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MINUTES OF A MEETING OF THE 

MUNICIPAL SERVICES COMMITTEE 

 

Monday, March 11, 2019 

6:30 P.M. 

Council Chambers, City Hall 

 

Council Members Present: 

Mayor Aaron Stone 

Councillor Duck Paterson 

Councillor Amanda Jacobson 

Councillor Rob Johnson 

Councillor Tricia McKay 

Councillor Marsh Stevens 

Councillor Jeff Virtanen 

  

Staff Present: 

Guillermo Ferrero 

Felicity Adams 

Erin Anderson 

Geoff Goodall 

Joanna Winter 

Sue Bouma 

Clayton Postings Mike Gregory 

_____________________________________________________________________ 

 

1. CALL TO ORDER 

Councillor Paterson called this Meeting of the Municipal Services Committee to 

order at 6:30 p.m., recognizing the traditional territory of the Stz’uminus First 

Nation and expressing appreciation for their partnership. 

2. AGENDA APPROVAL 

MS 2019-015 

That the agenda for this March 11, 2109 meeting of the Municipal Services 

Committee be approved. 

Motion Carried 

 

3. MINUTES 

3.1 Minutes of the Municipal Services Committee Meeting held February 

25, 2019 
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MS 2019-016 

That the minutes of the Municipal Services Committee meeting held 

February 25, 2019 be approved. 

Motion Carried 

 

4. DELEGATION 

4.1 Ladysmith Traffic Safety through the Highway 1 Corridor (Report 

from Ministry of Transportation and Infrastructure) 

Stefan Yancey, Central Island  Operations Manager for the Ministry of 

Transportation made a presentation to Council regarding the "Ladysmith 

Traffic Safety through the Highway 1 Corridor"  report, completed by 

Binnie Consulting. Mr. Yancey and Michael Pearson, District Manager for 

the Ministry of Transportation, responded to Council's questions. Council 

thanked them for their informative report. 

MS 2019-017 

That the Committee recommend that Council: 

1. Endorse the recommendations included in the Ladysmith Traffic Safety 

through the Highway 1 Corridor report provided by the Ministry of 

Transportation and Infrastructure (completed by Binnie Consulting 

Ltd.) and request implementation of the recommendations included in 

the report; and 

2. Request that the Ministry of Transportation and Infrastructure consider 

improvements such as acceleration lanes at the Grouhel Road and 

South Davis intersections in conjunction with implementation of the 

recommended improvements. 

Motion Carried 

 

5. REPORTS 

5.1 2019 Grants in Aid Request 

MS 2019-018 

That the Committee: 

1. Recommend the following list of 2019 Grants-in-Aid to Council for 

consideration: 
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Ladysmith & District Historical Society $   7,000.00 

Ladysmith Citizens on Patrol $   1,500.00 

Ladysmith Fire Rescue - Santa Parade $   1,200.00 

Old English Car Club Central Island Branch $     250.00 

Ladysmith Golf Club Society $   5,000.00 

Ladysmith Show and Shine $   1,000.00 

Ladysmith Festival Of Lights $ 10,000.00 

Ladysmith and District Marine Rescue Society $   2,500.00 

Ladysmith Ambassador Program $   1,000.00 

Ecoforestry Institute Society $   0.00 

LDBA (Grand Christmas) $   0.00 

LDBA (Old Time Christmas) $   1,500.00 

Art Council of Ladysmith and District- Arts on the Avenue $   500.00 

Art Council of Ladysmith and District Waterfront Gallery $   1,000.00 

Art Council of Ladysmith and District - Fine Art Show 

2020 

$   0.00 

Cowichan Family Life Association $ 0.00 

Cowichan Family Caregivers Support Society $     750.00 

St Philips Church - Open Table $     500.00 

Ladysmith Maritime Society $   1,500.00 

Ladysmith Community Gardens Society $   650.00 

Ladysmith Little Theater $   2,000.00 
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Ladysmith Celebrations Society $ 8,000.00 

Ladysmith Family and Friends Society $   2,500.00 

    

LSS - Frank Jameson Bursary $   1,500.00 

Stz'uminus First Nation Aboriginal Day $   2,500.00 

Waiving of Fees $   4,000.00 

 

2. Recommend that Council direct staff to amend the Grants-in-Aid 

Policy's deadline to apply for funding requests from February 28 to 

December 31st of each year. 

Motion Carried 

 

MS 2019-019 

That the Committee recommend that Council limit the number of Grants-

in-Aid applications received to one (1) per organization. 

Motion Carried 

 

5.2 2018 Fire Report (referral from Protective Services Committee) 

MS 2019-020 

That the Committee receive for information the 2018 Fire Report. 

Motion Carried 

 

6. COUNCIL SUBMISSIONS 

6.1 North Davis Road Traffic Safety Island Landscaping 

The Committee discussed the matter of landscaping and traffic safety 

islands on North Davis Road between Dogwood Drive and Coronation 

Mall. 

8. UNFINISHED BUSINESS 
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8.1 Commission and Committee Review Follow-up 

MS 2019-021 

That the Committee: 

1. Receive the Commission and Committee Review follow-up report  for 

information;and 

2. Recommend that Council refer recommendations regarding an 

appreciation event for current and past committee volunteers to the 

Strategic Planning process; and 

3. Recommend that Council refer discussions regarding new Task Forces 

and appointments to external organizations to the upcoming Strategic 

Planning process. 

Motion Carried 

 

9. NEW BUSINESS 

9.1 Survivor Climate Challenge to Municipalities in the Association of 

Vancouver Island Coastal Communities 

MS 2019-022 

That the Committee recommends that Council enter the Survivor Climate 

Challenge, as outlined in the correspondence by the Mayor of the District 

of Highlands, dated February 4, 2019. 

Motion Carried 

 

10. ADJOURNMENT 

MS 2019-023 

That this meeting of the Municipal Services Committee adjourn at 8:24 p.m. 

Motion Carried 

 

 

 

________________________________ ________________________________ 

Chair (Councillor D. Paterson) Corporate Officer (J. Winter) 
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June 7, 2018 

 

Honourable Claire Travena 

Minister of Transportation and Infrastructure 

Victoria, BC 

 

Dear Minister, 

 

Re:  Traffic Lights and Merge Lanes at the Intersection of the Trans-Canada 

Highway and South Davis Road, Ladysmith, BC - Safety Upgrade 

 

Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw (No. 18) 

2018, No. 1966 

 

As a resident of Ladysmith, BC concerned with the hazardous intersection of the Trans-Canada 

Highway with South Davis Road, I advocate that traffic lights and merge lanes be installed at 

that intersection. 

 

Within weeks the Ministry of Transportation and Infrastructure will be asked to approve Town of 

Ladysmith Bylaw 1966 after 3rd reading. This will increase housing density and therefore 

vehicular traffic with the development at 900 Russell Road. This development is only one of 

many planned in South Ladysmith. Regardless of the bylaw submission this safety issue 

requires your attention. 

 

Before approving this application, I encourage the Ministry to examine the high risk intersection 

of the Trans-Canada Highway and South Davis Road which last received safety upgrades in 

1995. The background document details the growth in development since that time including the 

incorporation of bus routes 34/36 that use that intersection. Many residents now go out of their 

way to avoid that intersection by driving instead to the intersection of the Trans-Canada 

Highway at Coronation Mall to cross safely at the traffic lights there.  

 

I urge you, in your role as Minister of Transportation and Infrastructure, to be proactive in 

making this intersection safe now, rather than after another fatality occurs. I would appreciate 

action being taken in concert with your review of Ladysmith’s Bylaw 1966 application but that 

improvements are made regardless. 

 

 

 

Name:        _____________________________________________________________ 

 

Address:    ______________________________________________________________ 

 

Signature:  ______________________________________________________________ 
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August 16th, 2018

Honourable Claire Trevena
M i nister of Transportation and I nfrastructu re
Victoria, BC

Re: Traffic Safety Upgrade Requirement at the Intersection of the Trans-Canada

Highway and South Davis Road, Ladyemith, BC

Dear Minister,

Our fetter campaign to the Ministry of Transportation and Infrastructure is requesting a safety
review and upgrades at the hazardous intersection of the Trans-Canada Highway and South
Davis Road, Ladysmith, BC. tn a brief one week campaign focused on south Ladysmith, we
acquired 521 signatures with 36 comments in support of this issue. These are attached for your
perusal.

Our package includes:

1. 521 Signatures requesting action regarding the intersection with 36 including comments
2. A Formal Letter from Ladysmith Fire Chief Ray Belcourt in support of this safety review
3. A Report regarding the Trans Canada HwylS. Davis Rd Traffic Safety lssues prepared

by the South Davis community safety campaign. lt details four specific safety issues that
urgently require attention. lt also offers potential mitigation strategies.

4. South Ladysmith Area Plan Schedule D" "Part Two Heading 3. Transportation" it
identifies the specific importance of this intersection in the future plans for development.

