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Executive Summary

In 2020, the City of Maple Ridge retained CitySpaces Consulting to complete a Housing Needs Report in accordance
with Provincial legislation. While this is the first housing needs report as per this legislation, this report builds on a
foundation of housing policy, regulations, specific topic studies, and community engagement around housing that has
been conducted in Maple Ridge over the past 10 years. This report is intended to provide an understanding of current
and anticipated housing needs within Maple Ridge. This report forms Part Il of the Housing Needs Report. Part I:
Information Collection was completed by Metro Vancouver and forms Appendix 1.3 to this report. Key trends are
summarized below:

¢ Maple Ridge has experienced significant growth in recent decades. The five-year population forecasts completed by
Metro Vancouver indicate population will continue to increase, yet at a lesser rate than previous trends and below
the anticipated level of growth in the region.

e Maple Ridge has historically been an appealing municipality for younger families, with lower housing costs than
other communities in Metro Vancouver. Similar to many communities across British Columbia, the average resident
in Maple Ridge is getting older. With an aging population, the proportion of younger residents is expected to
decline, but will remain above the regional average.

¢ Median household income is above regional averages, yet housing affordability challenges persist, particularly for
renter households. There is a growing disconnect between what is available and what is affordable to local
residents.

e While Maple Ridge has the lowest housing prices in Metro Vancouver, the benchmark price of a single-detached
home has risen substantially in recent years and is increasingly out-of-reach for median-income earning
households.

¢ In Maple Ridge, there is a disproportionate number of renter households in core and extreme core housing need,
low rental vacancies, aging rental housing, and limited family-friendly rental units. With minimal rental housing

Housing Needs Report | City of Maple Ridge | January 2021



construction over the last thirty years and increases in average rents, it is becoming more challenging for low-income
households to find affordable rental housing.

Introduction

This Housing Needs Report (HNR) provides an understanding of the populations most challenged to afford suitable and
adequate housing in Maple Ridge, as well as best practices employed by other municipalities to address different
housing issues. As of April 16", 2019, local governments are required to collect data, analyze trends, and present reports
that describe current and anticipated housing needs. This HNR fulfills the legislative requirements outlined in the Loca/
Government Act (mainly Part 14) and Housing Needs Report Regulation.

Quantitative data highlighted in this report is summarized in Appendix 1.3: Information Collection - Metro Vancouver's
Community and Housing Profile for the City of Maple Ridge. Research sources include 2006, 2011, and 2016 Census
counts in Canada; Canada Mortgage and Housing Corporation (CMHC); BC Stats; BC Housing; Real Estate Board of
Greater Vancouver; BC Assessment; and City of Maple Ridge. Metro Vancouver compiled this information and prepared
the report attached as Appendix 1.3.

Further to the quantitative data collection, there were opportunities for stakeholders to provide their insights and
comments on housing in Maple Ridge. In November 2020, stakeholder consultation was completed with representatives
from social service organizations, non-profit housing providers, developers, realtors, and local government
representatives. In addition to stakeholder consultation, the public was engaged through two platforms - a housing
needs survey and a virtual open house. These opportunities provided the project team with valuable feedback that has
helped inform key findings identified in this report.

The findings of this report will help provide Council and staff with a better understanding of Maple Ridge’s housing
needs and gaps and outline opportunities and focus areas for development decisions and policy formulation. Building
on a framework established in the 2014 Housing Action Plan, the City of Maple Ridge is well-positioned to enact new
policy, and advocate to other levels of government for further assistance. Recent housing initiatives related to
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Community Amenity Contributions, Regulatory and Infill Measures, Secondary Suites and Detached Garden Suites, and
Rental Housing provide a strong foundation for change and outline a path forward for Council. This HNR complements
that work by providing a detailed examination of current and projected housing need, setting the stage for continued
progress on key housing issues.

Process Overview

The project timeline spans five months, as indicated in Figure 1 (on next page). Initial project stages focused on data
analysis and public engagement. With the majority of data collection having been completed by Metro Vancouver, this
process focused on developing household affordability profiles to demonstrate the unique housing challenges facing
existing and potential Maple Ridge residents. In October and November 2020, multiple opportunities were provided for
stakeholder consultation and community engagement, as indicated below. For a detailed summary of consultation
initiatives, refer to Appendix 1.2: Engagement Summary Report.

e Maple Ridge Community Associations Virtual Workshop: A virtual workshop in November 2020. This session was
well-attended by representatives from social service organizations and non-profit agencies. Participants provided
their thoughts on who needs housing in Maple Ridge, what's missing, and what is needed to make housing work for
Maple Ridge residents. This session focused on the challenges facing seniors in Maple Ridge.

¢ Maple Ridge Development Community Virtual Workshop: A virtual workshop was well-attended by representatives
from the development and real estate sector. Participants provided their thoughts on who needs housing in Maple
Ridge, what forms of housing are missing in Maple Ridge, and what is needed to provide more housing to suit
resident preferences. This session focused on the relative affordability of Maple Ridge compared to other Metro
Vancouver municipalities.

e Housing Needs Survey: The housing needs survey was available online for four weeks and received a total of 287
responses. Maple Ridge staff coordinated survey promotion through the City’s various social media channels and
provided hard-copy surveys to community organizations.
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e Virtual Open House: A virtual open house with display boards was hosted in late November 2020. A total of 6
residents attended the Open House, allowing for in-depth conversation about housing issues and trends.

¢ Municipal Advisory Committee on Accessibility & Inclusiveness (MACAI) Presentation: Preliminary project findings
were presented to MACAI on November 19, 2020. This session provided an opportunity for committee members to
ask questions and learn more about the Housing Needs Report process.

e Stakeholder Interviews: Stakeholder interviews were conducted to learn more about the challenges affecting
persons experiencing homelessness as well as housing needs in neighbouring municipalities.

= Maple Ridge Non-Profit Organizations: Stakeholder interviews were conducted with representatives from several
non-profits in Maple Ridge that work with people experiencing homelessness. These discussions provided further
context around housing gaps and challenges that have emerged since the onset of COVID-19 in March 2020.

= Neighbouring Municipalities: The Interviews with the District of Mission and the City of Pitt Meadows were
completed to learn more about housing issues in their communities and key takeaways that may be useful for
the Maple Ridge context.
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Figure 1: Project Timeline
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Housing Network

The Housing Network, illustrated in Figure 2, is a . .
Figure 2: The Housing Network

concept that demonstrates the full range of

types and tenures of housing, including seasonal

shelters and homeownership. As an illustration,

the Network has two purposes — to provide

readers with an “at-a-glance” look at the

different kinds of housing that comprise a

complete community and as a tool to identify

gaps in the housing market. The Network has

been envisioned to supplement the concept of a

Housing Continuum, as the linear nature of a

continuum may assume upward mobility is

desirable. The Network reflects the diversity of

choice that is needed to support changing life

circumstances; households can move around the

Network as needed — there is no determined

pathway and no desired end goal.

NON-MARKET HOUSING

The non-market part of the Network includes

emergency accommodation (shelters and safe

houses for women and children fleeing

violence), and transitional and supportive

housing; all of which represent temporary and

less secure housing situations. These housing

forms typically include the greatest level of support services and require the most public funding. In Maple Ridge,
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individuals in crisis (e.g., experiencing homelessness, fleeing abuse) typically access services through the following
organizations:

e Salvation Army: The Salvation Army Ridge Meadows Ministries operates an Emergency Shelter Program that
includes 30 beds for individual adults (19+); 8 for women, and 22 for men. There is also an Emergency Weather
Shelter located at 22239 Lougheed Highway, Maple Ridge. This facility is open only during extreme weather such as
temperatures below 0 Celsius and large falls of snow and/or rain.

e RainCity Housing: The Clinical Case Management Team works in Maple Ridge and Pitt Meadows, and the work done
to re-house persons experiencing homelessness is completed on an outreach basis. The team locates places to live
that are slightly more affordable, as well as builds and maintains relationships with landlords. Self-determination and
choice are at the centre of all interactions and decisions of this Housing First team.

e Coast Mental Health: Coast Mental Health runs three supportive housing programs in Maple Ridge, two of which are
new temporary low-barrier' modular projects (i.e., Royal Crescent and Garibaldi Ridge). The third building - Alouette
Heights - was previously operated by Alouette Home Start Society and provides low-barrier housing with supports to
people experiencing homelessness.

e Alouette Addictions: Alouette Addictions provides outreach services, counselling, and substance use treatment
programs for people in Maple Ridge who are active in their addictions.

e Fraser River Indigenous Society: Fraser River Indigenous Society has multiple programs in place - family support
groups, early years programs, and a homeless outreach team that works with urban Indigenous people experiencing
homelessness in Maple Ridge and Pitt Meadows to find housing.

e Cythera Transition House: Cythera Transition House provides emergency accommodation to women and children
fleeing abuse in Maple Ridge, Pitt Meadows, and Katzie First Nation.

' Low-barrier housing has few requirements for entry in an effort to allow more people to access services. Shelters and supportive housing operated
from a low-barrier perspective can mean that people are not required to be sober, compliant with mental health or addiction treatment plans, or
agree to participate in programs to receive services and housing support.
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Coast Mental Health runs three low-barrier supportive housing projects in Maple Ridge that are accessible to residents
experiencing homelessness. Stakeholders indicated there is a need for additional supportive housing of a higher barrier?
model for residents ready to move on from lower barrier options, but who still require supports because of mental
health challenges or other factors.

MARKET HOUSING

On the market side of the Network, rent supplements form a bridge between non-market and market housing, with
government assistance provided to individuals renting in the private market. In 2020, there were 571 rent supplements
provided to seniors and families in the private market. The remaining tenures include rental and ownership housing
forms available through the private market without any public subsidy. It is important to note that each source of
supply is interrelated, and constraints in any one supply type will impact others. As residents downsize from single-
detached homes to meet their changing needs, this drives demand for market-rate apartments, which squeezes
moderate-income earners out of market ownership and into rental options. As rents increase, low-income residents are
likely to struggle to afford the average cost of market rental housing, which contributes to increased demand for non-
market housing, or rent supplements.

With regards to market housing, moderate-income households (e.g., seniors looking to downsize) may be challenged to
find accessible and affordable housing options in Maple Ridge and may consider moving elsewhere. First-time home
buyers looking to enter the market may also be challenged to do so, as the cost of homeownership has increased while
median incomes have remained relatively constant. Townhouses and apartments may be a more feasible option than
single-detached homes, as further demonstrated in the affordability profiles section.

2 High-barrier housing has a number of requirements for entry, such as sobriety.
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Who Does What?

There are many factors that have contributed to the current housing situation that are outside the influence of local
governments. In order to focus City resources efficiently, a framework is proposed to guide future implementation. While
the City plays an important role in facilitating development and community change, it cannot immediately or
independently address every housing need and issue. In order to successfully address housing needs and gaps, other
partners and groups will have a role to play, and in some instances lead initiatives. Private market developers, non-profit
housing providers, senior levels of government, other agencies, as well as education and awareness campaigns are
critical to success.

Federal Government

The federal government provides mortgage insurance to homeowners through the Canada Mortgage and Housing
Corporation (CMHC) and sets the rules and requirements for government-backed mortgage insurance. They also
implement a variety of programs, including the provision of capital funding and operational assistance for non-market
housing. The release of the National Housing Strategy in 2017 and recent funding announcements demonstrate a
renewed commitment towards housing and homelessness by the Canadian government.

Provincial Government

The legislated responsibility for housing falls on the provincial government. As such, much of the legislation that
impacts land use and housing is under provincial jurisdiction. In addition to a directly managed portfolio, the Province
also provides funding and support to non-profits to build and operate emergency shelters and safe houses as well as
transitional, supported and independent non-market housing. It also funds several rent supplement programs to assist
lower income individuals and households to access market housing. Recent announcements by the provincial
government will lead to the introduction of a number of new tools, regulations, and capital/operating investment dollars
and is expected to contribute to the creation of a large number of rental and affordable housing units in BC in the
coming decade.
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Regional Government

Regional governments provide a general framework for growth and land use in the region, often with an emphasis on
concentrating growth in the urban centres. Affordable housing policy and practice should also align with the regional
government’s own housing plans and policies. Metro Vancouver’'s Regional Growth Strategy and Regional Affordable
Housing Strategy outline objectives, policies and actions for member municipalities to work together to address regional
housing needs.

Municipalities

Municipalities are the agents responsible for land use decisions and development approvals that lead to the housing
forms that make up their communities. Municipalities have a critical role to play in approving development and creating
policies and strategies that target local housing conditions and increasingly, municipalities can play a more active role in
providing and facilitating affordable housing. This may include fiscal measures, such as the use of municipal land, direct
funding, and waiving fees and charges; policies and regulations that support the development of affordable housing;
education, advocacy and research on local affordability issues; and, occasionally, the direct provision of affordable
housing either through a civic department or agency, such as a municipal housing authority.

Private Sector

This sector includes landowners, developers, builders, investors, and landlords, and is responsible for the development,
construction, and management of a range of housing forms and tenures, including ownership and rental. The private
sector has been increasingly involved in delivering the rental supply, with a large proportion of rental housing
comprising of secondary suites and condominiums rented through the secondary rental market.

Non-Profit Sector

The non-profit housing sector creates and manages housing units that rent at low-end or below market rates and may
include support services (e.g., life skills, employment training). The sector includes community-based non-profit
organizations that typically receive some form of financial assistance from other levels of government to enable them to
offer affordable rents to low-income households.
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Context

Location

The City of Maple Ridge is located in northeastern Metro Vancouver and borders the Fraser Valley Regional District.
Situated between the Fraser River and Golden Ears mountains, Maple Ridge is known for its small-town feel, outdoor
amenities, and rural character. To the west of the City is Pitt Meadows, to the east is the District of Mission and other
Fraser Valley communities. The Fraser River acts as a divider between the communities north and south of the waterway
- Surrey, Langley, and Abbotsford are located south of the City, on the other side of the Fraser River.

Maple Ridge is 267 square kilometres - 15% of which is located within the Agricultural Land Reserve. The City’s rich
agricultural land supports some of the largest blueberry and cranberry farms in the province, along with other dairy
operations, nurseries, and greenhouses.®> Although agriculture has historically been an economic driver in Maple Ridge,
construction and retail trades represent the largest employment sectors in the city. The city’'s labour force is commuter-
reliant, with 66% of the population commuting out of the City for work. Maple Ridge is well-connected to Metro
Vancouver and the Fraser Valley with Highway 7, connections to Highway 1 through Golden Ears Way, and via
commuter services such as the West Coast Express that operate Monday to Friday with two stops in Maple Ridge and a
recently implemented TransLink R3 Rapid Bus Service to the Coquitlam Town Centre and Skytrain.

3 City of Maple Ridge, “Strong Agricultural Roots Promotes Opportunities”, https://www.mapleridge.ca/1401/Agriculture
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History

The First Nations of the lower Fraser River, known collectively as “Halkomelem” from their shared language, were expert
boatpeople who travelled the rivers, creeks and sloughs of what would later be known as the City of Maple Ridge.* The
Fraser River formed an important aspect of the City’s early settlement - both as a transportation corridor and food
resource. Beginning in the mid-1850s, settlers began arriving in Maple Ridge, the earliest of whom were Hawaiians
called Kanakas that were employed by the Hudson’'s Bay Company. These early settlers were primarily engaged in
forestry and agriculture - sectors which have continued to hold a prominent position in Maple Ridge. The area was
formally incorporated in 1874 as a District Municipality and was previously part of the now defunct Dewdney-Alouette
Regional District with the City of Pitt Meadows and District of Mission and other communities north of the Fraser east to
Chehalis.

St. John the Divine Anglican Church was originally located
in Derby, east of Fort Langley in 1859. With the

Aerial view of central Haney looking south to the Fraser River construction of the CPR. the church was moved across the
at the height of the flooding in June 1948. Source: Maple river in 1882. S5t John the Divine is the oldest church in the
Ridge Museum Lower Mainland and is still in operation. Source: Maple

Ridge Museum

4 Maple Rldge Museum ‘First Natlons" https: [[maplendgemuseum org/first-
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The first Japanese settlers arrived in Maple Ridge in 1907, buying farmland and settling in as berry farmers. The settler
history helped shape the early residential landscape and development patterns that informs todays’ housing
development context.

In 2014, Maple Ridge formally changed its status from a District Municipality to a City. The history and character of
Maple Ridge is protected and celebrated in the Port Haney Heritage District, which was the location of the former
steamboat landing and CPR station. Haney House Museum is a prominent city landmark, open to the public for tours
and holiday events. The City is defined by its unique neighbourhoods and historical areas - many of which are identified
with a significant cultural group or historical event and are well over 100 years old.> Commercial and retail development
is concentrated in Maple Ridge Regional Town Centre, along with municipal services and recreational facilities. With
several significant developments recently approved or under construction, the Town Centre is projected to grow
significantly in coming years.

Community Trends

The following key trends reflect the demographic and labour force dynamics in Maple Ridge:

e Moderate population growth: Between 2011 and 2016, Maple Ridge experienced population growth (1.9%) above
regional trends (1.6%). Historic trends of significant growth are anticipated to shift in coming years for a more
moderate population increase. As per Metro Vancouver’s population projections, Maple Ridge’s population is
expected to increase by approximately 3,400 people by 2025, which will result in a lower growth rate (0.8%) when
compared to recent trends and anticipated annual regional growth rates (1.4%).

e Aging population: Similar to many communities across British Columbia, the average resident in Maple Ridge is
getting older and the proportion of the population comprised of seniors is expected to increase by 27% by 2025.

e Family-oriented community: Maple Ridge has historically been an appealing municipality for younger families, with
lower house prices than other communities in Metro Vancouver. Younger residents (aged 19 years or younger)

5 City of Maple Ridge, “Neighbourhoods in Maple Ridge, BC”, https://www.mapleridge.ca/1631/Neighbourhoods
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comprise 24.1% of the population, as compared to 20.5% in Metro Vancouver. With a larger proportion of children
and teenagers, average household size is higher in Maple Ridge compared to most other communities in Metro
Vancouver (2.7 persons per household as compared to 2.5 persons per household). With the aging population, the
proportion of younger residents is expected to decline, but will still remain above the regional average.

e Commuter-reliant labour force: Two-thirds of Maple Ridge residents who are part of the labour force commute
outside of the municipality for work. In the city’s early history, economic activity was linked to the benefits offered by
the proximity of the Fraser River - agriculture, forestry, and manufacturing industries grew rapidly. As of 2016, the
largest employment sectors are construction and retail trades.

¢ Limited housing diversity: Maple Ridge’s housing is predominantly single-detached with few options for downsizing
seniors. In recent years, completions data demonstrates a shift toward higher density development, such as
apartments and townhouses. This change is likely related to smaller household sizes, higher land costs, affordability
issues and regional growth pressure.® With subdivisions still being built out, Maple Ridge has land capacity to support
the development of single-detached homes for many more years, which is an exception to the trends occurring in
other Metro Vancouver municipalities.

e Growing local affordability challenges: The price of housing (both rental and homeownership) has increased in
recent years which has impacted the ability of moderate-income households to afford shelter costs. For persons
experiencing homelessness, rent supplements are not always enough to close the gap between what'’s available and
what's affordable.

Existing Housing Policy Framework

Maple Ridge’s Official Community Plan (OCP) was adopted in 2014 and reflects the community’s long-term vision to
become more vibrant and prosperous, offering residents a strong local economy, stable and special neighbourhoods,
thoughtful development, a diversity of agriculture, and respect for the built and natural environment. The housing
policies recognize the need to provide a mix of housing types and uses, and affordable, rental and special needs

6 Maple Ridge OCP
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housing. To encourage a variety of housing types and densities to meet the diverse residential needs of the City, the OCP
seeks to:

¢ Accommodate growth through infill by promoting housing types and tenures to support diverse needs (e.g., income
and abilities), lifestyles (e.g., age and values), and preferences. Examples include housing for older residents, housing
for persons with disabilities; rental and ownership housing; new homeowners and empty nester housing; and
ecologically sensitive design (3-1).

¢ Encourage partnerships with government and non-government agencies to support the creation of affordable,
rental and special needs housing in the community (3-28).

e Consider density bonus as a means of encouraging the provision of affordable, rental and special needs housing,
and amenities (3-30).”

e Support the provision of rental accommodation and encourage the construction of rental units that vary in size and
number of bedrooms (3-31).

e Encourage housing that incorporates “age-in-place” concepts and seniors housing designed to accommodate
special needs (3-33).

e Regularly update its affordable housing strategy to identify specific targets, objectives, opportunities and municipal
incentives for affordable, rental, and special needs housing (3-27).

In addition to the OCP policies, the Housing Needs Assessment and Action Plan (2014) and its Implementation
Framework (2015) provide strong direction to guide decision-making related to market and non-market housing in
Maple Ridge. The endorsed strategies of the Housing Action Plan are summarized below, many of which have been
implemented:

¢ Housing Mix & Innovation

7 The City has density bonus regulations in place as of January 2021.
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Support the development of a mix of housing forms.
Incentivize medium density development.

Introduce an Adaptable Housing Policy.

e Market & Non-Market Rental Housing

Create new rental housing opportunities.

Continue to monitor secondary suites policies & bylaws.
Expand the garden suites program.

Maintain rental housing standards.

Minimize the loss of existing rental housing.

Support the non-market housing sector.

e Financial Measures

Expand the density bonusing practice.

Introduce a Community Amenity Policy for affordable housing.
Establish a housing reserve fund.

Use financial incentives to support housing goals.

Continue to review opportunities to lease land.

¢ Information and Advocacy

Continue to support local community groups.
Advocate to senior government.
Make information available.

