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EXECUTIVE SUMMARY 
EXECUTIVE SUMMARY 

This Housing Needs Assessment includes a summary of the research and consultation conducted by the 
research team. Through a combination of the evidence-based research (Appendix A) and stakeholder 
interviews (Appendix B), needs and gaps were identified along with an estimate of the backlog of units 
required to address the critical need, and finally, stakeholder suggestions and opportunities were 
identified.  

KEY FINDINGS 

The below, provides a summary of the findings of this report:  

• Several housing and social service non-profits are currently supporting the community need for 
emergency and transitional shelter. Still, housing options for youth who are transitioning out of 
care, and supportive recovery homes for people struggling with addictions and/or mental illness 
challenges are needed in the community. 

• A clear transition stream is needed in the District for individuals trying to move along the housing 
continuum (e.g. from shelter or transitional housing to permanent housing). This includes 
developing and expanding the continuum of care within the community. 

• There is simply not enough current supply for both independent social housing and affordable 
rental housing. Housing providers have several projects in pre-development which will address 
some of this backlog, but more supply will be required to fulfil the community need. 

• There is a great need for rent-geared-to-income rental housing for hospitality sector workers, 
affordable housing for young families (two or more bedrooms), and facilities and amenities for 
community members.  

• There is a need for purpose-built rental units in the District. 
• Policy and bylaw are needed to discourage and regulate short-term vacation rentals.  

UNIT BACKLOG (CRITICAL NEED) 

There is a critical need for 488 new affordable rental units and an affordable need of 720 households in 
the District. Based on the current housing situation in the District (i.e. 0% vacancy, 9% overcrowding, 7% 
of households requiring major repairs), the need for new affordable rental units is likely greater than 488.  

488 units represents an additional 7% to the total housing stock in Squamish. This likely will not affect 
vacancy due to the length of time the vacancy has been low. It is anticipated that there is a high adsorption 
rate in Squamish. 

SUGGESTIONS AND OPPORTUNITIES 

Through the development of this report, stakeholders were engaged and identified several opportunities 
for all sectors to support improvements in the housing situation in the District. These solutions ranged 
from strategic partnerships to increased density and diversification of housing options. Policy 
amendments were proposed as well as the creation of a single point of contact for housing within the 
District. Detailed suggestions and opportunities identified by stakeholders are within Appendix B: 
Stakeholder Consultation Report.
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Figure 1: Summary of Needs and Gaps along the Housing Continuum - Squamish 
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INTRODUCTION 
INTRODUCTION  

ABOUT THIS REPORT 

The District of Squamish (the District) engaged M’akola Development Services to complete a Community 
Housing Needs Assessment to inform the current housing situation in the District. The following report 
provides an overview of the current housing context in Squamish through the collection of evidence-based 
data and interviews with stakeholders in the community. Detailed reports of the data collected are 
available as Appendix A: Evidence-Based Research Report and Appendix B: Stakeholder Consultation 
Report.  

REGIONAL CONTEXT 

The District of Squamish is located along the Sea to 
Sky Highway between Vancouver and Whistler. The 
community is nestled at the edge of a Howe Sound 
and surrounded by coastal mountains. Well known 
for their world-class recreation and mountain 
lifestyle, the District of Squamish is home to 
approximately 20,000 residents.  

Coast Salish peoples have existed and occupied the 
incorporated municipal areas of the District since 
time immemorial. The District is located on the 
unceded core traditional territory of the 
Skwxwú7mesh Úxwumixw (Squamish Nation).  

In the early 1800s, European settlers focused 
farming activities in the Squamish Area. By the 1900s 
forestry and mining activities, as well as the deep-
water port at Howe Sound, were the focus of the 
area’s economy. Today, the region’s economy is 
focused on the service and hospitality sector and 
tourism continues to grow in the region. 

 

  

Figure 2: Map of District of Squamish 
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BACKGROUND INFORMATION 
BACKGROUND INFORMATION 

The data that supports this needs and gaps analysis was collected through secondary data collection and 
stakeholder interviews. Below is a summary of the research completed. A detailed analysis of both data 
sets is available as Appendix A: Evidence-Based Research Report and Appendix B: Stakeholder 
Consultation Report.  

EVIDENCE-BASED RESEARCH  

The following is a recap of key findings from the evidence-based research report, found in Appendix A. 

COMMUNITY PROFILE  

DEMOGRAPHIC ANALYSIS 

• Based on population trends over the past 15 years, the District population projections expect an 
annual growth of 2.4%, totalling a projected population of 29,575 by 2036.  

• The median age in the District continues to be amongst the lowest in the province at 37.6, with 
those aged 25-44 representing the largest cohort (34%). In addition, the fastest growing cohort in 
the District is those aged 65-74. 

• The District experiences a higher rate of migration than the provincial average, both internally 
and externally. This means that more people in the District have moved within the District, both 
from another address within, and outside of, the District within the last one year than the 
provincial average.   

ECONOMIC ANALYSIS 

• The District’s employment rate (69.1%) is higher than the provincial average (66.9%), and the five 
largest employment sectors in the District account for 55% of jobs. The top two employment 
sectors are: accommodation & food service (13%), construction (12%), health care and social 
assistance (11%), retail trade (11%), and professional and technical services (8%). 

• The median household income in the District was $75,827 in 2016. Alternatively, Median renter 
growth was not available for 2016; however, a projection based on the 2011 median renter 
household income in 2016 was $42,832. These are both higher than the provincial averages.  

• The five largest employers in the District include: Vancouver Coastal Health (400), School District 
48 (395), The District of Squamish (193), Sea to Sky Community Services (180), and Sea to Sky 
Gondola (170). 

• 65.3% of the workforce living in the District commutes within the District. This compares to 
Whistler (RM) at 90.4% and Vancouver (CY) at 67.8%. 

HOUSING NEED AND DEMAND 

CURRENT NEED ANALYSIS 

• Single detached houses comprise the majority (49.4%) of the housing stock in the District, with 
owner-occupied households most likely to occupy these units (91.6%). Alternatively, apartment  
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• buildings that have fewer than five storeys are the second most common housing unit (17.2%), 
with renter-occupied households most likely to occupy these units (67.5%).  

• The average household size is smaller for renters (2.2 people) than owner-households (2.8 people) 
and renters are more likely to occupy one-person households than owners. 

• The vacancy rate in the District is currently 0%, and has been less than 1% since 2015, meaning 
there are nearly no units available in the community. 

RENTAL HOUSING  

• Affordability  
Thirty-six percent (720) of renter households in the District are spending more than 30% of their 
before-tax income on rent and utilities, possibly putting them in core housing need. Meaning 36% 
of households need housing that is below market rates.  

• Suitability (overcrowding)  
Nine percent (185) of all renter households in the District live in overcrowded housing conditions. 

• Adequacy (repair standards)  
Of the 6,500 occupied private dwellings in the District, 7.1% (460) report that major repairs are 
needed to that dwelling.  

• Waitlist  
Many households are waiting for housing; there are currently 194 applicants on the Squamish 
Integrated Housing Solutions Group (SIHSG) waitlist.  

HOMEOWNERSHIP 

• Within the last three years the median housing prices have risen in value from $603,950 to 
$958,700. This is an increase of 58.8% from 2015 to 2017. 

SUPPLY ANALYSIS 

• Between 2017 – 2018, the following units were constructed in the District: 77 single detached 
houses, four semi-detached houses, 21 row houses, and 145 apartment units. Therefore, a total 
of 267 units have been constructed.  

• As of July 2018, the following units were under construction in the District: 21 single detached 
houses, 10 semi-detached houses, 29 row houses, and 276 apartment units. Therefore, a total of 
336 units were under construction. 

NEWLY ARISING NEED 

• In the District, there will be a demand for 116 new core housing units, 118 new missing-middle-
income units, and 322 market rental units in the next eight years.  

• As identified above, there has been a vacancy rate of less than 1% in the District since 2015 across 
all unit types indicating a critical need for more units.  

STAKEHOLDER CONSULTATION 

As part of the Community Housing Needs Assessment, a series of stakeholder interviews were conducted 
to gain an understanding of the housing situation in the District. A full copy of the Stakeholder 
Consultation Report is included as Appendix B to this report. The following section provides a high-level 
overview of some of the key findings of that report. 

SECTORS 
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Twenty stakeholders were interviewed during the stakeholder consultation period. Identified 
stakeholders represented four sectors of the community, described below:  

• Community Services and Institutions 
Representatives within this sector are members of non-profit societies with missions to serve 
vulnerable portions of the population of District or with housing mandates. Civic institutional 
stakeholders are also included within this sector including School District 48 and Coastal Health. 

• District of Squamish 
Representatives within this sector are stakeholders who are employed by the District. 
Stakeholders were representatives of the Community Planning and Economic Development 
divisions.  

• Squamish Nation  
Representatives within this sector includes Council members and administrators of the Squamish 
Nation.  

• Private Business Interests 
Representatives within this sector represented local business interest, employers and the market 
real estate sector.  

KEY THEMES 

Many themes were noted across all sectors interviewed. Below is a selection of key themes identified: 

• Land cost and availability 
Stakeholders identified that cost of land, construction and the availability of land were challenges 
to housing in District.  

• Demographic changes in the community  
Respondents noted a trend of change in community members. Discussion related to residents 
‘cashing out’ of the community through sale of their homes or moving to other locations. 
Respondents also noted that more people are moving into the community. 

• Tourism and workforce housing 
The emerging tourism industry was discussed at length, as well as the need for housing for 
workers. Respondents identified that recruitment and retention of employees often hinges on 
their ability to find adequate and affordable housing. Several respondents noted this as a major 
issue for businesses attracting all types of workers at a variety of wage scales.  

• Increasing number of people accessing Community Housing options 
Respondents noted that waitlists for housing in the community are growing as are the number of 
members who are being served by the community services sector. 

• Affordability of rental and ownership options in the District 
Respondents noted that rental rates and home purchase prices are increasing dramatically in the 
community. 

• Diversity of housing type 
Respondents raised the need for a diversity of housing types and tenures within the community. 
They also noted an emergence in the number of townhomes being developed in the community.  

• Need for intervention 
All respondents identified that the housing situation in the District is at the point where significant 
intervention is required to support existing residents. 

Details related to these themes are further detailed in Appendix B: Stakeholder Consultation Report. 
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HOUSING CONTINUUM 
HOUSING CONTINUUM 

HOUSING CONTINUUM  

The term “housing continuum” refers to the range of housing options generally available within the 
province. This includes three primary categories (shown in Figure 3): 

• Non-market, temporary housing  
This includes emergency shelters and transitional housing. Intended for tenants to live 
temporarily, while making the transition to more permanent housing. 

• Non-market, permanent housing  
Referring to more permanent, supportive housing for vulnerable populations, including seniors 
and people with mental illness.   

• Market, permanent housing  
This includes market rental, and home ownership  

Also contained in the housing continuum are economic indicators such as core housing need and missing 
middle housing. A household is considered to be in core housing need if acceptable local housing would 
cost 30% or more of its before-tax income, using the shelter-cost-to-income ratio (STIR).1 Missing middle 
housing refers more generally to affordable housing supply for middle income and working households. 

Figure 3: Housing Continuum 

 

CORE HOUSING NEED 

Core housing need is a concept that was developed by the Canada Mortgage and Housing Corporation 
(CMHC) to refer to households that fall below one or more of three determinants and are also not able to 
afford average market rent in their community. The determinants include: 

• Affordability; 
• Suitability (overcrowding); and/or 
• Adequacy (repair) standards. 

                                                           
1 CMHC, Core Housing Need Methodology  
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Within the District, households in core housing need have incomes at or below $22,195. This equates to 
an acceptable rental range of approximately $500 - $600 per month. Based on Census data, there are 
approximately 4,000 residents who have income levels within this affordability range.  