Demographic Changes
r The intersection last received upgrades in 1996 when Ladysmith had a population of

6456. In 22 yrs. Ladysmith has grown by over 60% and added approx. 620 residences in
South Ladysmith.

r Residents 60 years and older are now 38Yo of the population.
r Off $eason traffic volumes in 2015 increased to match the high $ea$on traffic volumes of

2A12 and there is only now new traffic volume statistics being taken.
. Now two BC Transit routes (34/36) and school buses SD68 Route 11 and St Joseph

School use the intersection in both directions.
r There is now a residential subdivision on the Baker Road side with foot traffic.

We urge the Ministry of Transportation and Infrastructure to work proactively to make this
intersection safe now, rather than afier another fatality occurs.

Yours sincerelv. . i) n'A*L^S*".'a d.tl;J'L
Brian?nd Sandra Smith 552 Ridgway Place, Ladysmith, BC VgG 1W4 Q5A) 245-4485
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South Davis Community 
Safety Campaign 
 
Brian G  Smith         
Sandra E Smith 
 

TRANS-CANADA HIGHWAY 
AND SOUTH DAVIS ROAD 

TRAFFIC SAFETY ISSUES 
The purpose of this document is to identify and address traffic safety issues regarding the intersection of 
S. Davis Rd and the Trans-Canada Highway to the BC Ministry of Transportation and propose mitigation 
options. 
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Trans-Canada Highway and South Davis Road Traffic Safety Issues 

 

June 2018 Page 1 

 

Summary 

The purpose of this document is to illustrate using observations, reference photos, 

engineering references and measurements the traffic safety issues at the intersection of the 

Trans-Canada Highway and South Davis Road and why there are accidents. 

The traffic safety issues are: 

1. Blind spots, created due to road elevation changes and centre barrier heights, block 

visibility of northbound vehicles for drivers using South Davis Road to enter the Trans-

Canada highway northbound. 

2. The existing right turn lane at South Davis Road onto the Trans-Canada Highway gives 

the appearance of a merge lane but forces traffic to enter the #1 lane of the highway 

immediately. Deep into the corner is the Yield sign on the right side. 

3. Blind spots exist on Baker Road for drivers at the Trans-Canada Highway intersection 

attempting to turn left southbound, or cross the highway. 

4. Current and proposed increases in population density in south Ladysmith coupled with 

increased traffic volume and speed on the Trans-Canada highway have significantly 

increased the risk of injury and fatal accidents. 

Demographic Issues are: 

A. The intersection was last upgraded in 1996 when the population of Ladysmith was 

64565. In 2016 the population was 106403. 

B. Population aging6 is a factor. Of the 10640 population, 4020 were 60 yrs or older making 

up 38% of the population. 

C. Since 1996 620 new residences were built along S Davis Rd. and its collector roads. 

Another 150 are projected in the next several years.  

Background Information 

Issue #1 Blind spots, created due to road elevation changes and centre barrier heights, 

block visibility of northbound vehicles for drivers using South Davis Road to enter 

the Trans-Canada highway northbound. 

Photo#1 shows a southbound driver’s view from a vehicle at South Davis Road at the 

intersection of the Trans-Canada highway.  

Obscured Vision is a factor 

Traffic in the northbound lanes 648 feet south of the intersection is obscured from vision due to 

two factors:  1) The highway elevation increases; 2) the 32” median barriers block view of 

oncoming traffic. Further, once a vehicle is observed, it is difficult to determine if that vehicle is 

in the outside or inside lane northbound.  The Northbound Trans-Canada highway at South 

Davis Road does not have a merge lane for traffic to enter into. 
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Many of the comments in letters signed by Ladysmith residents give these reasons to avoid the 

intersection. While many residents avoid, and direct their visitors to avoid the intersection, there 

are still many who continue to use it.  

The Ladysmith Consolidated Plan 2014 Schedule D (attached) Page 14, Heading 3. 

Transportation, paragraph #3 states; 

The road network proposed is based on the land uses and associated vehicle traffic 

being primarily highway oriented. Users will want reasonably direct and efficient access 

to the highway. The proposed road network recognizes this with two access locations - 

the connection of Westdowne Road to Farrell Road at South Davis Road, and at the 

proposed Peerless Road intersection with the highway. 

Speed is a Factor 

The following table #1 shows the speeds and times at which an oncoming vehicle would 

intersect with a vehicle beginning to enter the roadway from a stop.  This does not take into 

account the reaction time of a driver leaving the stop sign from a full stop, crossing 3 1/2 normal 

width lanes of south bound traffic before entering the northbound lanes. Age may prove to be a 

factor as well. 

Ladysmith’s population numbers in 2016 were 10640 according to Statistics Canada3. Of that, 

4020 were aged 60 years or older, making up nearly 38% of the population. 

Table 1 

Speed in KPH 
Distance 
in ft./sec. 

Distance 
covered in ft. 

Time in 
seconds 

90 82.02 648 7.90 

100 91.13 648 7.11 

110 100.24 648 6.46 
    

____________________________________________________________________________ 

Issue #2 - The existing right turn lane at South Davis Road onto the Trans-Canada Highway 

gives the appearance of a merge lane but forces traffic to enter the #1 lane of the 

highway immediately. Deep into the corner is the Yield sign on the right side. 

Photo#2  illustrates there is no merge lane onto the Trans Canada southbound from South 

Davis Road yet there is a right turn lane that is wide at the entry point but becomes only 

shoulder width in a few feet.  Because of the wide lane at the approach similar in design to a 

merge lane at N Davis Rd and the Trans-Canada highway, drivers assume it is and begin 

looking north only to realize that the lane ends and they face a yield sign. Comments from 

residents highlight that as vehicles collect at the single lane intersection waiting to cross the 

highway to turn north, vehicles wanting to turn south cannot access the turn lane due to its 

placement. 
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The following Table #2 indicates the recommended tapered merge lane length based on 

published engineering data and formula for designing highway merge lanes over 45 mph (72.4 

kph) from the Montana State Department of Highways #1. 

Table 2 

Speed 
in Kph 

Length in Ft. 
of tapered 
Merge Lane 

Merge 
Lane 
Width 

Speed 
conversion for 
the purpose of 
using the formula 

90 671.04 12 55.92 mph 

100 745.56 12 62.13 mph 

110 820.2 12 68.35 mph 

 

We have noticed that in some areas BC Ministry of Transportation (MOT) follows similar 

engineering principles but in other areas such as S. Davis Rd. and the Trans-Canada Highway 

they do not follow the principles. 

BC MOT engineering data is not available for comparison. Only observational analysis has led 

to this conclusion. 

____________________________________________________________________________ 

 

Issue #3  Blind spots exist on Baker Road for drivers at the Trans-Canada Highway 

intersection attempting to turn left southbound, or cross the highway. 

Photo #3 shows that the northbound highway elevation and road curvature coupled with foliage 

shortens the first visible distance to 560 ft. for vehicles wanting to cross the northbound Trans-

Canada Highway. 

Baker Rd. at the Trans-Canada highway has a very short access lane for northbound traffic. 

This lane services over a dozen homes while the South Davis Rd. entrance with no merge lane 

has several hundred homes within 800 metres. Southbound Trans-Canada Highway entering 

from Baker Rd. does not have a merge lane associated with the centre median. 

A particular observation from Dr. Chris Fritsch in an email speaks volumes: 

…..but let’s not forget the folks in the Baker Rd. subdivision, east of the intersection.  Their only access to 

the world is through that highway crossing and they have no pedestrian access to the town, or anywhere 

else if I’m not mistaken. I believe ….. public transit buses use that intersection but please note that SD 68 

bus route #11 also does and I believe St. Joseph School bus as well. 

Dr. Fritsch correctly references that BC Transit (Photo #4) has two bus routes, 34/36, that use 

that intersection as does School District4 68 Bus Route 11 and the St Joseph School.  
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These buses use the intersection for travel south as well as making a left turn west onto S. 

Davis Rd from the Trans-Canada highway northbound. 

 

Issue #4   Current and proposed increases in population density in south Ladysmith 

coupled with increased traffic volume and speed on the Trans-Canada highway 

have significantly increased the risk of injury and fatal accidents. 

Since 1996 when the last upgrades to the S Davis Rd and Trans-Canada highway intersection 

occurred, approximately 500 new homes have been built in south Ladysmith. Ladysmith’s south 

population continues to expand with the Holland Creek Development of 900 new homes 

planned for the next few years. Approximately 150 new homes will be added in the vicinity of 

Russell Rd.  

Vehicle and construction traffic within the communities of Seascape and Sunset Woods began 

using Russell Rd. as a connector to S. Davis road. Many people use this stretch to access the 

traffic controlled intersection at Coronation Mall rather than chance having an accident at the S. 

Davis Rd entry to the Trans-Canada highway.  That adds 2.3 kms of urban driving. Davis Road 

between Hall and Battie Drive has an active playground zone where a school currently remains 

closed. Couple that with the 900 projected new homes adding traffic to the intersection with 

Dogwood Dr. and Davis Rd. and it will create increasingly long cue lines at the Coronation Mall, 

Trans-Canada Highway intersection. 

Using the BC Ministry of Transport statistics2 the following Table #4 supports our assertion that 

traffic volumes at location 12-021-NS have increased. Mid-summer island traffic in July is known 

to be noticeably higher than low season mid-November traffic, yet as the table illustrates in Nov. 

