]Table 7: Employment in the Kootenay Development Region (East and West Kootenay)
	 Employment Classification
	1997
	2007
	2008

	Total employed, all industries ('000)
	65.3
	77.1
	71.5

	Construction 
	3.6
	9.2
	8.0

	Manufacturing 
	7.6
	8.4
	4.6

	Forestry, fishing, mining, oil and gas
	4.1 
	5.4 
	6.9


Source:  Stats
[bookmark: _Toc231626763]Census Dwelling Types

Based on Census data, the largest component of occupied housing stock in the study area is detached houses, or single family dwellings. (Table 8) Overall, 73.3% of all occupied dwellings are single detached.  A high proportion (38%) of all housing stock is located rural electoral areas and   in those rural Electoral Areas, the proportion of detached housing is 82%.  In urban areas, the proportion of detached housing is lower at 68.2%.  In comparison, only 49.2% of all dwellings in the province were single detached in 2006.  Most of the multi family and apartment units are located in urban areas, while 57.8% of all mobiles are located in rural electoral areas.   Full details at the municipal and electoral area level are located http://selkirk.ca/research/ric/housing-resources  Columbia Basin and Boundary Area Occupied Dwelling Types 2001 - 2006
[bookmark: _Toc231626764]Table 8: Census Dwelling Types CBT/Boundary (2006)
	Location 
	Detached House
	Multi Family
	Apartment
	Mobile
	Total 2006
	% Detached
House

	BC
	811,340
	163,685
	624,860
	43,265
	1,643,150
	49.4%

	Slocan Valley area
	3,580
	40
	70
	250
	3,940
	90.9%

	Kaslo Area
	1,070
	15
	40
	75
	1,200
	89.2%

	 Nelson area
	5,085
	375
	1,420
	490
	7,370
	69.0%

	Castlegar area
	4,095
	260
	405
	485
	5,245
	78.1%

	Salmo Area
	900
	15
	50
	220
	1,185
	75.9%

	Creston  area 
	4,495
	180
	455
	550
	5,680
	79.1%

	Trail area
	6,615
	345
	980
	300
	8,240
	80.3%

	Grand Forks area
	3,225
	260
	190
	215
	3,890
	82.9%

	Kettle Valley area
	1,375
	45
	60
	115
	1,595
	86.2%

	Sparwood Fernie area
	3,475
	480
	825
	1,205
	5,985
	58.1%

	Kimberley Cranbrook area
	7,920
	1,370
	1,715
	1,790
	12,795
	61.9%

	Windermere area
	3,510
	210
	365
	380
	4,465
	78.6%

	Golden area
	1,970
	160
	315
	440
	2,885
	68.3%

	Revelstoke Area
	2,470
	225
	520
	150
	3,365
	73.4%

	Valemount Village
	260
	5
	35
	155
	455
	57.1%

	CBT Boundary Area *
	50,045
	3,985
	7,445
	6,820
	68,295
	73.3%

	*Except rural Valemount area


Source: Statistics Canada
One consequence of this high proportion of single detached homes is a lack of choice in housing type in the study area.  That has implications for affordability as detached houses are usually more expensive that attached or multi level housing. 

Another consequence is that the density of development is much lower, which means higher servicing costs and more land consumption per unit.  Finally, as there are usually no municipal water or sewage treatment services in rural areas, sewage treatment and disposal and water supply has to be either communal or on site, rural areas currently have few alternate housing types to single detached, and have few future options as higher densities would mean expensive treatment systems.  

Rural areas do however have a higher proportion of mobile homes, especially in the Sparwood - Fernie (Elk Valley) region and in the Cranbrook Kimberley area.

As the census is a social survey and takes a view of housing from the perspective of residents, it is an incomplete inventory of housing stock.  A more complete inventory is available through the municipal assessment system as all properties are inventoried, including those owned by non-residents, and by multiple property owners.  Table 9 provides an inventory of residential property types based on 2008 assessment data.  Non-residency is defined on the basis that the mailing address for tax notification purposes is outside the relevant study area – for Table 9 that means any address outside of the Boundary (Grand Forks/Greenwood) area for example are considered non resident to that area.  Detailed data for Regional Districts, and local “market areas” as defined in Section 3(a) can be accessed at http://selkirk.ca/research/ric/housing-resources  Assessment Roll and Analysis Reports.

Of the developed residential property types in the study area (vacant titles are not included) single family dwellings represent 55.6% of all dwelling types, followed by developed acreages  of 2 acres or more (15.5%), Strata Condo (11.3%) and mobile homes (10.3%).  The combination of single family and acreage dwelling units, many of which would also be single family dwellings, represent 71.1% of the total inventory, very close to the census proportion of 73.3%.




