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Population

The Zeballos population decreased 14% from 125 to 107 residents between 2011 and 2016, a
significant drop when compared to the electoral area (7% decrease), the regional district (3%
increase); and the province (6% increase).

Estimated future population numbers for Zeballos are based on and expected to mirror regional
projections, growing slightly to 123 residents by 2025.

Age distribution of the Zeballos population is expected to remain relatively constant to 2025,
with the working age cohort making up about 65% of the population and seniors comprising
13%.

The median age in Zeballos was around 46 and 49 in 2006 and 2011 respectively. Median age
rose to 53 in 2016 due primarily to a decrease in the younger cohorts rather than an increase in
the senior population. By 2025, median age is expected to decrease to 50, closer to the regional
median age of 49.
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Economy

Median household income was $36,100 in 2016, which is significantly lower than the household
income within the electoral area ($53,950) and the province ($69,995).

Of Zeballos residents, about 75-85 were working in 2016, which represents about 74% of the
working age population. Of these, a little more than half worked in Zeballos at home or at a fixed
business address; the remainder had no fixed address for their workplace.

Some of the local workforce is made up of residents of Ehatis 11, who travel to work in Zeballos.
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o In SRD A3, about 10% of households indicated that major repairs were needed. Most from the
Zeballos housing survey (11 of the 14 respondents) indicated that their home did not need
major repairs. That said, there are many homes without concrete foundations.

Current Housing Affordability

« For renters, average monthly shelter costs' decreased 19% between 2006 and 2016, from $380
to $3102, which is lower than the average monthly cost of owning a home ($590).

o For owners, housing values have increased by a third from $57,000 in 2006 to $77,500 in 2019;
this is still relatively low compared to elsewhere in BC. Home-owner average monthly shelter
costs have increased from $430 to $590 between 2006 and 2016.

o Those earning the median household income? or higher are more than able to afford the
current median ownership or rental housing costs and the average cost of one-and two-
bedroom units. The estimated cost for a three- or four-bedroom rental unit is out of reach for
median income earners.

* Inthe SRD A3, 44% of the 45
renter households compared
to just 10% of the 325 owner

Median Assessment of a Detached Home
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affordability challenges as well.

Current Core Housing Need

» Of the households in the SRD A%, about 50 are in core housing need, meaning they are in
housing that does not meet their needs due to affordability challenges, major repairs needed or

' Shelter cost refers to the average or median monthly total of all shelter expenses paid by households that own or rent their
dwelling. Owner costs include mortgage payments, property taxes and condominium fees, along with the costs of electricity,
heat, water and other municipal services. Renter costs include rent, electricity, heat, water and other municipal services.

2There are some discrepancies between monthly rental shelter costs reported in the 2016 Census and what was heard
during interviews with a local property manager, who cited $850 as the average rental price/month. These discrepancies are
addressed in the report.

3 Due to the small population, renter and owner incomes must be combined. Typically, renter incomes are lower than owner
incomes.

4 Data is only available at the electoral area scale and not available for Zeballos due to the small population



inadequate number of rooms for the family size, and they cannot afford alternative housing
options in the community.

Based on Zeballos' population size compared to SRD A means there are about seven households
in core housing need requiring housing in Zeballos. Households within a core housing need
should have their housing needs prioritized.

Other Current Needs

Temporary housing is a need identified across the three communities as a way to meet
occasional housing demand from visiting family members (especially during COVID), contract
workers/professionals, and those in need of temporary shelter in cases of unsuitable
situations within the residence.

Rental housing is also required for those considering a move to Zeballos to allow them the
opportunity to “test” out what it is like to live there.

Anticipated Housing Demand

Housing demand will stabilize and increase slightly by three-five units based on population
leading to 2025. However, if the community were to successfully attract a new economic
activity or employer (which is challenging without housing already in place), then the need
for new housing would exceed three-five units.

Demand is expected in one- and two-bedroom units based on past trends, however larger
units may be required if the community wishes to attract families.

Most (93%) housing survey respondents expect their household size/composition to stay
about the same over the next five years, and a few expect it might increase.

Most (85%) housing survey respondents indicated that a single detached home will best
meet their need in the next five years, but the number of bedrooms they will require was
spread across one, two and three+ bedroom units.

Unit type 1-bedroom  2-bedroom  3-bedroom 4+ bedroom Total

Increase from

+1 +1 +1 +1 +3-5
2020-2025



Purpose

Municipalities and regional districts in B.C. are required to complete housing needs reports by April
2022, and every five years thereafter. This report will help the Village of Zeballos and various partner
organizations to better understand and respond to housing needs over the next five to ten years.

Scope

While this housing needs assessment is focused on the Village of Zeballos, given the proximity and
connections between Zeballos and the neighbouring communities of Ehattis and Oclucje, it is
important to understand the housing situation regionally and to share information about potential
housing developments. Interviews with staff from the Ehattesaht First Nation and the Nuchatlaht
First Nation were conducted and the information gathered has been included within this report
where relevant.

Policy Context

Village housing needs and future efforts to address them should be considered within the context of
the Zeballos Integrated Community Sustainability Plan (ICSP, 2014) and Official Community Plan
(OCP, 1996°), which articulate goals and policies related to all aspects of the community. The goal
and policy statements from these documents that relate to housing and residential areas have been
included below for reference.

ICSP Content: Neighbourhoods, Housing and Land Use (2014)

Goals
Our communities are liveable, enjoyable places for residents and visitors of all ages, abilities
and incomes, and they provide appropriate areas for economic activities.

Our communities, homes and buildings are quaint, tidy, visually appealing, and reflective of
local cultures and the small beach town setting; residents contribute to these characteristics
by taking care of private and public places.

Developed areas are lush and green, are interconnected and linked to natural areas and
parks by convenient trails, and provide green spaces for people to enjoy outdoor activities.

Our communities and neighbourhoods are peaceful, safe and walkable; they provide indoor
and outdoor places that are accessible and allow residents and visitors to gather, connect
and find solitude.

> The Village of Zeballos is planning to update the OCP in the short-term; this content should be
updated once the update is complete.



Homes and buildings are healthy, safe and increasingly energy-efficient, and they include a
mix of types, including affordable and age-friendly options for a diversity of ages, abilities
and incomes.