MISSING MIDDLE  

The missing middle refers to middle income earners who are being squeezed by the housing market. 
Missing middle housing types, which are often missing from the spectrum of housing options in a 
community, can include but are not limited to laneway housing and secondary suites in single-family 
homes, townhouses, and apartment multiplexes.  

Within the District, households who fall into the missing middle have incomes between $22,196 and 
$66,242. The top end of this rental range is approximately $1,500 - $1,800 per month. Based on census 
data, there are approximately 7,000 residents who have income levels within this affordability range.  
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CURRENT INITIATIVES 
CURRENT INITIATIVES 

CURRENT AFFORDABLE HOUSING PROVIDERS 

Within the District there are several non-profit societies that provide housing and housing supports. These 
societies are part of Squamish Integrated Housing Solutions Group (SIHSG), which is a collaborative 
solutions group created by the leaders of the non-profit housing societies in the District to explore options 
to coordinate efforts to address the housing crisis in the District. SIHSG is made up of representatives of 
Howe Sound Women’s Centre (HSWC), Squamish Helping Hands Society (SHHS), Sea to Sky Community 
Services (SSCS) and the Squamish Senior Citizens Society (SSCHS). Table 1 identifies the non-market 
component of the housing continuum and the number of units provided by the existing housing provider.                                                              

Table 1: Current Non-Market Housing Providers 
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POLICY CONTEXT: AFFORDABLE HOUSING  

The District has identified affordable housing as a key priority for the community. This is reflected by policy 
direction and initiatives undertaken by the District as well as the Squamish-Lillooet Regional District. A 
summary of key documents is identified below, 

REGIONAL GROWTH STRATEGY (SQUAMISH-LILLOOET REGIONAL DISTRICT)  

The SLRD’s Regional Growth Strategy identifies affordable housing as a regional issue, needing 
cooperative approaches and a common strategy that supports a range of affordable housing options 
across the region. The Regional Growth Strategy provides five strategic directions: 

• Establish a regional Affordable Housing Strategy that encourages innovation and alternative 
methods such as regional housing trust funds and partnerships with non-profit organizations. 

• Adopt policies and regulations that support residential intensification strategies such as 
secondary suites, flex-housing, infill housing, and density bonusing. 

• Encourage affordable housing self-help initiatives by community organizations such as community 
housing land trusts or locally controlled non-profits that acquire and hold land in perpetuity for 
the use of affordable housing.  

• Adopt financial tools that will assist in the delivery of accessible family housing such as cash-in-
lieu of social housing development, waiving development cost charges, property tax exemptions, 
and lands grants. 

• Adopt other strategies to increase the supply of affordable housing in perpetuity such as deed-
restricted price, resale control, and rent geared to income. 

• Encourage cooperation with community service groups and private developers to supply low-cost 
housing options for seniors. 

OFFICIAL COMMUNITY PLAN  

The District of Squamish adopted a new Official Community Plan (OCP) on June 5, 2018. A key policy 
consideration within the District’s OCP relates to the inclusion of diverse and affordable housing options 
within the community. Section 12 of the OCP identifies goals and policy objectives related to:  

• Providing a range and mix of housing for residents of all ages, incomes and abilities; 
• Providing accessible and age-friendly housing; 
• Creating complete, compact communities and livable neighbourhoods to densify the community, 
• Increasing the supply, availability and access to affordable housing units across the housing 

continuum; 
• Managing and preserve affordable housing units in perpetuity;  
• Providing adequate and affordable housing for the community’s workforce;  
• Providing alternatives to home ownership and expanding the inventory of rental units in the 

community; and, 
• Coordinating affordable and social housing initiatives to ensure that all residents’ needs, including 

those most disadvantages, are met over the next 20 years. 
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ZONING BYLAW  

Zoning bylaws are living regulations that the District updates periodically. The District continues to look 
at different ways to increase rental housing availability in the community and has updated the secondary 
suite zoning provisions in the zoning bylaw to allow for the installation of a secondary suite in a new or 
existing single unit dwelling or within an accessory building. The District has recently increased maximum 
allowable size limits for secondary suites to encourage infill opportunities. 

Through a proposed omnibus zoning bylaw amendment, the District is recommending amendments to 
the residential housing regulations of the zoning bylaw. The amendment bylaw proposes amendments to 
encourage densification and missing middle housing forms.  

Note: At time of report generation, the amendment bylaw had not yet been adopted. 

DEVELOPMENT COST CHARGES BYLAW 

The purpose of a Development Cost Charge (DCC) Bylaw is to ensure that development pays for the new 
infrastructure required because of growth. The District encourages affordable rental housing 
development by exempting DCC requirements for not-for-profit rental housing and affordable rental 
housing, subject to a housing agreement under Section 905.1 of the Local Government Act (Section 11). 
Further in 2016, the District removed accessory dwellings from the DCC Bylaw and no longer charges these 
amounts for suites and carriage homes. 

COMMUNITY AMENITY CONTRIBUTION POLICY 

In 2015, the District adopted interim Community Amenity Contribution (CAC) targets and allocations, 
which are intended to fill current policy voids while a more comprehensive CAC policy is finalized. The 
interim CAC policy outlines several community needs, including affordable housing, general amenities, 
and child care facilities, which community amenity contributions could support. Due to the priority need 
for affordable housing, the interim schedule targets a base allocation of 60% of collected CACs with up to 
75% affordable housing allocating for higher density multi-unit and mixed-use projects. Depending on the 
type of rezoning, the CACs are obtained either through site specific negotiation or density bonus zoning 
bylaw.  

The District is currently in the process of engaging Council and the Community regarding proposed 
changes to the CAC Policy. 

OFFICIAL COMMUNITY PLAN  

The District of Squamish adopted a new Official Community Plan (OCP) on June 5, 2018. A key policy 
consideration within the District’s OCP relates to the inclusion of diverse and affordable housing options 
within the community. Section 12 of the OCP identifies goals and policy objectives related to;  

• Providing a range and mix of housing for residents of all ages, incomes and abilities; 
• Providing accessible and age-friendly housing; 
• Creating complete, compact communities and livable neighbourhoods to densify the community; 
• Increasing the supply, availability and access to affordable housing units across the housing 

continuum; 
• Managing and preserve affordable housing units in perpetuity; 
• Providing adequate and affordable housing for the community’s workforce; 
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• Providing alternatives to home ownership and expanding the inventory of rental units in the 
community; and 

• Coordinating affordable and social housing initiatives to ensure that all residents’ needs, including 
those most disadvantages, are met over the next 20 years. 

REAL ESTATE AND FACILITIES STRATEGY  

In 2012, the District Council endorsed the Real Estate Principles which set out ten priorities for utilizing 
District-owned land. Although none of the guiding principles make direct reference to affordable housing, 
a few principles do impact the future use of municipal lands for affordable housing development: 

• Maximize revenue generation and job creation through portfolio management; 
• Secure acquisitions through rezoning first, if possible; and 
• Support community groups by providing District-owned land at a nominal fee. 

The District is currently preparing a Long Term Real Estate and Facility Strategy in 2017, which will in part 
address affordable housing issues. 

HOUSING TASK FORCE FINAL REPORT  

The Housing Task Force Final Report was prepared in 2016, with 12 actionable recommendations to 
address the housing needs of the community. These include: 

• Amend the current interim Community Amenity Contribution (CAC) Policy;  
• Creation of a housing stakeholder group;  
• Resource a dedicated full-time housing coordinator; 
• Identify lands for purpose-built non-profit affordable housing; 
• Supportive and social housing programs; 
• Aging in place/seniors housing; 
• Short term rental policy and enforcement; 
• Workforce housing policy; 
• Work with Canadian Mortgage and Housing Commission; 
• Cooperation with the Squamish Nation on housing programs; 
• Maintain market supply; 
• Revise regulations for secondary suites and accessory dwellings; and  
• Incentives/fee waivers for secondary suites and accessory dwellings. 
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NEEDS & GAPS BY HOUSING TYPE 
NEEDS & GAPS 
Based on the research conducted through a review of evidenced-based data (Appendix A) and 
stakeholder interviews (Appendix B) the following needs and gaps have been identified and presented by 
housing type. Figure 1, on page 8, provides a summary of gaps across the housing continuum. 

NON-MARKET, TEMPORARY 

EMERGENCY HOUSING & TRANSITIONAL SHELTER 

Figure 4: Housing Continuum - Emergency and Transitional Shelter 

 

NEED  

• The population cohort representing those aged 19 and under grew by 17% between the 2006 and 
2016 census. In the future, there will be a need for increased housing options and supports for 
this population. 

• People with mental illness and/or substance abuse issues have limited supports in the community 
especially related to housing. 

• Squamish has one of the highest proportions of homelessness in smaller communities in the 
province (11 homeless individuals per 1,000 residents).2 

CURRENT EFFORTS 

HSWC operates seven units of transition housing and is currently exploring a new mixed-unit project. 
SHHS currently operates 35 emergency shelter beds, including 15 extreme weather beds. They are also in 
the development phase of the Under One Roof project, a 64-unit affordable housing project consisting of 
25 shelter beds.  

GAPS 

• There is an extreme lack of affordable housing for singles, resulting in an increased reliance on 
emergency and transitional units for those seeking permanent residences.   

• Increased support for community organizations to provide additional safe, affordable shelter and 
transitional units in the District, especially for single income families, and women fleeing violence. 

                                                           
2 BCNPHA, Affordable Housing Plan  
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SUPPORTIVE HOUSING 

Figure 5: Housing Continuum - Supportive Housing 

 

NEED  

• SSCS’ Riverstone building currently has a significant waitlist. It was stated that prospective 
residents are waiting for two to three years, on average. 

• There are few options for independent seniors housing in the community. 
• Independent social housing providers are constantly receiving applications for housing. 

CURRENT EFFORTS 

Sea to Sky Community Services (SSCS) operates four units of supportive housing at Newport House, 
Squamish Helping Hands Society (SHHS) also operates 4 units of supportive housing. Howe Sound 
Women’s Centre (HSWC), SSCS and Squamish Senior Citizens Home Society (SSCHS) provide independent 
social housing. There is a total of 134 units in the community, 50 of which are for seniors. The greatest 
number of supportive housing units in the community are provided by Vancouver Coastal Health and are 
predominantly assisted living units. Independent social housing units are in demand in the community 
and providers noted there is very littler turnover of the units. As a result, there are long waitlists that, in 
some cases, have prospective tenants waiting up to three years for housing.  

GAPS 

• Due to the large number of youth in the community, housing options for young adults, and youth 
who are transitioning out of care, are needed in the community. 

• People struggling with addictions need supportive housing in the community. Supportive 
recovery homes with 30-day programs could be considered for addition to the housing inventory.  

• Semi-independent or supportive housing for people with mental health and additions issues or 
developmental delays would be beneficial in the community and would support a segment of the 
population who is not fully supported through existing housing options.   
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NON-MARKET, PERMANENT  

INDEPENDENT SOCIAL HOUSING 

Figure 6: Housing Continuum - Independent Social Housing 

 

NEED  

• SSCS’ Riverstone building currently has a significant waitlist. It was stated that prospective 
residents are waiting for two to three years, on average. 

• In the past 10 years, the waitlist for seniors housing has grown from 40 to 165 people. In many 
cases, people stay on the waitlist for up to 10 years.  

• Independent social housing providers are constantly receiving applications for housing. 

CURRENT EFFORTS 

HSWC, SSCS and SSCHS provide independent social housing. Currently, there is a total of 134 units in the 
community, 50 of which are for seniors. The independent social housing units are in demand in the 
community and providers noted that there is very littler turnover of the units and that as a result there 
are long waitlists which in some cases have prospective tenants waiting up to three years for housing. 
SSCHS is currently developing a 232-unit affordable housing project for seniors, which will address some 
of this need. 

GAPS 

• Transition stream for individuals trying to move along the housing continuum. There is not 
enough supply to allow for individuals to move along the continuum. 

• Increase the number of independent social housing units to support members of the community 
who are moving through the housing continuum. There is not enough supply currently. Housing 
providers have several projects in pre-development that will address some of this need. 