1

[bookmark: _Toc231626765]Table 9: Number of Assessed Residential Properties by Type, 2008
	Area
	Boundary
	Trail
	Castlegar
	Salmo
	Creston
	Slocan Arrow Lakes
	Nelson
	Kaslo
	Golden
	Revelstoke
	Sparwood Fernie
	Cranbrook Kimberley
	Radium Windemere
	Valemount
	Total

	Mobile Manufactured
Home
	717
	320
	558
	201
	623
	231
	812
	79
	553
	595
	1,251
	1,239
	438
	261
	7,878

	Multi Family
	123
	596
	239
	14
	200
	17
	536
	25
	123
	190
	339
	719
	243
	14
	3,378

	Seasonal*
	797
	-
	-
	-
	-
	-
	-
	-
	25
	2
	276
	288
	722
	10
	2,120

	Single Family
	3,066
	6,294
	3,233
	578
	2,935
	1,217
	4,951
	813
	1,298
	2,063
	3,518
	8,375
	3,649
	340
	42,391

	Strata-Condo
	1,769
	350
	163
	-
	163
	31
	292
	30
	302
	94
	1,725
	1,374
	2,309
	-
	8,602

	Strata-Rental
	-
	-
	-
	-
	-
	-
	-
	-
	4
	-
	4
	25
	-
	-
	33

	Acreage- House
	1,222
	552
	895
	346
	1,608
	815
	1,895
	370
	670
	178
	505
	1,719
	520
	556
	11,851

	Total
	7,694
	8,112
	5,088
	1,139
	5,529
	2,531
	8,486
	1,317
	2,975
	3,122
	7,618
	13,739
	7,881
	1,181
	76,253


Data Source: BC Assessment/Landcor
*Note:  Seasonal properties normally have a commercial component, such as cottage rentals, and seasonal resorts.  They are included here as the distinction between seasonal uses and residential uses such as time share condominiums is relatively small.

The total difference in numbers and proportion between the assessment numbers and the census numbers is a reflection of the fact that recreational second home owner numbers are not included in the census.  Second homes that are rented are captured in the rental dwelling numbers in the census, but those that are used seasonally or occasionally for recreation or vacation purposes are not included in census data.   
The overall difference of 7,958 between census dwellings and assessed dwellings, plus those 2,120 dwellings that are specifically assessed as seasonal is one estimate of the number of second or recreational dwelling units in the Columbia Basin and Boundary region.  Those ownerships represent 13.2% of the total assessed inventory.

[bookmark: _Toc231626766]Housing Tenure Rental and Ownership

Although much of the attention about housing affordability has focussed on the significant increase in market values and the cost of home ownership, rental of accommodation is the primary method used by lower income households and by younger households trying to get into the housing market.  

In BC approximately 30% of all households are rental households.  In the study area, approximately 20% of all households are rental households (See Table 10 below.)  That difference may be a reflection of relatively low home prices in the study area in the past, and of a lack of inventory of options such as apartment buildings, and multifamily units that are a bigger part of housing inventory and rental market in more urban areas.  The Nelson Area has the highest proportion of rental households (28.0%) and the Boundary Area has the lowest (14.6%).  The Boundary and Slocan Arrow Lakes Areas also have the largest decline in the number of rental households between 2001 and 2006 of 30.7% and 27.3% respectively.

Full details on Census data related to rental households at the municipal and electoral area level are located at http://selkirk.ca/research/ric/housing-resources  Columbia Basin and Boundary Area Rental Households 2001 – 2006.  This data represents households that are using rental accommodations.  It does not represent an inventory of rental units.  CMHC provides an inventory (see link in the methodology section) of multi unit apartments and multifamily units, but there is no inventory of rooms or suites in homes, or single dwellings that are usually rented.
[bookmark: _Toc231626767]Table 10: Rental Households 2006
	
	Number of Rental Households
	% Rental of Total Households
	Change in Rental Households 2001-2006