There is an adequate supply of housing in our communities that enables existing and new
community members to reside in the area and that supports local economic development
opportunities while avoiding continuous encroachment into natural areas.

Commercial, industrial and institutional areas support local economic development, yet are
appropriately located and buffered to maintain our small-town character, avoid negative
impacts on surrounding areas and continuous encroachment into nature.

Strategic Direction
Enable home-owners to undertake upgrades and repairs using local labour.

OCP Content: Housing and Residential (1996)

Goals
To maintain a sustainable economic base by encouraging businesses and industry
appropriate for this area

To give reasonable consideration to innovative housing options as a way of accommodating
a variety of housing needs, incomes and lifestyles

Objectives
To encourage and allow a mixture of housing types, densities and tenure

To optimise the use of available land resources by encouraging more intensive and efficient
use of land

To encourage housing for all incomes
To encourage adaptive housing for the disabled

To guide the future development of land in Zeballos in a fashion that would preserve villages
community and historical characteristics and to promote the history of Zeballos through
protecting examples of its 1930s architecture and promoting new development to adopt a
similar architecture style.

Policies
Residential Development is limited to those areas designated Village Mix in Schedule B-1

A variety of housing types, densities and tenures are suitable in the Village Mix designated
areas

Higher density developments must be supported by the appropriate infrastructure

The anticipated housing needs for the next five-year period will be meet through the
development of vacant lands on the west side, and the encouragement of greater utilization
of currently developed lands.
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Housing 101

The housing continuum model, which has been used around the world for some time, visually
describes the different segments of housing. It suggests a linear progression from homelessness to
homeownership. However, housing needs don't necessarily follow this linear progression and
homeownership isn't necessarily the end goal for everyone.

AFFORDABLE AFFORDABLE MARKET MARKET

EMERGENCY TRANSITIONAL SOCIAL RENTAL HOME RENTAL HOME
HOMELESS SHELTERS HOUSING HOUSING HOUSING OWNERSHIP HOUSING OWNERSHIP

Source: Canada Mortgage and Housing Corporation

A wheelhouse concept (developed by the City of The Wheelhouse Model
Kelowna) is a different way of thinking about
housing. It provides a circular model instead of a
linear one, reflecting the reality that people’s
housing needs are changing as they go through

life, and these changes don't always occur in a A E';ffiff;f" 238.53;5.%’;‘
straight line ‘forward’. Most importantly, it de- " 4 " s
emphasizes homeownership in favour of a more

SAFETY NgT

diverse and evolving approach. | OWNERSHIP LONG-TERM
~ HOUSING : SUPPORTIVE

HOUSING

Whichever model is used, what's critical is that a
healthy housing stock in a city or community

should ideally include a variety of housing forms - REE HIRIZEL
and tenures in order to meet the diverse needs of \ HORING
residents from different socio-economic
backgrounds as they move through every stage of
their lives. City of Kelowna Housing Wheelhouse

Methodology

In order to estimate current and anticipated housing need for the Village of Zeballos, demographic
and housing data was reviewed and analyzed from a variety of government data sources such as BC
Statistics and Statistics Canada. Much of this data was from custom tables provided by the Ministry
of Municipal Affairs and Housing. Due to the very small population, the full suite of government
agency housing data was not available.

To supplement the data mentioned above, the following community engagement activities were
undertaken: an online housing survey; conversations with municipal staff and elected officials;
internet research; and phone interviews with key community stakeholders and neighbouring First
Nation staff. The community housing survey had a relatively small response, but provided insightful
context.
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Statistics Canada data limitations

Data is reported as provided by Statistics Canada. Statistics Canada data rounds to the nearest five
in its data sets, which creates different rounding results when data is combined and when cross
tabulations are undertaken for analysis. Due to methodological changes for the 2011 Census, many
comparisons can only be made between 2006 and 2016. Finally, census data for incomes and
housing costs are for 2015, though reported as 2016 in census data.

Total population and household data reporting is collected through the Short Form Census,
distributed to 100% of Canadian households, so the data is fairly accurate. Data for renter and
owner populations and information on housing unit size (number of bedrooms) rely on the Long
Form Census, which is only distributed to 25% of households, making it less accurate. Also, as a
result, the data for households, renters, owners and housing unit size may not always add up
perfectly or in the case of Zeballos, it may not even be reported due to the small sample sizes and
for the protection of privacy.

About

Located in the rugged and beautiful area north of Nootka Island on the west coast of Vancouver
Island (Figure 1), Zeballos is within the traditional territory of the Ehattesaht/Chinehkint First
Nations, and shares the area with the Nuchatlaht First Nation and the Ka:'yu:k't'h’/ Che:k:tles7et’h’
First Nations.

The communities of Zeballos,

Oclucje (home of the Nuchatlaht A Port Hardy"
First Nation) and Ehatis (home of N o Port McNeill
the Ehattesaht/Chinehkint First
Nations) are situated at the end of Port Alicaoltped. "™k RN
two inlets accessed by boat or via Tl A
the Zeballos Forest Service Road, Brooks ¢ O
which is a 40 km, all weather, gravel Peninsula /.,S‘( ¢ L
road that connects the < /1/5/?
communities to Highway 19. PACIFIC Zeballos © 0
OCEAN
Gold River

30 km

Figure 1: Regional context map, Zeballos Location
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The community of Kyuquot, home of

the Ka:'yu 'k'th'/Che:k'tles7et’h’ First
Nations is located on the west coast

and is accessed by boat from Fair
Harbour at the end of the gravel

Port Hardy

PortMeNeil

road connecting the communities. > o
Part Alice ——— Thurlow

o .
Zeballos is British Columbia’s i ES
)}
smallest municipality (145 hectares) .
and is governed by an elected Mayor - x D
B r 2l p el River
and four Councillors. #* :
Zeballos is within the Strathcona — 3 -

Regional District (SRD) Figure 2, and
specifically in Electoral Area A Figure

Population and Demographic Context

Figure 2 Red outlines Strathcona Regional District (SRD)

Population

The Village of Zeballos population was 107 in 2016,
a 14% decrease from 2011 as shown in Figure 4.
This recent decrease is larger than the Strathcona A