• Develop and expand the continuum of care within the community.  
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AFFORDABLE RENTAL HOUSING 

Figure 7: Housing Continuum - Affordable Rental Housing 

 

NEED  

• The District is a rapidly growing community (14% between 2011 and 2016 census) with a young 
population (median age is 37.6). 

• Average housing rental rates for one- and two-bedroom units have increased by over 30% since 
2015. 

• The largest private sector employers in the District are within the tourism and hospitality industry, 
including Sea to Sky Gondola and Howe Sound Inn & Brewing. 

• The vacancy rate within the District is 0.3% and has been below 1% since 2015. 
• Young people are struggling to find affordable housing to remain in the community. 

CURRENT EFFORTS 

SSCS operates 82 units of affordable rental housing through the Centrepoint development. The District is 
in the process of developing 80 units of affordable rental housing on Buckley Avenue. While the unit 
numbers quoted above represent affordable housing projects (both developed with government 
financing), anecdotal evidence suggests that there are likely private homeowners renting units below 
market rates.  

The District has prioritized policy development regarding affordable housing. This includes the 
development of an affordable housing framework. Current initiatives include the development of a 
Squamish Housing Organization, as well as the development of a comprehensive affordability policy and 
a perpetually affordable policy.  

GAPS 

• Rent-geared-to-income (RGI) rental housing for hospitality sector workers. 
• Affordable housing for young families including units with two or more bedrooms. 
• Facilities and amenities for community members. 
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MARKET, PERMANENT 

MARKET RENTAL  

Figure 8: Housing Continuum - Market Rental Housing 

 

NEED  

• The vacancy rate in the District is 0.3% currently. This rate has been below 1% since 2015. 
• The population increased by 14% between the 2011 and 2016 census. 
• Employers are struggling to recruit employees, with housing availability and affordability cited as 

a significant reason. 
• People who own private rentals have commented that they receive more interest and units are 

vacant for much less time than they were historically.  
• Market rental buildings have been sold and the units removed from the rental market, creating 

more need. 
• There are over 300 units listed as short-term vacation rentals online. These units range from 

rooms in houses to full home rentals 

CURRENT EFFORTS 

The District has developed policy related to increasing housing stock and densification in existing areas. 
The secondary suite policy is an example of a policy initiative to encourage densification within existing 
neighbourhoods. The policy allows for secondary suites in existing single unit dwelling or within an 
accessory building. The District has also increased maximum allowable size limits for secondary suites to 
encourage infill opportunities. 

GAPS 

• There are not many purpose-built rental units in the District. 
• Market rental units are being taken off the long-term housing market and put on the short-term 

vacation rental market. 
• Lack of policy directive and regulation to discourage short-term vacation rentals.  
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AFFORDABLE HOME OWNERSHIP 

Figure 9: Housing Continuum - Affordable Ownership 

 

NEED  

• Young people and young families without existing equity are challenged to buy housing in 
Squamish. 

• There has been a rapid escalation of housing value in the last three years. Housing assessments 
increased by up to 40%. 

CURRENT EFFORTS 

Bracken Heights Community Co-op and Westway are two examples of co-op housing in the District. While 
these models may not be a typical price restricted affordable home ownership model, they do provide for 
more affordable housing options in the District.  

GAPS 

• There are a lack of options and opportunities for affordable home ownership. 
• A housing model which enables a restricted home ownership market for locals entering the 

market. 
• Missing middle housing forms include duplexes, triplexes and four-plexes, courtyard apartments, 

bungalows, townhomes, multi-family units and live/work units. Diversification of housing options 
could allow for more affordable options for home ownership in the community. 
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MARKET OWNERSHIP  

Figure 10: Housing Continuum - Market Ownership 

 

NEED  

• First-time homebuyers and people without existing equity are struggling to be able to afford to 
purchase a home in the District. 

• Young families were identified as groups most challenged within the market component of the 
housing continuum. Housing with adequate space and affordable rates is needed for this tenant 
group. 

• Median home prices in the District have increase 58% since 2015. 

CURRENT EFFORTS 

Through stakeholder consultation, it was evident that a significant number of market housing 
developments have been proposed or are pursuing municipal approvals. Some key developments 
included the Cheekeye Fan Development, which would create 1,215 units within all phases (with a range 
of housing types).  

GAPS 

• Recent development shows a large number of new townhomes and single detached dwellings. 
Other missing middle forms of housing including, triplex, four-plex, and live/work units could 
support different populations with homeownership. 

• Homes on larger lots were raised as a desire from community members as a market housing 
option. 

• As homes which are aimed to attract young families are being developed, the School District 
should be continuously involved.  
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OTHER CONSIDERATIONS 

WORKFORCE AND TEMPORARY WORKER HOUSING  

NEED  

• There are over 300 units listed as short-term vacation rentals online. These units range from 
rooms in houses to full home rentals. 

• Sales and services is the largest sector of employment in the community, representing 26% of the 
workforce. In addition, with tourism becoming a larger sector of the population, a seasonal 
workforce is emerging. 

• Employers are renting units to ensure that their seasonal employees have housing. These units 
are remaining predominantly vacant the rest of the year. 

• Private businesses cited housing as one of the greatest challenges to doing business in the District.  
• Hours of operations are limited at some businesses due to an inability to hire employees due to a 

lack of housing. 
• Short-term vacation rentals are removing stock from the rental market and are not affordable for 

seasonal workers. 

CURRENT EFFORTS 

Employers are privately accommodating their workforce housing needs. Several employers in the 
community are renting homes and units to house employees. This is being done for both permanent and 
seasonal employees.  

GAPS 

• Policies and/or zoning to support housing (both rental and ownership) for Squamish 
employees.  

• Options for temporary and seasonal workers, as the tourism industry grows, the need for this 
type of housing will also grow. 

• Create an employee-restricted rental pool and allow employers to ‘reserve’ a percentage of 
units for their employees specifically. This would assist employers in attracted employees to 
Squamish and support community members both living and working in the District. 



Page 27 of 32 
 

CURRENT BACKLOG 

CORE HOUSING NEED 

BC Non-Profit Housing Association (BCNPHA) has projected the supply backlog required to house that 
portion of the population experiencing core housing need. The supply backlog is based on the number of 
renters who are experiencing more than one of the determinants of core housing need (e.g. living in 
unaffordable and overcrowded conditions). It is estimated that this represents 20% of the number of 
renters in core housing need. As such, it is estimated that as of 2016, 104 core housing units were required 
in the District. 

MISSING MIDDLE 

Similarly to core housing need, BCNPHA has projected the supply backlog required to house that potion 
of the population within the missing middle. The supply backlog is based on the number of renters who 
are experiencing more than one of the determinants of core housing need (e.g. living in unaffordable and 
overcrowded conditions). It is estimated that this represents 16% of the number of renters in the missing 
middle. As such, it is estimated that as of 2016, 97 missing middle units were required in the District. 

FUTURE DEMAND 

BCNPHA projects the same supply indicator forward identifying the number of units that will be required 
for those in core housing need moving forward based on population projections. BCNPHA projections are 
based on Regional District data; as such, in order to be as relevant as possible for the District, 46.6% of 
the total (the current percentage of the Regional District that Squamish represents) was used. Figure 11 
below projects such data for the District.  

Figure 11: Housing Supply Required 
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CURRENT UNITS NEEDED (CRITICAL NEED) 
 

Current Critical Need (Required Units) 

 Rental Units 

Supply Backlog  252 

Local Waitlist 194 

Critical Supply Needed 446  
  

Anticipated (Critical) Non-Market Supply – Approved Units (141) 

Total Current Critical Need 305 

 

Future Critical Need – Non-Market 

Total Current Backlog 305 

Future Critical Need 183 

Total Critical Need  488   

AFFORDABLE NEED – NON-MARKET 

Since 720 renter households are in core housing need, these households represent the affordable need 
in the District. While the 720 renter households do not represent the number of units required to be 
built, it does highlight the need for more affordable options in the community. As affordable housing 
supply is increased, pressure will be relieved throughout the entire housing continuum. A clear gap 
related to affordability cannot be identified and added to the current critical need due to data collection 
methodology and the data’s identification as a complex economic condition. 

TOTAL NEED 

There is a critical need for 488 new affordable rental units and an affordable need of 720 households in 
the District. Based on the current housing situation in the District (i.e. 0% vacancy, 9% overcrowding, 7% 
of households requiring major repairs), the need for new affordable rental units is likely greater than 
488.  

488 units represents an additional 7% to the total housing stock in Squamish. This likely will not affect 
vacancy due to the length of time the vacancy has been low. It is anticipated that there is a high 
adsorption rate in Squamish.  

ASSUMPTIONS AND LIMITATION:  

• Not all units required are required to be newly constructed supply, as when new units (rental or 
non-rental) come on line, they impact the supply and therefore the affordability of other units 
across the continuum.  



Page 29 of 32 
 

• Critical Need is the current supply required today based on BCNPHA data and local building and 
waitlist data. These households are both spending more than 30% of their income and are in 
unsuitable or inadequate housing.  

• Affordable need is the number of households which are spending more than 30% of income on 
housing, however are not in unsuitable or inadequate housing.  

• Anticipated Supply are units which are approved or under construction 
• For Current Critical Supply Needed for market units, it was assumed that the critical non-market 

component of the rental market represented 36% (per the % of renters overspending noted on 
page 9 on the Housing Assessment)  

• Affordable Need Proposed Units include proposed purpose-built rental housing (both rent 
restricted and non-rent restricted) 

• The information above is based on a number of external data sources which was not collected 
by the researchers. The numbers provided above are considered an estimate based on these 
data sources.  

• Future Critical Need in based on BCNPHA projection of rental housing demand and core housing 
need to 2026.  
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NEXT STEPS 
NEXT STEPS AND RECOMMENDATIONS  

FUNDING OPPORTUNITIES  
There are several funding options currently available for consideration regarding affordable housing 
development. BC Housing has recently issued a Request for Proposal (RFP), CMHC has recently launched 
the National Housing Co-Investment Fund, and private financing may be an option if a portion of the 
development is designated as market rate units. 

BUILDING BC: COMMUNITY HOUSING FUND  

The below list identifies key information about the RFP requirements and submission: 
• Closes September 17, 2018. 
• BC Housing Request for Proposals for new rental housing units is open. 
• Target is families and seniors – not necessarily the target group for this project. 
• Capital grants of $100,000/unit are available. 
• Remainder of project cost either financed through BC Housing if supported by cash flow, or 

equity contributions are expected. 
• No supportive housing; SAFER and RAP clients not eligible. 
• “Limited operating subsidy” is available. 
• Rent mix is prescriptive: 

o 30% of units at affordable rate;  
o 50% of units at an RGI calculation based on 70% of BC Housing’s Housing Income Limits 

(HILs);  
o 20% of units at shelter component of income assistance; and, 
o Income testing required. 

• 60-year operating agreement; 35-year mortgage. 
• BC Housing Design Guidelines. 

NATIONAL HOUSING CO-INVESTMENT FUND 
• Rolling applications. 
• Requires a “co-investment” from another government body: land donation counts, 

Development Cost Charge waivers count, speed up municipal approvals count. The co-
investment needs to be secured (i.e. in hand) before submit application. 

• Up to 40% of eligible costs can by covered by a contribution. 
• Up to 95% of eligible costs can by covered by a loan. 
• Needs to be between six and 12 months from shovel ready. 
• Minimum requirements: 

o Affordability: 30% of units must be less than 80% of the median market rent (based on 
CMHC survey); 

o Energy efficiency: projects must decrease energy consumption and GHG emissions by 
25% compared to 2015 building code (testing required); 

o Accessibility: 20% of units accessible; common areas barrier free; and, 
o Financially viable without ongoing subsidy from any source. 