2015 we reached the similar traffic volumes per day as mid-summer 2012. No more recent 

traffic volume numbers are available. 

Table 4 

Description Location Year Date Date 

      26-Jul-12 27-Jul-12 

      Thursday Friday 

LADYSMITH 
12-
021NS 

2012 
July 

29,397 31,463 

      20-Nov-15 21-Nov-15 

      Friday Saturday 

LADYSMITH 
12-
021NS 

2015 
Nov 

29,186 24,625 

PEERLESS 
12-
068NS 

2015 
Nov 20-Nov-15 21-Nov-15 

      Friday Saturday 

      19,668 18,175 
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Included in this traffic volume comparison is the location 12-068NS. This is the Peerless Rd, 

Trans-Canada Highway location 2.3 kms. south of South Davis Rd. The location is rural with a 

low population base and lower traffic volumes (9000/day lower). It is controlled by a Traffic 

Control Signal that is operated by a metal detection loop buried in the pavement. This loop 

detects the presence of a vehicle or vehicles and triggers the computer controls managing the 

light.  

South Davis Road’s Use for Traffic Diversion 

South Davis Road is used by RCMP to divert traffic from the Trans-Canada highway when a 

serious accident has occurred at North Davis Rd. and the Trans-Canada highway. 

The speed of traffic on northbound Trans-Canada highway from Peerless Road is often in 

excess of the currently posted 90 kph and is closer to 110 kph. Many S. Davis Rd. residents 

needing to turn left from the highway to S Davis Rd. occupy the inside lane well in advance of 

the slowdown turn lane. Impatient drivers then make risky lane change maneuvers increasing 

accident risks.  

________________________________________________________________ 

 Possible Mitigation Strategies 

Issue #1 Blind spots, created due to road elevation changes and centre barrier heights, 
block visibility of northbound vehicles for drivers using South Davis Road to enter 
the Trans-Canada highway northbound. 

Obscured Vision is a Factor 

1. Reduce the height of median barriers from 32” to 19” at a distance a minimum 700 feet 
south of the intersection. 

2. Add a merge lane to northbound lanes of the Trans-Canada highway for traffic entering 
from south Davis Rd. 

Speed is a Factor 

3. Reduce speed limit to 80 kph. on the Trans-Canada highway 1 km. south of the 
intersection with S. Davis Rd. & continue speed limit at 80 kph. through to the speed limit 
change of 70 kph , ½ km. south of Roberts street intersection. 

Do Minimum 

4. Add a traffic controlled signal to the intersection for S Davis Rd and Baker Rd. traffic 
triggered by a metal detection loop embedded in the pavement, or pedestrian activation 
button and flashing warning signs warning of change in predominant light status of 
north/south on the Trans-Canada Highway. 
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. Issue #2 - The existing right turn lane at South Davis Road onto the Trans-Canada Highway 
gives the appearance of a merge lane but forces traffic to enter the #1 lane of the 
highway immediately. Deep into the corner is the Yield sign on the right side. 

5. Add  properly engineered merge lane to the southbound lane on the Trans Canada 
Highway  

6. Increase width of S Davis Rd. approach lane to accommodate right turning traffic to 
merge south while vehicles are stopped at the intersection. 

Do Minimum 

7. With reduced speed limit and traffic controlled signal in place, increase width of S Davis 
Rd approach lane to accommodate right turning traffic to merge south while vehicles are 
stopped at the intersection. 

_______________________________________________________________ 

Issue #3  Blind spots exist on Baker Road for drivers at the Trans-Canada Highway 
intersection attempting to turn left southbound, or cross the highway. 

8. Reduce speed limit to 80 kph. on the Trans-Canada highway 1 km. south of the 
intersection with S. Davis Rd. & continue speed limit at 80 kph. through to the speed limit 
change of 70 kph., ½ km. south of Roberts street intersection. 

9. Increase shoulder width of the outside northbound lanes of the Trans-Canada highway 
to improve sightlines. 

Do Minimum 

10. Add a traffic controlled signal to the intersection for S Davis Rd and Baker Rd. traffic 
triggered by a metal detection loop embedded in the pavement, or pedestrian activation 
button and flashing warning signs warning of change in predominant light status of 
north/south on the Trans-Canada Highway. 

_____________________________________________________________ 

 

Issue #4   Current and proposed increases in population density in south Ladysmith 
coupled with increased traffic volume and speed on the Trans-Canada highway 
have significantly increased the risk of injury and fatal accidents. 

11. Conduct a traffic safety review of the intersection of S. Davis Road and the Trans-
Canada highway considering the growth and projected growth of both Ladysmith and 
south island traffic for the next twenty years. 

Do Minimum 

12. Add a traffic controlled signal to the intersection for S Davis Rd and Baker Rd. traffic 
triggered by a metal detection loop embedded in the pavement, or pedestrian activation 
button and flashing warning signs warning of change in predominant light status of 
north/south on the Trans-Canada Highway. 
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Footnotes: 

#1. https://www.mdt.mt.gov/other/webdata/external/const/wzsm/taper-diversion-guidance.pdf 
 
#2.  http://www.th.gov.bc.ca/trafficData/tradas/reports/AllYears/2015/11/DV03/DV03S%20-
%20Site%20Ladysmith%20South%2012-068NS%20-%20NY%20on%2011-19-2015.pdf 
 
#3. http://www12.statcan.gc.ca/census-recensement/2016/dp-
pd/prof/details/page.cfm?Lang=E&Geo1=POPC&Code1=0447&Geo2=PR&Code2=10&Data=Count&SearchText=La
dysmith&SearchType=Begins&SearchPR=01&B1=All 
 
#4 http://www.sd68.bc.ca/edocuments/SD68News/busroutes_/route11/Route11.pdf 
 
#5 http://www.bcstats.gov.bc.ca/StatisticsBySubject/Census/1996Census/PopulationHousing/Highlights.aspx 

#6 http://www.ladysmith.ca/discover-ladysmith/demographics 

 

PHOTOS   NEXT   TWO   PAGES    
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PHOTOS 

Photo #1  Zoom in illustrates elevation issue 

 

Photo #2 Southbound --lack of merge lane 
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Photo #3  Baker Rd. southbound view 560 ft. loss of view 

 

Photo #4  BC Transit Map for routes 34 and 36 
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South Davis Community Safety Campaign 

Council Briefing for April 1, 2019 
 

 1 
 

Introduction, Summary, and Recommendation 

On March 11th the BC MOTI presented their recommendations regarding 6 key intersections within the 
Town of Ladysmith to Council. The presentation and resultant discussion and motions took a very short 
period of time considering the critical importance of the study to the safety and efficient operation of 
the town. 
Last week we responded to all Town councillors and the Mayor with the background study and petition 
from South Ladysmith residents. We did not receive any response or questions regarding the additional 
material we provided March 19th to Council. 
The information you are faced with is voluminous, complex and important. It requires context. Take the 
time to review with the groups that have provided submissions. Ask yourselves what is the rush? 
 
Summary of this package: 
This summary is an attempt to capture the key points as our group sees them from many hours 
reviewing the Binnie report. As we have authored our own study on S. Davis Rd. we offer a context 
perspective which we previously provided March 19th. 
 
There are five most important key points all bolded in red with regard to S. Davis Rd. and in most cases 
N. Davis Rd. 
All notations in  boxes are screen captures from the Binnie report so you don’t have to page blue
through to view them. 

 Our comments are prefaced with a bullet point. 
 
Recommendation: 

 We ask that you take the time to truly become well enough informed to make the right 
decisions, and, challenge the positions of the study authors whether it is Binnie or us or others, 
get the correct facts and then continue a discussion with MOTI before voting on this resolution. 

 
KEY POINT #1: The Binnie report was inaccurate regarding accident statistics at S. Davis 
Rd. How inaccurate were they for the other 5 intersections? Page 13 of the report. 

 

 Mayor Stone challenged the statistics in the March 11th meeting but did not have 
background statistical information. 

 In my meeting with S/Sgt. Brissard of the Ladysmith detachment in early July, 2018 I 
made notes of the accidents he read from a statistical analysis report he had requested 
for our meeting. He commented that S. Davis Rd intersection had 107 accidents since 
2007, and that between 15-20% were injury accidents.  
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 Further, in our meeting with Fire Chief Ray Delacourt, he made specific reference to the 
serious injury accident that occurred in July of 2018 at the intersection. He also wrote a 
formal letter in support of traffic lights at the S. Davis Rd. intersection to the Minister of 
MOTI. 

 One of the residents we canvassed is a serving paramedic with the BC Ambulance 
Service and he reiterated the number of injuries that he has responded to in the area. 

 
Image courtesy Ladysmith Chronicle July 23rd 2018 

  
 
Link:https://www.ladysmithchronicle.com/news/two-people-critically-injured-in-ladysmith-highway-
crash/ 
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KEY POINT #2:In Conclusions and Recommendations on page 25 of the report one of the 

conclusions is: 

 

5 CONCLUSION AND RECOMMENDATIONS 

 5.1 Conclusion

…The performance of the above intersections was analyzed based on the existing traffic volumes, 
operating speed, vehicle classification, and collision data. A summary of the study findings are as 
follows: 

 All intersections within the study area were found to be operating overall at LOS B or better 
during the AM peak hour and at LOS C or better during the PM peak hour .  
 