	Boundary area
	800
	14.6%
	-30.7%

	Slocan Arrow Lake area
	665
	16.9%
	-27.3%

	Golden area
	640
	22.2%
	-17.4%

	Castlegar area
	935
	17.8%
	-13.0%

	Revelstoke City
	750
	24.3%
	-11.8%

	Sparwood Fernie area
	1,215
	20.3%
	-10.3%

	Radium Windermere area
	620
	16.8%
	-10.3%

	Kimberley Cranbrook area
	2960
	21.8%
	-9.6%

	Creston area
	1,085
	19.1%
	-6.9%

	Trail area
	1,610
	19.5%
	-5.8%

	Nelson area
	2065
	28.0%
	-3.3%

	Salmo Area
	230
	19.4%
	4.5%

	Kaslo area
	275
	22.9%
	17.0%

	Valemount Village
	120
	26.4%
	50.0%

	CBT Boundary area*
	13,970
	20.5%
	-10.3%

	BC
	493,995
	30.1%
	-3.6%


Source: Statistics Canada

The second observation about rental households in the region is that they have declined significantly more in the study area than in the province overall over that last census period.  Between 2001 and 2006, the number of rental households declined by 10.3% compared to the provincial average of 3.6%.  The Boundary, Slocan Arrow Lakes and Golden areas had a significant reduction in rental households.

There are several factors that lead to decline of rental units including an aging population with fewer new household formations.  Relatively low interest rates and attractive financing options combined with relatively strong economic conditions between 2001 and 2006 may also have encouraged more rental households to buy homes.  

Another factor affecting supply of rental units is that the Residential Tenancy Act and related regulations provide a buffer on rental increase for tenants.  In a real estate market with increasing property values, a lower rate of return on rental property investment relative to market options for property owners has resulted in limited the supply of new rental units, and encouraged the conversion of some multi-family and apartment rental buildings to strata condo market units.
[bookmark: _Toc231626768]Housing Tenure Resident, Non Residents

A second issue related to tenure is the increasing number of dwelling units that are owned as second units, especially for recreational use.  Second home ownership is a necessary component of tenure in order to provide rental units.  But, as the wealth of some in our society has increased, there has been an increase in the number of dwelling units owned for recreational use by the owners who do not use those units as their primary residence.  This type of ownership effectively reduces the number of units available to respond to local and regional housing demand, unless there is an equivalent increase in the supply of dwelling units.  Inadequate supply or a focus on supply for the second home market could result in an upward pressure on general real estate values.  There is no precise way of estimating the number of second home ownership.  To get an approximate number, the mailing address of owners was used to identify owners that had a permanent address outside of the area.  That approach does not include people living in the area who own more than one house.  It also does not distinguish between recreational uses and “investment” properties that could be part of the inventory of rented dwellings.

Table 11 below provides an estimate of non-resident ownership.  Table 11 includes all property titles – residential, commercial, industrial etc. not including government ownership. The area specific reports using assessment data provide a more detailed description of ownership by property type.  Detailed data for Regional Districts and local “market areas” as defined in Section 3(a) can be accessed at http://selkirk.ca/research/ric/housing-resources  Assessment Roll and Analysis Reports.

[bookmark: _Toc231626769]Table 11:  Property Ownership by Location of Owner  (not including Prov. BC) - 2008
	Area
	Boundary
	Trail
	Castlegar
	Salmo
	Creston
	Slocan Arrow Lakes
	Nelson
	Kaslo
	Golden
	Revelstoke
	Sparwood Fernie
	Kimberley Cranbrook
	Radium Windemere
	Valemount
	Total by Region

	Boundary
	8,007
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	8,007

	Trail
	-
	9,515
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	9,515

	Castlegar
	-
	-
	5,500
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	5,500

	 Salmo 
	-
	-
	-
	1,334
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	1,334

	 Creston 
	-
	-
	-
	-
	6,383
	-
	-
	-
	-
	-
	-
	-
	-
	-
	6,383

	Slocan Arrow Lakes
	-
	-
	-
	-
	-
	2,849
	-
	-
	-
	-
	-
	-
	-
	-
	2,849

	 Nelson 
	-
	-
	-
	-
	-
	-
	9,790
	-
	-
	-
	-
	-
	-
	-
	7,375

	 Kaslo 
	-
	-
	-
	-
	-
	-
	-
	2,069
	-
	-
	-
	-
	-
	-
	2,069

	Golden
	-
	-
	-
	-
	-
	-
	-
	-
	3,273
	-
	-
	-
	-
	-
	3,273

	Revelstoke
	-
	-
	-
	-
	-
	-
	-
	-
	-
	3,957
	-
	-
	-
	-
	3,957

	Sparwood Fernie
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	6,842
	-
	-
	-
	6,842

	Kimberly Cranbrook
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	14,355
	-
	-
	14,355

	Revelstoke
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	4,469
	-
	4,469

	Valemount
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	-
	1,915
	1,915

	Within the Region
	218
	15
	312
	197
	142
	152
	110
	216
	30
	10
	257
	208
	106
	-
	1,973

	 Mainland/SW BC
	1,569
	418
	510
	113
	269
	750
	471
	293
	160
	649
	376
	610
	440
	368
	6,996