• Projects will score higher if they: 
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o Exceed the above minimum requirements; 
o Are close to amenities and community supports; and, 
o Target groups that are a priority for the federal government, including people with 

physical or mental disabilities. 
• Rolling application: applications are held for 60 days, compared against other projects that came 

in during that window.  

PRIVATE FINANCING 

• If neither of the above options meet an affordable housing proposal, private financing could be 
pursued.  

• Required information will include: terms, rates, amortization period, debt coverage ratio, etc. 

There are other financial supports available for pre-development work, including grants and loans from 
CMHC (seed funding) and small loans from CMHC or Vancity.  

PARTNERSHIP OPPORTUNITIES 

COMMUNITY SERVICE PROVIDERS 

Within the SIHSG Report dated December 2013, an action item is to work with the District and Council 
regarding affordable housing options for the community. The community services sector has a strong 
presence in the District and a level of understanding and experience of the housing situation in the 
community that is incredibly valuable.  

Partnerships with these service providers is a key part of addressing affordability and filling the housing 
gaps in the District.  

PRIVATE DEVELOPERS 

There is great need across the housing continuum for units so that individuals can move through the 
continuum in adequate and affordable options. Through policy development such as the Community 
Amenity Contribution policy, private development could be a partner as well as through development of 
amenities and affordable units.  

SQUAMISH NATION  

Stakeholders within Squamish Nation were interviewed in the Stakeholder Consultation phase of report 
development (see Appendix B: Stakeholder Consultation Report). Squamish Nation is facing similar 
housing issues as the District. A combined and coordinated approach to housing would be useful for both 
groups.  

COORDINATED SYSTEM FOR TRANSITIONING THROUGH THE HOUSING CONTINUUM  

A key gap identified through the analysis related to the need for units along the Housing Continuum to 
allow individuals to move along to other housing options. It was also evident that a system or body should 
be created to assist in tenant placement. This would include identification of how each applicant can be 
best housed, where on the continuum they should be housed and where in Squamish they best fit 
(including supports). 
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INTRODUCTION 
INTRODUCTION  

ABOUT THIS REPORT 

In April 2018, the District of Squamish (The District) commissioned M’akola Development Services to 
complete a community housing needs assessment. Appendix A: District of Squamish Evidence-Based 
Research Report (Appendix A), is one of three deliverables contained in the District of Squamish 
Community Housing Needs Assessment. It includes statistical indicators that informed the development 
of the Community Housing Needs Assessment. Key indicators included in this appendix are: 

• Community Profile 
• Demography 
• Economy  
• Non-Market, Temporary Housing 
• Non-Market, Permanent Housing 
• Market, Permanent Housing 

In this report, information has been compiled from several key sources through either qualitative methods 
or secondary source data analysis. 

Table 1: Data Sources 

                                                           

1 BCNPHA’s data is adapted from Statistics Canada’s 2011 Census and National Household Survey (NHS).  

Source Data 
Statistics Canada • Income 

• Housing stock and conditions  
• Household size and composition 
• Age distribution  
• Migration 

BC Non-profit Housing 
Association Rental Housing 
Index1 

• Renter income 
• Rental stock and conditions  
• Core housing need 
• Labour force and employment 

Canada Mortgage and Housing 
Corporation 

• Private market rental rates 
• Vacancy rates 
• Construction starts 

District of Squamish 
 

• Building Permits  
• Community Profile Information  
• Development Showcase 

Squamish Integrated Housing 
Solutions Group 

• Affordable housing program information (interview and 
secondary data) 

Real Estate Board of Vancouver • Housing Prices 
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BUILDING OFF THE DISTRICT OF SQUAMISH’S WORK TO DATE  

The District has been actively working on housing issues for over a decade. Of note are a few research 
reports, endorsed by Council: 

• Squamish Affordable Housing Strategy (September 2005) 
• An Affordable Housing Framework for Squamish (December 2013) 

ASSUMPTIONS  

• For the purposes of this study, the primary geographic indicator used for the District is the census 
agglomeration (CA) as provided by Statistics Canada. A census agglomeration is formed by one or 
more adjacent municipalities centred on a population centre (or core).  

• The population trend – average annual percentage change was calculated using growth rates 
determined by the Squamish-Lillooet Regional District medium growth scenario of 2.7% 
compounded every five years.  

• For the purposes of this study, the median household income is the median after-tax income of 
households in 2016, as defined by Statistics Canada using the 2016 census. To determine the 
median renter income in 2016, the median renter income in 2011 was projected to 2016 using 
the growth rate of the median after-tax income during that same period of 19.3%.   

• The supply backlog is based on the number of renters who are experiencing more than one of the 
determinants of core housing need (e.g. living in unaffordable and overcrowded conditions), as 
per BCNPHA’s Affordable Housing Plan.   

LIMITATIONS 

• Canadian Mortgage and Housing Corporation (CMHC) rental information for the District is quite 
limited, specifically regarding average rents. To supplement rental rate data, a point in time 
market rental scan was completed in July 2018. The rental rates are based on listings as 
followed: one bachelor unit, 12 one-bedrooms, six two-bedrooms, and 11 three-bedroom+ 
units.  

• Certain data sets included in this report were only available for the Squamish-Lillooet Regional 
District (the Region). For these data sets, information appropriate to the District was identified 
using a ratio based on the current population of 46.6% being the portion of the regional 
population contained within the District.2 Further, where data is noted with “**,” the data was 
supressed to protect confidentiality, or the data was not statistically reliable and is therefore not 
included.  

  

                                                           

2 Stats Canada, 2016 Census 
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COMMUNITY PROFILE 
COMMUNITY PROFILE 

The community profile will provide a geographic, demographic, and economic context of Squamish.  

ABOUT SQUAMISH 

Nestled between Vancouver and Whistler, Squamish is 
known around the world for its culture, recreation, 
and mountain lifestyle. It is among the top 25 fastest 
growing municipalities within the province with at 
least 5,000 people outside of a metropolitan area.3 
The city offers a wide range of amenities, including 
several recreational activities and a diverse arts and 
culture scene. The District is located within the 
Squamish-Lillooet Regional District (the Region), 
which has a total population of 42,665. 

SQUAMISH NATION 

Squamish Nation traditional territory includes some of 
the present-day cities of Vancouver, Burnaby and New 
Westminster, all the cities of North Vancouver and 
West Vancouver, Port Moody and all of the District of 
Squamish and the Municipality of Whistler. The total 
area of Squamish Nation Traditional Territory is 6,732 
square kilometers (673,200 hectares). The Nation 
consists of 23 villages encompassing 28.28 square 
kilometers (2,828 hectares). These parcels of land are 
scattered from Vancouver to Gibson’s Landing to the area north of Howe Sound.4 

  

                                                           

3 District of Squamish Website - https://squamish.ca/discover-squamish/about-squamish/ 
4 Squamish Nation – Land Use 

Figure 1: Map of District of Squamish 

Source: CMHC, Housing Information Portal, Squamish (CA) 
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DEMOGRAPHIC CONTEXT 

POPULATION 

According to Statistics Canada, the total population for the District (CA) was 19,893 in 2016, which is a 
13.2% increase from 2011.5 This was over double the provincial growth rate of 5.6%. The population 
trends since 2001 shows an increasing population with an average growth of 2.5% per year, as shown in 
Table 2.  

Table 2: Population Trend in the District 

Based on population trends over the past 15 years and the Squamish-Lillooet Regional District (SLRD) 
medium growth projections for the region, the District population projections expect an annual growth 
of 2.7% annually moving forward, which is used to project a total projected population of 33,011 by 2036. 
This reflects a growth of 13,118 people in the next 20 years.  

Table 3: Population Projections based on Past Population Trend 

Year 2016 2021 2026 2031 2036 

Total Population of 
District of Squamish 

(CA) 
19,893 22,578 25,626 29,085 33,011 

 

  

                                                           

5 StatsCan, 2016 Census 

Year 2001 2006 2011 2016 

% Annual 
Population 

Change 
(2001-2016) 

Total Population in 
the District of 
Squamish (Annual % 
Change) 

14,435 15,256 (1.1%) 17,479 (2.9%) 19,893 (2.8%) 2.5% 
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AGE DISTRIBUTION 

The median age of residents in the District is 37.6, which is younger than the median provincial age of 43. 
In addition, those aged zero to 14 in the District made up 19.7% of the total population, which is also 
higher than the provincial average of 14.9% for the same demographic cohort. Figure 2 demonstrates the 
age distribution in the District.  

Figure 2: Age Distribution 

 
Source: Statistics Canada, 2016 

Consistent with British Columbia, between 2006 and 2016, every portion of the population of the District 
grew. Figure 3 below identifies the population change in District between 2006 and 2016 and compares 
the percent growth in the District to that of the province. While the greatest percent increase in the 
District was those aged 85 and over (46%) and 65 to 74 (43%), this trend was consistent with the provincial 
trends.  

The greatest difference between growth in the District and in the Province is in the age group of zero to 
four, where the population in the District grew by 32% compared to the province by 8%.   

Figure 3: Age Characteristic Trends (2006 - 2016) 

 
Source: Statistics Canada, 2006, 2011, 2016 
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MIGRATION 

Migration refers to the changes associated with in-migration and out-migration of the District within the 
five-year census period, which indicates how the population has changed. Per the 2016 Census, 19% of 
the population in the District did not live at the same address one year ago, with 10% changing address 
within the District and 6.5% changing address from another area within the province.6 In comparison, 16% 
of the population in BC did not live at the same address one year ago, with 9% changing address from 
another area within the province and 4% changing address from an area outside of the province.7 

Table 4: Migration 

 The District of 
Squamish 

Province of British 
Columbia 

Total Population 18,800 (100%) 4,516,810 (100%) 

Lived at the same address 1 year ago 15,165 (81%) 3,811,375 (84%) 

Changed address within the same census subdivision 1,845 (10%) 386,620 (9%) 

Changed address from another census subdivision 
within the province or territory 1,225 (6.5%) 188,225 (4%) 

Resource: Statistics Canada, 2016 Census 

ECONOMIC CONTEXT 

LABOUR AND EMPLOYMENT 

In 2016, 69.1% of the District’s population aged 15 years and over were employed in the labour force, 
compared to the provincial employment rate of 66.9% for the same year.8 The five largest employment 
sectors account 55% of all jobs in the District, compared to 47% of all jobs in the Province and have been 
included in Table 5 below.9  

Table 5: Employment by Sector 

Sector Squamish British Columbia 

Rank Percent of Population Rank Percent of Population 

Accommodation and food services 1 13% 3 9% 

Construction 2 12% 4 8% 

Health care and social assistance 3 11% 2 11% 

Retail trade 4 11% 1 12% 

Professional, scientific and 
technical services 

5 8% 5 8% 

                                                           

6 Statistics Canada, Census, 2016 
7 Ibid 
8 Ibid 
9 Ibid 
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INCOME 
 

The ability of an individual or household to rent or own a dwelling is determined strongly by income. An 
individual or household with a higher income can afford more and higher quality space and will have a 
greater likelihood of residing in their preferred location.  
 
Per the 2016 census, the median household income in the District is $75,827 in 2016.10 Median renter 
growth was not available for 2016; however, a projection based on the 2011 median renter income 
($35,903) indicates the 2016 median renter income in the District to be $42,832.11  

LARGEST EMPLOYERS / SECTOR 

The following section outlines the largest employers in the District by sector and highlights the District’s 
commuting workforce. As Table 6 demonstrates, School District 48 (395 employees), and Vancouver 
Coastal Health (400 employees) are the largest public-sector employers in the District.  

Table 6: Largest Squamish Employers – Public Sector 

Public Sector Company Product/Services # of Employees 

Education  School District 48 Elementary and 
Secondary Schools 

395 

Health  Vancouver Coastal 
Health 

Health care and social 
assistance 

400 

Municipal Government District of Squamish Public Administration 193 

Social Services Sea to Sky Community 
Services 

Individual and family 
services 

180 

Resource: District of Squamish Community Profile 2016 

Table 6 below demonstrates that Sea to Sky Gondola (170 employees), Howe Sound Inn & Brewing 
Company (152 employees), and Nesters Market (140 employees) are the largest private-sector employers 
in the District. 