Regional District decrease of 6.6%, and trending in ey g e g

Corin hiland S

the opposite direction of the Strathcona Regional — sty

Cyater Bry-Butte Lake | e

District increase of 3% and the provincial increase 52 i =5 =

of 6.6%. Figure 3: SRD Electoral Area A
Figure 4 Population 2006-2016%#°
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1000
807
300 764
600
400
189

0 I

Zeballos Strathcona A

W2006 ®m2011 m2016

6 Strathcona Regional District was a newly created district in 2008 and therefor census data from 2006 is not
available.
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As of 2016, there were approximately 400 people living in the immediate vicinity of Zeballos, made
up of the 107 community members in the Village of Zeballos and members of the three First Nations
communities in the region, including:

e 30 Nuchatlaht First Nation members living in Oclucje;

e 80 ?iihatisath cinaxint (Ehattesaht Chinehkint) First Nations members living in Ehatis IR (110,
estimated in 2020); and

e 164 members living in the Ka:'yu:'k't'h'/Che:k:tles7et'h' First Nations community of Kyuquot.

Interviews indicate that some First Nations members would like to return and live on these reserves;
however, the lack of housing, services and amenities makes returning a challenge.

Age

Median age

The population of Zeballos is slightly older than the region: Zeballos residents’ median age is 53,
compared to the median age in the SRD of 48.2, although is much older than the provincial median
age of 43.

Home owners (median age of 58 years) tend to be older than renters (median age 53 years)
in 2016.

Zeballos's median age has increased quite dramatically from 2006 (46 years) to 2011 (49
years) and 2016 (53 years).

Age distribution

Those aged 0-14 years of age make up 17% of the population and those aged 65 and over make up
18% of the population. The population across all age categories increased from 2006 and those aged
65 and over make up a larger proportion compared to 2006.

Figure 5 Age Distribution, 2006-2016
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Households Context

Number of households
As of 2016, there are 60 households, unchanged from 60 in 2011 and a decrease from 90 in
2006.

Household size

In general, households in Zeballos are small, with most comprised of one or two individuals.
The average household size is 1.7, slightly less than the SRD result of 2.1.

Owner households tend to be slightly larger than average renter households.

Figure 6 Household Size, 2016

30
25
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10

0

1 person 2 persons 3 persons 4 persons 5 or more
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(6]

Household tenure

About three quarters of households are owner households, proportionally less than the number of
owner household’s in the region. Most of the renters are temporary professionals whose short-
term housing needs are arranged by employers. In other instances, employers may arrange longer-
term rental housing, as in the case of rentals provided to teachers.’

Table 1. Household tenure

Owner Renter
Zeballos 45 (75%) 20 (25%)
SRD A 320 (88%) 50 (13%)

’Project interview
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Economic Context

Unemployment and participation rate

In 2016, 74% of the population 15 years of age and over in Zeballos were employed. The
employment rate is higher than in the SRD, where only 44% of the population 15 years of age and
over were employed.

Participation in the economy (which includes those who are employed and those looking for
work) has slowed since 2006 as those employed or looking for work in Zeballos dropped by
7% in 2016.

Owner households in Zeballos participate more in the economy than renter households.

Number of workers by industry

The two largest employment sectors for residents account for about 42% of the 85 (approx.) job
positions. See Table 1. Compared to the region, there are many fewer positions in agriculture;
forestry; fishing and hunting.

Table 2 Employment Sectors, Village of Zeballos compared to SRD A (2016)

Village of Zeballos SRD A
Sector Rank | # % Sector Rank | # %
Retail trade 1 20 24% Agriculture; forestry; 1 80 23%

fishing and hunting

Transportation and 2 15 18% Retail trade 2 40 1%
warehousing

Construction 3 10 12% Health care and social | 3 35 10%
assistance

Manufacturing 4 10 12% Manufacturing 4 25 7%

Health care and social | 5 10 12% Other services (except | 5 25 7%

assistance public administration)

Arts; entertainment 6 10 12% Public administration 6 25 7%

and recreation

Accommodation and 7 10 12% Construction 7 20 6%
food services

Since 2006, the number of residents working has dropped from about 125 to 85 and there has been
a shift from construction and agriculture; forestry; fishing and hunting sectors toward retail, and
transportation and warehousing sectors.
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Table 3: Employment Sectors, Village of Zeballos (2076 compared to 2006)

Village of Zeballos 2016 Village of Zeballos 2006

Sector Rank | # % Sector ‘ Rank # %
Retail trade 1 20 24% Construction 1 35 28%
Transportation and 2 15 18% Agriculture; forestry; 2 30 25%
warehousing fishing and hunting

Construction 3 10 12% Educational services = 3 30 25%
Manufacturing 4 10 12% Health care and 4 10 8%

social assistance

Health care and social 5 10 12% Other services 5 25 14%
assistance
Arts; entertainment 6 10 12%

and recreation

Accommodation and 7 10 12%

food services

One of the challenges in attracting a larger workforce, new industry and residents is the lack of
housing. There is an existing need for infrastructure project workers for example, but a lack of
affordable rental housing to house them and potential residents to try living in the community prior
to moving there.

Place of work

Of the local workforce in 2016, a little more than half worked in Zeballos from home or at a fixed
business address and the remainder of the workforce went to another census subdivision or moved
around working in multiple census subdivisions. Some of the local workforce is made up of
residents of Ehatis 11, who travel to work in Zeballos.

Household income

The 2016 median household income of $36,100 in Zeballos is significantly lower than the SRD A
household income of $53,950 and the provincial median income of $69,995. Year over year
comparisons and breakdowns by renter/owner or household type are not possible due to the
smaller population and census privacy protections.

Table 4 Household Income all, adjusted to 2015, 2006-2016 Census

Household Income 2006 2016

Median total household income - all N/A $36,100
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This section of the document summarizes information on Zeballos dwellings, housing stock, market
values and affordability, core housing need indicators, as well as other types of housing. Most of the
data in this section is taken from Statistics Canada Census Program as processed and organized in
the custom information delivered to the BC Ministry of Municipal Affairs (direct census data is used
where significant differences exist); other sources include BC Assessment data and interview
findings. Due to the small population base in Zeballos, some specific census data on housing costs
and needs is not available.

Current Housing Inventory and Dwellings

Statistics Canada collects data on private dwellings occupied by “usual residents,” which means
dwellings occupied on a permanent basis.