	 Rest of BC 
	3,216
	580
	357
	211
	482
	572
	669
	335
	183
	463
	191
	375
	187
	105
	7,926

	 Alberta
	485
	208
	163
	150
	1,023
	452
	520
	859
	580
	345
	2,504
	1,938
	5,561
	440
	15,228

	 Rest of Canada
	279
	104
	35
	32
	137
	53
	136
	83
	126
	91
	255
	262
	284
	111
	1,988

	 Other 
	737
	202
	39
	38
	106
	182
	194
	183
	190
	129
	348
	233
	266
	71
	2,918

	Total Non Resident 
 (outside the Region)
	6,286
	1,512
	1,104
	544
	2,017
	2,009
	1,190
	1,753
	1,239
	1,677
	3,674
	3,418
	6,738
	1,095
	35,056

	Total 
	14,511
	11,042
	6,916
	2,075
	8,542
	5,010
	12,033
	4,038
	4,512
	5,644
	10,773
	17,981
	11,313
	3,010
	117,400

	% Non Resident
	43.4%
	13.7%
	16.0%
	26.2%
	23.6%
	40.1%
	9.9%
	43.4%
	27.5%
	29.7%
	34.2%
	19.0%
	59.6%
	36.4%
	29.9%



Approximately 30% of all titles were owned by residents who resided outside of the local market area and region within which the market area is located.  That proportion varies considerably across the region from a high of almost 60 % in Radium/Windemere and 43% in the Boundary and Kaslo areas, to 10% in the Nelson area and just over 14% in the Trail area, and 16% in the Castlegar area.  The main location of residence non-resident property owners in 2008 was Alberta (15,288) followed closely by all of British Columbia (14,922).  During the 2001 to 2008 period (refer to the detailed report) Alberta based ownership in the CBT Boundary area increased by 5,642 while BC non-resident ownership increased by 2,046.  In the Boundary region, the major increase was in BC non-residents (1,597) compared to Alberta (315).
[bookmark: _Toc231626770]Census Household Types

Demand for the type of housing is partially driven by the type of household.  The largest component of household type in the CBT Boundary area is couple households with no children (35.4%) followed by single person households (29.2%), couple households with children (23.2%) and “other” types (12.2%), the largest component of which is single parent families (9.0% of all households).  (Table 12)  As the population ages, the number of couple households with children is decreasing while the number of couple households without children and single person households is increasing.
[bookmark: _Toc231626771]Table 12: Census Household Types CBT/Boundary (2006)
	Area
	Couple No Children
	One person
	Couples With Children
	Other
	Lone parent families (1)
	Total Households

	Nelson Area
	2,080
	2,345
	1,700
	1,220
	790
	7,345

	Kaslo Area
	390
	395
	270
	125
	105
	1,180

	Slocan Valley area
	1,435
	1,250
	795
	475
	395
	3,955

	Revelstoke City
	980
	920
	810
	395
	280
	3,105

	Salmo Creston 
	2,785
	2,170
	1,190
	720
	635
	6,865

	Windermere area
	1,465
	925
	925
	380
	285
	3,695

	Boundary 
	2,150
	1,590
	1,075
	580
	440
	5,395

	Golden area
	840
	815
	830
	405
	210
	2,890

	Fernie area
	1,985
	1,670
	1,650
	645
	450
	5,950

	Kimberley Cranbrook 
	4,945
	3,561
	3,280
	1,745
	1,340
	13,531

	Castlegar area
	1,845
	1,425
	1,290
	690
	505
	5,250

	Trail area
	2,695
	2,630
	1,955
	940
	715
	8,220

	Valemount Village 
	155
	150
	120
	30
	30
	455

	Boundary area
	2,150
	1,590
	1,075
	580
	440
	5,395

	CBT/Boundary Area
	25,900
	21,436
	16,965
	8,930
	6,620
	73,231

	BC
	486,040
	460,580
	432,420
	264,105
	175,160
	1,643,145

	Single parent families are part of “other” households


Source: Statistics Canada

Seniors make up a disproportionate share of single person households – 35.7% in the Regional District of East Kootenay, 46.4% in the Regional District of Kootenay Boundary, and 37.4% in the Regional District of Central Kootenay.  Full details on housing types at the municipal and electoral area level are located at http://selkirk.ca/research/ric/housing_resources.html Household Types CBT Boundary 2006.
[bookmark: _Toc231626772]Census Dwelling Values and Household Incomes