Table 7: Largest Squamish Employers – Private Sector 

Private Sector  Company Product/Services # of Employees 

Recreation  Sea to Sky Gondola Tourism, retail and restaurant 170 

Retail Walmart General Merchandising 107 

Retail  Nesters Market Grocery Stores 140 

Manufacturing/Full 
Service/ Restaurant/ Hotel 

Howe Sound Inn & 
Brewing Company 

Brewery, Pub/Restaurant/Inn 152 

Education Quest University Post-Secondary Education 119 

Retail Home Depot Lumber and other building 
materials 

80 

                                                           

10 Ibid 
11 BCNPHA, 2018 
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Resource: District of Squamish Community Profile 2016 

Table 7 highlights where the District’s residents travel to for work in 2016. Over 65% or, 4,865 of residents 
commute within Squamish’s borders. 880 (11.8%) residents commuted to Whistler for work, and 675 
(9.1%) commuted to Vancouver for work.     

Table 8: Commuting Workforce: Squamish at a glance 

Place of Work Commuting Workforce Count Percent of the Workforce 

Squamish DM 4,865 65.3% 

Whistler DM 880 11.8% 

Vancouver CY 675 9.1% 

North Vancouver CY 275 3.7% 

North Vancouver DM 165 2.8% 

West Vancouver DM 165 2.2% 

Burnaby CY 135 1.8% 

Squamish-Lillooet RDA 60 0.8% 

Richmond CY 55 0.7% 

Surrey CY 45 0.6% 

Greater Vancouver RDA 45 0.6% 

Wood Buffalo SM 20 0.3% 

Coquitlam CY 20 0.3% 

Total 7,450 100% 
Resource: Niagara Workforce Planning Board Report, April 2018 

As noted above, 65% workers who live in the District, work in the District. Table 8 below identifies 
communities in the region for comparison.  

Table 9: Commuting Workforce – Comparison Communities 

Community Percent of workers who live and work in the community 
Whistler (RM) 90% 

Vancouver (CY) 67% 
North Vancouver (CY) 28% 

Pemberton (VL)  36% 
British Columbia (Province) 48% 
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SUMMARY 

DEMOGRAPHIC ANALYSIS 

• Based on population trends over the past 15 years, the District population projections expect an 
annual growth of 2.4%, totalling a projected population of 29,575 by 2036.  

• The median age in the District continues to be amongst the lowest in the province at 37.6, with 
those aged 25-44 representing the largest cohort (34%). In addition, the fastest growing cohort in 
the District is those aged 65-74. 

• The District experiences a higher rate of migration than the provincial average, both internally 
and externally. This means that more people in the District have moved within the District, both 
from another address within, and outside of, the District within the last one year than the 
provincial average.   

ECONOMIC ANALYSIS 

• The District’s employment rate (69.1%) is higher than the provincial average (66.9%), and the five 
largest employment sectors in the District are: accommodation and food service (13%), 
construction (12%), health care and social assistance (11%), retail trade (11%), and professional 
and technical services (8%). 

• The median household income in the District was $75,827 in 2016. Alternatively, median renter 
household income in 2016 was $42,832. These are both higher than the provincial averages.  

• The five largest employers in the District include: Vancouver Coastal Health (400), School District 
48 (395), The District of Squamish (193), Sea to Sky Community Services (180), and Sea to Sky 
Gondola (170). 

• 65.3% of the workforce living in the District commutes within the District. This compares to 
Whistler (RM) at 90.4% and Vancouver (CY) at 67.8%. 
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HOUSING NEED & DEMAND 
HOUSING NEED & DEMAND 

By BC Housing’s definition, an affordable housing need and demand study is, “an analysis of the extent of 
the need for affordable housing in a community”.12 The typical housing need and demand study has three 
key components:  

• Current need analysis;  
• Analysis of the newly arising need; and 
• Supply analysis. 

WHAT IS AFFORDABLE HOUSING 

Providing a definition for affordable housing can be challenging given that communities have varying 
needs and demands for affordable housing. This is especially true in a region that has such a wide variety 
of issues and influences relating to overall housing provision. BC Housing has set a standard definition for 
affordability which is a generally accepted by providers across the province, as below. This definition also 
aligns with the currently accepted CMHC definition and as such, will be used in this report. 

Housing is considered affordable when 30 per cent or less of your household's gross income goes towards 
paying for your housing costs.13 

THE HOUSING CONTINUUM 

The term “housing continuum” refers to the range of housing options generally available within the 
province. This includes three primary categories (shown in Figure 4): 

1. Non-market, temporary housing 
This includes emergency shelters and transitional housing. Intended for tenants to live 
temporarily, while making the transition to more permanent housing. 

2. Non-market, permanent housing 
Referring to more permanent, supportive housing for vulnerable populations, including 
seniors and people with mental illness.   

3. Market, permanent housing 
This includes market rental, and home ownership  

Also contained in the housing continuum are economic indicators such as core housing need and missing 
middle housing. A household is considered to be in core housing need if acceptable local housing would 
cost 30% or more of its before-tax income, using the shelter-cost-to-income ratio (STIR).14 Missing middle 
housing refers, more generally, to affordable housing supply for middle income and working households.  

 

THE DETERMINANTS OF CORE HOUSING NEED 

                                                           

12 BC Housing, Need and Demand Study, 2010 
13 BC Housing, Glossary 
14 CMHC, Core Housing Need Methodology  
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Core housing need is a concept that was developed by the CMHC to refer to households that fall below 
one or more of the three determinants included below, and are also not able to afford average market 
rent in their community, these determinates are: 

• Affordability 
Refers to the proportion of average total income of household which is spent on shelter costs 
using STIR15; 

• Suitability (overcrowding)  
Refers to whether a private household is living in suitable accommodations according to the 
National Occupancy Standard (NOS); that is, whether the dwelling has enough bedrooms for the 
size and composition of the household16; and/or 

• Adequacy (repair) standards  
Refers to whether the dwelling needs repairs. This does not include desirable remodelling or 
additions.17 

Indicators such as supply backlog are determined using core housing need.  

Figure 4: Housing Continuum 

 
  

                                                           

15 Statistics Canada, Census profile, 2016 census 
16 Ibid 
17 Ibid 
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CURRENT NEED ANALYSIS  

DWELLINGS & TENURE TYPES 

In 2016, single-detached houses comprised the highest proportion of the housing stock in Squamish, 
providing just under half (49.4%) of all housing options. This was followed by apartments in a building that 
has fewer than five storeys (17%) and row houses (15.5%). To compare, 15.2% of all renter-occupied 
households in Squamish live in single-detached houses and 16% occupy row houses, whereas 47.5% of 
renters occupy apartment units in buildings that have fewer than five storeys.18  

VACANCY 

As of October 2017, the vacancy rate for all unit sizes in the District of Squamish was 0%, which is well 
below the 3.4% vacancy rate generally considered “healthy”. The vacancy rate has been below 1% since 
2015. It is likely those looking for any type of rental housing in the District experience significant barriers 
(regardless of income) given the limited vacant units.  

RENTAL HOUSING 
In July 2018, a rental market scan was undertaken as part of this study to further understand the current 
rental situation in the District. It was determined that the rates of units on the market are significantly 
higher than those identified by CMHC and it is likely that the market rental scan more accurately reflects 
the current situation in the District. Between April 2015 and July 2018, rental costs for a one-bedroom 
unit increased by $655 (66%), and rental costs for a two-bedroom unit increased by $1,228 (59%).19 Such 
a high rate of increase will likely make it more difficult for renters to afford these units in the future.  

Table 10: Private Apartment Average Rents (2015-2017) 

Private 
Apartment 
Type 

April 2015 
(CMHC) 

October 2015 
(CMHC) 

October 2016 
(CMHC) 

October 2017 
(CMHC) 

July 2018 
(Market 

Scan) 

% increase 
(April 2015 - 

October 
2017) 

Bachelor ** $599 ** ** $900  67% 

1 Bedroom $778 $939 $883 $1,036  $1,433 66% 

2 Bedroom $852 $976 $980 $1,161  $2,080 47% 

3 Bedroom + ** ** ** $1,479 $2,854 52% 

Source: CMHC Housing Information Portal, Squamish (Where April 2015 information was unavailable, the date closest to April 
2015 where data was available was used to determine the rental price percent increase) 

WHAT IS AFFORDABLE IN SQUAMISH? 

Table 11 highlights that people in the District earning the median renter household income of $42,832 
would be able to afford $1,070.80/month in rental costs. This means that those earning the median 
renter household income in the District would only be able to afford renting a studio unit. 

                                                           

18 CMHC, Housing Market Information Portal 
19 BCNPHA, Canadian Rental Housing Index 
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The average household size among renters (2.2 individuals) is smaller than owner-households (2.8 
individuals) and renters are more likely to occupy one-person households (35%) than owners (18%). 
Conversely, owners are more likely to occupy two, four, and five-or-more person households than renters. 
Renters and owners are equally as likely to occupy three-bedroom households (18%).20 

Table 11: Affordable Rent 

 Median Renter 
Household Income 

Affordable Monthly 
Rent (30% of Income) 

July 2018 Market 
Rental Scan 

District of Squamish  $42,832 $1,070.80 

Studio: $900 
One-bedroom: $1,433 
Two-bedroom: $2,080 
Three-bedroom: $2,854 

Source: CMHC Housing Information Portal, Squamish 

Table 12: Income Category Comparison 

 Income Category Annual Household Income Levels Affordable Monthly Rental Rates (30% 
of income) 

Housing Income 
Limits (HILs) 

Studio  $   44,000.00  Studio  $ 1,100.00  
One-bedroom  $   48,000.00  One-bedroom  $ 1,200.00  
Two-bedroom  $   52,000.00  Two-bedroom  $ 1,300.00  

Three-bedroom  $   66,500.00  Three-bedroom  $ 1,662.50  
Rent Geared to 

Income (RGI) 
based on BC 

Housing 
Standards 

Studio  $   30,800.00  Studio  $     770.00  
One-bedroom  $   33,600.00  One-bedroom  $     840.00  
Two-bedroom  $   36,400.00  Two-bedroom  $     910.00  

Three-bedroom  $   46,560.00  Three-bedroom  $ 1,164.00  

Market Rental 
Scan (July 2018) 

Studio  $   36,000.00  Studio  $    900.00  
One-bedroom  $   57,320.00  One-bedroom  $ 1,433.00  
Two-bedroom  $   83,200.00  Two-bedroom  $ 2,080.00  

Three-bedroom  $114,160.00  Three-bedroom  $ 2,854.00  
Source: BC Housing HILs, Community Housing Fund, and Market Rent Scan (July 2018) 

Table 12 compares household income levels to the monthly rent which can be afforded using CMHC’s 
definition of affordable (30% or less of a household’s gross income). This comparison is displayed across 
three income categories: housing income limits (HILs), rent-geared-to-income (RGI), and income based 
on a market rental scan (completed July 2018).  

The HILs refer to the income required to pay the average market rent for an appropriately sized unit in 
the private market, derived from CMHC’s annual Rental Market Survey. RGI are based on individual 
tenant income, but the incomes shown in this table are averages estimated by BC Housing for the 
District. 

Comparing the information in table 12 to the median rental income (see table 11), a gap exists between 
rental rates and renter income.  

                                                           

20 Ibid 
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RENTAL OVERSPENDING 

A primary measure of the need for affordable housing, and core housing need, is identifying the number 
of households that spend a considerable portion of their income on housing and utilities. At present, 
rental housing demand in the community is not being met with acceptable housing that is affordable, 
adequate in condition, and suitable in size, as defined by CMHC.21 There is a total of 7,375 households in 
the District, with 27% of those renting households (1,990).22  

Thirty-six percent, or 720, renter households in the District are spending more than 30% of their before-
tax income on rent and utilities, possibly putting them in core housing need.23 Meaning, 36% of renters 
need housing that is below market rates.  