Dwellings and structural type

There are 113 private dwellings in Zeballos; about half of those were considered occupied by
usual/permanent residents, and half were not utilized permanently. Interviews confirmed that many
of those 55 homes are: vacation homes used by owners; vacant homes that go unused (possibly due
to repairs needed); dwellings used by businesses/staff seasonally; or short-term vacation rentals
(fewer than 30 days)®. There are only 10-15 hotel type accommodation units so summer rentals
often fetch a good rate which provides an incentive to owners to keep the units vacant except for
this purpose.

Note the Statistics Canada data in the following sections refers to only occupied private dwellings
and does not include information on homes that are occupied seasonally or that are not in use.

Of the 65 occupied dwellings, 45 are lived in by owners and 20 by renters. Virtually all (100%)
dwellings are some form of single detached dwelling. By comparison, the composition of single
detached dwellings is only 44% for the province as a whole.

Number of bedrooms

The number of three or more bedroom housing units outhumber the households of three or more
people. There is potentially a mismatch between housing needs and housing supply, suggesting that
there might be an opportunity to develop appropriately sized housing.

8 Confirmed in interviews
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Household and Housing Size, 2016
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Figure 7 Comparison of the number of households by size to the number of dwellings by size people

Period of construction

Most of the occupied dwellings in the community were built before 1990, with none built between
2006 and 2016.

Table 5 Dwelling Age, Census 2016

2016 # 2016 %
Dwelling Age

All All
1960 or before 10 15%
1961 to 1980 15 23%
1981 to 1990 20 31%
1991 to 2000 10 15%
2001 to 2005 10 15%
2006 to 2010 0 0%
2011 to 2016 0 0%

For privacy reasons, BC Stats data has been suppressed for communities where there are fewer
than five homes in any home type built, so it is not possible to report on recent builds.



While the land base in the region has limited capacity for new homes due to physical constraints and
topography, building sites remain at the Village-owned mobile home park. Likewise, the RV park,
also owned by the Village, is not full. ®

Secondary suites

The OCP encourages suites as a way to create additional affordable housing options; however, at
this time there are just two or three'® secondary suites within the current housing stock.

Supportive and social housing

The large majority of supportive and social housing for the SRD is located in Campbell River and
there are no supportive or social housing units in Zeballos. In the SRD A region, there are a few
cases of rental assistance through BC Housing. Generally, those with mental health and/or addiction
issues and those fleeing violence must leave the community to find housing and support services.

There are currently no emergency shelter beds. A temporary shelter was piloted near the Ehattis
band office for those without housing during the winter of 2019-2020, but without the social support
services, the pilot was not successful and was discontinued.

Workforce housing

The lack of rental housing has made it especially hard to attract industry as well as temporary
workers to supply local infrastructure projects. As an example, the need for and the individual
willing to supply home-support services has been identified, yet this individual cannot find suitable
housing so they have not been able to move to the community to begin this important work. The
school district and some businesses own housing and rent this to their staff or temporary workers.
For example, SD84 provides rental housing for their seven teachers in Zeballos. Their rent is
governed by school act to cover the cost of management and maintenance; as a result, it is lower
than market at a monthly rate of between $505-605. All of the teacherages are mobile homes,
ranging from one- to three-bedroom.

Current Housing Costs

Rental and owner costs

Shelter costs'" from the 2016 Census provide a snapshot in time of monthly household expenses for
rent or mortgage payments, utilities, fees and taxes. Shelter costs cover the real housing costs of

9 Interviews
10 Interviews and BC Assessment data

"1 Shelter cost refers to the average or median monthly total of all shelter expenses paid by
households that own or rent their dwelling. Owner costs include mortgage payments, property taxes
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those who've been living in the community for potentially many years or those who've recently
moved to the community prior to the census date in 2016. Shelter costs won't, for example, reflect
the cost of someone recently moving to the community with only a small down payment for a home.

The average monthly shelter cost in Zeballos increased from 2006 to 2016, yet is lower than
the average shelter cost for the SRD A region.

Monthly shelter costs of renters are lower than the monthly costs for owners (2016 Census).

Shelter-cost-to-income ratios'? are about the same as the SRD A region, with average
shelter costs being 0.17 of average annual household income.

Table 6 Stats Canada, Shelter Costs 2006, 2016, - 2015 constant dollars

2006 2016 SRD A

All

Average monthly shelter cost $430 $520 $690
Average shelter-cost-to-income ratio 0.17 0.16
Renter - 20 Dwellings

Average monthly shelter cost $380 $310* $590
Average shelter-cost-to-income ratio X X 0.32
Owner - 45 Dwellings

Average monthly shelter cost $430 $590 $700
Average shelter-cost-to-income ratio X X 0.14

*derived using all shelter costs and owner shelter costs.

There are some discrepancies between monthly rental shelter costs reported in the 2016
Census and what was heard during interviews with local property managers. For example,
the average rental in 2020, as reported by a local property owner, was $850, whereas the
census data indicated only $310. This lower census figure could be due to lower rents for
workers such as teachers, lower rental rates for manufactured homes, or significant

appreciation between the census years (2016 and 2020).

and condominium fees, along with the costs of electricity, heat, water and other municipal services.

Renter costs include rent, electricity, heat, water and other municipal services.
12 Shelter-cost-to-income ratio refers to the proportion of average total income of household which is spent on

shelter costs.
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The housing survey captured some values on rental shelter costs, including $625 for a one-

bedroom, $840 for a two-bedroom and $1,100 for a three-bedroom (the latter of which is

estimated from survey data and the information from the property owner).

Ownership - assessed values

The median assessed value for a residential home in Zeballos in 2019 was $77,613. This recent

value represents a decrease of 8% since 2011, but an increase of 35% since 2006. See Figure 8.

Median Assessment of a Detached Home

90,000 $84,183

80,000
70,000
60,000 $57,083
50,000
40,000
30,000
20,000
10,000

2006 2011
W Value 57,083 84,183

o

$77,491  $79,182

$78,592

$77,613

2016 2017
77,491 79,182

Figure 8 Medjan Assessment, BC Assessment 2006-2079

Despite the increase in assessed value from 2006 to 2016, all dwelling types are assessed at

2018
78,592

2019
77,613

relatively low values compared to other BC communities (see Table 6).