As part of the 2001 and 2006 Census full survey (20%), respondents were asked to estimate the value of their dwelling.  Those values are reported as average values, and include all dwelling types, not just single family detached houses.  Similarly, respondents were asked to report household income in the previous tax year (2005).  That income could be generated by more than 1 household member. Table 13 provides a summary of dwelling values (2006) and household incomes (2005). A detailed table is located at http://selkirk.ca/research/ric/housing_resources.html - CBT Boundary Average Dwelling Value and Household Income 
[bookmark: _Toc231626773]Table 13: Census Average Dwelling Value 2006 and Average Household Income 2005
	Location

	Avg. Dwelling Value 2006
	Average Household Income 2005
	Avg. Dwelling Value 2006/
Avg. Household Income 2005

	Nelson Area
	$287,321
	$54,250
	5.3

	Kaslo Area
	$232,095
	$44,822
	5.2

	Slocan Valley area
	$227,801
	$44,804
	5.1

	Revelstoke City
	$258,426
	$50,331
	5.1

	Creston Area
	$238,575
	$46,490
	5.1

	Radium Windermere area
	$367,671
	$76,799
	4.8

	Boundary area
	$220,343
	$51,216
	4.3

	Golden area
	$247,875
	$58,134
	4.3

	Sparwood Fernie area
	$258,178
	$66,050
	3.9

	Kimberley Cranbrook
	$224,616
	$59,926
	3.7

	Salmo Area
	$146,789
	$41,065
	3.6

	Castlegar area
	$209,049
	$62,132
	3.4

	Trail area
	$169,976
	$59,560
	2.9

	Valemount Village
	$141,878
	$52,172
	2.7

	CBT
	$237,693
	$56,793
	4.2

	BC
	$418,703
	$67,675
	6.2


Source: Statistics Canada

For the study area, the average dwelling value is approximately 57% of the average provincial value and the average household income is approximately 84% of the provincial average.  On average, this region appears to be in an above average situation in terms of income compared to the price of dwelling units.  As this is pre tax income, and other cost of living variables are not included, overall advantages of the region are likely less than this simple comparison suggests.  

There is also considerable variation within the region.  The Nelson, Kaslo, Slocan Arrow Lakes and Revelstoke areas for example have relatively high dwelling value to household income ratios compared to the Trail and Castlegar areas.  What is apparent from this comparison is that the range of average dwelling values ($141,878 to $367,671) is significant, as is the range of 

average household incomes ($41,065 to $76,799).  Both household income and dwelling value need to be considered in developing an understanding of affordability challenges.  

A second view of values of units can be obtained through property assessment.  The basis for assessment of properties for taxation purposes is market value.  Although these assessment values are not true reflection of actual values in the real estate market, they are a reasonable estimate, and are useful in providing the relative differences in values between different residential types.
[bookmark: _Toc231626774]Table 14:  Average Assessed Value of Residential Properties by Location of Property and Type (Not including Prov. BC), Columbia Basin Trust and Boundary, 2008 ($’000)
	Area
	Boundary
	Trail
	Castlegar
	Salmo
	Creston
	Slocan Arrow Lakes
	Nelson
	Kaslo
	Golden
	Revelstoke
	Fernie Sparwood
	Kimberley Cranbrook
	Radium Windemere
	Valemount
	Total by Region

	Manuf Home
	106.1
	47.9
	76.9
	44.2
	60.1
	78.5
	99.5
	55.4
	55.1
	101.1
	79.8
	93.6
	124.4
	62.9
	83.9

	Multi-family
	466.3
	220.8
	277.5
	273.2
	275.9
	267.1
	397.5
	383.6
	398.3
	407.4
	277.0
	326.6
	690.2
	181.1
	345.4

	Seasonal
	413.8
	-
	-
	-
	-
	-
	-
	-
	86.9
	53.0
	548.5
	330.7
	545.7
	108.8
	459.6

	SFD
	258.7
	204.6
	245.0
	138.6
	224.5
	225.0
	352.4
	224.5
	309.8
	352.3
	321.7
	275.4
	503.1
	147.7
	289.7

	Strata Condo
	286.3
	255.1
	221.9
	-
	139.9
	354.8
	242.9
	219.4
	325.4
	226.5
	209.1
	185.6
	322.5
	-
	258.5

	Stratified Rental
	-
	-
	-
	-
	-
	-
	-
	-
	174.3
	-
	221.0
	133.5
	-
	-
	149.0

	Acreage Dwelling
	322.4
	308.7
	309.9
	218.0
	318.0
	321.7
	353.2
	314.3
	392.9
	619.8
	548.8
	463.2
	544.4
	216.1
	365.1

	Total
	280.3
	208.9
	238.8
	147.7
	236.6
	245.9
	327.5
	242.5
	284.1
	319.0
	277.6
	277.1
	441.4
	161.2
	283.7



Based on market Value assessment, the average value of residential properties in the study area was $283,700, with a range from $208,900 (Trail Area) to $441,400 (Windemere Area) (Table 14).  This overall average value is significantly higher than the 2006 census value of $237,693.  The difference is a reflection of the continued inflation in real estate values after 2006, and the fact that many higher value second homes are not included in the census average.