Establish Local Advisory Groups.
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The Implementation Framework was developed to be used as a guide for Council discussions to help determine future

projects. Time horizons were included to align with Council’s 4-year mandate. Following the endorsement of the
Implementation Strategy, the City has focused on reviewing regulatory tools with a goal of creating affordable, rental
and special needs housing including the following:

¢ Community Amenity Contributions.

¢ Regulatory and Infill Measures.

e Secondary Suites and Detached Garden Suites.

¢ Rental Options for New Development.

¢ Modular Home Park Tenant Relocation Policy updates.

¢ Rental Tenant Relocation Assistance Policy.
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The Maple Ridge Housing Situation

Key Findings from the Research

The following section contains key data sets that inform the affordability profiles and corresponding analysis. These
high-level trends build from the information contained in Part 1 of this Housing Needs Report, which is a
comprehensive data book with additional detail related to demographics, employment, and housing.

DEMOGRAPHIC TRENDS

e Between 2006 to 2016, population growth in Maple Ridge exceeded the regional annual growth rate. Maple Ridge’s
population grew at an annual rate of 1.93%, from 68,949 to 82,256, compared to Metro Vancouver's 1.64% annual
rate.

e The typical Maple Ridge resident is slightly older than in the Metro Vancouver region - in 2016, median age was
41.4 in Maple Ridge and 40.9 in Metro Vancouver. The proportion of the population between 45 to 64 years of age
was higher in Maple Ridge (30.5%) when compared to Metro Vancouver (28.6%) and B.C. (29.2%), which corresponds
with the older median age in Maple Ridge.

¢ While Maple Ridge has a slightly higher median age than the region, the age
distribution of the population in Maple Ridge was slightly younger than the region Did you know?
and the province. This is due to a larger proportion of children and youth (24.1% as Between 2011 and 2016,
compared to 20.5% in Metro Vancouver and 20.4% in B.C.) and a smaller proportion Maple Ridge was one of
the fastest growing cities
in Metro Vancouver,
following Langley, Surrey,
Coquitlam, and North
Vancouver.

of seniors (14.5% as compared to 15.7% in Metro Vancouver and 18.2% in B.C.).
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Table 1: Population Change, City of Maple Ridge (2006-2016)

R 2006 2011 2016 Growth, Cpﬁgcneg": Annual
Population Population Population 2006-2016 2006-2016 Growth Rate

Maple Ridge 68,949 76,052 82,256 13,307 19.3% 1.93%

Metro Vancouver 2,116,581 2,313,328 2,463,431 346,850 16.4% 1.64%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

¢ Looking forward, the number of residents is projected to increase by 3,400 people (or 3.8%) between 2020 and
2025. Given the rate at which growth occurred in Maple Ridge between 2006 and 2016, this represents a marked
decrease, particularly when compared to the rate at which growth is projected to occur in Metro Vancouver. Over
the next five years, Maple Ridge is projected to grow at half the rate anticipated for the region, and 2.5 times less
than what was previously seen in the City between 2006 to 2016.2

Table 2: Anticipated Population, City of Maple Ridge (2020-2025)

Growth PR Annual
Change

Community 2020- 2020- Growth

2025 2025 Rate

Maple Ridge 88,500 89,200 89,800 90,500 91,200 91,900 3,400 3.8% 0.77%
Metro Vancouver | 2,700,893 | 2,738,978 | 2,777,601 | 2,815,485 | 2,852,691 | 2,889,386 | 188,493 7.0% 1.4%

Source: Metro Vancouver, Terry Hoff Age-Cohort Model V.11

e According to the Metro Vancouver projections contained within Appendix 1.3, Maple Ridge can anticipate an
increase of 4.7% in the 25 to 44 age group between 2020 and 2025. This includes a 12.9% increase in the 30 to 34
age group, reflecting feedback from consultation that Maple Ridge is an attractive community for young families.

8 Metro Vancouver, Terry Hoff Age-Cohort Model V.11
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Population loss is expected for those 0 to 14 years of age (-1.8%), 15 to 19 years of age (-0.7%), 20 to 24 years of age (-
13.9%), and 45 to 64 years of age (-2.1%).

e Over the five-year time period, the most significant proportional change is expected to occur in the seniors age
group (increase of 27%). While the population is projected to continue to age, an analysis of household maintainer
data® demonstrates there has been a loss of senior-led households (55+) between 2006 to 2016. Feedback from
consultation indicates there are limited housing options for downsizing seniors and older residents may be leaving
the community if they can’t find housing that meets their needs.

LABOUR FORCE DATA Did you know?
Table 3: Labour Force Statistics (2016) For Maple Ridge residents
. who are part of the labour
Maple Ridge Metro Vancouver force, the industries with
Population Aged 15 Years+ 66,555 2,064,615 the highest number of

workers include

% of Population in Labour Force 68.9% 65.7% . .
construction, retail trade,
Unemployment Rate 5.1% 5.8% and the health care and
Source: Statistics Canada, Census of Population, 2016 social assistance sectors.

¢ To understand commuting patterns, Table 4 presents the proportion of people in
the Maple Ridge labour force who work elsewhere, i.e., those who commute out of Maple Ridge for work. This is
compared to the proportion of Pitt Meadows’ residents who are part of the labour force but work outside of Pitt
Meadows and the proportion of Mission residents who are part of the labour force but work outside of Mission.

Table 4: Commuting Patterns (2016)

Maple Ridge Pitt Meadows Mission
% Labour Force Commuting Out 66% 85% 68%

Source: Statistics Canada, Census of Population, 2016

2 Maintainers or headship rates refer to the person self-identified in the Census to be the head of the household and it is their age profile that is
used to represent the household’s age and characteristics.
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e A lower proportion of Maple Ridge’s labour force leaves Maple Ridge for work when compared to the labour force in
Pitt Meadows and Mission. This is related to the local economic context in Maple Ridge - there are more jobs
available locally when compared to neighbouring municipalities. Simultaneously, it is important to recognize two-
thirds of the labour force leave Maple Ridge for work - transportation is a significant part of the City’s carbon
footprint and may be a significant part of household expenses, leaving less income available for shelter costs.

RENTAL HOUSING INDICATORS

¢ The City of Maple Ridge has experienced some fluctuation in vacancy rate over the last twenty years, yet has
predominantly remained within what is considered to be indicative of a “healthy” rental market (i.e., rental vacancy
rate between 1%-3%). In small and medium sized communities, it is typical for the rental market to experience
pressure when vacancy rates are less than three percent, and significant pressure when rates are less than one
percent. Between October 2018 and October 2019, the vacancy rate for purpose-built rental housing'® increased
from 1.8% to 2.4%."

0 Purpose-built rental housing, as captured by CMHC’s Rental Market Survey, includes any building containing three or more rental units. Rented
condominiums and houses or secondary suites individually owned are not included in this survey. Typically, purpose-built rental housing includes
largely older buildings that are currently in the rental market and does not necessarily reflect what a prospective renter would be able to find if
they were looking to rent a unit today.

" CMHC uses letter codes to indicate the reliability of the data estimates: a - Excellent, b - Very good, c - Good, d - Fair (Use with Caution). Between
2001 and 2019, vacancy rates were predominantly categorized with an “a” - however, for 2018, the letter “b” was used and for 2019, the letter “c”
was used. In the last two years, the reliability of vacancy rate estimates have been below previous standards.
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Figure 4: Purpose-Built Rental Housing Vacancy Rate, City of Maple Ridge (2001 to 2019)
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Source: CMHC Rental Market Survey
e For comparison purposes, rental vacancy rates in neighbouring municipalities are provided below:
= In the City of Pitt Meadows, the vacancy rate was 0.6% as of October 2019; and
= In the District of Mission, vacancy rates were 0.2% of as October 2019.

e Based on stakeholder feedback, there have been significant changes to the Maple Ridge rental market since
October 2019, primarily as a result of the COVID-19 pandemic. The Canada Emergency Response Benefit (CERB)
provided financial support ($2,000 per month) to employed and self-employed Canadians directly affected by COVID-
19, which resulted in fewer individuals using shelters and experiencing homelessness as some lower-income
residents were able to afford market rents. With additional demand for rental units, stakeholders indicated there are
very few available rental apartments in Maple Ridge, and low-income residents are particularly challenged to find
affordable units.
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e Maple Ridge is home to several outreach teams who work with persons . . .
.. . . . What is Housing First?
experiencing homelessness to find suitable rental accommodation through a rent

Housing First involves moving

supplement approach. RainCity Housing and Support Society works within a e ST

Housing First model that prioritizes self-determination and choice. The Clinical homelessness - particularly
Intensive Case Management Team locates places to live that are slightly more people experiencing chronic
affordable and builds and maintains relationships with landlords. Feedback from homelessness - rapidly from
L. . L. . L . the street or emergency
RainCity Housing, Alouette Addictions, and the Salvation Army indicates there is shelters into stable and long-
very little rental housing available for low-income residents. term housing, with supports.
Stable housing provides a
e There is limited data available with regard to the vacancy rates of secondary platform to deliver services to

address issues frequently faced
among people who are
chronically and episodically
experiencing homelessness.

rental housing (i.e., secondary suites and rented condominium units) in Maple
Ridge.

e Since 2006, average rents for all purpose-built units in Maple Ridge increased by
54%, from $667 in 2006 to $1,030 in 2019. For bachelor units, increases in average
purpose-built rental prices were more substantial, at 74% ($500 in 2006 to $868 in 2019). Further examination of

built rental data and all available rental units. As per a market scan completed in November 2020, average rents

Ridgewood Place a new purpose-built rental building on The first phase of the ERA project will deliver 143 market
the former site of Sunrise on 1229 Avenue. condos and townhomes and 49 rental units.
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were in the range of $1,578 - higher than what is reported by CMHC. This is a common theme in many municipalities
- CMHC market rental prices are typically below average market rents which include secondary market rental
housing (e.g., rented condominiums and basement suites).

Table 5: Average Rental Prices (2019)
Supplementary

Bedroom Type CMHC Average Rent Market Rental Scan Difference ($) Difference (%)
Studio $868 $1,098 $230 126%
1-Bedroom $905 $1,358 $453 150%
2-Bedroom $1,177 $1,694 $517 144%
3+Bedrooms $1,579 $2,160 $581 137%

¢ When comparing the increases in average rents to increases in median renter household income, a gap begins to
emerge. Rents have increased to a greater degree than incomes, creating a disconnect between what is available,
and affordable.

Housing Needs Report | City of Maple Ridge | January 2021




Figure 5: Percentage Change in Average Rental Costs (1-Bedroom) and Median Renter Household Income from 2006
Levels, City of Maple Ridge, 2006-2019*
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Source: CMHC Rental Market Survey, Statistics Canada, Census of Population, 2006, 2011, 2016

*A trendline has been applied to income data based on 2006, 2011, and 2016 Census information. Income data for non-Census years is based on trends from the
defined Census periods.

e With 79% of the City’s purpose-built rental housing constructed before 1980, the existing housing is aging and
may not be suited to the needs of older residents looking for accessible units'2. Feedback received during
consultation indicated there is a desire for older residents to “age-in-place” and remain in Maple Ridge; however, a
lack of accessible housing is proving challenging for downsizing seniors.

e Between 2000 and 2019, the total number of purpose-built rental units increased by 164 (from 1,211 units to 1,375
units), which translates to approximately nine units per year. As per CMHC starts data, the last four years have seen
an increase in rental housing construction, which is a positive trend, particularly considering the feedback from
consultation which indicates there is a significant need for additional rental housing in Maple Ridge.

12 Accessible housing refers to dwelling units that include features, amenities, or products to better meet the needs of people with a range of
physical abilities.
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e According to the Metro Vancouver Housing Data Book, there were an estimated 1,455 secondary suites in 2017 and
an estimated 868 private rental condominium units in 2018 in the private rental market in Maple Ridge and Pitt
Meadows. As of 2016, there were 6,095 renter households in Maple Ridge - a number significantly higher than the
estimated total number of rental units. Stakeholders expressed a desire for additional rental housing in Maple Ridge,
available to all household types.

Figure 6: Total Number of Dwelling Units in the Purpose-Built Rental Market, City of Maple Ridge (2000-2019)
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Source: Canada Mortgage and Housing Corporation

e Purpose-built rental housing in Maple Ridge is predominantly comprised of 1-bedroom units (796 units, or 58% of
purpose-built rental housing). 2-bedroom units represent 36% of rental housing in Maple Ridge, or 489 units. These
units are well-suited to singles and couples, but families typically require larger units. Since 2000, the number of 1-
and 2-bedroom rental units has increased, while the number of 3-bedroom rental units has decreased, likely due to
demolitions of older rental housing. With the rising costs of homeownership, many families that were previously
been able to purchase property would not be able to do so today with current home prices. Family-friendly housing
policies can help to ensure new development comprises a range of unit sizes to provide housing choice for all
residents and may be worth exploring in subsequent policy development and implementation phases.
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HOMEOWNERSHIP INDICATORS

Housing form in Maple Ridge is relatively homogenous - just over half of the housing (56%) is comprised of single-
detached dwellings, which represents a decrease of 10% from 2006, when 61% of housing was of the single-detached

form.

Figure 7: Housing by Structure Type, Maple Ridge

Starts data demonstrates a shift in this pattern - new builds comprise a greater diversity of dwelling types, as indicated
in Figure 8. Apartments can be a viable housing option for downsizing seniors and larger apartment units can be more
attainable for young families who can’t afford the median cost of a townhouse or single-detached home. While housing
is increasingly expensive for local residents, shelter costs are relatively more affordable in Maple Ridge than other
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municipalities in the region. Feedback from consultation indicated people that are priced out of other Metro Vancouver
communities are moving to communities with lower housing prices, such as Maple Ridge.

Figure 8: Historical Starts by Dwelling Type, City of Maple Ridge (2011-2019)
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Source: Canada Mortgage and Housing Corporation

e The benchmark price of a single-detached home in Maple Ridge has increased by 74.2% between November 2013
and November 2019, from $461,300 to $803,500. As of November 2020, the benchmark price of a single-detached
home in Maple Ridge was $897,900, an increase of 11.7% since November 2019.

e The benchmark price of a townhouse in Maple Ridge has increased by 103.9% between November 2013 and
November 2019, from $259,600 to $529,200. As of November 2020, the benchmark price of a townhouse in Maple
Ridge was $558,500, an increase of 5.5% since November 2019.

e The benchmark price of an apartment in Maple Ridge has increased by 91.7% between November 2013 and
November 2019, from $181,200 to $347,300. As of November 2020, the benchmark price of an apartment in Maple
Ridge was $367,200, an increase of 5.7% since November 2019.
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e Across these housing types, benchmark prices in Maple Ridge are lower than the Lower Mainland benchmark price
as of November 2020.

Figure 9: Benchmark Sales Prices, City of Maple Ridge & Lower Mainland (2013-2019)
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Source: Greater Vancouver Real Estate Board

e The median income of owner households in Maple Ridge has increased by 11.7% since 2011 while the benchmark
price of a single-detached home in Maple Ridge has increased by 75.2%, resulting in a gap between what is
available and affordable. In 2016, the median income of owner households in Maple Ride ($97,820) was more than
double the median income of renter households ($44,797) and 8% higher than owner households in Metro
Vancouver ($90,278).
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e Since 2006, the proportion of 4+bedroom and 1-bedroom units has
increased in Maple Ridge, while the proportion of studio, 2-, and 3-bedroom Did you know?

units has decreased. While the proportion of larger units (4+bedrooms) has Across Metro Vancouver between
2014 and 2019, the benchmark

increased to a greater degree in Metro Vancouver, there has also been . .
price of a single-detached home

growth in the proportion of 1-, 2-, and 3-bedroom units across the region. increased most significantly in Pitt
Maple Ridge has experienced some growth of 2- and 3-bedroom units, yet Meadows (76%), followed by
the growth in larger units (4+bedrooms) has been most substantial. Maple Ridge at 74%.

Table 6: Occupied Private Dwellings by Number of Bedrooms, City of Maple
Ridge (2006, 2016)

Bedroom Type Maple Ridge (2006) Maple Ridge (2016) ‘

Studio 340 90
1-Bedroom 2,135 2,895
2-Bedroom 5,035 5,850
3-Bedroom 9,435 10,385
4+Bedroom 7,995 11,035

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

e The difference in percentage change by bedroom type between Maple Ridge and Metro Vancouver is reflected in the
current (2016) composition of housing by bedroom type. Metro Vancouver experienced a more distributed
percentage change in bedroom type between 2006 and 2016 and has a balanced proportion of 1-, 2-, 3- and
4+bedroom units, while Maple Ridge experienced more concentrated percentage change in 1-bedroom and
4+bedroom units. The trend towards fewer studios is a reflection of a pattern that is occurring throughout the region
away from studios, due to the preference for 1-bedroom units among owners and renters alike, and the loss of
existing units is likely due to demolitions. Elsewhere in the region, starts among 1- and 2-bedroom units have
predominated new supply, while 3- and 4-bedroom starts are less common; this is in contrast to Maple Ridge where
the housing stock is shifting toward larger homes, likely a result of Maple Ridge’s appeal as a family-friendly
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community. The percentage change in housing stock reflects a market shift toward larger homes - for families
looking for more bedrooms, the Maple Ridge market has responded to meet this demand.

Figure 10: Occupied Private Dwellings by Number of Bedrooms, Percentage Change (2006-2016)
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Source: Statistics Canada, Census of Population, 2006 & 2016

NON-MARKET HOUSING INDICATORS

e The rising cost of rental housing has contributed to a growing mismatch between what low-income households can
afford and what is available in the community.

e The number of non-market housing units in BC Housing’s inventory increased between 2015 and 2020, from 433
units to 534 units in 2020. This is primarily a result of an increase in special needs units'®> - from 82 units in 2015 to

3 As per BC Housing, special nheeds housing refers to housing for clients requiring access to affordable housing with support services. These clients
include, for example, adults with mental and/or physical disabilities or youth.
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183 in 2020. As per BC Housing data, these new lower barrier units comprise housing for men with addictions,
support recovery for men, and housing for adults with mental health challenges.

Figure 11: Number of Non-Market Housing Units Administered by BC Housing, City of Maple Ridge (2015 & 2020)
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Source: BC Housing

¢ In addition to non-market housing units, BC Housing also administers emergency shelter and housing for persons
experiencing homelessness. This category is divided into the following groups:

= Homeless Housed: Housing for clients who are at risk of homelessness, or formerly homeless for a period of at
least 30 days and up to two or three years. This type of housing includes the provision of on- or off-site support
services to help the clients move towards independence and self-sufficiency.

o Homeless Rent Supplements: This program connects people who are homeless to housing, income
assistance, and community-based support services. The number of units shown represent an estimate of rent
supplements given monthly based on available funding.

o Homeless Shelters: Short stay housing. The shelters provide single or shared bedrooms or dorm-like sleeping
arrangements, with varying levels of support services provided for the clients.
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e Between 2015 and 2020, the number of units in the “homeless housed” category increased from 88 to 192. This is a
result of the new temporary modular supportive housing projects in Maple Ridge - Royal Crescent (53 units) and
Garibaldi Ridge (51 units) on Burnett Street, both of which are operated by Coast Mental Health.

Royal Crescent temporary supportive housing Garibaldi Ridge temporary supportive housing
Source: Maple Ridge News Source: BC Housing
e Between 2015 and 2020, the number of homeless rent supplements increased from 56 to 281. This increase has
provided outreach teams with greater capacity to house people experiencing homelessness, however, feedback
received from consultation indicates rent supplements are not always sufficient to close the gap between market
rents and what individuals on low-income assistance can afford. Additionally, with limited rental options, outreach
teams have struggled to find available rental housing and landlords willing to work with their organizations.

e Between 2015 and 2020, the number of households receiving rent supplements increased from 516 to 571 - this is
primarily a result of an increase in the number of supplements administered through the SAFER program which is
for low-income seniors. It is worth noting that the number of rent supplements administered through the RAP
program for low-income families decreased between 2015 and 2020. This may be the result of eligibility thresholds,
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an aging population that has been transferred to the SAFER program, changing levels of awareness of the program
or lower income families moving out of the community.

Figure 12: Number of Rent Supplements Administered by BC Housing, City of Maple Ridge (2015 & 2020)
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Source: BC Housing

e Feedback from stakeholders indicated there is a need for higher barrier permanent supportive housing. The
existing supportive housing options in Maple Ridge are lower barrier programs, for people actively using substances,
which are important and needed. However, there is a need to complement these existing facilities with supportive
housing programs for individuals who are not actively using substances and may be living with complex mental
health challenges.

e Between 2015 and 2020, the number of applicants living in Maple Ridge placed on BC Housing's waitlist for non-
market housing increased from 222 to 331, as seen in Table 7. As of 2020, seniors represent the largest category of
applicant households on the waitlist for non-market housing, at 129 households, or 39% of total applicant
households. Families are the second largest applicant category on the waitlist for non-market housing, at 100
households or 30% of total applicant households on the waitlist for non-market housing.
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Table 7: Households on BC Housing Registry Waitlist for Non-Market Housing, City of Maple Ridge (2015 & 2020)

2015 75 41 79 16 11 222

2020 100 67 129 18 17 331

Source: BC Housing

e Between 2005 and 2020, the number of persons experiencing homelessness in Maple Ridge and Pitt Meadows
increased by 159% as compared to an increase of 67% in the Metro Vancouver region.'* Feedback from outreach
programs indicates persons experiencing homelessness in Maple Ridge represent all demographics - from 19-year-
olds to 70-year-olds. Feedback from RainCity Housing indicated there is an over-representation of Indigenous people
among their clientele, which is also reflected in the data from the Metro Vancouver Homeless Count.