Table 7 Average Value, BC Assessment 2079

Number of Units Average Assessed Value
Total (all property sizes)
Residential (Single Detached) 58 $84,930
Other* includes manufactured homes 37 $57,185
One bedroom
Residential (Single Detached) 10 $57,830
Other None None
Two bedrooms
Residential (Single Detached) 15 $75,020
Other* includes manufactured homes 28 $45,200
Three bedrooms+
Residential (Single Detached) 33 $97,645
Other* includes manufactured homes 913 $94,465

3 Includes one large rural property with 20 units and a higher assessed value than others in this

category.
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Home sales

There are very few home sales annually, with only about three to five per year. Most of the
purchasers are local residents, though some are retirees from elsewhere in the region or the island.
Purchases for vacation home use is hot a common occurrence in Zeballos; whereas Tahsis seems to
be attracting this market with lower housing prices.™

BC Assessment data shows that there were seven sales in 2019. All except one were single-family
dwellings; the other was a manufactured home. The median sale prices were $62,500 and $82,500
for the two-bedroom and three-bedroom respectively. The one home with a suite sold for $120,000.

Current Housing Affordability and Needs

Housing affordability

Rental housing

Housing is considered affordable when the shelter costs are 30% or less of the occupants’ before-tax
household income.

To better understand rental housing affordability, the annual household income required to afford
shelter costs was calculated along with an example of the shelter costs afforded by a median
household income using data and information from Census (2016), the community housing survey
and interviews.

The table below presents this information and highlights that the following:

Households in the Village earning the 2016 median household income of $36,100 are able to
afford approximately $900/month in shelter costs.

The median income household and above is able to afford the 2016 Census average rental
shelter costs of $310, and the housing survey estimate of $625 for a one-bedroom dwelling.

The median income household is able to afford the estimated shelter costs for a one and
two-bedroom unit (survey estimates) but they cannot afford the estimated costs for three-
bedroom unit.

While the cost of larger rental properties is a challenge for some, the lack of rental housing
seems to be a bigger issue.

Note: There are some large gaps between the census rental data and the rental data collected via
interviews and the housing survey. These gaps could be due to the real rental changes from 2016 to
2020 or result from the limited sample size of the interviewee and survey respondent. Further
investigation is warranted.

4 Interviews
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Table 8: Affordable and actual monthly shelter costs (green means affordable, yellow means difficult to afforaq,
orange means unaffordable)

30%- Median Affordable
<| 35% of | >| Household Actual Monthly Rent (2016)
. Monthly Rent
Income Income
2016 Census (average):
$310"
Village of One-bedroom: Est. $625¢
Zeballos $36,100 $900 Two-bedroom: Est. $860'4
Three-bedroom+: Est:
$1,100Y

Ownership housing

Housing that costs 30% or less of occupants' before-tax-household-income is considered to be
“affordable housing.”

To better understand housing affordability the annual household income required to afford the
average assessed values of houses in the Village was calculated. Assumptions include using a 25-
year amortization, 5% down payment, 3.14% interest rate, and other monthly costs'® include: taxes
($176), heat/utilities ($125), strata or other costs ($167).

Table 9 highlights that owner households in Zeballos earning the median household income of
$36,100 are able to afford $900/month in housing costs.

The median income household and above is able to afford the average ownership shelter
costs of one, two and three bedroom(s)+ units in Zeballos.

Table 9: Home Ownership Affordability, (green is affordable, yellow is difficult to afford and orange is
unaffordable)

30%-35% Median Household | Affordable Average

< > .o
of income Income Monthly Costs Monthly Ownership Prices

2016 Census (med.): $350'°
$36,100 $902 One-bedroom: $665
Two-bedroom: $665
Three-bedroom+: $844

Village of Zeballos

Table 8 highlights that the affordability junction in Zeballos begins below the median owner
household income for single-detached and other one-and-two-bedroom units, and right at the
median income for the three-bedroom plus units.

15 Shelter costs

6 Housing Survey data. Includes $125/month CMHC estimated utility costs

7 Average of housing survey results and interview estimate for a three-bedroom run down unit. Includes
$125/month CMHC estimated utility costs

'8 http://www.cmhc-schl.gc.ca/en/co/buho/buho_020.cfm

19 This result is likely very low due to the fact that only 40% of owners have a mortgage.
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Table 10 Affordable Ownership Levels for new homeowners

% of Household income

$20,000 <110,000 $500

$25,000 <110,000 $625

$30,000 <110,000 $750

$35,000 <110,000 $875 23% 22% 29%
$40,000 $130,000 $1,000 20% 20% 25%
$50,000 $175,000 $1,250

$60,000 $220,000 $1,500

$70,000 $265,000 $1,750

$80,000 $310,000 $2,000

$90,000 $355,000 $2,250

$100,000 $395,000 $2,500

$110,000 $445,000 $2,750

$120,000 $490,000 $3,000

$130,000 $540,000 $3,250

$140,000 $585,000 $3,500

$150,000 $630,000 $3,750

Core housing needs

Beyond the local housing survey and affordability analysis, the most recent Census tracks housing
affordability using the number or proportion of households spending more than 30% of their
income on housing and utilities as well as information about the suitability (right type of rooms) and
the state of repair (safety) of homes (adequacy). Together these characteristics relate to ‘core
housing need'. 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.”?°

This core housing need information for Zeballos is not available for our analysis due to the small
population base and privacy protections. Due to the importance of this information for this report,
we've used the SRD A region data as a proxy, along with the housing survey results.

20 https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfm
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Affordability

Of the 370 households in SRD A, 15% (approx. 55) are spending 30% or more of their before-tax-
income on shelter costs. These households either need additional income or need housing that is
below market rates. The housing survey and interviews did not, however, surface concerns
regarding expensive housing or housing affordability for current residents. Rather, the issue seems
to be about the lack of temporary or long-term rental housing, as well as the low-turnover of
ownership housing.

The prevalence of home affordability challenges in the SRD A is greater among the 45 renting
households (44%) compared to the 325 owner households (10%).

Almost all of those in SRD A spending more than 30% of household income on housing are
one-person households.

Of those in the SRD A spending more than 30% of their income on housing, about half (25-30
households) are in a severe situation, which is defined as spending between 50% and 100%
of income on housing.?'