 

 However when consulting Table 3-5  Existing Traffic Operations on page 20 of their report a 
number of the (Level of Service) LOS scores are E and F. Note all the Red in the table. The table 
is too large to incorporate in this synopsis so I have added just the Grouhel and S. Davis Rd 
tables. 

 

 
 

 Below is the methodology they use in their report as on page 18. 
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KEY POINT #3: The South Ladysmith Plan  dated August 2014 page 14 #3. Transportation 

specifically references the importance of S. Davis Rd. and the growth plans. None of 

these are mentioned in the Binnie report.  
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 Ladysmith City Manager Guillermo Ferrero responded in August 2018 and indicated that 
670 residences were built off of South Davis Rd. since 1996 when the last intersection 
upgrade was done. This was covered in our Traffic Safety Issues report, Issue #4 
provided to you last week. 

 
Ladysmith plans over the next few years to build: 

 Holland Creek Development   900 Homes  

 900 Russell Road and vicinity  150 Homes  

 Others off of Farrell Road 

  
KEY POINT #4: At South Davis Rd. the Binnie recommendations on page 22 brought 

forward by MOTI will exacerbate the already admitted congestion at N Davis Rd. by 

making all 670 residents head to North Davis Rd. to go north. 

 

Page 24 of 70

mailto:gferrero@ladysmith.ca


South Davis Community Safety Campaign 

Council Briefing for April 1, 2019 
 

 6 
 

 

 

 In particular Council can reference Val Crossley’s comments in this regard on page 60 of 
107 of this April 1st agenda. 

 
An excerpt: 
“Regarding lights at the TCH/S. Davis Road intersection, based on the MOTI recommendations, we will 
continue to have to take a truly inefficient circuitous route to exit north on the highway because, as was 
acknowledged by virtually everyone present, few dare to turn left onto the highway at S. Davis Road. The 
Ministry claims to have rejected the necessity for lights based on low volume of traffic turning left. Of 
course the volume is low when no one dares to do it.” 
 
 
KEY POINT #5: The Binnie Report makes no mention of transit and school bus use 

of South Davis Rd. Further if you review our South Davis Rd study 
(sent last week) Issue #3, pg 3 refers to Transit use of South Davis 
with a bus stop on S. Davis Rd. Please note the anecdotal comments 
by Dr. Chris Fritsch as well. 

 
A particular observation from Dr. Chris Fritsch in an email speaks volumes:  
…..but let’s not forget the folks in the Baker Rd. subdivision, east of the intersection. Their only access to 
the world is through that highway crossing and they have no pedestrian access to the town, or anywhere 
else if I’m not mistaken. I believe ….. public transit buses use that intersection but please note that SD 68 
bus route #11 also does and I believe St. Joseph School bus as well.  

Dr. Fritsch correctly references that BC Transit (Photo #4) has two bus routes, 34/36, that use that 
intersection as does School District4 68 Bus Route 11 and the St Joseph School. 
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INFORMATION REPORT TO COUNCIL 
 

From:    Erin Anderson, Director of Financial Services 

Meeting Date:  April 8, 2019 

File No:    

RE: 2018 Water Adjustments Report 
 

 

RECOMMENDATION: 

That the Committee receive the report on 2018 Water Adjustments for information only. 

 

PURPOSE: 

The purpose of this report is to provide background information regarding previous leak 

adjustments. 

 

PREVIOUS COUNCIL DIRECTION 

No previous Council resolution though the issue was discussed at the February 4, 2019 

meeting. 

 

DISCUSSION: 

The Town adjusted 37 accounts in 2018. The majority (19) of water leak adjustments are 

due to leaks or breaks in the property owner’s water main, resulting in and adjustments 

of over $42,000.  

 

Per the Waterworks Rates and Regulation Bylaw 1999, No.1298 (with amendments), the 

Director of Finance has the authority to adjust up to $3,000.  There were 32 adjustments 

completed under this threshold, ranging from $129 to $1,935.  The remaining adjusted  

  

Page 26 of 70



 
 

 
 

 
 

SUMMARY POINTS 

Under the current bylaws, adjustments to water bills may be made on utility accounts 

when a leak or break has occurred.  The bylaw does not differentiate between the type 

of leak in order to qualify for an adjustment. This report summarizes the types, volume 

and foregone water revenue for the leaks adjustments in 2018 if Council wishes to 

provide direction to amend the Waterworks Rates and Regulation Bylaw 1999, No.1298. 

 

Erin Anderson 

Director of Financial Services 

  Guillermo Ferrero 

City Manager 

 

 

19 

8 

2 2 3 3 

Water main Pipe Burst Hose/ bib hose Unexplained Irrigation Toilet/Tap Leak

# of occurences of 2018 Water Adjustments

$27,220 

$5,956 $4,806 
$1,530 $1,203 $744 

Water main Pipe Burst Hose/ bib hose Unexplained Irrigation Toilet/Tap Leak

Value of Adjustments

18,625 

3,435 2,579 
1,085 721 460 

Water main Pipe Burst Hose/ bib hose Unexplained Irrigation Toilet/Tap Leak

Volume (m3) of water adjusted
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ATTACHMENT(S) 

2018 Water Meter adjustments - detailed  
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2018 Water Meter adjustments – detailed 

 

 

Reason for water leak 

Water leak adjustment value 

($) 

Cubic Metres Adjusted 

(m3) 

Hose/ bib hose                 975.79  553 

Hose/ bib hose             3,830.24  2026.44 

Irrigation                 705.23  424 

Irrigation                 327.50  192 

Irrigation                 169.92  104.74 

Pipe Burst             1,935.30  1024.7 

Pipe Burst                 527.24  308.87 

Pipe Burst                 720.53  395 

Pipe Burst                 844.67  546 

Pipe Burst                 263.24  169.36 

Pipe Burst                 409.84  262 

Pipe burst                 949.29  529 

Water main                 588.33  383.66 

Unexplained                 289.65  439.5 

Pipe burst                 305.79  200 

Toilet/Tap Leak                 128.74  102 

Toilet/Tap Leak                 308.39  146 

Unexplained             1,240.56  645 

Toilet/Tap Leak                 307.11  212 

Water main                 235.71  146 

Water main                 276.03  395 

Water main                 914.72  468 

Water main                 969.01  590.5 

Water main                 209.49  147.34 

Water main                 661.76  364 

Water main             4,392.21  2311 

Water main                 729.43  440.5 

Water main             1,654.59  960 

Water main             4,808.91  2538 

Water main                 992.39  586 

Water main             3,236.21  1688 

Water main             1,553.82  833 

Water main             1,317.11  673 

Water main                 392.65  245 

Water main                 216.43  155 

Water main                 227.88  201 

Water main             3,843.26  5500 
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The current crisis in affordable housing is an issue that we share with communities across Canada. 
We know that in order to address this issue, we must understand how it impacts us, and how to 
move forward in a meaningful fashion. To that end, we have learned from the experience of other 
regions and have listened to local voices. 
 
The Cowichan Attainable Housing Strategy is the outcome of that work. It proposes a “whole of 
community” approach to affordable housing development. It recognizes that efforts will be needed 
from all levels of government, community organizations and the private sector, and that these 
efforts must be complimentary and coordinated in order to be successful. 
 
We did not arrive at this place overnight. Nor will we make significant change on these issues by 
tomorrow. We believe however, that this Strategy puts forward a foundation for broad community 
action and a pathway that leads to progress. We are also not naive enough to think the Strategy is 
complete and without need of constant assessment. Rather it is a good beginning, will require hard 
work along the way and careful monitoring to confirm that we remain on track or adjust as 
necessary. 
 
The very act of doing this work has already accomplished much. We are invigorated by the coming 
together of many groups acknowledging that having a home is fundamental to the overall health of 
the region (economically, socially and environmentally). Residents are concerned and willing to pull 
together. 
 
Together with our partner organizations we believe that our individual strengths can complement 
one another and produce results that are long lasting. 
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INTRODUCTION  
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Since the development of the Regional Affordable Housing Strategy in 2010, there have been a wide range 
of efforts in the Cowichan Region to address the issues of homelessness and affordable housing. Many 
community organizations have developed homelessness reduction programming and coordinated an 
extensive range of services to respond to immediate needs. 
 
In recent years however, housing and market conditions have changed considerably and lack of 
affordable housing has emerged as a key public policy goal across Canada. Like many communities, the 
Cowichan Region faces high costs of rental and ownership housing, and a lack of appropriate, affordable 
housing stock, both market and non market. 
 
In 2018, a regional coordinating body – the Cowichan Housing and Homelessness Coalition - was born 
out of the recognition that to be effective, we must link all of our efforts, and we are now seeing 
unprecedented energy and time devoted to the work of affordable housing. Along with new strategies and 
funding of federal and provincial levels of government and the recently adopted CVRD Cowichan Housing 
Association Financial Contribution Service (Housing Service), the Cowichan Region is poised to make 
meaningful and substantive progress on affordable housing. 
 