Figure 13: Number of Individuals Experiencing Homelessness, Maple Ridge & Pitt Meadows (2005-2020)
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Source: Metro Vancouver Homeless Count, 2005-2020

4 Metro Vancouver Homelessness Count, 2020
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Anticipated Housing Units

Metro Vancouver completed population and unit projections for the City of Maple Ridge, as outlined in Appendix 1.3. As
per Table 8, the population is anticipated to increase to 92,600 people by the year 2026. An estimated 34,700
households will require some form of housing support, an increase of 4,438 households.

It important to recognize the distinction between private dwellings occupied by usual residents' versus private
dwellings, which may be unoccupied or occupied by foreign residents and/or by temporarily present persons (i.e.,
students, temporary foreign workers). In most municipalities, there are more private dwellings than private dwellings
occupied by usual residents. As of 2016, there was a total of 30,262 private dwellings occupied by usual residents and a
total of 31,400 private dwellings in Maple Ridge.

Table 8: Projected Number of People & Households, City of Maple Ridge (2016-2026)

Total Number of People 82,256 87,200 88,500 89,800 91,200 92,600 +10,344
Total Households 30,262 31,500 32,200 33,000 33,850 34,700 +4,438
Household Size 2.72 2.77 2.75 2.72 2.69 2.67 -0.05

Source: Statistics Canada, Census of Population, 2016; Metro Vancouver, Terry Hoff Age-Cohort Model V.11

HOUSING UNIT PROJECTIONS BY BEDROOM TYPE

Housing unit projections are further analyzed by bedroom type, as per the legislative requirements. Feedback received
during consultation indicates a range of smaller units are needed in Maple Ridge for seniors, couples/singles, and young
families. A review of Census data from 2006-2016 indicates the proportion of housing made up of studios and 2- and 3-
bedroom units has declined overall - 78.2% decline in studios, 4.2% decline in 2-bedrooms, and 9.3% decline in 3-

'S The number of private dwellings occupied by usual residents is equal to the humber of private households.
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bedrooms. The proportion of housing comprising 1-bedrooms increased by 11.8% and larger homes of 4+bedrooms
increased by 13.8%.

Based on these trends and a recognition of the need for additional housing options, the number of housing units by
bedroom type anticipated between 2016 and 2026 is presented in two scenarios. As is the case with increasing the
housing supply, the size and mix of the specific units constructed will ultimately be determined by market forces,
potential policy directives, and Council decisions.

Table 9 provides anticipated units for 2020 - this is a “projection” determined by Metro Vancouver, as Census data is not
available for 2020. Using Metro Vancouver's projections, two different unit mix allocations have been prepared in the
following two scenarios. Scenario A maintains the 2016 Census distribution of units by bedroom type and Scenario B
provides for a moderate increase in the distribution of 1-, 2-, and 3-bedroom units. Both scenarios are possible but will
depend on the policy and regulatory directions, as well as approvals in coming years. Scenario B assumes a broader
range of unit types will be supported - potentially to accommodate singles, seniors, young families and couples. Larger
units of 4+bedrooms are not typically affordable for moderate income households and therefore a smaller increase in
these units is realized in Scenario B.'®

¢ The percentages used in Scenario B are based on 2011 and 2016 Census data:
¢ Where an increase in the proportion of a particular unit size (i.e. 1-bedroom) had occurred between 2011 and 2016, that same increase was
applied to 2016 data to reach a proportionally constant increase by 2026;
e  Where a decrease in the proportion of a particular unit (i.e. 2-bedroom and 3-bedroom) had occurred between 2011 and 2016, the
proportional distribution was adjusted to reach 2011 levels by 2026;
e  Where the proportion of a particular unit size (i.e. bachelor units) had remained constant between 2011 and 2016, the proportional
distribution remains constant; and,

e  4-bedroom units comprise the remaining units following the adjustments to the proportion of bachelor, 1-, 2-, and 3-bedroom units.
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Table 9: Housing Units Required by Bedroom Type (Current), City of Maple Ridge

Scenario B (2020)

Scenario A (2020)

Change (#) | Distribution Change (#) | Distribution
0-Bedroom 90 0.3% 96 6 0.3% 96 6 0.3%
1-Bedroom 2,895 9.6% 3,081 186 9.6% 3,147 252 9.8%
2-Bedroom 5,850 19.3% 6,226 376 19.3% 6,438 588 20.0%
3-Bedroom 10,385 34.3% 11,053 668 34.3% 11,167 782 34.7%
4+Bedroom 11,035 36.5% 11,744 709 35.5% 11,352 317 35.3%
Total 30,255 100% 32,200 1,945 100% 32,200 1,945 100%

Source: Statistics Canada, Census of Population, 2016; Metro Vancouver, Terry Hoff Age-Cohort Model V.11

Table 10: Housing Units Required by Bedroom Type (Anticipated), City of Maple Ridge
Scenario A (2026)

Scenario B (2026)

Change (#) | Distribution Change (#) | Distribution
0-Bedroom 20 0.3% 103 13 0.3% 103 13 0.3%
1-Bedroom 2,895 9.6% 3,320 425 9.6% 3,498 603 10.1%
2-Bedroom 5,850 19.3% 6,709 859 19.3% 7,281 1,431 21.0%
3-Bedroom 10,385 34.3% 11,911 1,526 34.3% 12,218 1,833 35.2%
4+Bedroom 11,035 36.5% 12,656 1,621 36.5% 11,599 564 33.4%
Total 30,255 100% 34,700 4,445 100% 34,700 4,445 100%

Source: Statistics Canada, Census of Population, 2016; Metro Vancouver, Terry Hoff Age-Cohort Model V.11
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Households in Core Housing Need

For the purposes of this report, core housing need is used to measure affordability. The following section provides an
explanation of the metrics that comprise core housing need.

Statistics Canada specifies, “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).

e Adequate housing is reported by their residents as not requiring any major repairs. Major repairs include defective
plumbing or electrical wiring, or structural repairs to walls, floors, or ceilings.

o Affordable housing has shelter costs equal to less than 30% of total before-tax household income.

e Suitable housing has enough bedrooms for the size and composition of resident households according to National
Occupancy Standard (NOS) requirements.

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 a temporary condition.

Extreme core housing need has the same meaning as core housing need except that the household has shelter costs
for housing that are more than 50% of total before-tax household income.

The following tables demonstrate renters are consistently faring worse than homeowners on all housing standards,
particularly with affordability and suitability. In 2016, 36.2% of renter households were spending 30% or more of before-
tax income on shelter costs, compared to 17.6% of owner households. Overall, affordability has slightly improved for
those residents most challenged to afford housing, as the proportion of households in extreme core housing need
decreased from 6.3% to 5.9% from 2006 to 2016. Conversely, the proportion of households in core housing need
increased slightly, from 13.4% in 2006 to 13.8% in 2016.

7 Maintainers or headship rates refer to the person self-identified in the Census to be the head of the household and it is their age profile that is
used to represent the household’s age and characteristics.
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In terms of adequacy, the proportion of renter households living in dwellings in need of major repair has improved
overall between 2006 and 2016, while remaining constant for owners. The proportion of households in overcrowded
dwellings has also improved overall between 2006 and 2016. These standards provide a snapshot of the housing
challenges experienced by Maple Ridge residents, and a more thorough affordability analysis is provided in the following
household profiles section. Table 11 provides a summary of the number and percentage of renter and owner households
over time, to help frame the discussion around core housing need by tenure.

Table 11: Households by Tenure, City of Maple Ridge (2006-2016)
2006 2011 2016

# %

Renter 4,805 19.3% 5,455 19.4% 6,090 20.1%
Owner 20,135 80.7% 22,595 80.6% 24,160 79.9%
Total 24,940 100% 28,050 100% 30,250 100%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

Table 12: Households Spending 30%+ of Before-Tax Income on Shelter, City of Maple Ridge (2006-2016)

2006 2011 2016
% . # | % | # | %
Renter 1,720 35.9% 2,105 38.6% 2,205 36.2%
owner 4,635 23.2% 4,970 22.2% 4210 17.6%
Total 6,355 25.6% 7,080 25.4% 6,415 21.3%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

To provide further context, the proportion of Metro Vancouver households spending 30%+ of their before-tax income on
shelter costs was 27.2% in 2016 (37.5% for renter households, 21.5% for owner households). The proportion of

households below the affordability standard was lower in Maple Ridge for all households.

Table 13: Households in Dwellings Requiring Major Repairs, City of Maple Ridge (2006-2016)

2006 2011 2016
# % # % # %
Renter 430 9.0% 670 12.3% 495 8.1%
Owner 825 4.1% 1,040 4.6% 990 4.1%
Total 1,255 5.0% 1,715 6.1% 1,480 4.9%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population
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To understand how Maple Ridge compares to the region, the proportion of Metro Vancouver households in dwellings
requiring major repair is compared to Metro Vancouver data; 5.7% of households were in dwellings requiring major
repair in 2016 (7.1% for renter households, 5.0% for owner households). The proportion of households below the
adequacy standard was lower in Maple Ridge, with the exception of renter households.

Table 14: Households in Overcrowded Dwellings, City of Maple Ridge (2006-2016)

2006 2011
# % # % # %
Renter 620 12.9% 555 10.2% 530 8.7%
Owner 515 2.6% 755 3.3% 525 2.2%
Total 1,135 4.6% 1,310 4.7% 1,050 3.5%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

For comparison purposes, the proportion of Metro Vancouver households in overcrowded dwellings was 7.4% in 2016
(12.6% for renter households, 4.5% for owner households). The proportion of households below the suitability standard
was lower in Maple Ridge.

Table 15: Households in Core Housing Need, City of Maple Ridge (2006-2016)

2006 2011 2016
# % # % H# %
Renter 1,589 33.1% 2,251 41.3% 2,249 36.9%
Owner 1,763 8.8% 1,901 8.4% 1,940 8.0%
Total 3,352 13.4% 4,152 14.8% 4,188'8 13.8%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population; Ministry of Municipal Affairs and Housing
Custom Tabulation

Overall, Maple Ridge has a lower proportion of households in core housing need when compared to Metro Vancouver.
The proportion of Metro Vancouver households in core housing need was 17.8% in 2016 (30.6% for renter households,

'8 This has been determined by using the Ministry of Municipal Affairs and Housing custom Census tabulation, which contains core housing need
by tenure. This proportional split has been applied to Census private households by tenure.
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10.6% for owner households). The proportion of households in core housing need was lower in Maple Ridge, with the

exception of renter households.

Table 16: Households in Extreme Core Housing Need, City of Maple Ridge (2006-2016)

2006 2011 2016
# % # % # %
Renter 699 14.6% 863 15.8% 841 13.8%
Owner 884 4.4% 903 4.0% 936 3.9%
Total 1,583 6.3% 1,765 6.3% 1,777"° 5.9%

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population; Ministry of Municipal Affairs and Housing
Custom Tabulation

By contrast, the proportion of Metro Vancouver households in extreme core housing need was 7.6% in 2016 (12.2% for
renter households, 5.0% for owner households). The proportion of households in extreme core housing need was lower
in Maple Ridge, with the exception of renter households. This demonstrates renters in Maple Ridge are particularly
challenged to afford acceptable housing when compared to renters across the region.

Affordability Analysis

In order to augment the quantitative data available through Statistics Canada, an affordability analysis “snapshot” has
been completed for four different household types. These household types were determined based on stakeholder
consultation and discussion with the City of Maple Ridge. Each example illustrates a different housing experience and
highlights the diverse challenges that may be experienced when trying to secure affordable, suitable, and adequate
housing. This analysis includes examples that relate to rental housing and homeownership.

The relative affordability of housing in a community is determined by the relationship between average shelter costs
(rent or monthly mortgage) and household before-tax income.

9 Ibid.
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What are shelter costs?
e For renters, shelter costs include rent and utilities.

e In order to qualify for a mortgage, a gross debt service formula is used to determine a household’s ability to

afford homeownership and meet debt obligations, which takes into account mortgage payments (principal
and interest), property taxes, condominium /strata fees (if any), and heating costs.

Housing is one factor in the overall cost of living for individuals and families; other factors include the cost of
groceries, transportation, and child care.

Affordability in this section uses two different measurements:

e For rental housing, the CMHC standard is used, which indicates that housing is considered unaffordable when a
household spends 30% or more of its before-tax income on shelter costs; and,

e In order to qualify for a mortgage, banking institutions or mortgage brokers typically require a Gross Debt Service
Ratio (GDS) of no more than 32%, meaning that household total monthly housing costs, such as mortgage payments,
property taxes and heating costs, should be no more than 32% of before-tax monthly income.

Additional scenario-specific assumptions are outlined in the following “affordability profiles”. For these scenarios, 2019
median income data and median resale data were used, the most recent comprehensive data sets available when this
report was written.
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HOUSEHOLD #1 - YOUNG FAMILY

Priya, daughter of Tom and Eleanor, married Rumi five years ago.
They met through friends and have lived in Vancouver since Priya
finished her nursing degree at BCIT. Their first child, Kali, is three and
Priya is pregnant with their second child, which has accelerated
their need for a larger home. They are currently renting a 2-bedroom
apartment in East Vancouver and work full-time - Rumi works in
construction and Priya is a nurse. They would like to buy a 3-
bedroom home in Maple Ridge to have more space for their growing
family and to be closer to Priya’s parents. Alternatively, they would
move into Priya’s childhood home if Priya’s parents are able to build
a detached garden suite that they could move into.

What is currently available?

In 2019, there were many 3-bedroom homes available for purchase.
The median price of a detached house is significant and while Priya
and Rumi would like a detached home, a larger apartment or
townhouse is more financially feasible. As there are not many larger
apartments available, a townhouse is a more likely option. After
talking with her parents, Priya is keen to explore the detached
garden suite option, which would allow her and her parents to keep
more of their savings. She is committed to working with the City of
Maple Ridge to understand her options for constructing a new
detached garden suite in her parent’s backyard.
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Table 17: Three-Bedroom Units Sold in Maple Ridge (2019)

Unit Type Total Units Sold Median Price
3-Bedroom Detached House 270 $740,000
3-Bedroom Townhouse 319 $520,000
3-Bedroom Apartment 5 $460,000

Source: Greater Vancouver Real Estate Board, 2019

What can they afford?

Priya’s parents are able to contribute to the down payment, which has allowed Priya and Rumi to put down 20% toward
the cost of their new home. This scenario also assumes Priya and Rumi have no significant debt (i.e., student loans, car
loans, lines of credit). Using the assumptions outlined below, they can afford a home with a purchase price of $380,031
which would result in a $304,025 mortgage, with a monthly payment of $1,200 amortized over 30 years, plus property
taxes and heating costs. While there may be 3-bedroom townhouses listed for less than $380,000, the median price of a
3-bedroom townhouse is $520,000, which would be unaffordable for Priya’'s family.

The following assumptions were used in this scenario:

e 5 Year Fixed Rate (Annual)- 4.79%?° (stress test), 2.17% (mortgage payments)
e Amortization Period: 30 years

e Property Tax: $274/month?'

e Heating: $120/month??

e Maintenance/Strata Fees: $290%

20 For buyers who do not need mortgage insurance (i.e., down payments of 20% or more), the qualifying interest rate a lender will use for the stress
test will be the Bank of Canada five-year benchmark rate, or the rate offered by lenders (plus an extra 2%) - whichever is higher. As of December
23, 2020, the Bank of Canada five-year benchmark rate was higher than the rates offered by lenders (plus 2%) in Maple Ridge. The mortgage rate
used for the stress test is 4.79% and the mortgage rate used to calculate mortgage payments is 2.17%.

21 property tax estimates were provided based on a review of realty listings for townhouses priced close to $500,000.

22 Heating costs are estimated based on baseboard heating for a 3-bedroom townhouse or apartment.

23 Maintenance/strata fee estimates were provided based on a review of realty listings for townhouses priced close to $500,000. If applicable, 50% of
the condominium fees must be included in the GDS and TDS calculations, which translates to $145 for this scenario.
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Priya and Rumi would be interested in a larger rental unit, however there are not many larger units available for rent.
With limited family-friendly rental options, young families are struggling to find acceptable housing in Maple Ridge.

Table 18: Household #1 - Homeownership Affordability Analysis (2019)

Monthly Purchase Price
Mortgage

with 20% Down
Payment
$117,600% $9,800 $304,025 $1,200 $380,031

Source: Statistics Canada, Labour Force Survey, 2019; Greater Vancouver Real Estate Board

Median Price:
3-Bedroom
Townhouse

$520,000

Before-Tax Before-Tax Maximum

Annual Income Monthly Income Mortgage

Key Considerations

e Feedback received during consultation indicates Maple Ridge is an attractive place to raise a family, particularly
given its relative affordability as compared to other municipalities in the region. Representatives from the
development community specified you can “get more home for your dollar” in Maple Ridge and single-detached
homes continue to be in high demand, particularly given Maple Ridge’s connection to downtown Vancouver via the
WestCoast Express. Secondary suites are increasingly popular in new builds and can help to close the affordability
gap for young families who may need a mortgage helper to afford the cost of a single-detached home. Key
stakeholders from the building and development industry specified the number of bedrooms is one of the most
important housing features as families are looking for flexibility to grow.

e The price of housing in Maple Ridge has increased substantially, while incomes have remained relatively constant.
This has resulted in affordability challenges for both owner and renter households. As of 2016, the proportion of
renter households considered to be low and very low income (earning less than $60,000) is 63% and for owner
households, the proportion is 26%. The median income of renter households is significantly lower than that of owner
households as seen in Figure 14.

2 Annual before-tax income was determined using the 2019 Labour Force Survey, which provided a median hourly wage of $40.00 for nurses in the
Lower Mainland. Priya’s total salary is $76,000, based on $40.00 x 1900 hours. Based on the 2019 Labour Force Survey, Rumi’'s wage as a
construction labourer is estimated at $20/hour. His annual salary would be $41,600, based on $20/hour x 40 hours/week x 52 weeks/year.
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e The majority of housing in Maple Ridge is comprised of single-detached dwellings, yet recent completions data
indicates the market is trending toward a greater diversity of housing types. As new development comes forward, it
will be important to monitor units by bedroom type, as Maple Ridge saw a significant increase in the proportion of
units comprised of 4+bedrooms between 2006 and 2016 and a loss in the proportion of 3-bedroom units. Larger
units (4+bedrooms) are not typically affordable for younger families, singles, and seniors and a loss in the proportion
of 3-bedroom units is concerning, as that housing form is very important, particularly for young families.

Figure 14: Median Household Income by Tenure

$97,820

$41,267 $44,797

2006 2011 2016
® Owner Household ® Renter Household

Source: Statistics Canada, 2016 Census of Population, 2011 National Household Survey and 2006 Census of Population

What does this mean?

e The data analysis and stakeholder feedback indicate families are drawn to Maple Ridge for its housing prices.
While the median price of all housing types has increased significantly in recent years, Maple Ridge remains one of
the more affordable communities in Metro Vancouver. This is reflected in November 2020 real estate data - Maple
Ridge has the lowest single-detached, townhouse, and apartment prices when compared to all other Metro
Vancouver communities.

e However, the price of housing has increased significantly in recent years and the gap between what is available
and what is affordable has grown considerably. Feedback from the Housing Needs Survey conducted in Fall 2020
demonstrates many respondents feel their current housing is somewhat unaffordable or very unaffordable (112
people or 39.2% of respondents), however a larger proportion of respondents feel their current housing is affordable
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or somewhat affordable (171 people or 59.8% of respondents). This pattern changes when considering those
respondents who would like to move in the near future (107 people or 37.7% of respondents) - when asked what is
preventing them from moving, the answer chosen by the largest number of respondents was “can’t find an
affordable place to live”.

e While housing may be more affordable when compared to other communities in Metro Vancouver, potential future
residents like Priya and Rumi will be challenged to afford the median price of a 3-bedroom single-detached home or
townhouse.

e As new multi-unit and mixed-use projects come forward, it will be important to require a range of unit sizes. From
2006 to 2016, the largest proportional increase in Maple Ridge’s housing was in the form of 4-bedroom units.
Simultaneously, larger dwelling units comprise a very small proportion of purpose-built rental housing. Given the
increases in the cost of housing, there is a need for a variety of unit sizes in both the rental and homeownership
markets for families, seniors, and singles. Strategies employed in other Metro Vancouver municipalities to incentivize
family-friendly construction warrant further consideration, as explored below.

For Example: Family Friendly Housing Policy in New Westminster

In 2015, the City of New Westminster started work on a Family-Friendly Housing Policy. As part of the
background work, the City conducted a housing supply analysis which found that the city ranked 21* out of 22
Metro Vancouver municipalities with regard to 3-bedroom units. The City also conducted a feasibility study
which concluded there is no negative impact on return on cost with an increased proportion of 2- and 3-
bedroom units in new multi-unit projects.

Based on consultation and research, the City mandated:

e That new multi-unit ownership projects include a minimum of 30% 2- and 3-bedroom units, and that at
least 10% of the total projects units be 3-bedroom or more; and

That multi-unit rental projects include a minimum of 25% 2- and 3-bedroom units, and that at least 5% of
the total project units be 3-bedroom or more.
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HOUSEHOLD #2 - OLDER COUPLE

Tom and Eleanor have lived in Maple Ridge for 30 years - they love
their tight-knit community and have many happy memories of raising
their children in the city. Tom worked as an insurance broker and
Eleanor was a homemaker and active in the community as a
volunteer. Their two children have since moved out of the family
home but remain close with their parents and visit often. Tom and
Eleanor are getting older and would like to move to a smaller house
in Maple Ridge - their current house has a big yard and they would
like to be in a smaller detached or semi-detached unit with less
maintenance, such as a one-level rancher. After looking at the real
estate listings, Tom is worried many of the older ranchers and semi-
detached options won't be accessible and would require renovations
to make sure that he and Eleanor can live comfortably into their
senior years. Ranchers have also been selling quickly and they are not
sure that they want to invest so much of their savings in a new house.
They are also exploring the possibility of building a detached garden
suite on their property, so that they might downsize into that unit,
and have their daughter and her family move into their 3-bedroom
home.
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What is currently available?