Suitability

Housing without the right amount off bedrooms, can also be an issue, and these overcrowded
conditions may indicate the wrong housing type and possibly affordability issues. The census data
shows that there are no households living in unsuitable situations22, however, the housing survey
showed that general living size is a bit small for a few. Whereas, most survey respondents indicated
that their current housing type and size meets the needs or was “okay” given their situation.

Figure 9 Housing Survey, housing type and size perspective

Does your current housing type and size meet the needs of your
household/family situation?

It's ok, but
not...

Answered: 14 Skipped: 0

14%

Don't know

21 Stats Canada Census 2016

22 Unsuitable (too small, not enough bedrooms) given the number of residents or family type.
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Those indicating it did not meet their needs or that it was just “okay” noted a variety of concerns, the
primary ones being: The dwelling is too small (general size, not the number of bedrooms), and/or;
The quality is not up to standards. Secondary housing challenges include: insufficient storage; too
big; no garage; too old; too expensive, and; not up to quality standards.

Single-family detached homes are the type of dwelling sought by those without ideal
housing, followed by secondary basement suite/carriage house.

Adequacy

Housing that requires significant repairs (inadequate housing) also challenges households. In SRD A,
about 10% of the households in the 2016 Census indicated that major repairs? were needed.
Most from the Zeballos housing survey (11 respondents) indicated that their home did not need any
major repairs, while 3 respondents indicated their home needed repairs to the: i) roof, ii) porch,
walls ceiling, bathroom; and/or iii) electrical wiring and leaks. Interviews noted that more than 10%
of dwellings need major repairs and therefore the actual need could be closer to the 20% of
dwellings cited in the housing survey. While most homes in Zeballos have foundations, some
remain on stilts or stumps and this condition may be reflected in the “major repairs needed” results.

Figure 10 Housing Survey, housing repairs required

Q6 Does your current housing require major repairs (defective plumbing
or electrical wiring, structural repairs to walls, foundation or roof)?

Answered: 14  Skipped: 0
Yes -

0% 10% 20% 30% 40% 50% 60% T0% 80% 90% 100%

Estimated core housing need for Zeballos

Of all the SRD A households, about 50 are in core housing need, meaning they fall into one of the
needs above and cannot afford alternative housing. Taking SRD A's ratio of those in core housing to
population and applying that to the Zeballos population results in an estimate that there could be
approximately seven households in core housing need. Households within a core housing need
should have their housing needs prioritized.

23 The 'major repairs needed' category includes dwellings needing major repairs such as dwellings with
defective plumbing or electrical wiring, and dwellings needing structural repairs to walls, floors or ceilings.
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Supportive and temporary housing needs

As noted earlier in the report, there is no seniors or supportive housing in the immediate area,
although there is some need for supportive housing; without it, those in need tend to leave the
community.

Temporary housing is a need identified for Zeballos and neighbouring communities to meet the
housing needs of contract workers and visiting professionals. Housing for contract workers tends to
be met through a variety of solutions, including the two small seasonal hotels when they are in
operation and have availability, in private rentals or within the School District teacherages when
those are vacant during the summer. Temporary housing would also serve the need of neighbouring
communities to house visiting
family members (especially
during COVID), and those in

How supportive would you be of the following housing types in Zeballos?

Answered: 14 Skipped: 0

. Seniors’
need of shelter in cases of hausing . :
unsuitable situations within e : ;
the residence on a short-term Purpose-bult . 3

. e e . housing
basis. Visiting family Lancuay or
members and those -

Secondary

temporarily without housing s,

Shelter for

tend to ‘couch-surf' and make pecpl..
do in most situations, though Recreational

vehicles (RV...

it is not ideal in some cases.

Figure 11 Support for a seniors

Neither supportive nor unsuppartive

housing and shelter Nsupportive |

pportive

Methodology and Data Collection

This section provides estimates of the potential population projections in Zeballos from 2016
forward to 2025, and then presents the anticipated housing needed over this timeframe. The
projections provide an estimate of a possible future. Many other factors will contribute to the
increase or decrease in the population such as economic trends and activity, development in the
region, and planning and community decisions.

The projections use 2016 as the base year as this is the last year of a population count during the
Census. These projections show what would happen in Zeballos if it grew at a similar rate to the
Strathcona Regional District using a projection dataset from Statistics BC. With this dataset we
assume a constant share of the larger population for Zeballos, so fluctuations in the Zeballos
population will follow a similar pattern to the region.

Over the past three Census periods, Zeballos made up an average 0.33% of the region, but dropped
in 2016 to 0.24%. The population in Zeballos has been decreasing since then. Assuming this low
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share stays the same, we can project changes in population and ages. Demand for housing units is
estimated using historical make-up of the dwellings and the change in population, and then
projecting those trends into the future.

Note: The data reported in the table below is from Statistics Canada. Statistics Canada data is
rounded to the nearest five. This creates different rounding results when data is combined, and
cross tabulations are undertaken for analysis. Also, due to methodological changes for the 2011
National Household Survey, many statistics for that year may not be as accurate as 2006 and 2016.

Anticipated Population

The estimated population of the Village of Zeballos for the year 2020 is 118 residents, which is an
increase of about 10% percent since 2016. Projected growth for Zeballos is expected to mirror that
of the Strathcona Regional District's, which peaks in 2020 and slows down thereafter. In 2025, the
total population is anticipated to rise to around 123 residents.

Table 11 Village of Zeballos and Strathcona Regional District, (2006-2016) and Anticipated (2020-2025)
Population

Total

. 2006 2011 2016 2020 2021 2022 2023 2024 2025
Population
Zeballos 189 125 107 118 119 120 121 122 123
Strathcona
Regional 42,667 | 43,951 | 46,656 | 49,049 | 49,527 | 50,001 | 50,469 | 50,937 | 51,386
District

Figure 12 Village and Strathcona Regional District, recorded (2006-2016) and anticipated (2020-2025) Population
(Source: BC Statistics and Statistics Canada)
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In 2016, twenty Village residents were seniors aged 65 and above. In 2025, that number is projected
to decrease to 15 residents. Conversely, the number of residents aged 25-64 is expected to increase
from 70 to 82 between 2016 and 2025. The number of young people aged 0-24 will likely increase

from 20 to 25. The figure below presents the population of Zeballos by age group.