For maximum effectiveness and efficiency, we must move forward through establishing a collective plan 
of action, committed leadership and new and innovative ways of working together.

The purpose of the Cowichan Attainable Housing Strategy is to provide direction to the range of 
stakeholders in the Cowichan Region with regard to the current and future affordable housing needs of the 
community. 
 
The Strategy is based on research, data and community feedback accumulated over the past year that is 
captured in a comprehensive background report. To assist in providing context for the Strategy and 
Implementation Plan, this report begins with an overview of what we heard from communities, and key 
indicators relating to affordable housing needs in the Cowichan Region. It then summarizes the 
considerations that were analyzed toward the development of Desired Outcomes, Objectives and 
Strategies, and provides a detailed outline for implementing the Strategy.  

PURPOSE AND ORGANIZATION

THE NEED TO DEVELOP AN ATTAINABLE HOUSING STRATEGY
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P R I N C I P L E S

T H E  V I S I O N

All citizens in the Cowichan Region have appropriate, affordable housing, and have a sense of 
belonging in their community.

INTRODUCTION  

The Cowichan Attainable Housing Strategy is the culmination of a year-long process involving 
extensive research and engagement with the community, and collaboration with government, 
business and non-profit partners. 
 
This Strategy is informed by the Cowichan Attainable Housing Strategy Background Report that 
provides a comprehensive overview of housing indicators, community input, and research into 
policies and tools that can assist to foster affordable housing. 
 
The Cowichan Attainable Housing Strategy provides a framework for all sectors to work 
together and with other levels of government to plan for and facilitate the development of 
affordable housing. The Strategy also assists local governments to explore policies and 
regulations that can foster and encourage affordable housing. 
 
This Strategy identifies the priorities for the Cowichan Region for addressing non-market and 
market housing affordability across the housing continuum, and includes an action plan 
identifying short, medium, and long-term actions.  

The Cowichan Attainable Housing Strategy recognizes the following: 
 
i.   Attainable housing is an essential community good and critical to individual well being, health, 
economic development and community sustainability. 
 
ii.  A healthy housing continuum in which there is a diverse range of housing types is important to 
foster individual housing choice. 
 
iii. Within a healthy housing community, all citizens have a sense of belonging and place, the ability 
to choose appropriate housing and maintain social networks and to age in place. 
 
iv. Addressing housing needs requires consideration of location, housing form and design and access 
to services, including transportation linkages. 
 
v.  Social inclusion and sensitivity to communities must inform the development of attainable 
housing. This involves inclusion of a range of lenses including Indigenous, Immigrant, Disability, 
Rural/Urban, LGBTQ2S, and issues e.g., poverty, food security, health services, as well as community 
liveability. 
 
vi. The job of creating attainable housing depends on collaboration with and among all levels of 
government including First Nations, the community housing sector, service organizations, and 
citizens. 

ABOUT THIS STRATEGY
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Affordable Housing can refer to any part of the housing continuum from temporary emergency 
shelters through transition housing, supportive housing, subsidized housing, to market rental 
housing or market homeownership. 
 
The term “Attainable Housing” acknowledges a range of housing options (type, size, tenure and 
cost) in the local market. Ideally, community members should have the opportunity to move across 
the housing continuum and find housing that is most appropriate and best suited to their needs 
and circumstances, and meets the standards of adequacy, suitability, and affordability. 

THE HOUSING CONTINUUM

BACKGROUND

The Housing Continuum
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BACKGROUND

Housing affordability is linked to a household’s ability to pay for their housing as well as the ability to 
find housing that is in good condition and adequate in size. Different households experience housing 
affordability challenges in different ways. Affordability pressures affect low to moderate income 
earners and vulnerable groups, but also young professionals and local businesses that are struggling to 
attract and maintain new employees. 
 
When housing is affordable and appropriate, it helps to promote healthy individuals, families and 
children, safer communities, social stability, economic well being and a thriving economy. Affordable 
housing benefits the entire community by creating: 

HOUSING AFFORDABILITY

Support for economic growth by providing local workers and residents with local 
affordable housing options 
 
Opportunities for households to live and work in their community, and to stay in their 
community 
 
Sustainable, resilient, and well-integrated neighbourhoods 
 
Social diversity and inclusion; and 
 
A healthy environment for individuals, families with children, seniors and other 
vulnerable households to live and thrive.

Development of affordable housing can also create a significant Social Return on Investment. 
 
 
   
 
 
 
 
 
 
Conversely, the costs of responding to homelessness in Canada through emergency responses such as 
shelters, policing, and emergency medical services are estimated to be as high as $7.05 billion, 
annually.³  A lack of affordable housing options across British Columbia, particularly in the rental 
housing system has been associated with “…rising numbers of individuals experiencing homelessness, 
an inability for young families to save for a down payment on a home, employers struggling with 
recruitment and retention of workers, and an exodus of individuals and families from large urban 
centres.”⁴ 

For every dollar invested in supporting affordable housing, between two and three dollars in 
direct social and economic value is created for individuals, governments, and communities. 

Beyond the economic stimulation that housing construction generates, there is 
approximately 20-30% ‘value added’ when this construction results in affordable housing, 

and 92% ‘value added’¹ when that affordable housing is targeted to, and includes supports 
for, marginalized populations.²  
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WHAT  WE  HEARD  
FROM  COMMUNITIES  IN  THE  COWICHAN  REGION

During the course of developing this Strategy, community consultations were conducted to gather 
public input toward identification of attainable housing needs, challenges, possible solutions and 
strategies. These consultations consisted of public events, focus groups, interviews, and a 
community survey, together involving a total of approximately 600 participants. These included 
citizens, businesses, developers, planners, elected officials and non-profit organizations. 
 
Overall, participants expressed concerns around increasing homelessness, increasing costs of 
renting and ownership, lack of rental stock and poor conditions of some rental stock. Affordable 
housing was a concern particularly for groups under pressure including seniors, young people, low 
income families, and vulnerable groups. 
 
At the same time, businesses expressed concerns about recruitment and retention of employees 
and First Nations communities discussed challenges around their ability to create enough housing 
for community members.  

Survey Responses:  Top Housing Issues
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WHAT  WE  HEARD  
FROM  COMMUNITIES  IN  THE  COWICHAN  REGION

THE MAIN SOLUTIONS REVOLVED AROUND FOUR KEY THEMES

I.    Support private developers and non-profit organizations through Information, knowledge 
and training about innovative housing forms, and data and research on housing needs, 
advocacy for funding and partnerships. 
 
II.   Bring stakeholders together to plan and form the necessary partnerships to attract 
resources and leverage services and programming. 
 
III.  Engage local communities to inform them about the needs and work together to build 
solutions, and advocate to senior levels of government. 
 
IV.  Address policies and regulations at the local level to reduce development costs and 
encourage affordable housing development. Ensure affordable housing is planned with local 
communities in mind and is integrated into local neighbourhoods; ensure that it includes 
consideration for supportive programming. 

Affordable housing development requires significant investment of time and resources at the onset, 
including the process of developing partnerships and writing funding applications. Four key themes 
emerged in discussions about solutions: 
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THE  REGIONAL  CONTEXT

THE COWICHAN REGION

This section summarizes population and housing indicators contained in the Cowichan Attainable 
Housing Strategy Background Report which drew upon a wide range of sources including 2016 
Census data⁵, research conducted by BC Non Profit Housing Association and Social Planning 
Research Council (SPARC) BC, the Canadian Rental Housing Index, and BC Housing data, as well as a 
number of reports and needs assessments conducted between 2006 to present. Additional research 
is being done by the Cowichan Valley Regional District toward housing demand projections that 
should be available in spring of 2019, which will assist to further refine the data. 

The Cowichan Region covers 373,000 hectares and extends from the Malahat in the south, to the  
community of North Oyster in the north, and west to the Pacific Ocean (Pacific Rim National Park and 
Trail) including the communities of Honeymoon Bay and Youbou on Cowichan Lake. 
 
The area covered by the Strategy coincides with the boundaries of the Cowichan Valley Regional 
District (CVRD). Within the CVRD there are nine electoral areas and four municipalities. 

The four municipalities are: 
The City of Duncan; 
Municipality of North 
Cowichan (the largest 
municipality in the CVRD); 
Town of Ladysmith and Town 
of Lake Cowichan.  
 
The eight local First Nations 
are: 
Cowichan Tribes, Ditidaht First 
Nation, Halalt First Nation, 
Lake Cowichan First Nation, 
Lyackson First Nation, Malahat 
First Nation, Penelakut Tribe 
and Stz’uminus First Nation.  

(Source: Cowichan Valley Regional District, Electoral Areas and Member Municipalities)
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POPULATION AND HOUSING TRENDS

Sustained population growth and strong 
patterns of migration 
 
An aging population overall, which will 
result in seniors being a much higher 
proportion of the population in the future 
 
Aging rental housing buildings 
 
Declining vacancy rates 
 
Increasing numbers of households in core 
housing need⁶

Trends over the past five years include: 

THE  REGIONAL  CONTEXT

The CVRD is a geographically and demographically diverse region with a 2016 population of 
83,739, an increase of 3,407 (4.2%) since 2011. A third of the population in the region is 
concentrated in the Central areas of Duncan and North Cowichan. 
 