In 2019, there were 182 2-bedroom apartments sold. Given that
Tom and Eleanor would like to move to a house with less
maintenance requirements (i.e., yard work), but enough space for
their grandchildren to visit, a 2-bedroom unit is most appealing.
They aren’t convinced an apartment will meet their needs, but
there are additional drawbacks with older ranchers and they have
committed to looking at all possible options. Tom has a bad hip
and does not want to buy a house with stairs, so they are looking
for a larger apartment unit or a detached garden suite. After
reviewing the real estate listings, the detached garden suite option
is increasingly appealing as they would be able to design a new Example rancher in Maple Ridge.
unit to their accessibility requirements and stay at ground-level.

Table 19: Two-Bedroom Apartment Units Sold in Maple Ridge (2019)

Unit Type Total Units Sold Median Price
2-Bedroom Apartment 182 $387,500

Source: Greater Vancouver Real Estate Board, 2019

What can they afford?

Based on median resale data for 2019, Tom and Eleanor would be able to sell their 3-bedroom detached home for
$740,000. With the sale of their home, they can easily afford a smaller unit (e.g., 2-bedroom apartment) and would have
additional money ($352,500) remaining to use toward travel and other expenses.

While Tom and Eleanor can easily afford the cost of a 2-bedroom apartment, they are keen to explore the detached
garden suite option. Several of their friends have invested in townhouses, but many townhouses have stairs, which
wouldn’t be a viable long-term option given Tom'’s bad hip. A detached garden suite would be designed to be accessible
and would allow their daughter to move back to Maple Ridge into their family home. She is keen to relocate to Maple
Ridge but has struggled to find a single-detached house or townhouse her family can afford. Based on recent detached
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garden suite construction costs in Maple Ridge, a new detached garden suite would total approximately $300,000%5,
which Tom and Eleanor could easily afford, especially given their daughter would also contribute some of her savings.

Key Considerations

¢ The City of Maple Ridge is experiencing population aging that will contribute to an increased need for seniors
housing in coming years. Between 2006 and 2016, the fastest growing segment of the population was people aged
85 years and over (52.4%). According to Metro Vancouver growth projections, the most significant growth in Maple
Ridge over the next five years is expected to occur among senior populations with the proportion of residents aged
65 to 84 years expected to increase by 27.4%.

e Older housing in the community presents an opportunity to renovate or retrofit units to suit the needs of an aging
population. According to the 2016 Census, 32% of dwelling units in Maple Ridge were built prior to 1981 and 30% of
total dwelling units were built between 1981 and 2005. These older units are likely not accessible but may be
renovated to allow residents to age-in-place and remain within their communities. The provincial government
provides financial support for households completing renovations to ensure accessibility, as further outlined below.

For Example: Home Improvement Assistance Programs

¢ Home Adaptations for Independence helps low-income seniors and people with disabilities finance home
modifications for accessible, safe and independent living. Eligible homeowners, renters and landlords can

receive up to $20,000 per home in the form of a forgivable loan.

The BC Seniors’ Home Renovation Tax Credit is a refundable personal tax credit to assist individuals aged 65
and over with the cost of certain permanent home renovations.

25 City of Maple Ridge, Detached Garden Suite Pilot Project Lookbook, 2018
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e As the population continues to age, there may be more seniors looking to downsize, but there are limited
accessible choices within the community. This indicates potential demand for a broader range of accessible housing
options, such as single-level detached garden suites, apartment units, and units in mixed-use buildings. According to
the 2016 Census, over half of the housing units in Maple Ridge are single-detached houses (56%), which often
comprise more than one floor. Since 2006, there has been a significant increase in the number of units with
4+bedrooms (13.8%), which are not typically suitable for downsizing seniors.

What does this mean?

The data analysis and stakeholder feedback indicate there are limited housing options for downsizing Maple Ridge
seniors. Given this understanding, it will be important to consider what options exist for seniors to downsize in an
affordable way, how existing housing in Maple Ridge can be retrofitted to accommodate residents with limited mobility,
and how new housing can be constructed to ensure accessibility.

e Feedback from workshops indicated that there is a desire for ground-oriented housing forms, particularly for
seniors looking to downsize. With new housing, adaptable and accessible housing guidelines may prove beneficial
to ensure new units are constructed to meet the needs of persons with limited mobility.

For Example: Adaptable Housing in Burnaby and Port Moody

e The City of Burnaby requires adaptable design in new multi-family residential developments that are
approved through the Comprehensive Development (CD) rezoning process. For most developments, at least
20% of the single-level units must have adaptable design; for purpose-built seniors housing, this percentage

increases to 100%. As an incentive, the Burnaby Zoning Bylaw provides a 1.85m? (approximately 20 sf) floor
area exemption for every adaptable housing unit.

The City of Port Moody recently adopted a new Zoning Bylaw which includes a requirement that 50% of all
new apartment units must meet adaptable housing standards.

Housing Needs Report | City of Maple Ridge | January 2021 53



HOUSEHOLD #3 - SINGLE CARE AIDE

Elliott is a long-term, born-and-raised resident of Maple Ridge. He
has deep connections to the city and has made sacrifices to avoid
moving to a new municipality. Elliott is in his mid-20s and has
recently started a new career as a care-aide. He is passionate about
his work with seniors but hasn’'t been able to find full time
employment while he builds up some experience. Elliott was living
in an affordable basement suite near his work, and doesn’'t have a
car, but was evicted for a family member of the property owner to
move in.

He is currently couch surfing with friends, which is stressful, creating
transportation challenges, and beginning to affect his ability to work.
He needs to find something he can afford close to work, or with
transit options to get there. Elliott has no mental health, substance
use challenges or other barriers beyond his capacity to afford the
available housing. While he is not yet working full-time hours, he is
earning close to the median income for care workers in B.C. He could
find a full-time job at minimum wage, but this would not
substantially improve his financial situation and he wants to
continue pursuing his career as a senior’s care-aide.

What is currently available?

In 2019, as per CMHC data, the vacancy rates for rental housing

appear relatively high compared to many Metro Vancouver

municipalities (2.4% for all units). However, the smaller the unit in Maple Ridge, the lower the vacancy rate and it should
be noted the data quality is rated “Fair” by the CMHC and should be used with caution - the vacancy rate data may not
be particularly accurate. Additionally, feedback from stakeholders indicated these vacancy rates are not indicative of
current context given so much has changed since October 2019.

Housing Needs Report | City of Maple Ridge | January 2021 54



Table 20: Rental Vacancy Rates, City of Maple Ridge, 2019

1-Bedroom 2-Bedroom 3-Bedroom

Suppressed 1.4% 3.6% 6.7%

Source: Canada Mortgage and Housing Corporation

Vacancy Rate Studio
CMHC Average

While the specific vacancy rates may not be accurate, there appears to be a trend of larger units being vacant more than
smaller units. The potential higher vacancy rate of larger units may make it easier for Elliott to find accommodation to
share with friends or roommates.

Through the public and stakeholder consultation process, it was frequently heard the average rents produced by CMHC
are not representative of the experiences of residents seeking new housing in Maple Ridge. This is a common
experience, as CMHC's average considers “all the units in the universe,” including both long-term tenancies and new
leases, and old units and new units; this average is not representative of the rents in currently posted advertisements.
The table below provides both the CMHC average rents and rental rates gathered through a scan of recent postings, as
well as the difference between them (26%-50% higher than CMHC average).

Table 21: CMHC Average Rents (October 2019) and Market Rental Rates (November 2020), City of Maple Ridge

Rental Rates Studio 1-Bedroom 2-Bedroom 3-Bedroom |
CMHC Average $868 $905 $1,177 $1,579
Market Scan $1,098 $1,358 $1,694 $2,160
Difference 26% 50% 44% 37%

In considering the difference between the overall average rents and the currently posted rents, it appears Elliott will

likely have to pay at least 26% more for a new rental unit than the average posted by the CMHC.
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What can he afford?

Elliott is currently earning $2,100 per month?é, working 25 hours per week as a care-aide. He is hoping to receive more
hours in the future as he builds up his experience and seniority. If he finds a new full-time job at minimum wage, he
could earn $2,336 per month, or $236 more. Even with the recently increased minimum wage, Elliott would struggle to
afford rent at a minimum wage full-time position. Elliott hopes to avoid finding a new job, but it could slightly increase
his spending power.

While Elliott would prefer to continuing living alone - particularly considering the COVID-19 pandemic and his
employment with seniors in the health care sector - it would be relatively less expensive to share accommodation with
others. He could rent a studio or 1-bedroom alone or share a 2- or 3-bedroom with roommates. In comparing Elliott’s
current income, and potential income working full-time at minimum wage, against the cost of rent, it can be seen there
are no available options meeting the affordability threshold of spending less than 30% of gross income.

Table 22: Household #3 - Rental Affordability Analysis (2019)

. . Average Rent
Available for Available for

Annual Monthly Rent Rent

I I % of % of 2-Bedroom 3-Bedroom
Hgelinis rigetnis _(30 e _(50 — 1-Bedroom | (shared - 50% (shared - 33%
income) income) of rent) of rent)
$25,200 $2,100 $630 $1,050
$1,098 $1,358 $847 $713
$28,032 $2,336 $700 $1,168

Source: Government of Canada, Job Bank; BC Minimum Wage

26 The median wage of a care aide ($21/hour) in the Lower Mainland was determined through the Government of Canada’s Job Bank. Monthly
income was determined assuming a part-time work week of 25 hours.
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Key Considerations

e There is a growing disconnect between what renter households can afford and what is available. With median
incomes of $48,959 across rental households and average rents well above the threshold for affordability, it is
increasingly difficult to afford average rents in Maple Ridge, particularly for those earning a minimum wage.

e The majority of Maple Ridge’s work force commutes out of the City - transportation costs are likely a significant
portion of household expenses. It is important to note that current transportation services have been reduced due to
the COVID-19 pandemic - the West Coast Express service has been running three daily trains as opposed to five. Prior
to the pandemic, 7.7% of Maple Ridge residents who are part of the labour force used public transit services as their
main mode of commuting.?” The new RapidBus service launched in January 2020 connects Maple Ridge to the
Coquitlam Central Skytrain station and provides an opportunity to consider transit-oriented housing developments
close to the bus route.

e The number of purpose-built rental units has increased marginally over the last ten years, with 79% of the City’s
existing rental housing built prior to 1980. With limited new supply, rents have increased, and vacancy rates are
likely lower than what was reported by CMHC in October 2019.

What does this mean?

e There is a need for new rental housing, including units affordable to lower-income households. Stakeholder
feedback demonstrates the rental vacancy rates are not indicative of what's happening in the rental market and
more units are needed. With rising rental prices, there is a growing disconnect between what is available and
affordable to median income earning households. Rental incentive programs have proven successful in other Metro
Vancouver municipalities facing a shortage of new rental housing construction. In addition to more non-market
rental units needed to meet needs, mid-market rental units help provide for the local labour force.

27 Statistics Canada, 2016 Census of Population
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For Example: Mid-Market Rental Units in the City of North Vancouver

The North Vancouver Housing Action Plan requires the provision of “Mid-Market Rental Units” in all new
market rental developments seeking a density bonus. Termed the City’s '10-10-10’ policy, 10% of units in
new market rental projects are required to be rented at 10% below average rents, as indicated by Canada
Mortgage and Housing Corporation, for a minimum of 10 years. Starting January 1%, 2019, new applications
will have to provide 10% of units at 10% below average rents in perpetuity.

Based on the 2018 average rents in the City, Mid-Market Rental Units are to be rented at the following rents:

Bachelor $41,148
1-Bedroom $47,988
2-Bedroom $59,328

3+Bedroom $88,452
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HOUSEHOLD #4 - SINGLE OLDER PERSON

After relocating from the Interior to be closer to family, Sandra has
lived in Maple Ridge ever since she and her late husband Bill retired 10
years ago. They had been renting a small one-storey home in Maple
Ridge, which Bill's pension was able to support. They were avid
gardeners and spent many days in their yard, enjoying the calm scenic
setting.

Bill had typically managed the finances, and after his recent passing
Sandra has struggled to keep up with household expenses -
particularly because Bill's pension wasn't transferrable. Sandra is
currently subsidizing the cost of rent with the small savings left by Bill,
and she knows remaining in her current home will not be financially
sustainable.

Sandra is still active and mobile, but the yardwork is a lot to manage
on her own. She likes having access to the outdoor space but thinking
to the future would like something easier to manage. Sandra’s biggest
concern is being able to afford a new lease at the current rental rates
after holding the same lease, with minimal rent increases, for 10 years.

Sandra is hoping to find a ground level 1-bedroom unit she could stay
in for the long-term but worries about her ability to afford market
rental rates.
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What is currently available?

According to 2019 CMHC rental data, 1-bedroom apartments in Maple Ridge had a vacancy rate of 1.4%; however, as
per a market scan completed in November 2020, the average rent for a 1-bedroom apartment would be unaffordable
for Sandra at $1,358. Sandra would like to access a rent subsidy or non-market option if she is eligible.

In 2020, as per BC Housing data, there were a total of 104 independent non-market housing units for seniors in Maple
Ridge and 46 non-market supportive seniors’ units.?® The number of BC Housing funded non-market seniors housing
units has remained constant in Maple Ridge since 2015. In addition to seniors living in non-market housing units, there
are 415 seniors receiving the Shelter Aid for Elderly Renters (SAFER) subsidy in Maple Ridge. Currently, there are 129
senior households on the waitlist for BC-housing administered units in Maple Ridge. Since 2015, the number of seniors
receiving rent supplements and the number of seniors on BC Housing’s waitlist has increased.

What can she afford?

With an annual lifetime pension of $20,261%°, Sandra is not able to afford the average rent of a 1-bedroom apartment in
Maple Ridge. Currently, Sandra’s rent is $9253°, which requires her to spend approximately 55% of her gross income on
shelter costs. Sandra is interested in moving to non-market housing, as she can’t afford her current rent or the average
rent of a 1-bedroom apartment ($1,358). Non-market housing may be difficult to access as there are many households
on BC Housing's waitlist. She has recently applied for a rent subsidy to assist with shelter costs. Based on her annual
income, Sandra would be eligible for a BC Housing SAFER rent supplement of $241 per month. While that may help to
provide some additional financial flexibility, Sandra would still be required to spend over 45% of her income on shelter
costs. This is unaffordable and will require trade-offs in other household expenses, such as food and transportation.

28 |t is important to note there may be additional non-market housing units for seniors in Maple Ridge - this information is specific to
those facilities that have an operating agreement with BC Housing.

2 Canadian Retirement Calculator. Sandra was a homemaker and did not contribute to the Canada Pension Plan. Her total income
is based on the Old Age Security pension, the Guaranteed Income Supplement, and her savings.

30 As per CMHC data, average rent in 2009 was $655. Sandra’s landlord has increased her rent by the maximum allowable increase
each year since 2009, which, in 2020, results in $925.
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In addition to struggling to afford her current rent, her unit requires renovations to improve accessibility in the kitchen
and bathroom, which is not something her landlord is interested in undertaking. Susan is also concerned that if her
health were to decline, she would not be able afford home support visits. While healthcare is not factored into housing
costs, it is important to recognize Sandra will likely experience greater challenges to afford average rents as she
continues to age.

Table 23: Household #4 - Before-Tax Income Analysis
Guaranteed Income

. A
Old Age Security supplement Savings

Annual $7.384 $11,040 $1,837 $20,261

Monthly $615 $920 $153 $1,688

Source: Canadian Retirement Income Calculator, BC Housing SAFER Calculator

Table 24: Household #4 - Rental Affordability Analysis

LU Monthly Before- | Available for Rent | Available for Rent SAFER Rent R

Before-Tax 1-Bedroom
Income Apartment

$20,261 $1,688 $506 $844 $241 $1,358

Source: Canadian Retirement Income Calculator, BC Housing SAFER Calculator; Market Rental Scan

Tax Income (30% of income) (50% of income) Supplement

Key Considerations

e According to Metro Vancouver growth projections, the most significant growth in Maple Ridge is expected to
occur among senior populations with the number of those aged 65 to 84 years expected to rise by 27% and those
aged 85 years and over expected to rise by 24%. With the projected growth in the seniors’ population, there will be
an increased need for accessible housing options in coming years.

e The number of independent non-market housing units and supportive units for low-income seniors has remained
constant since 2015, while the number of seniors on the waitlist for BC Housing-administered units has increased.

31 $30,000 in TFSA, drawing down until 85 years old.
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Feedback from community engagement demonstrates many seniors are “stuck” in their current homes as there are
limited age-friendly, accessible housing options which would allow them to move into smaller units. As seniors in
Maple Ridge begin to downsize, there will be an opportunity for younger families to move into older homes.

What does this mean?

Low-income seniors are struggling to find affordable, accessible housing options in Maple Ridge. Demand has
increased for seniors’ non-market housing, as demonstrated by the growth in the BC Housing waitlist. Stakeholders
emphasized the need to consider proximity of community amenities and transit to new seniors housing projects.
While the accessibility of units is important, it is also necessary to ensure seniors can continue to access services and
transportation as they age-in-place.

For many seniors, isolation can be challenging. Innovative multi-generational co-housing models include seniors
living with other roommates to share household costs and provide social interaction. There was a desire from
stakeholders to improve coordination among seniors’ agencies and outreach groups through some sort of central
listing agency. The North Shore Roommate Registry (not yet launched - seeks to pair single seniors together as
roommates) is an example of the innovative programs being established to address senior isolation and affordability
challenges.

For seniors with accessibility challenges, the Better-At-Home program can help to connect seniors living on their
own to access home support, encouraging aging-in-place. Promotional materials can help to improve take-up of this
service.

Given the age of Maple Ridge’s rental housing and the stocks’ redevelopment potential, it will be important to
assist tenants and provide support in the event of displacement due to demolition, renovation or repair, or
conversion, as outlined in the City’s Tenant Relocation Assistance Policy.

Feedback from community engagement indicates there is a desire to explore innovative housing models such as
mixed tenure approaches, co-operatives, and co-housing. In other urban areas, unique partnerships and creative land
acquisition strategies have facilitated new affordable housing projects, as profiled below.
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For Example: Vancouver - Fraser Street Seniors Co-op

An application was approved in June 2018 to construct a six-storey mixed-use building for seniors (55+) to be
operated as a co-operative. The Vancouver Affordable Housing Agency (VAHA) is redeveloping the site to create

an affordable seniors housing project - 100% of the units will be rented at 70% to 100% of Housing Income
Limits (HILS). The 411 Seniors Society will establish a seniors centre on the main floor, complete with commercial
kitchen, multi-purpose space, and office space.

Fraser Street Seniors Co-op
Source: Community Land Trust
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Key Areas of Local Need

Housing Needs Summary Statements

Based on an analysis of data in Part | of the Housing Needs Report and public engagement, the following summary
statements describe the current and anticipated needs for the following groups:

AFFORDABLE HOUSING

Maple Ridge has the lowest housing prices in Metro Vancouver®? - young families have traditionally found the
municipality an attractive place to raise a family and this trend continues today. Feedback from consultation indicates
young couples are leaving Vancouver and other centres for locations like Maple Ridge where they can access “more
home and yard at price they can’t get elsewhere in Metro Vancouver™*. Simultaneously, the benchmark price of a
single-detached home is increasingly out-of-reach for local dual-earner families. Representatives from the
development community specified secondary suites have become commonplace in new builds as the income from a
rental unit can help cover mortgage costs. The perception of Maple Ridge as an affordable family-friendly community is
challenged by rising home prices, however when compared to other Metro Vancouver municipalities, the cost of
housing is lower than other municipalities in the region.

The proportion of Maple Ridge households in core housing need increased slightly from 2006 to 2016, while the
proportion of households in extreme core housing need decreased. When compared to Metro Vancouver averages, the
proportion of households in core housing need and extreme core housing need was lower in Maple Ridge, with the
exception of renter households. Renters in Maple Ridge are particularly challenged to afford acceptable housing when
compared to renters across the region.

Income data provides a detailed assessment of what levels of affordability are required to ensure households spend no
more than 30% of their before-tax income toward shelter costs. As of 2016, the proportion of renter households

32 Real Estate Board of Greater Vancouver, Monthly Market Report, November 2020.
33 Feedback received at the Development Community Virtual Workshop.
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considered to be low and very low income (earning less than $60,000) is 63% and for owner households, the proportion
is 26%. Median income of renter households is significantly lower than that of owner households, and for renter
households in particular, income has stayed relatively constant while rents have increased substantially.

In Maple Ridge, there is a disproportionate number of renter households in core and extreme core housing need, low
rental vacancies, aging rental housing, and limited family-friendly rental units. While recent CMHC starts data
demonstrates there has been an increase in rental housing construction over the last four years, there is a need for more
affordable rental options. To address the need for more affordable housing options, Maple Ridge may consider
encouraging more affordable homeownership options, as well as mid-market and non-market rental options to better
achieve housing that is attainable relative to local incomes.

RENTAL HOUSING

The proportion of renter households in Maple Ridge (20%) has remained close to constant since 2006. As a
municipality with relatively affordable homeownership prices, there has not been significant increase in demand for
rental units. Vacancy rates have predominantly remained within what is considered to be indicative of a “healthy” rental
market (i.e., rental vacancy rate between 1%-3%). However, since COVID-19, the rental market has changed
substantially and data from October 2019 (the most recent CMHC rental information) is no longer indicative of what is
happening on the ground.