Table 12 Village of Zeballos Recorded (2006-2016) and Anticipated (2020-2025) Population by Age

Age Grouping 2006 2011 2016 2020 2021 2022 2023 2024 2025
Total 189 125 107 118 119 120 121 122 123
0-14 Years 30 20 15 14 14 14 15 15 15
15-19 Years 10 10 5 7 7 7 7 7 7
20-24 Years 0 5 5 3 3 3 3 3 3
25-64 Years 130 90 70 79 79 80 81 82 82
65-84 Years 10 20 20 15 15 15 15 16 16
85+ Years - - - - - - - - -

Source: BC Statistics and Statistics Canada

Figure 13 Village of Zeballos Population by Age Group, Recorded and Anticipated, 2006-2025
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Median age

The median age of the Village of Zeballos has fluctuated substantially over the past few years as a
smaller population reacts disproportionately to demographic changes within it. As Table 14 shows,
the median age increased by almost five years between 2011 and 2016. This correlates with the
overall decrease in population and increase in residents over the age of 65 as seen in the figures

below.

Table 13 Village of Zeballos Median Age, Recorded and Anticipated, 2006-2025

Area 2006 2011 2016 2020 2025
Zeballos 45.6 48.7 52.8 50.2 50.3
Strathcona Regional District | N/A 46.3 48.2 47.7 47.8
British Columbia 40.8 41.9 43.0 42.5 43.2

Source: BC Statistics and Statistics Canada

The Strathcona Regional District is expected to grow in older age cohorts over time, and the Zeballos
population is projected to do the same with median age responding accordingly. The median age is

expected to fall back to approximately 50.2 in 2020, but will continue to rise over the following 5
years, reaching 50.3 in 2025. The median relative to The median age for Zeballos, the Regional
District and the province are presented below.

Figure 14 Village of Zeballos Median Age, Recorded and Anticipated, 2006-2025

60

50 °
/

40

—
—

30
20

10

2006 2011 2016 2020 2025

—@=/cballos  ==@==Strathcona Regional District British Columbia

Source: BC Statistics and Statistics Canada

31




Anticipated Number of Households

Using regional projections applied to Zeballos, we can reasonably predict the number of housing
units required for the anticipated population. The table below displays total number of households
or housing units occupied for the Census years 2006, 2011, and 2016, and then projects the
anticipated demand until 2025.

Table 14 Village of Zeballos and Strathcona Regional District, Number of Households, recorded (2006-2016) and
Anticipated (2020-2025)

Number of Households 2006 | 2011 | 2016 | 2020 | 2021 | 2020 | 2023 | 2024 | 2025

Zeballos
90 60 65 70 71 71 72 72 73

Strathcona Regional
District

N/A 18630 | 19610 | 21539 | 21729 | 21920 | 22101 | 22268 | 22430

Source: BC Statistics Canada Census Data and Statistics Canada

The trend of the anticipated number of households follows the small population and increase and
will grow from 65 in 2016 to 73 in 2025. The figure below presents the number of households in
Zeballos compared to the number of households in Strathcona Regional District.

Figure 15 Village of Zeballos and Strathcona Regional District, Anticipated Number of Households, Recorded
and Anticipated, 2006-2025
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Anticipated Number of Housing Units by Size (# of bedrooms)

Projecting the anticipated number of housing unit sizes (# of bedrooms) required to house the
projected population of Zeballos, the 2006 and 2016 Census data for housing unit sizes are applied
to future years. For example, if one-bedroom units accounted for 10% of total housing units in 2006
and 2016 then that same proportion will apply to housing units in 2025. There are limitations with
this approach, and the engagement data needs to be considered in conjunction with the estimates
when decisions are being made about the delivery of housing units by size. In this case, the survey
data aligned with spread of unit size by bedrooms. The table below presents the breakdown of
anticipated number of housing units by unit size (# of bedrooms) until 2025.

Table 15 Village of Zeballos, Number of Housing Units by Size (# bedrooms), Recorded (2006, 2016) and
Anticipated 2020-2025)

Unit Size 2006 2016 2020 2021 2022 2023 2024 2025 Change
From
2020

0-Bedroom

or studio 0 0 0 0 0 0 0 0 0

1-Bedroom 30 20 22 23 23 23 23 23 +1

2-Bedroom 40 20 26 27 27 27 27 27 +1

3-Bedroom 10 15 12 12 12 12 12 13 +1

4+ Bedroom | 10 15 12 12 12 12 12 13 +1

Total Units/ +3-525

90 65 70 71 71 72 72 73-75
Households

Note: projections do not indicate demand for a specific unit type (e.g. single-family home,
apartment, etc.), rather a specific number of bedrooms.

Despite a decrease in the total number of occupied households between 2006 and 2016, the
number of three- and four-bedroom+ housing units actually rose slightly. There was also a decrease
in the number of one- and two-bedroom housing units, down 10 and 20 units respectively. The
decrease in total households between 2006 and 2016 aligns with the decrease in population that
Zeballos experienced over the same time.

However, from 2020 to 2025, the number of households is expected to increase from 70 to 73-75,
and will require an additional three to five housing units. When compared to current (2020). In
keeping with the average of past demand trends, the future housing unit type will shift slightly from

24 Unit (or house) size is typically measured by number of bedrooms, rather than square footage or other
quantitative measure of area.

25 The range is due to the methodology used by Statistics Canada in rounding totals
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three- and four- bedrooms to one-and two-bedroom units. The table below shows the housing
demand increase by unit size between 2020 and 2025.

Essentially, these figures (+three-five) represent the minimum number of housing units that need to
be added in order to maintain the current demand and supply relationship. The figures do not
consider community population and economic development goals, the current need for more
suitable housing for those who are in core housing need, and the current need for more temporary
shelter. If there is a desire to increase the permanent population, then more housing units will need
to be accommodated.

Unfortunately, data on registered new homes available through BC Statistics is suppressed for
communities that have fewer than five new homes each year, so we are unable to give an accurate
estimate on whether current housing development trends are expected to fill the gap over the next
few years.

Potential Housing Development

It should be noted that there is some indication and potential for some new housing to be
developed in the region. The school district and Ehattesaht are both exploring new housing
developments.