The least expensive homes were manufactured homes ($83,900), but this value would not include land costs for units that are on leased sites.  The most expensive were homes assessed as seasonal homes at $459,600.  Single family dwellings averaged $289,700 in value while acreage dwellings averaged $365,100.  

Detailed data for Regional Districts and local “market areas” as defined in Section 3(a) can be accessed at http://selkirk.ca/research/ric/housing-resources  Assessment Roll and Analysis Reports.

On average, multifamily homes have a higher average assessed value ($345,400) than single family dwellings.  This runs counter to the general assumption that higher density results in lower costs.  What seems to be happening is that the destination resort type development (e.g., Revelstoke, Radium), and new “adult – 55+” developments drive up the average price.  In most local areas, the average value of multifamily units exceeds the average value of single family dwellings.

Strata condo units are on average lower in market value than single family dwellings, but again, that is not consistent across all local areas.  In the Boundary  Area, the Greater Trail area, Arrow Lakes Slocan and Golden, strata condo values are on average more than single family dwellings.  

There is no obvious explanation for this in either the census or assessment data, but two factors may be affecting the price of these higher density units. These are newer units.  The building permit data shows relatively high proportions of multifamily and apartment development compared to the overall inventory.  Recent land and construction costs have been relatively high meaning market values would also have to be relatively high.  Also, these new developments are targeted to the recreational and “amenity migrant” market, which is generally looking for housing with higher value and amenity. 
[bookmark: _Toc231626775]Housing Affordability - 2006 Census
As noted previously, affordability of shelter is a determined by a combination of shelter cost and household income.  As part of the overall census, a determination of affordability of housing is made by establishing a threshold of 30% or more of household income spent on major payments (mortgage or rental) for shelter.  The assumption is that if 30% of household income is spent on shelter, remaining income would not be sufficient to support a reasonable quality of life.  This should be considered as an estimate or indicator, not an absolute measure in that there may be some households with high incomes who choose to spend more than 30% of household income on shelter, but still have sufficient residual income to maintain quality of life.  Also, the reference period for shelter cost data (gross rent for tenants, and owner's major payments for owners) is 2006, while household income is reported for the year 2005. For some households, the 2005 household income may represent income for only part of a year. Unemployment, respondent error, unreported incomes, and other similar issues mean that the reported number and proportion of households spending more that 30% on major payments is a high estimate. 

A summary by area is shown in Table 15.  A detailed table is located at http://selkirk.ca/research/ric/housing_resources.html - CBT and Boundary Area Affordability Detail.

The areas with the highest reported proportion of households spending more that 30% of household income on major payments for housing include Salmo, Kaslo, and Nelson.  In those areas, the proportion spending more than 30% of household income on major payments for housing is approximately the same as or higher than the provincial average.  The lowest proportions are in the Trail, Radium Windemere and Castlegar areas.  In the study area, there is a much higher proportion of rental households that pay 30% of household income on rental payments (40%) compared to all owners (16%).  However, approximately 1/3 of all owner households are mortgage free, so the proportion of households with mortgages that are paying more than 30% of household income on major payments in the study area would be approximately 1/3 higher than the overall owner average – or approximately 21%
[bookmark: _Toc231626776]Table 15:  Households Spending 30% or More on Major Payments for Housing
	Location 
	Total Households
	% Spending 
30% or more 
	Rental Spending 30% or more
	Owner Spending 30% or more

	Trail area
	8,200
	17.0%
	40.1%
	11.4%

	Radium Windermere area
	3,650
	17.1%
	31.5%
	14.2%

	Castlegar area
	5,215
	18.1%
	35.3%
	14.4%

	Sparwood Fernie area
	5,930
	18.5%
	35.4%
	14.2%

	Golden area
	2,850
	18.6%
	36.7%
	13.3%

	Grand Forks area 
	3,730
	19.8%
	40.5%
	16.2%

	Revelstoke City
	3,095
	19.9%
	32.7%
	15.8%

	Valemount Village
	450
	20.0%
	33.3%
	15.2%

	Creston  area
	5,530
	21.0%
	47.9%
	14.4%

	Kimberley Cranbrook area
	13,475
	21.6%
	42.6%
	15.7%

	Slocan Arrow Lake area
	3,880
	24.4%
	46.0%
	19.6%

	Kettle Valley Area
	1,525
	26.9%
	42.9%
	23.8%

	Nelson area
	7,290
	27.9%
	47.9%
	20.0%

	Kaslo Area
	1,185
	30.0%
	43.6%
	25.8%

	Salmo Area
	1,165
	31.3%
	42.9%
	27.7%

	CBT Boundary*
	67,170
	21.2%
	40.0%
	15.9%

	BC
	1,643,150
	28.4%
	42.9%
	22.1%

	*Except rural Valemount, Revelstoke areas
	
	
	