Of that, 18%, or 350, renter households are paying more than 50%, putting them at risk of homelessness.  
Meaning, 18% of renters need housing that is significantly below market rates.  

OVERCROWDING 

Another measure of core housing need, the National Occupancy Standards (NOS) determines the number 
of bedrooms a household requires given its size and composition. Overcrowded household conditions 
may indicate inadequate housing options and affordability issues. Nine percent (9%) of all renter 
households in the District live overcrowded housing conditions.  

BUILDINGS IN NEED OF REPAIRS 

The final measure of core housing need, of the 6,500 occupied private dwellings in the District, just over 
seven percent (7.1%), or 460, report that major repairs are needed to that dwelling.  

  

                                                           

21 CMHC, 2018 
22 BCNPHA, Canadian Rental Housing Index 
23 BCNPHA, Canadian Rental Housing Index 
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HOMEOWNERSHIP 

Figure 5 highlights the benchmark housing prices for detached houses in the District from 2008 to 2017, 
for January of each year. The information presented demonstrates that housing prices in the District have 
followed a typical ‘boom and bust’ cycle, significant increases and decreases in price every few years. This 
indicates significant variability in market conditions within the District.   

Figure 5: Median Housing Price 2008 - 2016 

Source: REBGV Home Price Index; Squamish Community Profile 

Figure 6 highlights that within the last three years the median housing prices have risen in value from 
$603,950 to $958,700. This is an increase of 58.8% from 2015 to 2017. 

Figure 6: Median House Price 2015-2017 

Source: REBGV Home Price Index 
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Figure 9 shows that between 2010-2015 the median price for detached homes in the District has increased 
by 20.48%. Comparatively, the median household income for the District residents has risen by 21.35% in 
the same five-year span. This shows that during that five-year span, housing prices and income have risen 
at a similar rate. 

Figure 7: Median House Prices and Household Incomes 2010-2015 

  

 

 

Source: Stats Can Census Profile Squamish 2016; NHS Profile Squamish, DM 2011; REBGV Price Index 

EXISTING RENTAL BACKLOG 

Based on the determinants of core housing need (see page 15), the existing supply backlog and future 
supply demand for housing are two primary indicators established to address the affordable housing 
challenge in the province. The number of units required to address the existing supply backlog can be 
estimated by reviewing existing waitlist information in the community and the supply backlog information 
provided by BC Non-Profit Housing Association (BCNPHA).  

WAITLISTS 

Many households are waiting for housing; there are currently 194 applicants on the Squamish Integrated 
Housing Solutions Group (SIHSG) waitlist.24 Conditions will become urgent as projections suggest a 
continued significant population increase along with continued increased housing costs. 

BCNPHA SUPPLY BACKLOG 

BCNPHA has projected the supply backlog required to house the portion of the population experiencing 
core housing need (average income of $22,195) and requiring missing middle housing (average income of 
$66,242). Using a combination of National Household Survey (NHS) renter household counts, Housing in 
Canada Online (HICO) core housing need renter household counts, and BCNPHA’s rental housing demand 
projections, BCNPHA estimated 2016 core housing need renter households and missing middle renter 
households.  

                                                           

24 Squamish Integrated Housing Solutions Group, Squamish – A Place to Call Home May 2017 Report 
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In other words, the supply backlog is based on the number of renters who are experiencing more than 
one of the determinants of core housing need (e.g. affordability, suitability, and/or adequacy). It is 
estimated that this represents 20% of the number of renters in core housing need. 

In the District, there is a supply backlog of 129 core housing need households and 123 missing middle-
income households. In other words, 252 renter households in Squamish need adequate and affordable 
housing. 

TOTAL SUPPLY BACKLOG 

Based on community waitlist data and BCNPHA supply backlog information, it can be assumed that the 
current total supply backlog in the District is between 200 and 400 units, approximately split evenly 
between core housing need households and missing middle-income households. This will address the 
current need in the District but does not include the anticipated future demand for housing.  

Figure 8: Current Required Housing 

 
Source: BCNPHA Rental Housing Index, Squamish 
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NEWLY ARISING NEED  

FUTURE RENTAL SUPPLY DEMAND 

Rental housing projections show the number of new rental and subsidized units required in the future. 
Figure 9 illustrates the annual rental housing demand for core housing, missing middle, and market units 
in the District.25 There will be a demand for 91 new core housing units, 92 new missing-middle-income 
units, and 244 market rental units in the next eight years.   

Figure 9: Future Housing Demand 

 
Source: BCNPHA, Projections of Rental Housing Demand and Core Housing Need, Squamish-Lillooet Regional District 

 

  

                                                           

25 BCNPHA Rental Housing Index, Squamish 
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SUPPLY ANALYSIS 

CURRENT SUPPLY 

As of July 2018, the following units have been constructed in 2017 & 2018 in the District: 77 single 
detached houses, four semi-detached houses, 21 row houses, and 145 apartment units. Therefore, a total 
of 267 units have been constructed.26 In addition, as of July 2018, the following units were under 
construction in the District: 21 single detached houses, 10 semi-detached houses, 29 row houses, and 276 
apartment units. Therefore, a total of 336 units were under construction.  

Given that renters are far more likely to occupy apartment units, the 145 constructed apartment units 
and 276 apartment units under construction (total of 421 units) are particularly important to renter 
households. It is unclear whether these apartment units will be available for rent or home ownership. 
Newly-developed apartment units available for rent, which are not purpose-built, will likely be at market 
rental rates and therefore will not support the population groups in core housing need of affordable 
rental housing, or those in need of missing middle housing.  

                                                           

26 CMHC, Housing Market Information Portal 

Figure 10: Current Supply (Non-Market Housing) 
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NON-MARKET, TEMPORARY  

Currently, three of the four organizations within the Squamish Integrated Housing Solutions Group 
(SIHSG) are responding to this need, including the Howe Sound Women’s Centre, Sea to Sky Community 
Services, and Squamish Helping Hands Society. Vancouver Coastal Health is also working to address this 
need. The number of units each of organization provides is listed in Table 12. As of 2016, the total number 
of emergency shelter units in the District is 42 and there are 197 supportive housing units.27   

NON-MARKET, PERMANENT 

Howe Sound Women’s Centre, Sea to Sky Community Services, and Squamish Senior Citizens Home 
Society have projects that are currently responding to this need, as summarized in Table 12. As of 2016, 
the total number of purpose built affordable rental units in the District was 226 and there was 133 
affordable home ownership units.28  

FUTURE SUPPLY 

Table 13 highlights the future supply of housing along the housing continuum that is proposed or has been 
approved by the District, as of September 2016.29  

Table 13: Future projects on the Housing Continuum 

 Non-market, Temporary Non-market, Permanent Market, Permanent 

Emergency 
Shelters 

Supportive 
Housing 

Subsidized 
Rental 

Affordable 
Rental 

Housing 

Multi-family market 
Housing 

Proposed 
Projects    162 183 156 

Under 
Review 
Projects 

   77 8 

Under 
Construction 25 39    

Total Units 25 39 162 260 164 
Source: SIHSG Housing Continuum, September 2016 

  

                                                           

27 SIHSG Housing Continuum, September 2016 
28 SIHSG Housing Continuum, September 2016 
29 SIHSG Housing Continuum, September 2016 
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SUMMARY 
SUMMARY  

CURRENT NEED ANALYSIS 

• Single detached houses comprise the majority (49.4%) of the housing stock in the District, with 
owner-occupied households most likely to occupy these units (91.6%). Alternatively, apartment 
buildings that have fewer than five storeys are the second most common housing unit (17.2%), 
with renter-occupied households most likely to occupy these units (67.5%).  

• The average household size is smaller for renters (2.2 people) than owner-households (2.8 
people). 

• The vacancy rate in the District is currently 0%, and has been below 1% or below since 2015, 
meaning there are nearly no units available in the community. 

RENTAL HOUSING  

• Affordability  
Thirty-six percent (720) of renter households in the District are spending more than 30% of their 
before-tax income on rent and utilities, possibly putting them in core housing need. Meaning, 36% 
of households need housing that is below market rates.  

• Suitability (overcrowding)  
Nine percent (185) of all renter households in the District live in overcrowded housing conditions. 

• Adequacy (repair standards)  
Of the 6,500 occupied private dwellings in the District, 7.1% (460) report that major repairs are 
needed to that dwelling.  

• Waitlist  
Many households are waiting for housing; there are currently 194 applicants on the Squamish 
Integrated Housing Solutions Group (SIHSG) waitlist.  

HOMEOWNERSHIP 

• Within the last three years the median housing prices have risen in value from $603,950 to 
$958,700. This is an increase of 58.8% from 2015 to 2017. 

SUPPLY ANALYSIS 

• Between 2017 – 2018, the following units were constructed in the District: 77 single detached 
houses, four semi-detached houses, 21 row houses, and 145 apartment units. Therefore, a total 
of 267 units have been constructed.  

• As of July 2018, the following units were under construction in the District: 21 single detached 
houses, 10 semi-detached houses, 29 row houses, and 276 apartment units. Therefore, a total of 
336 units were under construction. 

NEWLY ARISING NEED 

• In the District, there will be a demand for 116 new core housing units, 118 new missing-middle-
income units, and 322 market rental units in the next eight years.  

As identified above, there has been a vacancy rate of less than 1% in the District since 2015 
across all unit types indicating a critical need for more units.  
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INTRODUCTION 
INTRODUCTION 

The District of Squamish (the District) engaged M’akola Development Services to complete a Community 
Housing Needs Assessment. As part of this assessment, 20 stakeholders were interviewed to identify their 
perceptions and experiences with housing in the District. The stakeholders represented four sectors of 
the community:  

• Community Services and Institutions;  
• District of Squamish; 
• Squamish Nation; and  
• Private Business Interests.  

Respondents were asked a range of questions 
related to four themes: the current housing 
situation, experience with housing, housing 
investment and the future of housing in Squamish. 
A range of responses related to these themes, 
which are detailed within the pages of this report. 
Key findings identified across the four sectors 
included:  

• Land cost and availability; 
• Demographic changes in the community;  
• Tourism and workforce housing; 
• Increasing number of people accessing community housing options; 
• Affordability of rental and ownership options in the District; 
• Diversity of housing types; and 
• Need for intervention. 

Each respondent was also asked to identify how they would describe the current housing situation in the 
District. The responses are demonstrated in Figure 1. This report provides an analysis of the stakeholder 
engagement, including methodology, responses and key findings.  

 

  

Figure 1: Stakeholder perceptions of current Housing Situation 
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METHODOLOGY 
METHODOLOGY 

Throughout the month of June 2018, M’akola Development Services conducted many informant 
interviews with representatives of the District, Squamish Nation, housing and housing services, health 
services providers, industry proponents, members of the real estate industry, local employers, and 
property management industry. Interviewing these groups was necessary to get a holistic understanding 
of the housing issues in the District. These discussions focused on four primary themes relating to housing 
in the District. These include:  

• The current situation/housing demand;  
• Experience with housing;  
• Housing investment; and  
• Future of housing.   

The purpose of these informant interviews was to learn more about the current situation from community 
members, the response that has taken place, and the near- and long-term assessment of the housing 
situation in the District. Comments and suggestions were invited from community members that 
addressed the issues raised. Interviews were recorded and transcribed by the consultant team to 
understand and carry forward for the final report.   