The number of Indigenous people living in the CVRD in 2016 was 9,660, an increase of 1,135 since 
2011. This population is predominantly younger compared to the region as a whole. Just under 
50% of Indigenous people in the CVRD do not live on reserve. 

POPULATION

Significant and increasing gap between 
housing prices and household incomes 
 
Growing number of households on 
waitlists for non-market/social housing 
 
Decreasing number of affordable family- 
friendly housing options; and 
 
Growing number of individuals 
experiencing homelessness.

Duncan has the highest population of 
Indigenous people (14.4% of the 
population), followed by Lake Cowichan 
(9.6%) North Cowichan (8.1%) and 
Ladysmith (7.9%). 
 
From 2011 to 2016, the Region’s 
population grew by 4.2% or 3,407 
individuals. 2016 Census data show that 
29,330 people moved within the last five 
years, within the region or from other 
parts of Canada or internationally. Just 
over 12% (3,720) moved to the region 
from other provinces and 4% (1,145) 
moved to the region from outside 
Canada.⁷ . 

Population Distribution, CVRD, 2016 
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HOUSING SUPPLY

The predominant form of housing in the CVRD is single family detached ownership housing (73%), 
mostly three and four bedroom units. 
 
Most of the region’s 7,805 rental households are located in the central part of the region. The 
majority of rental housing in the region is privately owned with only 593 non market housing units, 
mostly for families, and seniors and adults with disabilities.⁸ 

Housing by Structure and Type, CVRD, 2016  

Rental Housing Units by Location, Cowichan Region, 2017⁹ 

Similar to Canada as a whole, the CVRD is seeing a shift in housing tenure. In 2011, 81% of the 
region’s households were owners and 19% were renters, but by 2016, 77% were owners and 22% 
were renters. Areas with the highest proportion of renter households are Duncan (45.7%), Area I 
(25.2%), Lake Cowichan (25.7%), North Cowichan (25%), and Area F (23.1%).¹⁰  

HOUSING TENURE
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HOUSING AFFORDABILITY

Census Canada 2016 data indicate that of the 35,275 
households in the Cowichan Region:   
 
   
 
 
 
 
 
 
 
 
 
 
 
 
The highest proportion of households spending over 30% of income on shelter costs were in Duncan 
(35.6%), Area I (28.7%) and the Town of Lake Cowichan (27.9%). The highest proportion of renters 
spending over 30% on shelter costs were in Duncan (55.6%), Area I (55.2%), Lake Cowichan (51.3%), 
Area F (47.1%), and North Cowichan (44.6%).¹³ 
 
Duncan had the highest proportion of households living in subsidized housing (20.2%) followed by 
Ladysmith (14%), Lake Cowichan (10.4%) and North Cowichan (10.6%). ¹³ 

22% of all households (7,745) were spending more than 
30% of their income on shelter costs and 3,310 
households were in core housing need  
 
44% of renters and 16.9% of home owners were 
spending over 30% of income on shelter costs 
 
3% (1,050) of households were living in housing that 
was not suitable 
 
7.5% (2,640) of occupied private dwellings needed 
major repairs 

HOUSING COSTS

Between 2016 – 2018, the 
average sales price for single 
family homes in the Cowichan 
Valley increased from $393,185 
to $462,563, an increase of over 
18%.¹¹ By November 2018, the 
average sale price rose 12% to 
$505,465.¹² Yet, based on 2016 
median incomes, the average 
mortgage for qualifying couple 
households without children, 
was $386,788. 

(Source: Vancouver Island Real Estate Board. Cumulative Residential Average 
Single Family Home Sale Price. Victoria, VIREB, 2019)

Percent Hourseholds Spending 30% or more of 2015 
Total Income on Shelter Costs, CVRD

(Source: Adapted from Census Canada. 
Census Profile, Profile 2016 CVRD)
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In 2017, the number of absolutely homeless people counted in the Duncan CA, was 89 
individuals, representing an increased of over 50% since 2014. The issue of hidden 
homeless or precariously housed is more complex and difficult to quantify; however, 
community surveys and consultations garnered many stories of families in precarious living 
situations.¹⁸ 
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HOMELESSNESS

HOMELESSNESS

Cowichan has seen a trend toward declining rental availability. Between 2013 and 2017, the 
Rental Housing Vacancy rate in the Duncan CA, decreased from 8.6% to 2.8% and October 2018 
rental market data published by Canada Mortgage and Housing Corporation (CMHC) shows an 
average vacancy rate of 0.2% in Duncan.¹⁴¹⁵  

HOUSING AVAILABILITY

In terms of ownership housing, the Cowichan Region has seen increasing real estate listing 
prices and declining active sales inventories. In February 2017, there were 394 real estate 
listings in the Duncan CA, 47.2% of which were priced at $300,000 and above¹⁶. In February 
2018, there were 334 listings, 70% of which were priced at $300,000 and above.¹⁷ 

Rental Vacancy Rates, Cowichan CA, 1990-2017 

(Source: CMHC Housing Information Portal, June 2018)
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THE  REGIONAL  CONTEXT

CURRENT AFFORDABLE HOUSING GAPS

Analyses of current affordable housing gaps and future demand have been conducted by BC 
Non Profit Housing Association (BCNPHA) and Social Planning and Research Council (SPARC) 
BC using 2011 and 2016 census data for the Cowichan Region. Additional research is being 
conducted by the Cowichan Valley Regional District that may provide further enhancements for 
estimating affordable housing gaps and demand projections. 
 
BCNPHA research estimated that approximately 2,260 households have unmet affordable 
housing needs through a backlog of affordable rental housing supply of 750 units for low to 
moderate income levels, plus 1,512 households that were in need of income support in order to 
be adequately housed.¹⁹   
 
Research conducted by SPARC estimates that in 2016, approximately 2,930 households 
ranging in incomes from very low to moderate and above, had unmet needs for affordable 
rental housing. These households were either lacking affordable rental housing or were in 
housing that did not meet affordability criteria. The majority of these households had annual 
incomes of less than $35,000.²⁰ 
 
Again, additional analysis will assist to refine these estimates; however, the data clearly point 
to a significant need. 

Income Level

(Source:  Social Planning and Research Council of BC, January 2019, Analysis of Census Data 
 from 2006-2016 including estimated affordable housing unmet need and affordable 

 demand projections 2020 - 2025)

Estimated Unmet Need for Rental Housing by Income Group, 2016
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THE  REGIONAL  CONTEXT

CURRENT AFFORDABLE HOUSING GAPS

The priority groups in need of affordable housing that have been identified through local research 
include:  
 
 
 
 
 
 
 
 
 
 
 
 
 

* Families (including lone-parent families, families with children, and multigenerational 
families) 
 
* Low and moderate income earners 
 
* Low and moderate income seniors 
 
* Persons with disabilities; and 
 
* Vulnerable populations (including households on fixed incomes, persons experiencing 
homelessness, women and children experiencing violence, individuals with mental health and 
addictions issues, and indigenous people).²¹ 

Groups in need of affordable housing:
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HOUSING DEMAND PROJECTIONS

Research conducted by SPARC BC estimates that given growth patterns over the past five 
years for the Cowichan Region, it is anticipated that there will be a need for an additional 421 
housing units per year in order to keep pace with demand. This translates into approximately 
2,100 new housing units between 2020 and 2025. 
 
If the future housing demand remains relatively consistent with current demand in terms of 
the income and tenure mix, then it is anticipated that approximately 22% of the estimated 
future demand would be in the form of new rental housing units which translates into a 
housing target of approximately 93 new rental housing units per year.²² 
 
The following affordability thresholds or targets have been developed based on the current 
income mix and profile of households living in the community. 

Projected Rental Housing Demand by Income Levels (2020 – 2025)²³

THE  REGIONAL  CONTEXT
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SUMMARY

Recent population and housing trends indicate that the Cowichan Region has experienced 
sustained population growth and strong patterns of migration, and an aging population overall, 
which will result in seniors being a much higher proportion of the population in the future.  At the 
same time, the region’s population of Indigenous people is also increasing and is 
proportionately younger than the CVRD population as a whole. 
 
These population trends are combined with declining rental vacancy rates, growing numbers of 
homeless individuals and families, waitlists for social housing, and significant and increasing 
gaps between housing prices and household incomes. 
 
The Cowichan Region is experiencing a shortage of affordable housing that is affecting many 
households, particularly those who are the most vulnerable, including youth, seniors, families 
and Indigenous people. While additional work is needed to refine our estimates, analyses to date 
indicate that the current unmet need for affordable rental housing in the Cowichan Region is 
between 2,260 to 2,650 units, with significant unmet needs occurring for households with 
incomes under $20,000 per year. 

Based on recent trends, projections for future demand are for an additional 421 households per 
year, of which 93 (22%) will be renter households. Of these households, an estimated 22 units, 
24% should be geared toward very low to low income groups.  
 