With limited rental housing construction over the last thirty years and increases in average rents, it is becoming more
challenging for low-income households to find affordable rental housing. Community housing providers specified
CERB payments have resulted in fewer individuals using shelters and experiencing homelessness as some lower income
residents have been able to afford market rents. However, with additional demand for rental units, stakeholders
indicated there are very few available rental apartments in Maple Ridge, particularly more affordable units. Feedback
from some non-profit organizations suggested current rent supplements are not enough to close the gap between
what is available and what is affordable and may remain unused.
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There is a need for more affordable rental options to help young singles, downsizing seniors, and families to afford to
live in Maple Ridge. As the existing rental housing is older, it will be important to consider adaptable and accessible
policies for new rental development to ensure seniors have rental options that meet their needs. For families looking for
more affordable options in Maple Ridge, there are limited larger rental units. Maple Ride may consider a family-friendly
housing policy to require a certain percentage of 2- and 3-bedroom units in new rental developments.

SPECIAL NEEDS HOUSING

Special needs housing, or housing with support services, is typically intended to house youth or adults with mental
and/or physical disabilities. Maple Ridge is home to 183 non-market special needs housing units, while there are 67
people with disabilities on the non-market housing waitlist. Between 2015 and 2020, the number of non-market
special needs units has increased by 101 units, while the number of people with disabilities on the non-market housing
waitlist has also increased from 41 to 67 households. Waitlist information is an important indicator; however, it is does
not necessarily capture all households in need of subsidized non-market housing, as there may be households who are
not aware of their eligibility for non-market housing or may experience other barriers to accessing BC Housing’s waitlist.
For many of these units, turnover is limited, and demand remains.

There is a need for accessible housing for residents with mobility limitations which is anticipated to increase with the
aging population. Many municipalities have directed policy and regulation to include accessible and adaptable housing
in all new condominium and apartment buildings. For all federally funded projects, CMHC requires new developments
to have full universal design or a minimum of 20% of units to be accessible as a prerequisite of funding. Maple Ridge
may consider establishing a set of guidelines for accessible and adaptable housing in order to meet the needs of Maple
Ridge’s aging population and the needs of those with physical and mental disabilities.

HOUSING FOR SENIORS

Maple Ridge has limited housing diversity - over half of the housing stock is single-detached dwellings. For seniors
looking to downsize and remain in the community, there are limited options. Feedback from consultation emphasized
the appeal of rancher-style housing; however, stakeholders from the development community indicated that form of
housing is land-intensive and not financially viable. Detached garden suites may provide a suitable ground-oriented
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option for seniors who are not interested in apartment-style living. In addition to detached garden suites, accessible
homes in new multi-unit developments may be a viable option for downsizing seniors that would like to purchase a
smaller home.

The rising cost of townhouses and apartments and older purpose-built rental housing that may not be accessible
means that there are limited affordable rental options for low-income senior households. The number of independent
non-market seniors’ units and supportive seniors’ units have remained constant since 2015, while the number of senior
households on the non-market housing waitlist has increased by 63%, from 79 households in 2015 to 129 households in
2020. Additionally, the number of seniors receiving rent supplements has increased by 26%, from 330 in 2015 to 415
households in 2020. There is a need for additional seniors rental housing in the City, particularly given the anticipated
increase in the proportion of seniors in Maple Ridge.

Given waitlist data and the aging of the population, it is anticipated the need for seniors’ rental and ownership
housing will continue to increase in Maple Ridge. Special consideration should be given to the fact that housing meant
to accommodate seniors should be located in close walking distance to transit and services, should be single-level, and
adaptable to ensure that it meets the needs of seniors as they continue to age-in-place.

HOUSING FOR FAMILIES

Historically, Maple Ridge has had a much higher proportion of young families and children than other municipalities
in the Lower Mainland.** This is reflective of the City’s appeal to young families - with lower house prices, Maple Ridge is
more attainable for many first-time home buyers when compared to other communities in Metro Vancouver. Feedback
from consultation re-enforced this dynamic; “you can get more home for your dollar” in Maple Ridge. While this
narrative remains true in comparison to other Metro Vancouver municipalities, the cost of housing has increased and
homeownership is no longer affordable for Maple Ridge median income households.

When considering units by bedroom type, the percentage change between 2006 and 2016 shows increases in the
proportion of very large units (4+bedrooms) and smaller units (1-bedroom). While 2- and 3-bedroom units still comprise

34 Maple Ridge OCP, Population & Housing Trends.
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the majority of the housing stock, there is a need for more affordable family-friendly housing options, which are
typically found in infill (detached garden suites, duplexes, triplex, townhouses), apartments and mixed-use development
- these “missing middle” options can help to provide more attainable options in proximity to schools and services.

SHELTER FOR PEOPLE EXPERIENCING HOMELESSNESS AND HOUSING FOR PEOPLE AT-RISK OF
HOMELESSNESS

Between 2005 and 2020, the number of persons experiencing homelessness in Maple Ridge and Pitt Meadows
increased by 159% as compared to 67% in the Metro Vancouver region. Feedback from consultation indicates the
complexities of increasing housing costs, the opioid crisis, and COVID-19 have created numerous barriers for
marginalized individuals to access safe and secure housing. With additional financial support (i.e., CERB) fewer
individuals are using shelters; however, overdose deaths have increased.

While the existing low-barrier supportive housing options (i.e., Royal Crescent, Garibaldi Ridge, and Alouette Heights)
provide harm reduction service, there is a need to complement these existing facilities with supportive housing
programs for individuals who are not actively using substances and living with complex mental health challenges.

Additionally, permanent affordable rental housing is needed to ensure individuals who are able to live independently
can access housing within their means. Between 2015 and 2020, the number of homeless rent supplements increased
by 402% - from 56 to 281. These supplements are highly effective in more affordable markets where the amount
provided can help to close the gap between what is available and what is affordable. Feedback from consultation was
mixed - while rent supplements have been highly effective, outreach teams are struggling to find available rental
housing and landlords willing to work with their organizations. Additional rental housing is needed to provide housing
choice to persons experiencing homelessness who are able to live independently.

The existing social services sector in Maple Ridge is comprised of many well-established organizations with proven track
records working with people experiencing homelessness. Feedback received during consultation prioritized the
importance of continued coordination in the sector and with government partners to address the root causes of
homelessness.
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Housing Supply Gaps

Based on an analysis of data in this report, the following housing gaps have been identified:

¢ Non-Market Rental Housing: Low-income households are challenged to afford the average cost of rental housing. An
increase in the number of households on BC Housing’s waitlist confirms the need for additional non-market rental
housing in the community. There are limited larger rental units and with increasing benchmark home prices,
additional family-friendly rental housing will be needed in Maple Ridge.

In addition to non-market housing, mid-market rental programs warrant further exploration. As demonstrated in
the income analysis, there is variety to the level of subsidy required by Maple Ridge households to make housing
affordable and a mid-market program may help to close the affordability gap.

e Higher Barrier Supportive Housing: Feedback from community service organizations and non-profit housing
providers highlighted the need for additional supportive housing in Maple Ridge. While the existing supportive
housing programs are vitally important, their low-barrier approach needs to be complemented by a supportive
housing form for residents who are not actively using substances and who are living with complex mental health
challenges.

Both low- and high-barrier programs are essential to meeting the needs of persons experiencing homelessness and
those who are unable to live independently due to physical or mental disabilities. To provide additional housing
choice, Maple Ridge may consider partnerships and opportunities with government and the non-profit sector to
address this need.

e Accessible Housing: As Maple Ridge’s population continues to age in coming years, it will be important to build new
accessible, single-level units and renovate existing units to accommodate changes in life stages and accessibility.
Currently, the predominant housing form in Maple Ridge is single-detached homes, which are often multi-level and
not always possible to retrofit. Additionally, the majority of the City's purpose-built rental housing was constructed
before 1980 and may not be suited to the needs of older residents looking for accessible units. To enable aging-in-
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place, there should be a sufficient supply of accessible housing to accommodate the needs of those who cannot
renovate existing single-detached homes.

e Stakeholders expressed a desire for additional housing choice, particularly for affordable, accessible, single-level
living options close to amenities and transit. As Maple Ridge explores options to diversify its existing housing stock,
how best to accommodate aging-in-place and the location of new seniors’ housing projects will be key
considerations. Maple Ridge should consider providing seniors’ housing in areas that are walkable, close to transit, in
proximity to seniors’ services, and near support systems that they can access independently.

e Greater Diversity of Housing Form: Housing form in Maple Ridge is relatively homogenous - just over half of the
housing stock is comprised of single-detached dwellings. Stakeholders expressed a desire for greater housing choice
to ensure seniors have housing options that meet their needs and young families and singles have housing options
such as apartments and townhouses that are more affordable than single-detached homes. There is an opportunity
to introduce sensitive infill housing (e.g., detached garden suites, duplexes), missing middle ground-oriented housing
(e.g., townhouses), mixed-use housing and apartments in the Town Centre or along transit corridors to regenerate
Maple Ridge’s existing housing.
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In Closing

Maple Ridge is a community characterized by lower housing prices when compared to Metro Vancouver. While this
remains true, findings from this report indicate rising house prices have created affordability challenges for dual-income
households. The average price of a single-detached home is out-of-reach for median income earners and with limited
rental vacancies, Maple Ridge residents are struggling to find affordable housing options. Feedback from stakeholders
emphasized the impact of COVID-19 on the rental market and given the most recent CMHC data is pre-COVID, it will be
important to review 2020 information as it becomes available.

Seniors are facing particular challenges to age-in-place given the limited number of single-level, accessible, and
affordable housing options. There has been no new construction of non-market seniors’ housing in Maple Ridge in the
last five years and the number of seniors on the BC Housing waitlist is growing. In addition to demand for new non-
market units, market rental units are older and may not be suited to the needs of older residents looking for accessible
units. While CMHC starts data indicates there has been an increase in rental housing construction over the last four
years, it will be important to ensure new rental development is designed to accommodate aging-in-place.

Feedback from engagement reflects the importance of housing with support services, particularly for people
experiencing homelessness. The supportive housing projects operated by Coast Mental Health have provided a safe and
secure environment for many Maple Ridge residents, which has been vitally important during the on-going opioid crisis.
There is a need for additional supportive housing for people living with complex mental health challenges who are not
actively using substances, which may be explored in partnership with government and non-profit agencies.

As Maple Ridge navigates the challenges facing many Metro Vancouver municipalities, development approvals, policy
and regulatory changes, and partnerships will help to advance housing affordability, accessibility, and sustainability and
address the needs outlined in this report.
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APPENDIX 1.1:

Housing Needs Report Summary
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Housing Needs Reports — Summary Form

MUNICIPALITY/ELECTORAL AREA/LOCAL TRUST AREA: City of Maple Ridge

REGIONAL DISTRICT: Metro Vancouver

DATE OF REPORT COMPLETION: February 2021 (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:

§ City of Pitt Meadows, District of Mission

§ Neighbouring First Nations:

- Katzie First Nation
Population: 82 256 (2016) Change since 2006 193 %
Projected population in 5 years: 92,600 (2026) Projected change: 12.6%
Number of households: 30,262 (2016) Change since 2006 21.4%
Projected number of households in 5 years: 34,700 (2026) Projected change: 14.7 %

> Average household size: 75 (2016)

g Projected average household size in 5 years: 2 67 (2026)

g Median age (local): 41.4 (2016) Median age (RD): 40.9 (2016) Median age (BC): 43.0 (2016)

= Projected median age in 5 years: 41.7 (2026)
Seniors 65+ (local):  13.7/15.7 % | Seniors 65+ (RD):  13.7/15.7 % | Seniors 65+ (BC): 183 %
Projected seniors 65+ in 5 years: 205 %
Owner households: 79.9 % | Renter households: 20.1%
Renter households in subsidized housing: 13.4 %

Median household income Local Regional District BC

c§> All households $386,164 $72,585 $69,979

2 | Renter households $44,797 $48,959 $45,848
Owner households $97,820 $90,278 $84,333




E Participation rate: 68.9 % | Unemployment rate: 51%

% Major local industries: construction, retail trade, heath care and social assistance sector

w
Median assessed housing values: $ 814,000 (2021) Median housing sale price: $ 905,300 (December 2020)
Median monthly rent: $ 1,038 Rental vacancy rate: 24%

© | Housing units - total: 31,400 Housing units — subsidized: 534 (2020)

2

g Annual registered new homes - total: 553 (2018) Annual registered new homes - rental: 96 (2018)

* Households below affordability standards (spending 30%+ of income on shelter): 213 %
Households below adequacy standards (in dwellings requiring major repairs): 49 %
Households below suitability standards (in overcrowded dwellings): 35 %

Briefly summarize the following:

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

To encourage a variety of housing types and densities to meet the diverse residential needs of the City, the OCP seeks
to: accommodate growth through infill by promoting housing types and tenures to support diverse needs (e.g. income
and abilities), lifestyles (e.g. age and values), and preferences. Examples include housing for older residents, housing
for persons with disabilities; rental and ownership housing; new homeowners and empty nester housing

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

In November 2020, stakeholder consultation was completed with representatives from social service organizations,
non-profit housing providers, developers, realtors, and local government representatives. In addition to stakeholder
consultation, the public was engaged through two platforms — a housing needs survey and a virtual open house.
These opportunities provided the project team with valuable feedback that has helped inform key findings identified
in this report.

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

and the provincial and federal governments and their agencies).

Maple Ridge Community Associations Virtual Workshop: A virtual workshop in November 2020. This session was
well-attended by representatives from social service organizations and non-profit agencies. Participants provided
their thoughts on who needs housing in Maple Ridge, what’s missing, and what is needed to make housing work for
Maple Ridge residents. This session focused on the challenges facing seniors in Maple Ridge.

4. Any consultation undertaken with First Nations:

Municipal Advisory Committee on Accessibility & Inclusiveness (MACAI) Presentation: Preliminary project findings
were presented to MACAI on November 19th, 2020. This session provided an opportunity for committee members to
ask questions and learn more about the Housing Needs Report process. The Maple Ridge, Pitt Meadows, Katzie
Seniors Network attended this session, providing perspective from Katzie First Nation.




PART 2: KEY FINDINGS

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

Currently Anticipated (5 years)
0 bedrooms (bachelor) 96 103
1 bedroom 3,081 - 3,147 3,320 - 3,498
2 bedrooms 6,226 - 6,438 6,709 - 7,281
3+ bedrooms 22,797 - 22,519 24,567 - 23,817
Total 32,200 34,700

Comments:

Feedback received during consultation indicates a range of smaller units are needed in Maple Ridge for seniors,
couples/singles, and young families. Based on these trends, the number of housing units by bedroom type anticipated
in five years is presented in two scenarios - one maintains 2016 Census proportions and one provides for an increase
in smaller units. The report includes a more detailed breakdown by bachelors, 1-, 2-, 3- and 4+ bedroom:s.

Table 2: Households in Core Housing Need

2006 2011 2016
# % # % # %
All households in planning area 24935 100 | 28045 100 | 30255 100
Of which are in core housing need 3,352 | 134 | 4,152 | 148 | 4,188 | 13.8
Of which are owner households 1,763 | 8.8 1,901 8.4 1,940 8.0
Of which are renter households 1,589 | 33.1 | 2,251 | 413 | 2,249 | 369

Comments:

Of all owner households, 8.0% experienced core housing need. Of all renter households, 36.9% experienced core
housing need. Maple Ridge has a lower proportion of households in core housing need when compared to Metro
Vancouver, with the exception of renter households. The proportion of Metro Vancouver households in core housing
need was 17.8% in 2016 (30.6% for renter households, 10.6% for owner households).

Table 3: Households in Extreme Core Housing Need

2006 2011 2016
# % # % # %
All households in planning area 24935 100 | 28045 100 | 30255 100
Of which are in extreme core housingneed | 1,583 | 6.3 |1,765 | 6.3 | 1,777 | 59
Of which are owner households 884 4.4 903 4.0 936 3.9
Of which are renter households 699 | 14.6 863 | 15.8 841 13.8
Comments:

Of all owner households, 3.9% experienced extreme core housing need. Of all renter households, 13.8% experienced
extreme core housing need. By contrast, the proportion of Metro Vancouver households in extreme core housing
need was 7.6% in 2016 (12.2% for renter households, 5.0% for owner households). The proportion of households in
extreme core housing need was lower in Maple Ridge, with the exception of renter households. This demonstrates

renters in Maple Ridge are particularly challenged to afford adequate and suitable housing when compared to renters
across the region.




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

. Affordable housing:

Maple Ridge is a community characterized by lower housing prices when compared to Metro Vancouver. While this
remains true, findings from this report indicate rising house prices have created affordability challenges for
dual-income households. The average price of a single-detached home is out-of-reach for median income earners.

. Rental housing:

In Maple Ridge, there is a disproportionate number of renter households in core and extreme core housing need, low
rental vacancies, aging rental housing, and limited family-friendly rental units. There is a need for more affordable
rental options to help young singles, downsizing seniors, and families to afford to live in Maple Ridge.

. Special needs housing:

Maple Ridge is home to 183 non-market special needs housing units, while there are 67 people with disabilities on
the non-market housing waitlist. There is a need for accessible housing for residents with mobility limitations which is
anticipated to increase with the aging population.

. Housing for seniors:

Maple Ridge has limited housing diversity — over half of the housing stock is single-detached dwellings. For seniors
looking to downsize and remain in the community, there are limited options. The rising cost of apartments and older
purpose-built rental housing that may not be accessible means that there is limited affordable seniors' housing.

. Housing for families:

While 2- and 3-bedroom units still comprise the majority of the housing stock, there is a need for more affordable
family-friendly housing options, which are typically found in infill, apartments and mixed-use development — these
“missing middle” options can help to provide more attainable options close to schools and services.

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

While the existing low-barrier supportive housing options (i.e., Royal Crescent, Garibaldi Ridge, and Alouette Heights)
provide harm reduction service, there is a need to complement these existing facilities with supportive housing
programs for individuals who are not actively using substances and living with complex mental health challenges.

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

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

Housing form in Maple Ridge is relatively homogenous — just over half of the housing stock is comprised of
single-detached dwellings. Stakeholders expressed a desire for greater housing choice to ensure seniors have housing
options that meet their needs and young families and singles have housing options such as apartments and
townhouses that are more affordable than single-detached homes. There is an opportunity to introduce sensitive infill
housing (e.g., detached garden suites, duplexes), missing middle ground-oriented housing (e.g., townhouses),
mixed-use housing and apartments in the Town Centre or along transit corridors to regenerate Maple Ridge’s existing
housing. As Maple Ridge’s population continues to age in coming years, it will be important to build new accessible,
single-level units and renovate existing units to accommodate changes in life stages and accessibility.




APPENDIX 1.2:

Engagement Summary Report
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Introduction

In September 2020, the City of Maple Ridge engaged CitySpaces Consulting to conduct a Housing Needs Report (HNR).
As of April 16, 2019, local governments are required to collect data, analyze trends, and present reports that describe
current and anticipated housing needs. This HNR fulfills the legislative requirements outlined in the Local Government
Act (mainly Part 14) and Housing Needs Report Regulation.

As part of this process, quantitative information is summarized in the Housing Needs Report's Appendix 1.2: Information
Collection — Metro Vancouver's Community and Housing Profile for Maple Ridge. Research sources include 2006, 2011,
and 2016 Census counts in Canada; Canada Mortgage and Housing Corporation (CMHC); BC Stats; BC Housing; Real
Estate Board of Greater Vancouver; BC Assessment; and City of Maple Ridge.

Further to the quantitative data collection, in November 2020 there were opportunities for stakeholders to provide their
insights and comments on housing in Maple Ridge. Stakeholder consultation was completed with representatives from
social service organizations, non-profit housing providers, developers, realtors, and local government representatives. In
addition to stakeholder consultation, the public was engaged through two platforms — a housing needs survey and a
virtual open house. These opportunities provided the project team with valuable feedback that has helped to inform key
findings identified in the report.

This report summarizes the outcomes of the community engagement process. The engagement activities included a
housing needs survey, virtual workshops with representatives from community associations and the development
sector, a virtual open house, and key stakeholder interviews. The findings from these activities will help to inform
potential future project phases and the policy development process.
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Figure 1: Project Timeline
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Consultation Activities

Communications and Awareness

The City of Maple Ridge's website and social media channels were the primary tools used to inform the community
about the Housing Needs Report and to provide opportunities to engage with the project team. Project updates and
invitations to complete the Housing Needs Survey and attend the Virtual Open House were posted to the City's website
and social media channels. The City's Twitter and Facebook pages are platforms with wide-reaching coverage and
proved to be useful platforms during the engagement process.

Housing Needs Survey

The project team developed a Housing Needs Survey to understand housing needs and gaps as perceived by Maple
Ridge residents. This survey was developed using the SurveyMonkey platform and was available to residents for four
weeks. A VISA gift card was offered to respondents to incentivize participation.

The survey primarily comprised multiple-choice questions, as well as open-ended prompts. In total, 28 questions were
included in the survey. Maple Ridge staff promoted the survey using materials prepared by CitySpaces — Twitter,
Facebook, and website posts helped to ensure residents were aware of the survey. Social service agencies shared the
survey link with their networks and certain organizations were able to offer assistance with a paper version of the survey.

In total, 287 responses were received from a diversity of survey participants. Appendix 2.1: Survey Responses contains a
detailed summary of feedback received from the survey.