LIMITATIONS 

The following report is derived from interviews conducted by M’akola Development Services. The 
interviews conducted represent the opinions of those interviewed and are not necessarily representative 
of all members of the community or sector.  
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CONSULTATION BY SECTOR 
CONSULTATION BY SECTOR  
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COMMUNITY SERVICES & INSTITUTIONS 
COMMUNITY SERVICES AND INSTITUTIONS 

THEME 1: CURRENT SITUATION 

Respondents from the community services and institutions sectors identified that challenges exist across 
the housing continuum in the District. Concern was expressed for low-to-moderate income households 
including families, seniors, and single women. A significant lack of rental housing supply in the community 
was mentioned repeatedly by respondents. It was observed that the District has experienced a loss of 
several affordable rental buildings in the past few decades and that those units have not been replaced. 
Loss of purpose-built affordable rental housing, in addition to an increase in short term vacation rentals, 
are viewed as primary reasons for the nearly zero percent rental vacancy rate in the District. 

THEME 2: EXPERIENCE WITH HOUSING  

Community service providers and institutions’ waitlists continue to grow (especially for family and seniors 
housing). Respondents outlined the primary housing challenges in the community as an extreme increase 
in rental prices, renovictions, exploitation of marginalized groups, and people living in unsafe situations. 
Those considered earning mean household incomes (nearly $60,000 annually) are increasingly applying 
for, and having difficulty finding, affordable rentals operated by non-profit societies in the District.  

Respondents from several providers highlighted the difficulty their organizations have finding and 
retaining staff, based on the gap between wages and the cost of living in the community. A similar issue 
has been experienced in the volunteer sector, as community members are less inclined to volunteer when 
they experience affordability issues.   

THEME 3: HOUSING INVESTMENT 

The following organizations are non-profit societies which provide housing and housing supports for 
residents in the community. These providers offer a range of housing options including emergency 
housing, affordable housing, supporting housing and seniors housing. Below is a brief description of the 
society, the segment of the population it supports, and its existing stock. 

Howe Sound Women’s Centre (HSWC) 

Established in 1981, HSWC currently owns and operates a seven-bed transition house (24-hour) for 
women and children, and two two-bedroom affordable rental units in Squamish.  

• HSWC has proposed a new up-to 37-unit transition house on the site of their current 
administration building.  

• A member of the Squamish Integrated Housing Solutions Group (SIHSG), which has been investing 
heavily in housing solutions for the community. 

From a broader perspective, there is a willingness from developers to put 10% of units into affordable 
housing stock. Concerns were raised that resources are being extracted from the community. Clear District 
regulation needed to require affordable housing investment by development community. 
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Sea to Sky Community Services Society (SSCS) 

Formed in 1978, SSCS currently operates 156 units of low-to-moderate income housing with BC Housing, 
SSCS, and a private developer owning part of the unit portfolio. SSCS runs a wide range of living, 
development, and outreach services.  

• In 2017, SSCS opened a 32-unit affordable rental building in downtown Squamish. 
• It is important to continue to build on partnerships with the District and other community service 

providers, while looking at different service models e.g. scattered site options versus purpose-
built sites. 

• A member of the Squamish Integrated Housing Solutions Group (SIHSG). 

Squamish Helping Hands Society (SHHS) 

Opened in 2007, SHHS provides a range of services including food access, emergency services, 
employment and training, funding and support, and supportive housing. The supportive housing includes 
15 low-barrier beds for adults, 10 extreme weather beds, four transitional recovery beds, and five 
transitional stabilization beds. 

• SHHS is in the development phase of a new four-storey mixed use building called ‘Under One 
Roof’ that will include centralized health and recovery services, access to food, an emergency bed 
shelter, affordable housing, support services and office space, as well as a community drop-in 
centre and laundromat. ‘Under One Roof’ is being built in partnership with BC Housing, Vancouver 
Coastal Health, and the District.  

• There is a great need for workforce housing and it is important that the District and community 
work to create housing for this tenant type.  

• A member of the Squamish Integrated Housing Solutions Group (SIHSG). 

Squamish Seniors Citizens Home Society (SSCHS) 

Incorporated in 1970, SSCHS currently owns and operates 69 units of independent seniors housing 
(studios and one-bedroom units). 

• SSCHS is in the pre-development phase of a five-storey, 232-unit seniors housing building that 
would replace two current building nearing end of lifecycle.  

• The need for seniors housing continues to be significant with over 150 people on SSCHS’ waitlist. 
That may represent a 10-year wait time for applicants. 

• Outside of SSCHS, housing available for seniors is very limited, especially accessible units with 
support services.  

• A member of the Squamish Integrated Housing Solutions Group (SIHSG). 

The above noted groups represent the community services sector in the community as it relates to 
housing. Through conversations and data provided, it was evident that there is a significant waitlist for 
these services in the community and each society is working towards a new project to serve this need.  
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THEME 4: FUTURE OF HOUSING 

Moving forward, respondents understand the primary 
challenges to solving the housing issues in the community as 
lack of publicly-owned lands, increased cost of development, 
the growing gap between income and cost of living, and lack 
of role clarification amongst stakeholders (e.g. who is 
responsible for responding and how).  

Respondents also believe there is a great opportunity for the 
community to come together to respond to this issue. There 
is a strong fabric of community service providers and 
institutions committed to working together to create a 
solution, as proven by the great work done by SIHSG to date. 
In addition, there is an opportunity to create denser and 
more mixed-use spaces that integrate affordable and 
supportive housing organically into the community.  

  

Figure 2: Stakeholder Perceptions of the Role of the 

Community Services Sector 
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DISTRICT OF SQUAMISH 
DISTRICT OF SQUAMISH 

THEME 1: CURRENT SITUATION 

The District has been working hard to identify and assess its housing needs, and the various challenges 
currently facing the community of Squamish in this regard. Key challenges that were identified include:  

• Housing affordability; 
• Lack of city-owned land; and 
• Insufficient supply of units. 

Respondents indicated that there has been significant change within the last five years, which has put 
pressure on the local housing market. Respondents identified that it appears the District had been 
“discovered” and has evolved into a tourist destination. Consequently, rapid growth, both in terms of 
population and cost of living, has been experienced. It was also noted by this stakeholder group that the 
number of short-term rentals is increasing, and that recent development proposals have not been 
addressing the lower end of market.  

THEME 2: EXPERIENCE WITH HOUSING  

District staff noted that while people moving into the community with equity may be able to find housing 
to purchase, the community is becoming increasingly unaffordable for locals or those without existing 
equity. Despite the high demand for affordable housing options, District staff expressed that purpose-
built, low-cost rental units are not being built in the community.  

Squamish’s land base is limited due to environmental factors including the Howe Sound, Coastal 
Mountains, and the Cheekeye River. Further, the District does not have significant land holdings and is 
limited in terms of land available for affordable housing development. It was discussed with stakeholders 
that through the rezoning process and through Community Amenity Contributions (CACs), the District has 
started to extract units to generate more supply. Respondents were also clear to express that the lack of 
affordable housing is having a significant impact on the local economy. This has been experienced 
primarily by local employers, who are finding it increasingly difficult to recruit and hire potential 
employees as they are unable to find a place to live in the community.  

THEME 3: HOUSING INVESTMENT 

Respondents indicated several investments that the District is working on to support the creation of 
affordable housing in the community. The District has taken a leadership role in addressing housing issues 
and have been involved in both policy and development projects as a response. These include:   

• Affordable Housing Program – In 2017, the District engaged M’akola Development Services to 
complete an Affordable Housing Program. To date, the final report of the program has been 
ratified by Council, which carries three primary recommendations that continue to be built-out.  

• Community Amenity Contribution (CAC) Policy – The District is currently in the draft stages on a 
new CAC policy. The District understands the need to generate community benefit and amenities 
on development projects in the community, which must be balanced with the needs of the 

https://squamish.ca/yourgovernment/projects-and-initiatives/affordable-housing/
https://squamish.ca/yourgovernment/projects-and-initiatives/2016-completed-projects/cac/
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development community. The District has indicated its commitment to refining and moving 
forward with this policy. 

• Priority Development Application Review Policy 
• 38648 Buckley Avenue Development Project – In 2017, the District began pre-development work 

on an affordable housing development that will include a mix of 72 apartment units and eight 
townhouse units geared toward low-to-moderate income households.  

THEME 4: FUTURE OF HOUSING 

Respondents indicated that in the future, the District 
will continue to face challenges relating to land 
availability and housing affordability. Finally, the 
impact of future development was discussed as being 
a significant challenge, both as it relates to 
infrastructure and community opinion.  

With the ever-increasing demand for affordable 
housing, the District is focused on densification, 
especially around transit and commercial nodes. The 
District has recently revamped their secondary suite 
policy and continues to investment resources into a 
variety of policies and bylaws that will incentivize and 
maintain affordable housing for the community.  

  

Figure 3: Stakeholder Perceptions of the Role of the District 

https://squamish.ca/yourgovernment/projects-and-initiatives/affordable-housing/affordable-rental-housing-projects/
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SQUAMISH NATION 
SQUAMISH NATION 

THEME 1: CURRENT SITUATION 

For Squamish Nation, housing is a complex matter as it must consider the needs of Nation members both 
on-reserve and off-reserve. Respondents described the current condition of housing on-reserve as 
overcrowded and lacking adequate infrastructure and amenities. There is also a significant lack of supply 
to meet the needs of on-reserve members, which is highlighted by the large number of members on the 
Nation’s housing waitlist. It is anticipated that the housing needs of many of those on the housing waitlist 
will have changed by the time housing becomes available on-reserve. 

Alternatively, off-reserve members face a lack of housing diversity and high rental rates. It was noted that 
housing is particularly difficult to find for single individuals, those who own pets, and single-parent 
families. In addition, social stigmatization continues to be a barrier for Nation members to access 
adequate rental housing. As a result, many have moved to lower-income areas of other communities or 
to communities with more rental supply. This can pose a risk to both mental and physical health. 
Respondents have also voiced a need for supportive, emergency and transitional housing for the more 
vulnerable Nation members.  

THEME 2: EXPERIENCE WITH HOUSING  

Many of the challenges faced within the Nation can be attributed to a lack of serviceable land and housing 
policies established by previous Councils. Historically, families have been allocated single-family homes 
and many current members expect the same. However, the Nation has difficulty fulfilling this demand due 
to population growth, land constraints, and changing housing needs within the Nation.  

Respondents have noted that Indigenous family sizes are shrinking and demand for singles housing has 
increased. This is inconsistent with previous housing strategies that favoured large families, resulting in a 
portion of the population being underserved. While the Nation continues to experiment with affordable 
rental housing typologies, respondents acknowledge there have been ‘growing pains’ and it continues to 
be challenged to manage members expectations for housing.  

THEME 3: HOUSING INVESTMENT 

In discussions with members of Squamish Nation, the Waiwaikum Affordable Housing 13-Plex was 
identified as a new project making a significant impact in the Squamish Valley. This affordable housing 
project consists of thirteen townhouses targeted to working families paying market rent elsewhere.  

THEME 4: FUTURE OF HOUSING 

In December 2017, Squamish Nation swore in new Chiefs and Council who are housing focused. The 
Nation hopes to address the current housing crisis through the creation of a housing authority and by 
redefining the Nation’s housing policy.  

Additionally, the Nation has recognized that a Squamish Nation housing strategy must consider both on- 
and off-reserve members. This will involve creating partnerships with the District in addition to Indigenous 
housing organizations operating in the Lower Mainland including Lu'ma Native Housing Society and 
Vancouver Native Housing Society to create solutions for off-reserve housing for members.  

http://www.squamish.net/wp-content/uploads/2018/06/Memo-and-QA-package.pdf
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BUSINESS INTERESTS & PRIVATE SECTOR 
BUSINESS INTERESTS AND PRIVATE SECTOR 

THEME 1: CURRENT SITUATION  

The current housing climate in Squamish has made employee recruitment and retention extremely 
difficult, as much of the workforce has been priced out of the market or cannot find housing due to low 
vacancy rates. It was noted by respondents that new residents who can find housing in the community 
may find that services and amenities offered are not commensurate to the rapid growth in housing. This 
has been especially noticed within the health sector, which is facing difficulties in retention of young 
professionals such as doctors.  