For over a decade, community organizations and local governments have been working to 
address these issues. Yet, only a small number of private market rental housing units and no non 
market units are currently under construction. Therefore, a key aspect for ensuring development 
of affordable housing will be building capacity of the community housing sector to create 
additional housing stock. 
 
At the same time, there are many factors that influence housing, including market forces and 
policies of federal, provincial and local levels of government. Housing affordability and 
homelessness are related to a number of systemic, structural and personal drivers. Solutions 
must reflect specific household and individual needs, characteristics, strengths and choices. A 
one size fits all approach will not meet the needs. 
 
In the last year, federal and provincial levels of government have developed new strategies and 
programs to address affordable housing needs, changing the landscape and presenting new 
opportunities for local communities. In addition, the Cowichan Region will have a Housing Service 
that will support and promote development of affordable housing (see Appendix A). 
 
Going forward, our challenge as a region is to address the current gaps and to adopt measures 
and concrete actions to address the current and future projected needs. 
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Capacity in the community housing sector to plan and undertake 
affordable housing development and operations 
 
Partnerships between and contributions from all levels of 
government and the community housing sector 
 
An engaged community that understands the need for different 
affordable housing types and forms 
 
Policies of local governments that promote development and 
maintenance of affordable housing 

TO ACHIEVE THE GREATEST SUCCESS FOR COMMUNITIES IN THE COWICHAN REGION, IT 
IS IMPORTANT NOW TO MOVE FORWARD THROUGH ESTABLISHING A PLAN OF ACTION, 
COMMITTED LEADERSHIP AND NEW AND INNOVATIVE WAYS OF WORKING TOGETHER. 

Fostering affordable housing requires: 

CAPACITY

PARTNERSHIPS

ENGAGEMENT

LOCAL GOVERNMENT
POLICIES

Addressing existing and future housing affordability challenges in the Cowichan Region will 
require a collaborative approach that includes efforts by the non-profit, co-operative and 
private housing sectors, as well as all levels of government, and recognizes the inter- 
relationships between affordable housing and community social and economic 
development.
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THINK REGIONALLY

A WHOLE COMMUNITY APPROACH IS NEEDED 

TEAMWORK WILL BE ESSENTIAL

ECONOMIES, COMMUNITIES AND HOUSING MARKETS ARE DYNAMIC

INCLUDE A MIX OF HOUSING SOLUTIONS

INCLUDE PREVENTION AND SUPPORT

The Cowichan Region is a geographically and demographically diverse area with a mix of urban, 
semi urban/rural and rural communities. Respect for different geographies, cultures and ways of life 
and innovative design will be important to address affordable housing.

Creating and maintaining affordable housing is complex and involves a myriad of stakeholders, from 
federal and provincial levels of government, to local governments, non-profit organizations, private 
developers and local citizens. No one sector can solve housing affordability concerns alone, but 
each can play a key role.

There is a need for overall system coordination for housing and supports, and a coordinated housing 
access/advocacy strategy. There is also a need for coordinated resource development to ensure 
Cowichan’s “fair share” of funding from senior levels of government.

Housing is influenced by a number of drivers and market conditions can change quickly. Having a 
community housing sector that is robust and resilient, with the capacity to assess, plan, and 
monitor housing needs and markets, and develop and manage affordable housing, is essential. 

Solutions for increasing adequate and affordable housing will include a mix of market and non-market 
rental and affordable ownership options. While there is an important role for the private development 
sector in producing market rentals and ownership housing, a significant portion of affordable housing 
stock will need to be provided at below market rates with supportive programming attached. This 
housing will involve non-profit organizations with expertise in tenant qualification and selection as well as 
ongoing occupancy management and wraparound services such as employment training, education, 
addictions recovery, and immigration services. 

The foundation for any intervention is a sufficient supply of affordable housing that is available to 
meet the demand of those households and individuals in core housing need, significant housing 
stress or at-risk of homelessness. At the same time, it is important to ensure that there are adequate 
homelessness prevention and housing loss programming to support individuals and families to obtain 
and maintain adequate housing.
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Research, data, community consultations and input to date have identified critical unmet needs for 
affordable housing, as well as to lay a foundation for meeting future needs. 

DESIRED OUTCOMES

The Cowichan Attainable Housing Strategy sets out a Vision, Desired Outcomes, Objectives, and 
Strategies. The purpose of this Strategy is to provide direction to the range of stakeholders in the 
Cowichan Region to respond to the current and future affordable housing needs of the community. 

I.    Increase the stock of non market rental housing geared to priority groups 
 
II.   Increase the stock of private market rental housing 
 
III.  Maintain the current stock of affordable housing 
 
IV.  Address demand-side measures such as rental subsidies and housing support 
programming to enhance housing affordability for those who are experiencing core housing 
need 
 
V.    Create affordable options for ownership housing for low to moderate income groups  

Over the next five years, our aim is to reduce the number of households in core housing need 
through assisting 1,000 households to move into housing affordability. This will require actions 
across all sectors, and across the spectrum of affordable housing including to: 

While community consultations provided a sense of the aspirations that exist sub regionally, the 
exact type, location and number of units of affordable housing needs to be determined with local 
communities to nest the predictive data with the experience, knowledge and upcoming processes 
at the community level. As well, the type and amount of affordable housing units and the level of 
demand-side supportive measures that can be obtained, will be dependent upon a variety of 
factors including available lands, community capacity, broader economic forces and funding. 

Our vision is for all citizens in the Cowichan Region have appropriate, affordable housing, and have a 
sense of belonging in their community. 

THE VISION
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To achieve our desired outcomes and targets, a system and foundation from which to work and 
ultimately, to realize our vision, is needed. Having a community housing sector that is robust 
and resilient, with the capacity to continually assess, plan, and monitor housing needs and 
markets, and develop and manage affordable housing, is essential. 
 
The following Objectives and Strategies provide the framework for this foundation, 
representing how the region can move forward to achieve our goals and targets. These 
objectives are by nature, process oriented but each is a critical action component.  

MOVING FORWARD: ESTABLISHING AN ATTAINABLE HOUSING SYSTEM
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AN  ATTAINABLE  HOUSING  STRATEGY  
FOR  THE  COWICHAN  REGION

Four objectives have been identified with thirteen strategy areas that are interdependent and inter- 
related. These objectives and strategies inform the Implementation Plan set out in the following 
section.  

OBJECTIVES
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The Cowichan Attainable Housing Strategy sets out a key aim of reduction of Core Housing 
Need over the next five years through development of new affordable housing units, 
maintaining current affordable housing stock, addressing demand side measures and 
pursuing affordable ownership housing options. 
 
This Implementation Plan sets out actions that should be taken in each of the next five years 
to achieve our objectives. It is important to note however, that while this strategy identifies 
regional needs and key target areas, defining specific targets and actions should be done 
locally. This will tell us exactly that type of affordable housing and services that will be 
needed and will guide our actions and support to each community. (This step is reflected in 
Implementation Item II.1.a.)   
 
CHA has begun to identify potential lead agencies and relevant partner stakeholders for each 
action that will be reviewed and added to. The lead agency could be responsible for project 
managing the various tasks required to ensure success. Partnerships and key stakeholders 
could be those agencies, councils or organisations considered important partners for 
implementation. The list of partners is not exclusive and additional stakeholders may be 
identified as implementation progresses. 
 
Some actions are designated across the five years as ‘ongoing’ to reflect their delivery being 
achieved through implementation of initiatives or programming, and local planning policies 
and strategies. Each action in the Implementation Plan will require a mix of mechanisms that 
reflect a range of ongoing strategies and catalyst initiatives that will deliver on the vision and 
directions in the Strategy. 
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IMPLEMENTATION PLAN
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PERFORMANCE MEASURES
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APPENDIX  A:  
GOVERNMENT  INITIATIVES

THE NATIONAL HOUSING STRATEGY

In 2017, the federal government released a National Housing Strategy with the goal of ‘helping to 
ensure that Canadians have access to housing that meets their needs that they can afford’.  In April 
2017, Canada Mortgage & Housing Corporation (CMHC) committed to spending 11.2 billion over the 
next 11 years towards the creation of affordable housing across the country. The first step of the 
financial commitment is to provide $2.5 billion over five years in loans and financing for new rental 
housing construction across Canada.  

BC’S AFFORDABLE HOUSING PLAN

At the same time, the BC government announced Homes for BC – A 30-Point Plan for Housing 
Affordability in British Columbia, which also includes a 10-year investment plan in the amount of $6.6 
billion to build 114,000 affordable homes. It is anticipated that this plan will fill gaps in the market, 
including homes for growing families, seniors, students, as well as options for women and children 
fleeing violence. The plan includes provisions for more than 14,0000 rental units for skilled workers 
and other people in the middle-income bracket who are working but struggling to find affordable 
housing. 

UBCM HOUSING STRATEGY FOR BRITISH COLUMBIANS

In January 2018, the Union of BC Municipalities released a Housing Strategy for British Columbians 
that recommended four major policy shifts as priority action areas that span a continuum from 
addressing homelessness, through to creating substantial new rental housing stock, and stabilizing 
the ownership market. 