Source: Statistics Canada

One caution comparing between regions or with the province is that the household incomes are not the same.  Average household income in Salmo for example in 2005 was $41,065 compared to Nelson at $54,250.  Although the proportion paying over 30% in both areas was high, the amount remaining after paying for housing based on average household income would be quite different – approximately $31,600 in Salmo compared to $41,730 in Nelson.  As these income numbers are pre tax the household income difference as disposable income would be smaller but there would still be a significant difference.  

[bookmark: _Toc231626777]Household Types Spending 30% or More on Major Payments for Housing

In developing a response to affordability issues is important to understand what household types have affordability challenges.  The form (type of housing) of response for families with children for example would be different than for individual households.  Table 16 below provides a summary of household types that are spending more than 30% of household income on housing.  A detailed table is located at http://selkirk.ca/research/ric/housing_resources.html - CBT and Boundary Area Affordability Detail.
[bookmark: _Toc231626778]Table 16: Household Types Spending 30% or More on Major Payments for Housing - 2006 Census
	Area
	Total Households
	% Total Spending 30% or more
	% One Person Households of Total
	% Lone Parent Families of Total
	% Couples no Children of Total
	% Couple with Children of Total

	Trail area
	8,200
	17.0%
	52.7%
	16.8%
	14.0%
	11.8%

	Radium Windermere area
	3,650
	17.1%
	36.8%
	9.6%
	24.8%
	20.8%

	Castlegar area
	5,215
	18.1%
	50.3%
	10.6%
	15.9%
	16.4%

	Sparwood Fernie area
	5,930
	18.5%
	44.5%
	14.1%
	22.3%
	15.0%

	Golden area
	2,850
	18.6%
	49.1%
	6.6%
	10.4%
	20.8%

	Grand Forks area
	2,455
	21.4%
	46.7%
	19.0%
	24.8%
	10.5%

	Revelstoke City
	3,095
	19.9%
	39.0%
	13.8%
	19.5%
	21.1%

	Valemount Village
	450
	20.0%
	55.6%
	16.7%
	22.2%
	0.0%

	Creston  area 
	5,530
	21.0%
	48.3%
	11.2%
	22.4%
	15.1%

	Kimberley Cranbrook area
	13,475
	21.6%
	45.7%
	15.6%
	18.2%
	16.2%

	Slocan Arrow Lakes area
	3,880
	24.4%
	46.6%
	15.3%
	20.1%
	12.2%

	Kettle Valley area
	2,800
	22.3%
	47.2%
	8.8%
	26.4%
	9.6%

	Nelson Area
	7,290
	27.9%
	46.9%
	15.2%
	14.0%
	13.8%

	Kaslo  area
	1,185
	30.0%
	43.7%
	12.7%
	15.5%
	25.4%

	Salmo Area
	1,165
	31.3%
	39.7%
	17.8%
	23.3%
	12.3%

	CBT Boundary *
	67,170
	21.2%
	46.4%
	14.0%
	18.6%
	15.1%

	BC
	1,643,150
	28.4%
	40.8%
	12.1%
	14.9%
	21.6%


Source: Statistics Canada

The highest proportion of household types of total households in the study area spending more than 30% of household income on housing are single person households (46.4%) followed by couples without children (18.6%).  From a comparison of Table 12 and the detailed resource table, it appears that approximately 33% of all single person households and 31% of all single parent households are below the affordability threshold.  In comparison, approximately 13.5% of couple households with children and 11% of couple households without children fall below the affordability threshold.  One key reason for affordability issues in single person and single parent households is income.  Household income for single parent and single person households throughout the region is less than half that of couple households.  That lower income make access to housing in the current market a significant challenge.