Virtual Workshops

The project team organized two virtual workshops with different stakeholder groups to learn more about housing needs
and gaps from those with local experience in the non-profit sector and development community.
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e On November 5t 2020, CitySpaces hosted a virtual workshop for representatives from the non-profit sector using
Zoom and mural.co, an interactive digital whiteboard. This session was well-attended by representatives from social
service organizations and non-profit agencies. Participants provided their thoughts on housing needs in Maple Ridge,
what is missing, and what is needed to make housing work for Maple Ridge residents. This session focused on the
challenges facing seniors in Maple Ridge. The digital whiteboard responses are presented in Appendix 2.2: Mural

Responses.

e On November 6", 2020, CitySpaces hosted a virtual workshop using Zoom and mural.co, an interactive digital
whiteboard. This session was well-attended by representatives from the development community and real estate
sector. Participants provided their thoughts on housing needs in Maple Ridge, what kinds and forms of housing are
missing in Maple Ridge, and what is needed to provide more housing to suit resident preferences. This session
focused on the relative affordability of Maple Ridge compared to other Metro Vancouver municipalities and the
appeal associated with “purchasing more home for the dollar”. The digital whiteboard responses are presented in

Appendix 2.2: Mural Responses.

Virtual Open House

Maple Ridge staff hosted a virtual open house with display boards was hosted in late November 2020. A total of six
residents attended the Open House, allowing for in-depth conversation about housing issues and trends.

Stakeholder Interviews

CitySpaces Consulting supplemented feedback received during workshops with seven stakeholder interviews to learn
more about the challenges affecting persons experiencing homelessness as well as housing needs in neighbouring

municipalities.

MAPLE RIDGE NON-PROFIT ORGANIZATIONS

CitySpaces Consulting completed stakeholder interviews with representatives from four non-profits in Maple Ridge that
work with people experiencing homelessness, in addition to staff from the City's Commmunity Social Safety Initiative.

Engagement Summary Report | City of Maple Ridge | January 2021 VA



These discussions provided further context around housing gaps and challenges that have emerged since the onset of
COVID-19 in March 2020.

NEIGHBOURING MUNICIPALITIES

The project team completed interviews with the District of Mission and the City of Pitt Meadows to learn more about
housing issues in their communities and key takeaways that may be useful for the Maple Ridge context.
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What We Heard

Housing Needs Survey

HIGHLIGHTS

The majority of respondents live in single-detached homes and own their homes.
Affordability is more challenging for renter households.
Respondents are very concerned about the cost of ownership and housing suitability.

The majority of respondents are planning to stay in their homes. For those respondents who are planning to move,
homeownership is the preferred tenure. A large proportion of respondents are looking for a single-detached home
and respondents are most interested in 2- and 3-bedroom units. There is significant variety in what respondent
households are able to afford for monthly rent or mortgage payments.

The majority of respondents were middle-aged (age 35 to 64), identified as White, had lived in Maple Ridge for more
than 20 years, and were living with a partner/spouse and children, or a partner/spouse.

A greater proportion of respondents found it to be somewhat challenging or very challenging as compared to
somewhat easy or very easy to find housing that meets their needs (62% of respondents or 170 people vs. 17% of
respondents or 46 people).

Respondents think there should be more of many different kinds of housing - the largest number of respondents
(13% of respondents or 172 people) indicated “independent seniors rental housing”, closely followed by “supportive
seniors housing” (11% of respondents or 151 people) and “supportive housing for persons with disabilities” (11% of
respondents or 145 people).

1 Suitable housing has enough bedrooms and space for the size of your family/household.
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KEY FINDINGS

The following charts and graphs summarize feedback received and form the basis for further analysis.

Housing Typology
Of the identified dwelling types, 58% of respondents (165 people) live in a single-detached house.

My home is a:

Townhouse or Rowhouse _ 18%
Apartment or condominium _ 13%

Secondary dwelling (i.e. basement suite or detached garden suite) - 7%

other [l 4%

Residency in Maple Ridge
The majority of respondents (72% or 204 people) were year-round homeowners.

How would you describe your residency in Maple Ridge?

Year-round homeowner | 7>
Year-round renter _ 26%

Seasonal renter (e.g., student, seasonal worker) | 0.4%

Other . 2%
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Housing Stability Pre-COVID

The majority of respondents (66% or 186 people) described their housing situation pre-COVID as stable and secure.

How would you describe your housing situation pre-COVID?

Not sure I 1%
Very unstable and insecure - 4%

Fairly unstable and insecure - 4%

Housing Affordability

e Respondents were somewhat divided regarding housing affordability — 139 people (49% of respondents) indicated
their housing is “somewhat affordable”, 69 people (24% of respondents) indicated their housing was “somewhat
unaffordable”, 43 people (15% of respondents) indicated their housing was “very unaffordable”, and 32 people (11% of
respondents) indicated their housing was very affordable.

e Ofthe respondents who indicated their housing is “very affordable”, the majority of those respondents (77%) were
homeowners. Conversely, of the respondents who indicated their housing is “very unaffordable”, the majority of those
respondents (52%) were renters.
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Do you consider your housing to be

Not sure I 1%

Very unaffordable _ 15%
Somewhat unaffordable _ 24%
Somewhat affordable | <o%
Very affordable _ 1%

Renter Affordability

Respondents were asked if, after paying rent and utilities, they could afford other basic needs. This question was
applicable to 94 respondents — of those respondents, the majority are struggling to cover basic needs, as 51% of
respondents or 48 people indicated “some months they have enough money left over to cover basic needs, and other
months they don't have enough money”.

Homeowner Affordability

Respondents were asked if, after paying their mortgage and other taxes and utilities, they could afford other basic needs.
This question was applicable to 207 respondents — of those respondents, the majority of respondents (53%) have enough
money left over each month for other basic needs.
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Housing Concerns

Respondents were asked to identify and rank housing issues that are of personal concern. Of the issues listed, the
greatest number of respondents were “very concerned” about the cost of ownership and a /lack of suitable housing (162
respondents and 148 respondents, respectively).

Housing Concerns

Types/ Options 48% 20% 14% 12% 6%
Suitability
Adequacy
Cost of Ownership 58% 18% 10% 4% 9%
Cost of Renting 45% 13% 4% 4% 34%

B Very concerned B Somewhat concerned m Slightly concerned m Not at all concerned m Not sure / Not applicable

Moving - Housing Considerations

e The majority of respondents (62%, or 177 people) are planning to stay in their current home.

e Forthose planning to move to a different home, a large proportion of respondents (48%, or 49 people) are looking for
a single-detached home, while a smaller proportion (20% of respondents or 20 people) are looking for an apartment
or condominium.

e Forthose planning to move to a different home, respondents were somewhat divided regarding their bedroom
preferences — 39 people (39% of respondents) would need 3 bedrooms, 27 people (27% of respondents) would need 2
bedrooms, 19 people (19% of respondents) would need 4 or more bedrooms, 11 people (11% of respondents) would
need 1 bedroom, and 4 people (4% of respondents) would need a studio.

e Forthose planning to move to a different home, the majority of respondents (71%, or 72 people) are looking to own.
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e Respondents planning to move to a different home were asked to identify and rank housing the most important
considerations when choosing where to rent or buy a home. Of the considerations listed, cost of housing, sufficient
parking space, number of bedrooms, and type of housing (e.g. house, apartment, townhouse) were ranked as
“important” by the greatest number of respondents (90 respondents, 65 respondents, 63 respondents, and 63
respondents, respectively).

e For those planning to move to a different home, respondents were somewhat divided in the price range they are able
to afford — 30% of respondents (21 people) could afford between $250,000 to $500,000, 30% of respondents could
afford between $500,000 - $750,000, 31% of respondents (22 people) could afford more than $750,000, and 9% of
respondents (6 people) could afford less than $250,000. As of November 2020, the benchmark price of an apartment
in Maple Ridge was $367,200, which would be affordable to the majority of survey respondents looking to move.

e Respondents planning to move to a different home were asked how much they can afford monthly for rent or
mortgage payment. The responses demonstrate the impact of income polarization in Maple Ridge — with the median
income of owner households more than double that of renter households ($97,820 vs. $44,797), there is significant
variety in what respondent households can afford on a monthly basis.

How much can you afford monthly for rent or mortgage payment?

N 13%
I,  10%

Less than $600
$600 - $800
$800 - $1,000
$1,000 - $1,250
$1,250 - $1,500
$1,500 - $2,000
$2,000 - $2,500
$2,500 - $3,000
$3,000 - $4,000
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e The most common reasons preventing people from moving are “can’t find an affordable place to live" (38 people or
38% of respondents) and “can’t find the type of housing that I'm looking for” (23 people or 23% of respondents).

Household Characteristics

e The largest number of respondents either lived with their partner/spouse and one or more children (or adult
dependents) — 43% of respondents or 119 people — or with their partner/spouse - 24% of respondents or 65 people.

e The majority of respondents have lived in Maple Ridge for more than 20 years (50% of respondents, 134 people).

e Respondents were somewhat divided in age — the largest proportion of respondents are between the ages of 35 to 44
(25% of respondents or 67 people), followed closely by respondents between the ages of 45 to 54 (24% of respondents
or 65 people) and respondents between the ages of 55 to 64 (21% of respondents or 56 people). Seniors and young
adults comprised a smaller proportion of respondents, at 18% of respondents or 49 people, and 12% of respondents or
32 people, respectively.

e The majority of respondents (93% of respondents or 250 people) did not identify as Indigenous. The proportion of
survey respondents that identified as Indigenous (4.5%) is reflective of the proportion of Maple Ridge residents who
identified as Indigenous in the 2016 Census (4.7%).

e The majority of respondents identified as White (93% of respondents or 249 people). The proportion of survey
respondents that identified as Arab, Asian, Black, and Latin American is smaller than the proportion of Maple Ridge
residents who identified as visible minorities in the 2016 Census.

e Prior to the COVID-19 pandemic, the majority of respondents were working full-time (56% of respondents or 151
people).

e Thereis a great degree of diversity among respondent households’ annual incomes as indicated in the figure below.
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Prior to the COVID-19 pandemic, what was your household’s approximate annual income?

<$20,000

$20,000 - $39,999
$40,000 - $59,999
$60,000 - $79,999
$80,000 - $99,999
$100,000-$119,999
$120,000-$139,999
$140,000-$159,999
$160,000 - $179,999
$180,000 - $199,999
$200,000 and over

Prefer not to say | 1%

Housing Needs & Gaps

¢ When asked how challenging it is for respondents to find housing that meets their needs, respondents were
somewhat divided in their answers. The largest proportion of respondents (36% of respondents or 99 people)
indicated it is “very challenging”, followed by 26% of respondents (71 people) who indicated it is “somewhat
challenging”. Smaller proportions of respondents found it “easy” or “very easy” to find housing that meets their needs
—with 4% of respondents (12 people) specifying it is “very easy” and 12% of respondents (34 people) specifying it is
“somewhat easy”.
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¢ When asked what kinds of housing they think there

should be more of, respondents were somewhat divided. The

largest number of respondents (13% of respondents or 172 people) indicated “independent seniors rental housing”,

closely followed by “supportive seniors housing” (11%

of respondents or 151 people) and “supportive housing for

persons with disabilities” (11% of respondents or 145 people).

What kind of housing do you think there should be more of?

Single-detached homes

Secondary dwellings (i.e. basement suite or detached
Apartments (rental)

Apartments (condominium)

Townhouses or Rowhouses

Co-operative Housing

Independent seniors rental housing

Supportive seniors housing (includes assisted living
Supportive housing for persons with disabilities
Supportive housing for persons who need mental
Trailer or mobile home park

Emergency accommodation / shelters for people...

Other

Qualitative Responses

e Respondents were asked if the COVID-19 pandemic

— 8%
... N, 7%
., 9%
I 4%
I e%
e —— 0%
I 3%
... | 1%
e —— 1%
-
I 3%
I 6%
I 3%

has impacted their housing situation. The majority of responses

(approximately 56% or 125 people) specified the pandemic has not impacted their housing situation. For those

respondents where the pandemic did impact their housing situation, it was primarily because of employment loss

related to COVID-19 which has created affordability challenges. Several respondents also indicated they have had

older children return home for a variety of reasons.
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e Respondents were also asked if they had any other comments about the current housing situation in Maple Ridge.
Three major themes were identified in the qualitative responses, as further detailed below:

ISSUES WITH HOUSING

e Thistheme includes concerns respondents identified with regard to different forms of housing in the community
including low-barrier supportive housing, townhouses, shelters, modular housing, and condominiums. Comments
that reflected stigma toward particular groups of people (e.g., people using substances, single parents, people
experiencing homelessness, people with mental health challenges) were also included in this category.

e Thistheme also included issues related to the cost of housing, safety and crime concerns, and specific considerations
regarding infrastructure, roads, and transportation.

TYPES OF HOUSING NEEDED/WANTED
e Thistheme includes comments related to the various types of housing and amenities respondents would like to see
more of in Maple Ridge, including affordable housing, seniors’ housing, housing for seasonal workers, second-stage

housing, supportive housing, and emergency housing. The largest proportion of comments in this category reflected
a need for additional social/affordable housing (14% of comments) and supportive housing (7% of commments).

e Respondents specified an interest in more single-detached homes, condominiums/apartments, mobile home parks,
townhouses, duplexes, secondary dwellings, cohousing and co-ops.

e Respondents also emphasized the importance of locating housing close to services and amenities, public transit, and
work/school.

PRIORITY GROUPS

This theme includes commments made regarding priority groups, meaning households that are particularly challenged to
find acceptable housing in Maple. The largest proportion of comments in this category were regarding seniors (9% of
comments) and families (6% of comments). A representative sample of comments is included below:
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“Yes, it is deplorable for anyone who isn't part of mainstream Maple Ridge. Homelessness can affect anyone... Housing
is a fundamental human right and a basic need BEFORE anyone can be successful at addressing their substance use
or mental health issues. Current position in Maple Ridge seems to run anyone who doesn't fit the current mainstream
ideal is to have them moved out. Not everyone in a tent city is mentally ill or addicted yet politicians continue to pass
buck and demand more treatment services. They need roof over their head first. Empathy is sorely lacking in Maple
Ridge and knowledge and understanding of trauma/mental health and substance issues is poor. Address the
criminal element and professional protesters in these camos first. Quit blaming those who are already marginalized

"

across the board. We are years behind best practice in this city

“It would be nice if there were more places to work in maple ridge. It seems like homes and townhouses are going
up everywhere, but all these people have to commute. Thousands of more cars on the road driving to work elsewhere
and no forethought.”

“I would like to see more help for lower income families. | am a recovering addict and have found that the more | get
my life together the harder it is to find supports.”

“Housing needs to be inclusive in every area of the city. MR likes to create ghettoized areas then displace everyone.
Too much sprawl lack of roads. No coordination of road projects. Frequent blocking of all ways out of town. When
dewdney, lougheed, bypass work is all at the same time. Leaving town can take over one hour in rush hour.”

“I've being in the system for 40 years and have not being assisted in my housing ... | have always paid market rent and
moved with more than a few renovictions | have being on the B.C. housing list for years now have my name on
many lists and have being in contact with MLA office for help with housing for two arty terms and no luck :will third
time be the charm ? | am saddened and have nowhere to go ,, my sister needs o move and it's a waiting game for

n

me

“Traffic is out of control. Parks are uninspired and poorly maintained. Our taxes are so high, | wish we had some of the
amenities that other cities have. Our streets have no sidewalks or street lights. If you plan housing, plan them to be a
little more livable. Please be considerate of natural green spaces above all else. They were here first.”
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e “not every senior has enough pension coming in to justify paying more than $800 per month for rent. Living on CPP
and OAS combined is not quite $ 1400 per month. Someone needs to do the math, rent, hydro, cable/internet can
exceed $1000 per month. Doesn't leave much leftover for food and transportation”

¢ “When the Anita Place camp was dispersed, what options was the city required to provide to the campers? I've
noticed the homeless population has dispersed throughout Maple Ridge and the problem is still there, just not as
concentrated. Why are homeless people attracted to MR? There must be leniency or something the community is
providing that is almost attracting the homeless population.”

Community Associations Virtual Workshop

This virtual workshop was well-attended by a diversity of representatives from the non-profit and health sectors. The
following organizations and agencies were in attendance: City of Maple Ridge; More Than a Roof; Ridge Meadows
Seniors Society; Maple Ridge, Pitt Meadows, Katzie Seniors Network; Ridge Church; Baptist Housing, RCMP, Fraser
Health, and other interested community members. The digital whiteboard responses from this session are presented in
Appendix 2.2: Mural Responses.

The virtual workshop provided a chance for the project team to share preliminary project findings using a PowerPoint
presentation. Respondents were asked to provide feedback on who needs housing in Maple Ridge, what kinds and
forms of housing are missing in Maple Ridge, and what is needed to provide more housing to suit resident preferences.
Feedback received is summarized in more detail below.

HIGHLIGHTS

¢ CMHC rents are not indicative of rental prices on the ground — COVID-19 has had a significant impact on the rental
market.

e Thereis a need for more housing diversity in Maple Ridge.

e Older, more affordable, rental housing presents accessibility challenges. The City should explore regulations to
incorporate accessibility features in new developments.
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e There is significant demand for affordable rental units for many household types.
e Young families are struggling to afford the cost of housing - both ownership and rental options.

e Some workshop attendees expressed a desire to explore ground-oriented single-level housing options for downsizing
seniors, such as ranchers. Other participants specified this form of housing is not economically viable given land
costs.

e Infrastructure issues such as sidewalk conditions were flagged as an issue for seniors.

e Workshop attendees emphasized the importance of mixed-income and mixed-tenure buildings - seniors of all
income levels should live alongside different households such as families and singles.

e Young adults are struggling to move out of their parents’ homes due to limited housing options that are affordable
and meet their needs.

e Looking forward, there is a need to address NIMBY-ism and stereotypes related to affordable housing. These attitudes
can be a barrier to building more social housing in the community, which is very much needed.

e Innovative building forms and tenure models were identified as possible options to explore in more detail, including
co-housing and co-operatives.

e While this exercise was referenced as a positive step, participants emphasized the importance of “operationalizing
the findings” and indicated the implementation of the previous Housing Action Plan was ineffective.

Development Community Virtual Workshop

This virtual workshop was well-attended by a diversity of representatives from the development community. The
following organizations and agencies were in attendance: Noura Homes; Urban Development Institute, StreetSide
Developments, Homebuilders Association Vancouver, Epic Homes, and Polygon Homes. The digital whiteboard responses

from this session are presented in Appendix 2.2: Mural Responses.
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The virtual workshop provided a chance for the project team to share preliminary project findings using a PowerPoint
presentation. Respondents were asked to provide feedback on who needs housing in Maple Ridge, what kinds and
forms of housing are missing in Maple Ridge, and what is needed to provide more housing to suit resident preferences.
Feedback received is summarized in more detail below.

HIGHLIGHTS

e Maple Ridge is a relatively affordable community — prospective buyers can get more home and yard at a price not
available elsewhere in Metro Vancouver. The ability to “get more for your dollar” makes Maple Ridge appealing for
first-time home buyers and for households priced out of other Metro Vancouver municipalities.

e The majority of first-time homebuyers are driven by price point, as well as the number of bedrooms and availability of
secondary suites to serve as a mortgage helper. There has been a significant increase in the number of secondary
suites in new builds to help young families close the affordability gap.

e Thereis a need for additional housing diversity in Maple Ridge — particularly townhouses, duplexes, triplexes, and
fourplexes. The City should contemplate allowing secondary suites and detached garden suites in additional zones
across the city.

e Better coordination is needed regarding housing and transportation. With new transit corridors emerging in Maple
Ridge, there is an opportunity to build more transit-oriented housing.

e With regards to additional units above and beyond the principal dwelling, detached garden suites are expensive to
build, whereas secondary suites do not add significantly to the housing cost. Respondents specified units above
garages on rear loaded lots to be the most viable option.

e Participants highlighted the impact of pre-zoning to create more housing quickly. The Housing Choice program in
Coquitlam was referenced as a successful example of how a municipality can help to facilitate approvals without a
public hearing process.

e Project approval times are the largest risk to developers and any measures that can be taken to reduce approval time
can help to lower costs for homebuyers and risk for developers.
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e NIMBY attitudes and restrictive zoning limit the possibility of building new, multi-unit development in some of Maple
Ridge's neighbourhoods.

e The City may consider exploring incentives for the type of development they would like to see, such as property tax
reductions for rental housing.

Virtual Open House

Maple Ridge staff hosted a virtual open house with display boards was hosted in late November 2020. These display
boards are attached as Appendix 2.3. A total of six residents attended the Open House, allowing for in-depth
conversation about housing issues and trends.

Feedback provided from attendees emphasized the importance of social and affordable housing, particularly with
COVID creating additional challenges for Maple Ridge households. Housing co-operatives were identified as a tenure
form that warrants further consideration, particularly from an affordability perspective. When considering new
development and master planning, walkability is highly important and must be prioritized across the City.

Other feedback received referenced the different factors that drive decision-making about housing — primarily location,
cost, and number of bedrooms. For seniors, accessibility is a challenging and smaller ranchers or granny flats may be a
viable option for downsizing households. For seniors who don’t own their homes, the cost of housing is a growing
concern and seniors are struggling to find affordable and accessible housing options.

Key Stakeholder Interviews

CitySpaces Consulting supplemented feedback received during workshops with stakeholder interviews to learn more
about the challenges affecting persons experiencing homelessness as well as housing needs in neighbouring
municipalities.
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MAPLE RIDGE NON-PROFIT ORGANIZATIONS

CitySpaces Consulting completed stakeholder interviews with representatives from several organizations in Maple Ridge
that work with people experiencing homelessness. These discussions provided further context around housing gaps and
challenges that have emerged since the onset of COVID-19 in March 2020. The City of Maple Ridge's Manager of
Community Social Safety Initiative provided contacts for representatives at RainCity Housing, the Salvation Army,
Alouette Addictions, and Fraser River Indigenous Society.