1.  A Rental Housing Strategy to substantially increase the amount of rental housing 
available to British Columbians over the next decade. 
 
2.  A Demand Management Strategy to address domestic speculation. 
 
3.  A Comprehensive Homelessness Strategy to prevent and reduce, not manage, 
homelessness, through comprehensive measures to address poverty, mental health, 
addiction and other key drivers of homelessness 
 
4.  An All Government Approach Towards Housing Affordability to collaborate and 
advance housing with the federal and provincial governments for the provision of 
affordable housing solutions. 

COWICHAN VALLEY REGIONAL DISTRICT

In response to recent federal and provincial initiatives, and to distinguish itself from other jurisdictions 
in Canada which will be in competition for housing funds, the CVRD Board identified the opportunity to 
have a small fund available to provide seed funding for local projects in the form of the Cowichan 
Housing Association Affordable Housing Financial Contribution Service. This seed funding is 
anticipated to leverage larger grants and other forms of support for affordable housing projects in the 
Cowichan region. Details on the Housing Service can be found at: www.cvrd.bc.ca. 
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ENDNOTES

¹ Note: ‘Value Added’ in terms of Social Return of Investment refers to measuring the direct and indirect social outcomes from 
investing and building affordable housing projects. The social values or outcomes measured includes looking at the lasting 
change that a tenant experiences beyond their stay in the affordable housing development such as increased positive health, 
ability for future home ownership based on rent savings, benefits from increased education, etc. 
 
² See: BC Housing (2016) Social Return on Investment (SROI) of Affordable Housing Development Supported Through the BC 
Housing Community Partnership Initiative. 
 
³ Gaetz, Stephen et al. (2013) The State of Homelessness in Canada. Toronto: Canadian Observatory on Homelessness Press. 
 
⁴ BC Non Profit Housing Association (2017) An Affordable Housing Plan for BC. 
 
⁵ Census Profile 2016 Census: Cowichan Valley Regional District, British Columbia, Canada - Statistics Canada. 
http://www12.statcan.gc.ca/census-recensement/2016/dp- 
pd/prof/details/page.cfm?Lang=E&amp;Geo1=CD&amp;Code1=5919&amp;Geo2=PR&amp;Code2 
=01&amp;Data=Count&amp;SearchText=&amp;SearchType=Begins&amp;SearchPR=01&amp;TABID=1&amp;B1=All N.p. 2017. Web 
3 Nov 2017. 
 
⁶ A household is said to be in 'core housing need' if its housing falls below at least one of the adequacy, 
affordability or suitability standards and it would have to spend 30% or more of its total before-tax income to pay 
the median rent of alternative local housing that is acceptable (meets all three housing standards). Housing 
standards are defined as follows: Adequate housing is reported by their residents as not requiring any major repairs. 
Affordable housing has shelter costs equal to less than 30% of total before-tax household income. Suitable housing has enough 
bedrooms for the size and composition of resident households according to National Occupancy Standard (NOS) requirements. 
Only private, non-farm, non-reserve and owner- or renter-households with incomes greater than zero and shelter-cost-to- 
income ratios less than 100% are assessed for 'core housing need.' Non-family households with at least one maintainer aged 15 to 
29 attending school are considered not to be in 'core housing need' regardless of their housing circumstances. Attending school is 
considered a transitional phase, and low incomes earned by student households are viewed as being a temporary condition. 
(Statistics Canada (2016). Core Housing Need, 2016 Census. Available at: https://www12.statcan.gc.ca/census- 
recensement/2016/ref/dict/households- 
menage037-eng.cfm) 
 
⁷ Census Profile, Profile 2016 Cowichan Valley RD -http://www12.statcan.gc.ca/census-recensement/2016/dp- 
pd/prof/details/page.cfmLang=E&amp;Geo1=CD&amp;Code1=5919&amp;Geo2=PR&amp;Code2=47&amp;Data=Count&amp;Search 
Text=Cowichan&amp;SearchType=Begins&amp;SearchPR=01&amp;B1=Housing&amp;TABID=1 N.p. 2018. Web. 13 Mar. 2018. 
 
⁸ Census Canada. Census Profile, Profile 2016 Cowichan Valley RD -http://www12.statcan.gc.ca/census-recensement/2016/dp- 
pd/prof/details/page.cfm? 
Lang=E&amp;Geo1=CD&amp;Code1=5919&amp;Geo2=PR&amp;Code2=47&amp;Data=Count&amp;SearchText=Cowichan&amp;Sear 
chType=Begins&amp;SearchPR=01&amp;B1=Housing&amp;TABID=1 N.p. 2018. Web. 13 Mar. 2018. 
 
⁹ Canadian Rental Index (http://rentalhousingindex.ca/en/#renter_csd) May, 2018. 
The CRI only provides statistics in groupings of regional districts and municipalities. The Rental Housing Index provides data forall 
communities in Canada that have more 4,000 people, and more than 500 renter households. 
 
¹⁰ Census Canada. Census Profile, Profile 2016 Cowichan Valley RD -http://www12.statcan.gc.ca/census 
recensement/2016/dp-pd/prof/details/page.cfm? 
Lang=E&amp;Geo1=CD&amp;Code1=5919&amp;Geo2=PR&amp;Code2=47&amp;Data=Count&amp;SearchText=Cowichan&amp;Sear 
chType=Begins&amp;SearchPR=01&amp;B1=Housing&amp;TABID=1 N.p. 2018. Web. 13 Mar. 2018. 
 
¹¹ Vancouver Island Real Estate Board. Cumulative Residential Average Single Family Home Sale Price. Victoria, VIREB, 2018. 
 
¹² Ken Neal Real Estate. http://www.kenneal.com/choosing-a-marketing-specialist/market-information. Accessed: December 2018. 
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16 Housing Market Information Portal – CHMC. Available at: https://www03.cmhc-schl.gc.ca/hmiportal/en/#Owners. 
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¹⁴ Canadian Mortgage and Housing Corporation. Rental Market Survey - https://www03.cmhc- 
schl.gc.ca/hmiportal/en/#TableMapChart/7225/3/Duncan N.P. 2017. Web. 27 Mar. 2018. 
 
¹⁵ Cowichan Valley Homes - Constantin Popa and Mariana Popa -Real Estate Listings. http://cowichanvalleyhomes.com/ . N.p., 
2013 Web. 22 February 2017. 
 
¹⁶ Cowichan Valley Homes - Constantin Popa and Mariana Popa -Real Estate Listings. http://cowichanvalleyhomes.com/ . 
N.p.,2013 Web. 22 February 2018. 
 
¹⁷ Cowichan Valley Homes - Constantin Popa and Mariana Popa -Real Estate Listings.  http://cowichanvalleyhomes.com/ . 
N.p., 2013 Web. 22 February 2018. 
 
¹⁸ Emmanuel, Joy (2017) Summer Point-in-Time Homeless Count &amp; Housing Needs Survey Community Report. Duncan: 
United Way. 
 
¹⁹ Cowichan Valley Homes - Constantin Popa and Mariana Popa -Real Estate Listings.  http://cowichanvalleyhomes.com/ . 
N.p., 2013 Web. 22 February 2018. 
 
²⁰ Social Planning and Research Council of BC (January 2019) Analysis of Census Data from 2006 – 2016 including 
estimated affordable housing unmet need and affordable housing demand projections 2020 to 2025. 
 
²¹ Compiled from: Housing Need and Demand Study for Providence Farm (2006), the Inadequate Shelter Report, (Social 
Planning Cowichan, 2007), the Aboriginal Off Reserve Aboriginal Housing Needs (Social Planning Cowichan, 2014), the CVRD 
Affordable Housing Needs Assessment (2014), Duncan CAB Plan to Address Homelessness (Kaleidoscope Consulting, 2018) 
and the Housing First for Youth Plan (Cowichan Housing Association, 2018). 
 
²² Social Planning and Research Council of BC (January 2019) Analysis of Census Data from 2006 – 2016 including estimated 
affordable housing unmet need and affordable housing demand projections 2020 to 2025. 
 
²³ Social Planning and Research Council of BC (January 2019) Analysis of Census Data from 2006 – 2016 including estimated 
affordable housing unmet need and affordable housing demand projections 2020 to 2025. Source:  Calculated based on the 
2015 Median Household Income for the Cowichan Valley Region and reported by Statistics Canada in the 2016 Census as 
$67,743 
 
²⁴ This term refers to the wide range of local partners who have a stake in building and maintaining a long-term supply of 
permanent affordable housing. This includes non-profit and co-op sector organizations and housing providers, community land 
trusts, municipalities, charities and faith based groups, as well as cause-driven private sector organizations and financial 
institutions. 
 
²⁵ See Cowichan Housing Association (December 2019) Cowichan Housing Association Annual Financial Contribution 
Workplan for a description of program and funding components 
 
²⁶ Ibid 
 
²⁷ Ibid 
 
²⁸ See Cowichan Housing Association (December 2019) Cowichan Housing Association Annual Financial Contribution 
Workplan for a description of program and funding components 
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