Although the District has been capitalizing on opportunities to increase supply, much of the new housing 
stock is unaffordable for those who are entering the market. In addition, the boom in tourism in the 
District has introduced several tourism and hospitality jobs. While this boom has contributed to economic 
and urban growth, it has also magnified problems related to short term rentals, leading to temporary 
worker businesses having trouble finding housing for staff. Several respondents identified that it is 
becoming more common for business owners in the community to rent properties to staff, especially for 
seasonal work.  

THEME 2: EXPERIENCE WITH HOUSING  

Respondents expressed that the housing issues in the community are having negative impacts on labour 
force availability and ultimately hurting business. Housing was described as the ‘strongest determinant in 
workforce and demographic shifting in the community’. Partly due to the increase in the cost of living, 
many businesses have experienced high staff turnover. This high turnover rate has been reported from a 
variety of industries, which range from entry level employment (e.g. hospitality) to higher paying 
professions (e.g. health care professionals).  

Some local businesses have experimented with providing rental units for staff to retain a stable work 
force, which was described as an issue for operations. Another trend that was discussed was youth living 
with their parents longer, as it is not possible for singles to rent without holding two or three minimum 
wage jobs. It was also observed that young people may be more likely to move out of the community once 
they move out of their parents’ home, to a community that is either more affordable or has more 
amenities.   

THEME 3: HOUSING INVESTMENT 

Respondents identified several current or proposed market housing projects in the District. A brief list of 
these projects is included below: 

• Cheekeye Developments 
• Newport Beach Squamish 
• Cheema Lands Development – District Lots 509 & 510  
• Skyridge Squamish  

  

http://www.cheekeyedevelopments.ca/
http://www.newportbeachsquamish.ca/
https://www.sorca.ca/wp-content/uploads/2018/03/Cheema-SORCA-Press-Release.pdf
http://skyridgesquamish.com/


14 
 

THEME 4: FUTURE OF HOUSING 

One of the largest challenges described by respondents was the lack of vision for responding to the 
housing issues. A clear model of success should be identified. Respondents also noted that with future 
growth, the District will have to consider how that will affect amenities and infrastructure in the 
community. Other core challenges discussed include increasing land costs, lack of developable land, and 
the changing needs of the community. 

Private sector respondents suspect that densification, diversification and increasing the housing supply 
will be beneficial for the community, especially as it relates to attraction and retention of staff resourcing. 
Ensuring that new and existing staff have access to affordable housing and diverse options that suit their 
needs should remove the volatility being experienced in the labour market. Likewise, an alternative model 
may include requiring businesses to provide housing for their work force. Businesses see themselves as 
part of the solution; an opportunity to become an anchor tenant of future District housing investment.  
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CHALLENGES & ISSUES 
CHALLENGES AND ISSUES 

LAND AVAILABILITY AND COST 

A major challenge that the District is facing is the lack of 
available land, primarily due to geographic constraints. 
Respondents indicated an understanding that the lack of 
available, serviced land suitable for housing development 
paired with the demand for housing and growing 
population has left costs of both land and construction 
high.   

NEW DEVELOPMENT  

Numerous respondents have expressed new development as a potential solution to the lack of diversity 
and affordability in the District’s housing market. However, many respondents noted that geographic 
constraints, costs of development, NIMBYism (the concept of ‘not in my backyard’), and development 
policies may be impacting the extent and speed at which new development is addressing housing supply 
and affordability. The costs of construction, labour, infrastructure, and amenities has been a concern with 
many developers and builders, who have suggested that there should be a business case for affordable 
housing in an unforgiving market.  

WORKFORCE 

Member of the private sector noted that a lack of available, 
affordable housing is impacting business, staffing and employee 
recruitment and retention. Businesses with seasonal workforce 
identified an even greater issue with employee retention. 
Stakeholders identified that several businesses in the 
community rent houses and units on an annual basis to house 
employees to recruit and retain employees. While this trend was 
not exclusive to the lower-wage hospitality sector, Institutional 
respondents also identified recruitment issues due to lack of 
adequate and affordable housing supply.  

SHORT-TERM RENTALS  

A key comment raised through the stakeholder interviews was related to the presence of short-term 
vacation rentals in the community. Respondents noted that they understand than many members of the 
community view short-term vacation rentals as a more profitable and more flexible alternative to long-
term rental housing. Respondents felt that the seasonal nature of the tourism sector further supported 
this phenomenon. While many saw the emerging tourism sector as positive for the community, there was 
sentiment that some of the housing-related issues have come at the expense of the more vulnerable local 
populations.  

 

“These impacts are global and we are being 
tasked with navigating the challenges 
locally” – Community Services Sector 

Respondent 

“Housing is the strongest 
determinant in workforce and 

demographic shift in the 
community” – Private Business 

Respondent 
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RESPONSIBILITY 

A theme that emerged when discussing challenges with 
stakeholders related to the unclear nature of 
responsibility and roles definition within the community. 
This was viewed as a new challenge because the 
community services sectors’ clientele is growing and 
their services are being stretched. With the growing 
disparity between incomes and cost of living, and a lack 
of affordable housing stock in the community, the 
clientele that these providers serve has grown to include 
the ‘working poor’ households.  

DEMOGRAPHIC SHIFTS 

Respondents noted a concern that the cost of housing has been changing the demographics of the 
community. Concerns were raised that many young families, youth and seniors may be leaving the 
community in search of more affordable housing options. Youth, as described by respondents, included 
high school aged students and young adults. Many respondents noted an understanding that youth are 
living at home longer as there are few options for young people to live in the community.  

Respondents also noted that for those portions of the community on fixed incomes, challenges related to 
affordability of upkeep and property taxes have been concerning. Anecdotal evidence suggests these 
people are selling their homes and struggling to find adequate affordable options.   

Our stakeholders also identified several tenant groups they believed were most in need of affordable 
housing. In total, 72 suggestions were received. The chart below illustrates the findings. Youth, seniors, 
low-income tenants, and families appear to be in most need of support.  

Figure 4: Tenant Groups most in Need of Adequate and Affordable Housing, as per Opinions of Stakeholders 
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“[It is] going to take a lot of leadership from 
a lot of people to actually tackle the issue. If 
we want to put a dent in the gap, it’s going 

to take leadership from all sectors to make it 
work” – Community Services Sector 

Respondent 
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SUGGESTIONS & OPPORTUNITIES 
SUGGESTIONS AND OPPORTUNITIES 

Stakeholders are optimistic that initiatives, including the development of housing policy, a community 
housing needs assessment and new development proposals, represent an exciting opportunity to find 
creative solutions to the housing situation in the District. Respondents proposed several ideas and 
suggestions, which have been categorized and summarized below. 

SUGGESTIONS 

COLLABORATION 

• Encourage collaboration through education, developing trust, community-building, and 
improving tenant-landlord relationships.  

• Form partnerships, particularly with the District, churches, landowners, seniors, health care 
providers, builders, and community groups. 

• The relationship between the District and Squamish Nation represents an opportunity for 
collaboration. 

• Engage employers to be a part of the solution as staffing is severely impacted by housing. 

CREATIVE SOLUTIONS 

• Embrace creativity and innovation.  

DENSIFICATION 

• Identify a vision for the densification of housing and develop a strategy that will help achieve that 
vision, preserve community values and provide more options along the housing continuum.  

• Consider building up, infill, and increasing density in neighbourhoods near transit nodes and hubs.  

DIVERSIFICATION 

• Build more variety of homes at rates people are willing to pay, especially:  
o A community living facility that will provide active supports for tenants; 
o Single-level living for seniors; 
o Off-reserve housing for the Nation (particularly units for singles); 
o Employee-based housing; 
o In-law suites; and 
o Clinical/treatment housing. 

ACQUIRE MORE LAND 

• Gain access to Crown land, and use federal and provincial lands for employee housing  
• Make better use of the land (relates to densification and diversification). 
• The District has 12 acres of land in the industrial area, as well as other large underused properties 

that could potentially be developed. Furthermore, there is an opportunity for infill and growth in 
the downtown and pre-existing areas. 



19 
 

POLICY AMENDMENTS 

• Streamline the development process by offering expedited processing for affordable/non-market 
projects.  

• Density bonusing. 
• Offer tax incentives to owners renting to local residents or renting at lower rates.  
• Regulate short-term vacation rentals. 
• Build a market for locals, consisting of units for people who live and work here, with the goal of 

creating housing for housing’s sake, as opposed to housing for capital gains. 
• Create an arms-length cooperative or housing authority that enables employees to have safe, 

long-term housing. 
• Regulations to prioritize renters who are residents who work in Squamish (similar to Whistler 

Housing Authority). 
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CONCLUSION 
CONCLUSION 

Over the course of the 20 interviews conducted by M’akola Development Services, it was evident that 
there are several actively engaged people working to address the housing issues in the District.  
Community members were consistent in identifying the housing issues as a dire problem in need of 
intervention.  

As identified in the report, respondents were asked questions related to four themes: the current housing 
situation, experience with housing, housing investment and the future of housing in the District. A range 
of responses related to these themes, which included: 

• Land cost and availability; 
• Demographic changes in the community;  
• Tourism and workforce housing; 
• Increasing number of people accessing community housing options; 
• Affordability of rental and ownership options in the District; 
• Diversity of housing type; and 
• Need for intervention. 

Several suggestions were also proposed from stakeholders to address the housing issues in the 
community including the following:  

• Land Acquisition through strategic partnerships; 
• Collaboration across all sectors; 
• Creative solutions 
• Densification within existing areas;  
• Alternative housing options; and, 
• Relationship-building. 
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GLOSSARY 
GLOSSARY 

Core Housing Need - a household is 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 access acceptable local housing. 

Household – a household refers to either one person living alone in a private dwelling or multiple people 
living in the same private dwelling.  

Housing Income Limits (HILs) - dollar amounts that represent the maximum annual income, before taxes, 
that a household can earn for suitable housing in their location. 

Housing Continuum - the wide range of housing options available in our communities, from temporary 
options such as emergency shelters for people who are homeless, to more permanent housing such as 
rental and homeownership. The term isn't intended to imply progression towards homeownership – it 
simply represents the full range of options that match people’s needs and preferences with appropriate 
forms of housing and supports (if needed). 

Market, Permanent - refers to privately owned rentals or homes, which could include affordable rental 
units, market rental units, affordable home ownership, and market home ownership. 

Missing Middle – refers to rental households who have incomes between $30,000 and $76,000, but will 
have difficulty finding affordable, adequate, and suitable rental housing in the private market. 

Non-Market, Permanent - housing that provides long-term rental housing to low-income individuals, and 
is funded by a senior government housing program and operated by a non-profit or cooperative housing 
agency. This category includes independent social housing and subsidized rentals. 

Non-Market, Temporary - housing that provides accommodation for individuals who are homeless or at 
risk of homelessness. They include emergency shelters (short-term emergency housing for those in 
immediate need), and transitional/supportive housing (short and long-term low-barrier housing for those 
who are homeless or homeless-at-risk). 

Off-Reserve Housing – housing that is located off-reserve.  

On-Reserve Housing - the federal government provides on-reserve housing support to First Nation 
communities for home construction and renovation on reserve, primarily through funding and programs 
offered by Crown-Indigenous Relations and Northern Affairs/Crown-Indigenous Relations and by the 
Canada Mortgage and Housing Corporation (CMHC). 

Overcrowding – the Canadian National Occupancy Standard (CNOS) assessed the bedroom requirements 
of a household based on a set of criteria.  

Overspending - BCNPHA defines overspending as renter households that spend more than 50% of their 
before-tax income on rent and utilities. 

Shelter Housing - short-stay housing of 30 days or less, providing single or shared bedrooms or dorm-type 
sleeping arrangements with varying levels of support to individuals. 
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Supportive Housing: a type of housing that provides on-site supports and services to residents who cannot 
live independently. 

Transitional Housing- a type of housing for residents for between 30 days and three years. It aims to 
transition individuals to long-term, permanent housing. 

Vacancy – a unit is considered vacant if the unit is available/unoccupied in a rental market. 
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