The school district is exploring the development of 6-8 units for teachers, with the potential to
expand the size to 20 units (including some social housing) with support from BC Housing.

Ehattesaht has plans to develop 17 single-family homes, 12 apartment units and 8 townhomes,
including a mix of two- and three-bedroom units. These plans are dependant upon the Additions to
Reserve process currently underway, as well as a sewer upgrade. The intent is to initiate the first
phase of the development within the next five years. The housing will be for band members only,
and is expected to enable members to return to reserve from elsewhere in the region. It is not
expected to affect Village of Zeballos housing.
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Housing Needs Reports — Summary Form

MUNICIPALITY/ELECTORAL AREA/LOCAL TRUST AREA: Village of Zeballos

REGIONAL DISTRICT: Strathcona Regional District

DATE OF REPORT COMPLETION: Dec/2020

(MONTH/YYYY)

PART 1: KEY INDICATORS & INFORMATION

Instructions: please complete the fields below with the most recent data, as available.

Neighbouring municipalities and electoral areas:

§ SRD Electoral Area A

§ Neighbouring First Nations:

= Oclucje (home of the Nuchatlaht First Nation) and Ehatis (home of the Ehattesaht/Chinehkint First Nations
Population: 107 Change since 2011 14 %
Projected population in 5 years: 123 Projected change: 16 %
Number of households: 60-65 Change since 2011 0%
Projected number of households in 5 years: 73 Projected change: 4%

> Average household size: | 7

g Projected average household size in 5 years: 1 68

g Median age (local): 52 8 Median age (RD): 48.2 Median age (BC): 43

= Projected median age in 5 years: 50.3
Seniors 65+ (local): 18 % | Seniors 65+ (RD): 18 % | Seniors 65+ (BC): 183 %
Projected seniors 65+ in 5 years: 13 %
Owner households: 75 % | Renter households: 25%
Renter households in subsidized housing: NA %

Median household income Local Regional District BC

c§> All households $36100 $62225 $69995

2 | Renter households $N/A $38920 $ 45848
Owner households $N/A $71848 $84333




E Participation rate: 78.9 % | Unemployment rate: 13.3%
(]
& | Major local industries: Retail, Government Administration, Education, Processing, Construction
o
Median assessed housing values: $ 77613 Median housing sale price: $ N/A
Median monthly rent: $ N/A Rental vacancy rate: 0-1%
@ | Housing units - total: 113 total, 60-65 occupied Housing units — subsidized: n/a
2
§ Annual registered new homes - total: N/A Annual registered new homes - rental:
I
Households below affordability standards (spending 30%+ of income on shelter): N/A %
Households below adequacy standards (in dwellings requiring major repairs): N/A %
Households below suitability standards (in overcrowded dwellings): N/A %

Briefly summarize the following:

1. Housing policies in local official community plans and regional growth strategies (if applicable):

Village housing needs and future efforts to address them should be considered within the context of the Zeballos
Integrated Community Sustainability Plan (ICSP, 2014) and Official Community Plan (OCP, 1996 ). Policies speak to a
variety of housing types (all incomes, all abilities, optimize land, mix of ownership and rental) higher density with

appropriate infrastructure and encouraging greater utilization of currently developed lands.

2. Any community consultation undertaken during development of the housing needs report:

To supplement the data mentioned above, the following community engagement activities were undertaken: an
online housing survey; conversations with municipal staff and elected officials; internet research; and phone

interviews with key community stakeholders and neighbouring First Nation staff. The community housing survey had

a relatively small response, but provided insightful context.

3. Any consultation undertaken with persons, organizations and authorities (e.g. local governments, health authorities,

and the provincial and federal governments and their agencies).

See above

4. Any consultation undertaken with First Nations:

See above




PART 2: KEY FINDINGS

Table 1: Estimated number of units needed, by type (# of bedrooms)

Currently Anticipated (5 years)
0 bedrooms (bachelor)
1 bedroom 22 23
2 bedrooms 26 27
3+ bedrooms 24 26
Total 70 73-75
Comments:
Includes 2020 and 2025. Both are estimates
Table 2: Households in Core Housing Need
2006 2011 2016
# % # % # %
All households in planning area 90 100 60 100 65 100
Of which are in core housing need n/a n/a n/a n/a 7 est 11
Of which are owner households n/a n/a n/a n/a
Of which are renter households n/a n/a n/a n/a

Comments:

Due to the small population size this data is not available. We estimated it for 2016 based on the results in the

electoral area.

Table 3: Households in Extreme Core Housing Need

2006 2011 2016
# % # % # %
All households in planning area N/A 100 | N/A 100 | N/A 100
Of which are in extreme core housingneed | N/A | N/A | N/A | N/A | N/A | N/A
Of which are owner households N/A N/A N/A N/A N/A N/A
Of which are renter households N/A | N/A | N/A | N/A N/A | N/A

Comments:

Due to the small population size this data is not available.




Briefly summarize current and anticipated needs for each of the following:

1. Affordable housing:

The limited survey data and information extrapolated from the electoral area indicate that most housing in Zeballos is
affordable, however it is estimated that seven households are in a core housing need. Within the electoral area there
are 55 households spending more than 30% of their income on shelter costs an need additional income or lower costs.

2. Rental housing:

Within the electoral area, a greater proportion of renters compared to owners are paying more than 30% of their
income on housing. The survey and interviews identified a current need for additional rental housing in the
community, for those in a core need and for some spending 30% of their income on shelter costs.

3. Special needs housing:

There is no seniors or supportive housing in the immediate area, although there is some need for a small amount
supportive housing; without it, those in need tend to leave the community.

4. Housing for seniors:

There is no specific seniors or supportive housing in the immediate area, although there is some need for a small
amount supportive housing; without it, those in need tend to leave the community. There is some support for
seniors specific housing options.

. Housing for families:

Temporary housing is a need identified for Zeballos and neighbouring communities for extended family.

. Shelters for people experiencing homelessness and housing for people at risk of homelessness:

There is none, temporary or short-term rental options could fill this gap.

. Any other population groups with specific housing needs identified in the report:

Temporary housing is a need identified for Zeballos and neighbouring communities to meet the housing needs of
contract workers, visiting professionals and extended family.

Were there any other key issues identified through the process of developing your housing needs report?
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