HIGHLIGHTS

e Thereis a significant gap between programs that are designed to be transitional housing and market housing -
additional permanent, long-term supportive housing is needed to address this issue.

e Rental housing and landlord fatigue has resulted in fewer landlords putting their units into the rental pool for
vulnerable residents. The existing supply is under high pressure which has caused prices to increase. New affordable
rental housing for low-income households would be beneficial.

e The low-barrier supportive housing programs are vitally important, but there is a need to complement these
programs with higher barrier options for people not using substances. Different floors in the Salvation Army are used
for low- and high-barrier programs, and this approach was referenced as a successful model.

e In addition to higher-barrier programs, supportive housing is needed to support people with complex mental health
challenges.

e There was a decrease in the number of people experiencing homelessness due to the Canada Emergency Response
Benefit (CERB). Simultaneously, there was an increase of people overdosing. The opioid crisis and homelessness crisis
are interconnected and must be examined together to develop practical solutions and supports.

e Housing subsidies are critically important and can make a significant difference in an individual affording market
rent; however, subsidies are dependent on available housing and willing landlords.
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NEIGHBOURING MUNICIPALITIES

The project team completed interviews with the District of Mission and the City of Pitt Meadows to learn more about
housing issues in their communities and key takeaways that may be useful for the Maple Ridge context.

HIGHLIGHTS

e The stakeholder interview with the District of Mission highlighted recent findings from their Housing Needs Report -
single parents are particularly challenged to afford housing in Mission. With regards to housing gaps, Mission is
exploring strategies to provide “missing middle” housing types and is incentivizing new rental and multi-unit
development to address the projected shortfall. The District is considering many different strategies to provide new
housing and will be completing a Housing Strategy in 2021.

e The stakeholder interview with the City of Pitt Meadows focused on their growth constraints related to agricultural
land. Infill housing and rural residential development are under consideration to address population growth and
housing needs. New townhouse developments have been popular with seniors — particularly larger units that provide
additional flexibility. Partnerships, including a hub model, were referenced as an important framework to respond to
challenges associated with persons experiencing homelessness. City staff highlighted adaptable/accessible design
guidelines as an important tool to construct housing that will help to facilitate aging-in-place.
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In Closing

The intent of this report is to provide the City of Maple Ridge with an overview of the comments received from
stakeholders who participated in the Housing Needs Survey, virtual workshops, virtual open house, and key stakeholder
interviews. This Engagement Summary Report, combined with quantitative data included in the Housing Needs

Report's Appendix 1.2: Information Collection, has been used to inform the key findings identified in the Housing Needs
Report.
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APPENDIX 2.1

Survey Responses
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Question 1
My home is a:

Townhouse or Rowhouse - 18%
Apartment or condominium - 13%

Secondary dwelling (i.e. basement suite or . 70
(0]

detached garden suite)
Other I 4%

0% 10% 20% 30% 40% 50% 60% 70%
My home is a
H# %

Single-detached house 165 58%
Townhouse or Rowhouse 52 18%
Apartment or condominium 37 13%
Secondary dwelling (i.e. basement suite or detached garden suite) 19 7%
Other n 4%

Total 284

Maple Ridge Housing Needs Survey | Online Survey Results



Question 2

How would you describe your residency in Maple Ridge?

Year-round renter - 26%

Seasonal renter (e.g., student, seasonal

O,
worker) ‘ 0.4%

Other I 2%

0% 20%

How would you describe your residency in Maple Ridge?

60%

80%

Year-round homeowner 204 72%
Year-round renter 73 26%
Seasonal renter (e.g., student, seasonal worker) 1 0.4%
Other 7 2%
Total 285

Maple Ridge Housing Needs Survey | Online Survey Results



Question 3

How would you describe your housing situation pre-COVID?

Fairly stable and secure _ 25%

Fairly unstable and insecure . 4%

Very unstable and insecure . 4%

Not sure I 1%

0% 10% 20% 30% 40%

How would you describe your housing situation pre-COVID?

50%

186

60%

66%

70%

Very stable and secure
Fairly stable and secure 71 25%
Fairly unstable and insecure M 4%
Very unstable and insecure 12 4%
Not sure 3 1%
Total 283

Maple Ridge Housing Needs Survey | Online Survey Results



Question 4

Do you consider your housing to be

Very affordable 1%

Somewhat affordable

Somewhat unaffordable _ 24%
Very unaffordable - 15%
Not sure I 1%
0% 10% 20% 30%

Do you consider your housing to be

40%

49%

50%

Very affordable 32 1%
Somewhat affordable 139 49%
Somewhat unaffordable 69 24%
Very unaffordable 43 15%
Not sure 3 1%
Total 286

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 5

If you are a renter, thinking of your own situation, after
paying your rent and any utilities not included in your rent
each month, do you have enough money left for other
basic needs, including food, clothing, and transportation?

Yes, every month I 5%

Some months | have enough money,

some months | don't have enough - 17%
money

0% 10% 20% 30% 40% 50% 60% 70% 80%

If you are a renter, thinking of your own situation, after paying your rent and
any utilities not included in your rent each month, do you have enough money

left for other basic needs, including food, clothing, and transportation?
Yes, every month 13 5%
Some months | have enough money, some months | don't have enough money 48 17%
No 33 12%
Not applicable 189 67%
Total 283
Maple Ridge Housing Needs Survey | Online Survey Results



Question 6

If you are a homeowner, thinking of your own situation, after
paying mortgage payments, taxes, utilities, and regular
maintenance costs, do you have enough money left over
each month for other basic needs, including food, clothing,
and transport

Yes, every month 38%

Some months | have enough money, some
) 27%
months | don’t have enough money

7%

No

Not applicable 28%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

If you are a homeowner, thinking of your own situation, after paying
mortgage payments, taxes, utilities, and regular maintenance costs, do you

have enough money left over each month for other basic needs, including
food, clothing, and transport

Yes, every month 10 38%
Some months | have enough money, some months | don't have enough money 77 27%
No 20 7%
Not applicable 79 28%
Total 286

Maple Ridge Housing Needs Survey | Online Survey Results



Question 7

Housing Concerns

Types/ Options 48% 20% 14% 2% 6%
Suitability 53% 14% 1% 14% 8%
Adequacy 50% 16% 13% 2% 9%

Cost of Ownership 18% 10% 4% 9%

Cost of Renting 13%  4%4%

0% 20% 40% 60% 80% 100%

m Very concerned mSomewhat concerned mSlightly concerned mNot at all concerned mNot sure / Not applicable
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Housing Concerns

#

Cost of Renting

%

Cost of
Ownership

#

%

Adequacy

#

%

Suitability

H#
148

%
53%

#
133

Types/ Options

%
53%

Very concerned 124 45% 162 58% 139 50%
Somewhat concerned 36 13% 49 18% 46 1" 6% 39 14% 57 14%
Slightly concerned 10 4% 29 10% 36 13% 30 1% 39 1%
Not at all concerned 10 4% n 4% 34 12% 39 14% 33 14%
Not sure / Not applicable 94 34% 26 9% 25 9% 22 8% 18 8%
Total 274 277 280 278 280

Maple Ridge Housing Needs Survey | Online Survey Results




Question 8

Do you plan on staying in your current home or moving to a different
home in the near future?

No, plan on moving to a different home _ 38%

0% 10% 20%

Do you plan on staying in your current home or

moving to a different home in the near future?

30%

40%

50%

Yes 177 62%
No, plan on moving to a different home 107 38%
Total 284

Maple Ridge Housing Needs Survey | Online Survey Results

60%

62%

70%



Question 9

Which type of housing are you looking for?

Apartment or condominium _ 20%

Secondary dwelling (i.e. basement suite or
detached garden suite)

Townhouse or Rowhouse - 11%
I -

Trailer or mobile home I 2%

0% 10% 20%

Which type of housing are you looking for?

30%

49

40%

48%

48%

50%

Single-detached house
Apartment or condominium 20 20%
Townhouse or Rowhouse M 1%
Secondary dwelling (i.e. basement suite or detached garden suite) 8 8%
Trailer or mobile home 2 2%
Other (Responses below) 12 12%
102

Total

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 9: ‘Other’ Responses H#

A small studio or 1 bedroom safe adequate place to live out my days 1
Detached house on a bigger lot (acre) 1
Don't care what it is as long as its not in maple ridge 1

| would love to be able to rent a small house with a garden and where | can have a dog. | would
even be happy with a condo with a back yard

I'm disabled and its impossible to find subsided housing in the lower mainland 1
NA 1
Need home with suite for aging parents, and my own disability issues 1
not applicable 1
One level home (for pet access and mobility) 1
Shared for affordability 1
Something away from Maple Ridge 1
Unsure as it's too costly at the moment but have been looking for new place 1

Total 12

Maple Ridge Housing Needs Survey | Online Survey Results



Question 10

How many bedrooms do you need?

Studio/Bachelor . 4%
4 or more bedrooms _ 19%

0% 10% 20% 30% 40% 50%

1 bedroom 11%

How many bedrooms do you need?

Studio/Bachelor 4 4%

1 bedroom M 1%

2 bedrooms 27 27%

3 bedrooms 39 39%

4 or more bedrooms 19 19%
Total 100

Maple Ridge Housing Needs Survey | Online Survey Results



Question 11

What tenure are you looking for?

Non-market (e.g. managed by a non- 5o
profit, charity, and/or rent is subsidized) ?

Co-operative I 2%

0% 10% 20% 30% 40%

What tenure are you looking for?

50%

60%

70%

80%

Own 72 71%
Rent 22 22%
Non-market (e.g. managed by a non-profit, charity, and/or rent is subsidized) 5 5%
Co-operative 2 2%
Total 101

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 12
Housing Consideration

Being close to work and/or school 18%

Being close to public transit 24%

2%

Being close to health services
1%

Being close to services and amenities
1%

Sufficient Parking Space
1%

Outdoor Space 57% 24% 13% 5%

Existing/ Potential secondary suite 12% 9%
2%
Accessibility
1%
Type of Housing 62% 20% 10% 7%
1%
Size of Home 31% 37% 23% 8%
2%
Number of Bedrooms 62% 24% 6% 6%
1%

Cost of Housing 89% 5% 5%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

B Important B Moderately Important B Somewhat Important ® Not Important m Not sure / Not applicable
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Moderately Somewhat Not Important Not sure / Not

Housing Important

c 4 ) Important Important applicable
onsideration # # % % # % # %
Cost of Housing 90 89% 5 5% 5 5% 0 0% 1 1% 101
g‘;g;gg;g 63 62% 24 24% 6 6% 6 6% 2 2% 101
Size of Home 3] 31% 37 37% 23 23% 8 8% 1 1% 100
Type of Housing 63 62% 20 20% 10 10% 7 7% 1 1% 101
Accessibility 37 36% 14 14% 21 21% 28 27% 2 2% 102
Existing/ Potential 23 23% 12 12% 9 9% 45 45% n 1% 100
secondary suite
Outdoor Space 56 57% 24 24% 13 13% 5 5% 1 1% 99
SUﬁ'C'Seg;;ark'”g 65 64% 22 22% 8 8% 5 5% 1 1% 101
Being close to
services and 41 41% 25 25% 26 26% 7 7% 1 1% 100
amenities
Being close to o o o o o
onlth corvices 26 26% 28 28% 36 36% 9 9% 2 2% 101
Being close to 31 31% 16 16% 26 26% 24 24% 4 4% 101
public transit
Being close to work 30 30% 26 26% 19 19% 18 18% 7 7% 100
and/or school

Maple Ridge Housing Needs Survey | Online Survey Results 15



Question 13

What is the price range that you are able to afford?

Less than 250,000 |GGG <
250,000-500,000 |, =0
500,00-750,000 - |, ;02
750,000-1,000,000 |, 2o
1,000,000-1,250,000 GGG 7%

1,250,000-1,500,000 [ 1%
1,500,000-,1,750,000 0%
1,750,000-2,000,000 [} 1%

0% 5% 10% 15% 20% 25% 30%

What is the price range that you are able to afford? ‘

Less than 250,000 6 9%
250,000-500,000 21 30%
500,00-750,000 21 30%
750,000-1,000,000 15 21%
1,000,000-1,250,000 5 7%
1,250,000-1,500,000 1 1%
1,500,000-,1,750,000 0 0%
1,750,000-2,000,000 1 1%
Total 70

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 14

How much can you afford monthly for rent or
mortgage payment?

Less than $600 NN 1%

$600 - $800
$800 - $1,000
$1,000 - $1,250
$1,250 - $1,500
$1,500 - $2,000
$2,000 - $2,500
$2,500 - $3,000
$3,000 - $4,000

0% 5% 10% 15% 20% 25%

How much can you afford monthly for rent or mortgage payment?

Less than $600 13 13%
$600 - $800 10 10%
$800 - $1,000 6 6%
$1,000 - $1,250 13 13%
$1,250 - $1,500 18 18%
$1,500 — $2,000 22 22%
$2,000 - $2,500 7 7%
$2,500 - $3,000 6 6%
$3,000 - $4,000 4 4%
Total 929

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 15

What is preventing you from moving?

Can't find an affordable place to live

Can't find the type of housing that I'm
looking for

Other

Family reasons

2%

Can't sell current house

| have a rent or lease agreement and the
. 1%
term has not expired

0% 5% 10% 15%

What is preventing you from moving?

14%

23%

22%

20% 25%

38%

30% 35% 40%

Can't find an affordable place to live 38 38%

Can't find the type of housing that I'm looking for 23 23%

Other (Responses below) 22 22%

Family reasons 14 14%

Can't sell current house 2 2%

| have a rent or lease agreement and the term has not expired 1 1%
Total 100

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 15: ‘Other’ Responses H

All except 2 and 3, question will not allow to select multiple options
Bank refuses to qualify me even though | have a good credit.
Can't find acreage in our price range. Can't subdivide property. City would be a nightmare to build with.

Can't find our needs in location, size, layout accessibility and parking
Can't find suitable place within price range

City hall has delayed my presale assignment due to delaying inspections, harassment and other red tape

Family issues PLUS CAN'T find type we need

Have already bought and sold

| needed to choose two of the options. Can't find affordable housing and can't find the type | am looking for
Intend to move in 4-5 years so not in a tush

just waiting for the right house, we have specific wants but we are actively looking / putting in offers when once
comes up

Just waiting until 2022
NA

No need

RN R T (RSN Y [N (RS I [T U D R Y (SN ('

—_

not applicable

Not quite ready yet

Not ready

nothing

Nothing affordable available

RN RN (NN (SN [ T N RS ) R '

Recently purchased and planning on selling in a year

Waiting for Pitt Meadows Maple Ridge Community Services new housing comes online. Must have subsidized
housing.

waiting to retire and leave town 1

Total 22

Maple Ridge Housing Needs Survey | Online Survey Results



Question 16

Which description best describes your family size?

| live with my partner/spouse and one or more... _ 43%
| live with my partner/spouse _ 24%
| live alone _ 12%
| live in a multi-generational home... - 8%

| am a single parent with one or more children - 7%
other [ 3%

| live with one or more roommates . 3%

We are two or more families sharing the same...l 1%
0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Which description best describes your family size?

| live with my partner/spouse and one or more children (or adult dependents) 19 43%
| live with my partner/spouse 65 24%
| live alone 34 12%
| live in a multi-generational home (parents/kids/grandparents/grandkids living together) 22 8%
| am a single parent with one or more children 18 7%
Other (Responses below) 9 3%
| live with one or more roommates 7 3%
We are two or more families sharing the same home 2 1%
Total 276

Maple Ridge Housing Needs Survey | Online Survey Results 20



Question 16: ‘Other’ Responses #

Currently me & roommate, but | need to add my elderly parents, and current home is not

. . : 1
accessible (3 levels, too many stairs, not enough baths, not level access for their needs

have a boarder 1

| am trying to move out of my parents’ house 1

I am usually a party of 2, just myself and my spouse, but currently | live with a parent and my
husband lives with his

| rent a chair from my mother because | can't afford to rent an apt.
Live with child
Live with my dad

My housing is secure. | am concerned about others.
Widow with one adult child

Q| — | === ]—

Total

Maple Ridge Housing Needs Survey | Online Survey Results



Question 17

How challenging is it for you to find housing that meets
your needs?

Very easy - 4%

Somewhat challenging

26%

Very challenging 36%

Not sure

14%

0% 5% 10% 15% 20% 25% 30% 35% 40%

How challenging is it for you to find housing that meets your needs?

Very easy 12 4%
Somewhat easy 34 12%
Somewhat challenging 71 26%
Very challenging 99 36%
Not sure 38 14%

Total 276

Maple Ridge Housing Needs Survey | Online Survey Results



Question 18

What kind of housing do you think there should be more of?

Single-detached homes

Secondary dwellings (i.e. basement suite or
detached garden suite)

Apartments (rental)
Apartments (condominium)
Townhouses or Rowhouses
Co-operative Housing

Independent seniors rental housing

Supportive seniors housing (includes assisted
living facilities, long-term care)

Supportive housing for persons with disabilities

Supportive housing for persons who need mental
health care or substance use support

Trailer or mobile home park

Emergency accommodation / shelters for people
experiencing homelessness

Other

Maple Ridge Housing Needs Survey | Online Survey Results
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10%

N%
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13%

14%
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What kind of housing do you think there should be more of?

Single-detached homes 108 8%
Secondary dwellings (i.e. basement suite or detached garden suite) 96 7%
Apartments (rental) 123 9%
Apartments (condominium) 59 4%
Townhouses or Rowhouses 83 6%
Co-operative Housing 131 10%
Independent seniors rental housing 172 13%
Supportive seniors housing (includes assisted living facilities, long-term care) 151 1%
Supportive housing for persons with disabilities 145 1%
Supportive housing for persons who need mental health care or substance use support 109 8%
Trailer or mobile home park 42 3%
Emergency accommodation / shelters for people experiencing homelessness 77 6%
Other (Responses below) 37 3%

Total 1333

Question 18: ‘Other’ Responses #

A tiny home community

Additional homes for family members on farmland or acreages.

Affordable acreage

affordable non-supportive housing

affordable single-family homes on small lots.

Affordable, safe and suitable rentals for seniors and low-income families.

ANYTHING affordable for families, especially if they have kids or pets!

BC housing 2nd stage transitions parents mental health or substance

—_ | = =a == = =

Because | didn't pick Emergency Shelters, | want to be clear that | believe we need them. | know we have 3 at this
moment and that is a good thing and don't feel we need more of the same housing. We need a housing continuum

carriage homes, more than one is for family

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 18: ‘Other’ Responses #

co-housing (different than co-op housing) with rental units included shared accommodations. Seniors with houses
could rent space to others so there is companionship and those with empty rooms are sharing with others who need 1
space - can share on mortgage cost if that is a benefit to the owner

Developers need to build rancher style homes for seniors who do not want to live in strata homes 1

Emergency shelter beds suitable for seniors, short-term, furnished suites for seniors, affordable rental apartments
(my kids can't move out)

Family low income/affordable housing in a safe community
HOUSING FIRST

Increase cooperative housing options.

—_ | = = =

Infrastructure in all developing areas. Make our community walkable.

Legal duplexes, triplex and 4-plexes; including conversion of suitable existing properties. There are many houses in
Maple Ridge with 6+ adults living in a household. This also helps people continue to live in their homes longer and
helps to get new owners into the market. We have lots of new, crappy high-density housing. | know urban planners
like it, but MR has a unique opportunity to grow without completely losing its character.

LESS DRUG USING SHELTERS/dens! ONLY dry/clean shelters!

Low barrier, treatment-based housing, with rules and requirements

Low-cost housing options for people with low income

—_ | = = =

No more crack houses and government sponsored drug dens

Non. Maple ridge is too big and busy. This is no longer a small town. Before we get more housing get more
infrastructure

Not for profit housing

Ongoing accommodation for people experiencing homelessness

Pet friendly accommodation

Ranchers (for older people and young buyers)

Rent to own

Seniors only - ownership or rental

Sub dividable acreage

Supports for Independent living in the home.

RN T R (NS T A [ (NS [ U (RS T () |

Take care of the people from this commmunity !! First
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Question 18: ‘Other’ Responses #

Tiny homes 1

Treatment centres, 24/7 supervised mental Health care facility 1

We do not need any more 'supportive' housing for those in addiction. We need treatment centres so they can get
better and rent their own place.

We need more affordable single detached homes that are not on small lots with no yard (not a trailer park lot). 70's
and 80's size lots. Pandemics and all the social ills go with overcrowded housing. High density according to Health 1
departments in BC is a formula to get a virus (pandemic.)

youth safe house 1

Total 37
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Question 19

How long have you lived in Maple Ridge?

Less than1year l 2%

1-3years - 5%

4 - 5years - 6%

6-10years [N 1%
n-20years |GGG 24%

| don't live in Maple Ridge I 1%

0% 10% 20% 30% 40% 50% 60%

How long have you lived in Maple Ridge?

Less than 1year 6 2%
1-3years 14 5%

4 —5years 17 6%

6 -10 years 30 1%

1 -20 years 65 24%

More than 20 years 134 50%

| don't live in Maple Ridge 2 1%

Total 268

Maple Ridge Housing Needs Survey | Online Survey Results



Question 20

Please identify your age group

19-24 1%
75+ [ 2%
0% 5% 10% 15% 20% 25% 30%

Please identify your age group e »

19-24 2 1%

25-34 30 1%
35 - 44 67 25%
45-54 65 24%
55-64 56 21%
65-74 44 16%

75+ 5 2%

Total 269

Maple Ridge Housing Needs Survey | Online Survey Results



Question 21

Do you identify as Indigenous?