Within the single person household category, the highest proportion of householders are 55 years or older.  This suggests that seniors housing would be an appropriate response to the greatest proportion of households spending more than 30% of household income on housing.
[bookmark: _Toc231626779]Table 17: Age of Single Person Households – 2006
	Location
	Number of 1 person households
	Proportion 55 Years plus

	RDCK
	7,065
	59.4%

	RDEK
	6,210
	54.4%

	RDKB
	4,210
	64.8%


Source: Statistics Canada
[bookmark: _Toc231626780]Summary

This overview provides a snap shot of housing and housing needs for the Columbia Basin Trust and Boundary area.  It is based on estimated market areas, and on 2006 Census and 2001 and 2008 assessment data.  For municipal level planning, the detailed data tables referred to and linked in this report will provide additional detail.  

In comparing tables, you will find differences in some totals for the same or similar variables.  Census Canada does not report actual numbers.  They round numbers up or down by increments of 5 or 10 to simplify and to protect confidentiality.  As a result, totals that have been created by adding local level numbers they often differ from the aggregate total reported by Census Canada. 

Census data is now dated by almost 3 years.  Housing prices continued to increase through 2007 and most of 2008, but the current economic downturn has affected both volume of sales, market values, and employment.  The result is that the ability of the data to reflect current needs may be questioned.

What is important in this overview is not the exact number, but the trend.  The number of households in need may have changed since 2006, but nothing in the economic changes that have occurred since 2006 have significantly affected the pattern of type of household in need. 

It is apparent that the greatest need for affordable housing both in terms of number and proportion of type of household is for single persons, and the greatest proportion of those are aged 55 or more.  Many of these seniors who are owners may be “over housed” and providing suitable and affordable options for them could put more housing in the marketplace for younger households employed in the region. 

The second most important need, not necessarily in terms of proportion of total need, but by proportion of household type is for single parents.  Addressing this need has the additional benefit of providing a better living environment for children.  That may have positive long term benefits.  

The response to these needs is unlikely to come from the private sector.  Current market values for land, services, materials and labour mean that building market rental or subsidized rental and realizing a return on investment based income generated in unlikely.  If these needs are to be addressed the solution is likely to come from community initiatives and organizations.  The following resources may be helpful to communities or organizations interested in developing housing.

Program Support:

CMHC 
BC Housing 
BC Non-Profit Housing Association
Co-op Housing Federation of BC

General background – Why is affordable housing important?

Home Truths:  Why the Housing System Matters to all Canadians
http://www.policyalternatives.ca/documents/National_Office_Pubs/hometruths.pdf

Policy approaches:

Local Government Guide to Market Housing Affordability 
http://www.housing.gov.bc.ca/housing/affordable/index.htm 

Planning for Housing: An Overview of Local Government Initiatives in BC                         http://www.housing.gov.bc.ca/housing/planhouse/2004/planning_for_housing_2004.pdf

Housing Options for Small Communities
http://www.realestatefoundation.com/publications/reports/housingoptions.pdf

Smart Growth BC Affordable Housing Policy
http://www.smartgrowth.bc.ca/downloads/affordable%20housing%20policy.pdf      

Affordable Housing Toolkit  http://www.smartgrowth.bc.ca/Portals/0/Downloads/SGBC_Affordable_Housing_Toolkit.pdf 

Needs assessment:

Planning for Current and Future Affordable Housing in the Columbia Basin http://www.cbt.org/Files/BCNonProfitSept2007.pdf 

Affordable Housing: Creating a Healthy Community - Smithers, BC 
http://www.landcentre.ca/infodtl.cfm?ID=1802

How Growth in the Recreation and Resort Property Market is Driving Change in the East Kootenay Region
http://www.communitytransition.org/resources/Resort%20Recreation%20&%20Change%20in%20EK.pdf 

Seniors Support Research
http://www.interiorhealth.ca/NR/rdonlyres/9BBA976D-D391-4E14-87CC-C6BEC4428459/4306/Sept2006SeniorsSupportResearchReport.pdf  (See seniors housing pg. 57)

Affordable Housing Documents and Libraries

BC Housing
http://www.bchousing.org/aboutus/publications/research  (lots of other good background and program information on this site)

The Land Centre
http://www.landcentre.ca/infolinkbasic.cfm?keyword=Affordable%20housing%20-%20British%20Columbia&subject=yes

Government of BC
http://www.housing.gov.bc.ca/housing/pubs.htm (also has link to current provincial policy)

Real Estate Foundation
http://www.communitytransition.org/weblibrary-search.php?keyword=housing 



[bookmark: _Toc231626781]Appendix A:  Maps of Local Areas
[bookmark: _Toc231626782]Map 1: Regional District of Central Kootenay
[bookmark: _Toc231626783]
Map 2:  Regional District of Kootenay Boundary 



[bookmark: _Toc231626784]Map 3:  Regional District of East Kootenay






[bookmark: _Toc231626785]Map 4:  Columbia Basin Trust Region
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