3% 4%

Do you identify as Indigenous?

Yes 12 4%
No 250 93%
Not sure 7 3%
Total 269

Maple Ridge Housing Needs Survey | Online Survey Results

B Yes
E No

m Not sure
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Question 22

Do you identify with any of the following racial groups?

Arab, 0.7%

Asian - East, 2.2%

Asian - West, 0.4%
Asian - South-East,
White, 91% Other, 9% 2.2%

Black - Caribbean
and Latin American,
0.7%

Black - Canadian / Black- African, 0.4%

American, 0.7%

Latin American, 1.5%

Maple Ridge Housing Needs Survey | Online Survey Results
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Do you identify with any of the following racial groups? »
(o)

#

Arab 2 0.7%
Asian - East 6 2.2%
Asian - South-East 6 2.2%
Asian - West 1 0.4%
Black - Caribbean and Latin American 2 0.7%
Black- African 1 0.4%
Black - Canadian / American 2 0.7%
Latin American 4 1.5%
White 249 91%

Total 273

Maple Ridge Housing Needs Survey | Online Survey Results



Question 23

Prior to the COVID-19 pandemic, were youl...

Working full-time - |IEEEE N 56%

Fully-retired | GGG 6%
Working part-time | IEIEIENGNGzG 1%
Other [ 5%
Unemployed and looking for work [l 4%
Semi-retired [l 3%
Unemployed and unable to work [} 2%
Stay-at-home parent ] 2%
Student | 1%

0% 10% 20%

Prior to the COVID-19 pandemic, were youl...

30%

40%

Working full-time 151 56%
Fully-retired 43 16%
Working part-time 30 1%
Other (Responses below) 13 5%
Unemployed and looking for work 12 4%
Semi-retired 9 3%
Unemployed and unable to work 5 2%
Stay-at-home parent 5 2%
Student 2 1%

Total 270

Maple Ridge Housing Needs Survey | Online Survey Results
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60%
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Question 23: ‘Other’ Responses

At home day care

Disability

Disabled

Disabled

Disabled PWD

| work part-time and on disability

in transition house fleeing abuse moving into market rent

On disability

Self employed

Working full time, on maternity leave

Total

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 24

Prior to the COVID-19 pandemic, what was your household’s
approximate annual income?

<$20,000

7%

$20,000 - $39,999 15%

$40,000 - $59,999 10%

$60,000 - $79,999 12%

$80,000 - $99,999 10%

$100,000-$119,999 14%

$120,000-$139,999 8%

$140,000-%$159,999 3%

$160,000 - $179,999 3%

$180,000 - $199,999

5%

$200,000 and over 1%

Prefer not to say 1%

0% 2% 4% 6% 8% 10% 12% 14% 16%

Maple Ridge Housing Needs Survey | Online Survey Results
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Prior to the COVID-19 pandemic, what was your

household’s approximate annual income? # %
<$20,000 20 7%
$20,000 - $39,999 40 15%
$40,000 - $59,999 28 10%
$60,000 - $79,999 33 12%
$80,000 - $99,999 27 10%
$100,000-$119,999 38 14%
$120,000-$139,999 21 8%
$140,000-$159,999 8 3%
$160,000 - $179,999 8 3%
$180,000 - $199,999 13 5%
$200,000 and over 4 1%
Prefer not to say 30 N%
270

Total

Maple Ridge Housing Needs Survey | Online Survey Results
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Question 25

Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

Not by much. But the lack of services we used to rely on have caused a Domino effect, if that makes sense, impacting many
areas as well as housing.

Only hope in the last 10-15 years are the new subsidized senior/disabled housing coming online soon. | have been waiting
++10 years on BC Housing list for my place.

Needed to get second job to afford and possibly may have to look at downsizing or moving away

no

Making less money during the shut down. If we're not shut down, it hasn’'t changed.
No

No the rental situation has been bad for over 5 years

No

Yes, husband went from working to the cerb

Not at all.

No

Yes. Much less housing security. Much higher risk for self-employed. Could potentially face gaps with no income or periods
of earning 25-50%. Harder to do business development to find new customers. It would be great to be able to have more
flexibility than current rules to be able to put in an unit. ie. less constraints on proportion, which unit the owner lives in,
number of units, etc. - within reason and reflecting the growing urban realities and demand for housing of all types in our
community.

Yes..less work

no

Yes it has. Because my partner is not able to work our income has gone down which has resulted in more stress and
hardship.

no

Hasn't impacted my life at all.

It has not, coincidentally we chose to sell our apartment and buy a house & temporarily live with parents apart during covid
until we find the right one

| was just coming off maternity leave and just told my previous employer | was not going to return since | was going to find a
job closer to home and part-time. Then COVID happened and | can't find a new job or childcare. On top of that | can’t even
qualify for unemployment. If | knew COVID was going to happen | would have gone back to my previous employment after
maturity leave instead of resigning to try and find something more suitable and now ending up with nothing.

Employment security and now spending savings for monthly bills
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

It has made looking for work more difficult, which could impact being able to afford our current housing.

Reduced hours make paying bills hard

no we are both in essential service jobs

No

No, not at this time.

No.. worked full.time

Yes as we became behind in rent after my spouse had to be away from work for 14 days due to a mild cold virus. Shortly after
his hours were cut due to work slowing down.

No
No. It hasn't.
Thankfully no
No
No

No outside space/green space/garden
Fear of losing job and housing. Income is minimum wage, rent is 1100 month for 1 bedroom. Long term is scary, no security.

No

Not really. Affordable housing was nearly impossible to find d pre covid. Maple Ridge has a HUGE housing crisis
We need help

Adult children have returned home, not sure if this will be short or long term

No

Yes-our strata fees were increased and our daily living expenses have also increased due to the fact we're both immune
compromised and unable to physically shop for ourselves. Our taxes have increased as well as our utilities.

Also we have a mortgage which is due for renewal in the new year. We are on a second floor with no elevator and will have to
eventually move when we are no longer physically able to climb the stairs.

We live on a fixed pension and of course this has not increased.

This is a long term impact as we have had to use some of what little savings we have.

Not ours but that of our grandson daughter & a friend. Rent is very expensive

Yes. Long-term. My disabilities and immuno-compromised status mean | cannot be looking for work. So now have zero
income! Therefore bilks pile up (still need to eat), and cannot afford home maintenance chores (this strata dies not cover
stuff like pressure washing, exterior painting, gutter cleaning, etc, so my place is falling into disrepair :(
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

we have been very lucky, but we know people who were not so lucky

no

Not at all

Its made it hard to pay rent, bills and food bills

No

Hasn't impacted us

Not at all

| now have adult children living back at home because they can't afford it on their own.

Its made it more difficult to afford prop tax and insurance with wage decreases. More property theft.
No

No it had not

Nothing has changed

No impact

working from home, higher cost to operate

We dont see anybody socially anymore

| have compised autoimmune system.

No not really.. | am trying to find a different place to live but am staying put till after covid...

| was laid off and then went on maternity leave so | will have been out of work for almost 2 years

Loss of personal freedom
No

Less income, only one parent can work due to children
We were fortunate to have found a place for March 1, 20

The landlord is great, but there needs to be more in place to prevent landlords from displacing tenants for non-sound
reasons.

We moved to Ridge 3 years ago and we are on our 3rd rental due to the first two landlords displacing us after 1year for their
own reasons. Moving is expensive and finding a rental with a pet (we had our dog for 13 years and would have never given
him up) is near impossible!

No it didn't impact me. The government rental support was very helpful in keeping me able to pay my rent.

No impact
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

My husbands industry has completely crashed, and | am left being the only income provider for our family.

No

The pandemic has made our home uncertain. | feel that this will be long term until there is more employment with a higher
wage.

covid killed my job march 15. we shut down with no notice and my employer has just sold the company. ive been broke so
long i dont see any relief on the horizon

No

Yes

No

No

No my health has.

No

It has made the ability to actively start looking to get out of Ridge more difficult. | would also like to edit that in the question
17, | think, | ticked other and wrote low barrier but meant to say no more low barrier.

Definitely has ... have no savings now went back to work just 3 days a week now and not even my regular job ..money is so
tight now

No.

Yes..daycare

No

No

No impact

No

Has not

no

no

Yes, landlord is now talking renovations and will need to move.

More difficulty in getting tradespeople | trust

Thankfully no, but | am working part-time at the moment

No

No
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

it has been difficult in moving about the building. | think this will make it difficult to get to know our neighbors even after the
end of the pandemic because of the wearing, or not wearing of ppe.

Health wise it's a long term impact as | am already disabled and have had to move 3 times in the past 2 years..due to tearing
down affordable rents to build CONDOs $$$ with no concern as to the seniors that helped build this town but unfortunately
didn't inherit their parents house and or $$$..We are the baby boomers that are just being forgotten. If it continues there will
be many more tent cities ...only this time it will be seniors...

Thankfully it has not impacted us at all, but it has affected friends.

It has as | live in a home with vulnerable family. There is no way to isolate or quarantine in the home. Adding a TRU for
disabled elder who cannot climb stairs has also be halted.

hard to rent when there are so few options

Yes working from home and had to set up a home office and better internet

No, not at all.

No

no

Yes, | have to ho into work, increasing transportation cost substantially, making it difficult to pay bills including strata fees

Work is not full timme anymore, my daughter and her son live with me, she is unable to work due to mental health, no
addiction issues. Everything is more expensive and very hard to make it.

no

yes my daughter can't afford to move out, because her partner is unemployed as a result of covid -19.

No - home owner unaffected.

We have done painting ,new floors, dejunking.

we are lucky, and our incomes were not impacted by Covid, we both retained our full time employment

Couch surfing mostly, was previously living with those who are immunocompromised. Long term impact, since covid isn't
going away anytime soon, and will soon begin teaching in public school system, especially risky with covid.

No

rent is so expensive

No

No change

No impact so far

I am currently helping support my parents who it has impacted.

It has caused isolation which feels like being prisoners in ones own home.

it has made it worse as it has become another reason for discrimination.
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

Have an adult child living with us as cannot make enough $$ to rent. Cannot srll property will not give enough to rent or buy
2 homes and provide place for adult child to live with one of us.

my son cant attend schoiol i need to work single mom hes not allowed to be left alone but all funding is for kids 12 and under

We still are here now but may be having to move but hopefully not

No

No but would like to able to buy smaller one level home that is not part of a strata- not townhouse or condo but rancher style
home. Need to find suitable housing for folks with mental illness before anything else. They need housing before treatment
can be effective. Not sure current admin in this city gets that.

It hasn't at the moments

N/A

no impact

No impact

not so far but there's always a chance the landlord could sell as they have both been impacted by Covid

We were saving to replace electrical and plumbing. Now we feel like it's not safe to spend the money during the pandemic.

No

No

It would've been great to be able to pause strata fees over covid but this is "Impossible" according to the Strata company.

No - my rental housing is stabel unless the family sells their home or wants to have one of their children live in this unit.

Almost every advertisment for a rental says no pets! Also they are wanting applications that in clude SIN # and they will do
credit checks. This leaves a person like me on a pension in a difficult situation. My passed credit difficulties resulting from
divorce should not have to be disclosed. Also have a son with PTSD receiving DI. He is currently living in airbnb's!!!!

Yes, layed off, relied on cerb, then ei. Got part time job to make ends meet

No

Not sure how to pay rent every month. So we give up food in order to put all our money to rent. Leaving us to try and catch
up on bills the following month leaving us no food again the next month. It will be like this for the unforeseeable future as |
work at a casino and they aren't even open yet

had to take in a boarder to help with the cost of living

Covid has not. Living down the street from a shelter and what goes on there is forcing me to move from a home | love. |
could walk to work everyday but do not because | do not feel safe.

Hasn't impacted

No

no
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

| was out of the job for 2 months ans was unable to save up for a down payment on a apartment. Though as a first time home
buyer its nearly impossible for someone to move out by themselves

Personally not impacted but am concerned over what i see and hear regarding other experiencing difficulty as a result of loss
of employment and income.

No affordable places

Only slightly, due to everyone working from home 100% of the time, and not enough space for a dedicated office area.

Adult child has had to quarantine twice during the pandemic and hence we have had to assist financially and with housing
space

We had to remortgage our house in order to pay bills.

Worried about hubby being laid off due to pandemic

No

No

No. My wife and | are luck to both be essential workers

No. Myself and my wife's jobs were not affected

no

Still living in my sisters back yard

No.

Higher costs on everything

It has not

no

Broke my ankle beginning of covid wasn't eligible for cerb had to defer payments.

No

No impact

No, other than we would be in real trouble if it led to a job loss

no

No

N/a

| am no longer working and not receiving any supplemental benefits. We went from a dual income to single income home.

It flooded and we could not get anyone to work on it for 3 months

No

Had to apply for mortgage deferral
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

No

No

No

No

Not at all

| was layed off and currently awaiting El, things are getting hard. My son was also layed off, my husabd is disabled

No

Daycare costs to high to get a job to where im not just working for daycare. Was looking before covid, then not eligible to
receive any benifits although struggling to work.

Not yet

Not yet. Short-term. Conceivably, further economic disruption could change our personal and family situation.

No impact

No

No.

Yes! | had to take in @a rom mate to cover costs, because | cannot find a job, and | need to find place that can be renovated to
adapt to my own disabilities, and need to have a suite for my elderly parents to live separately but under the same roof (eg
their own suite on same site)

It hasn’t impacted my housing situation but | am concerned for vulnerable folks in my community. The need for more
supportive housing for folks is evident and this housing needs to be inclusive and low barrier.

My husband has not worked very much he is self employed.

Yes

| am still working but my spouse has no employment due to covid 19. Him not working has made it hard for us to afford rent
and support our 3 full time children and 3 part time children (joint custody)

No but | know it has negatively impacted many people

It hasn't affected me

Our university age child has moved home and is studying online.

No

No.

No

Yes as a small business owner business is down 75% with no help in sight

Yes, my husband drives local tour bus, the company closed in March. He has been advised there will be no work until at least
next year.
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Has the COVID-19 pandemic impacted your housing situation?

Please describe to help us understand if this is a short-term or long-term impact.

NO

No impact.

Long term as | work in a school and chose not to go back to work to protect my young children from Covid exposure.

Yes, tenant din't pay the rent so that it is hard to pay mortgage

No impact

No

We would now move to a bigger house with an office space and more room for our kids

No

No

We lost one salary for about 4 months

No

Lost my employment, with a threat of sale we almost we told we had to leave. Thankfully they have decided to let us stay for
our lease runs out.

no, | was fortunate enough to have a landlord who is related to me

No

the pandemic has forced me to stay where | am instead of moving to something more affordable

No

Has not impacted my situation
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Question 26

Do you have any other comments about the current housing situation in Maple Ridge?

As a single parent, I'm dreading for the future if the children who are living in trailers, motels or other inappropriate firms if
housing. There needs to be an organization who is dedicated to helping parents/caregivers who are struggling, for the future of
these children.

Help should be offered to single parents who are/were dealing with abuse.
We need more emergency housing. But also supportive housing for those who struggle with mental health and addictions.

| also see senior citizens who can barely walk, taking their laundry out (as | do, too). So unfair for sick people in Their 70's to carry
their laundry, walking and busing in any weather for clean laundry, living in an unsuitable housing. As we do.

There have been three large supportive housing projects completed for vulnerable young and old. Now there is a large complex of
suites just for seniors and the disabled. The average wait time on the BC Housing list had been over 10years. Finally it is our turn to
have new shelter.

Need better amenities and services to compliment housing and citizens needs

Need more single detached homes in a lower price range for first time buyers. Condos and town houses are not the answer. Need
subsidized housing for seniors.

Stop building more housing with no where for the people to work./ services for them. We keep going East and there's nothing out
there

Please densify the downtown core and other accessible areas where residents won't need their own way of transportation to get
infout of. Offer affordable rentals for seniors, families and people w disabilities in the downtown area. Protect the ALR from
development.

Same as most other places in the Lower Mainland, too much development of upper middle class condos. | had to move here from
North Van, my family, and everything | knew because the bldg I'd lived in for a decade was torn down and | couldn'’t afford the rent
on a new place. It's devastating.

Too many skinny townhouses with no yard at unaffordable price. | want to stay in this community but it's not transit accessible so |
have to drive so | need to pay for a car. But | can't own any kind of housing while doing that. Bigger homes with yards for families
and pet owners. Affordable housing for youth.

We should also follow suit to Vancouver and allow pets in rentals
No

We can't have any more low barrier drug houses

The situation is not good, and potentially getting worse with COVID economic hits, policies by senior governments that may
effectively discourage supply. Also very concerned about focus on higher densities, which are bad for pandemic and not
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Do you have any other comments about the current housing situation in Maple Ridge?

necessarily providing a good quality of life to residents. A poor design of a new building makes it a crappy place to live - my
experience renting in MR before current ownership. Note, lots of experience renting in different cities....

There is way too many row houses and townhouses going up. In a few years they look like crap not maintained. We were known to
grow elegantly with the green space around us..now we are sprawling everywhere and ontop of each other. We don't need tons of
people shoved all over the place.

Homeownership needs to be looked at down payment is the issue for many

we have enough shelters

It would appreciated if there were more housing that allowed pets. Housing that doesn't cost so much. It feels like the prices keep
going up while the amount of money being able to be made has gone down.
Need more affordable for younger families

We need to be able to add living units to existing housing stock. It should be easier to add a second house into existing properties.
The present rules are too restrictive. More flexibility around definition of principle house and the siting of the second unit. The
square footage should be more flexible.

To many townhomes and not enough affordable single detached housing.

Need more senior affordable living , new homes versus condos and townhomes

Stop creating more for homeless and protect community and tax payers property from this

Stop with these over priced shoebox condos. Most non single people need more space than that. Condos are affordable but not
where kids should be raised but a home Or town home is unobtainable for so many. Cap rent based on sq footage - landlord are
getting greedy profiting instead of shared living cost or ensuring everything is cover and a contingency. A 2-bedroom basement
should not be over 1200%

Very hard for single parents | work a lot to support kids and need housing near school for them. Single parents are also
discriminated against by landlords worried single parent can't pay and often dont rent to us even with valid proof of stable income
They despartly need low cost housing for people, the cost of rent is ridiculous

No

There are so many townhomes without enough parking. Also, many housing developments with no proper amenities. More
homes and families but no areas for daycares or other services to support these families.
Enough tents... treatment enough enabling

It is very hard to find suitable and affordable housing for families with small children.

Keep it out of the farmland

| believe the prices of rents in the lower mainland is disturbing. People working part time cant afford what is out there. Cost of
living needs to increase.

Stop giving housing to addicts for nothing. They need detox. Give affordable housing to seniors and low income parents trying to
get back on their feet - they will honour it and not destroy what is given to them

Housing is Maple is very very expensive and hard to find a suitable place to live in. Rent is outrageous
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Do you have any other comments about the current housing situation in Maple Ridge?

no
No
expensive, crime stats.

Too many single family dwellings- not enough infrastructure nor affordable housing for low income.

Stop rolling out the FREE housing for those who abuse it. There are FAMILIES desperate for affordable housing. ANYTHING. Maple
Ridge working class NEEDS HELP

We have been saddled with too many homeless people and all of the associated problems that come with them. We don't enjoy
the crime and violence that have been getting worse and worse over the past 5 years and are thinking about moving away when
we can

There are no townhouses suitable for seniors to buy. Everything is skinny, 3 stories, all the housing seems to be for first time
buyers. We need more rancher type homes in gated coMmuntities

More affordable homes for low income seniors.

We need affordable housing for seniors and families. Stop putting modular housing in this area and in inappropriate places.

Needs to be proper supports in place as the current "wrap around supports" are not working

My concern is why is there modular housing by schools, daycares, parks etc. Among a large list of other concerns that not relevant
to this survey

Being a senior on a fixed income we have found Maple Ridge sadly lacking in decent affordable housing (ownership or rentals)
which is strictly for seniors.

| would like yo see more cooperative housing, subsidized rental for seniors & low income young people & families

We are over run by drug addicts who steal, accost and assault citizens, and drive down our market values while making us unsafe
in our own homes. . My elderly parents are often afraid to walk in their neighbourhood due to presence of these addicts camping
near their home.

nope, No suggestions that MR can do at the city level - it's provincial or federal help that is needed

Do not put housing for homeless or mentally ill people near where Seniors live.

no

Instead of housing perhaps treatment and mental health facilities should be the focus

Affordable rent for all ages.

We need senior housing, please no more warehousing for the drug addicted, but instead proper addiction treatment!!!

Not enough affordable housing for low income earners

Bc housing shouldn’t be putting pressure on people who rent by competing to rent the same places for scattered housing.
NO MORE MODULARS. Build housing for seniors, low income families and disabled

Maple Ridge has to do more regarding the safety on the street so people feel safe in our community for our businesses. | thought
we had a Mayor ??
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Do you have any other comments about the current housing situation in Maple Ridge?

I would like to see more senior housing (independence and long term) instead of housing for addictions and homelessness

Please work on developing affordable seniors housing and no more low barrier housing. I'd like to see my tax dollars go to seniors
who have contributed to our country and paid their taxes. They deserve better

Housing alone won't fix the issues we have - we need wrap around supports for those with mental health/substance abuse and
employment. After living here for 15plus years we still have not scene / experienced an increase in local employment options. To
this day we remain a small mom and pop community. Have a look at Pitt Meadows - we are eating their dust in regards to lands
identified for employment / industrial lands or larger employer options. The EDO should have performance targets and be held
accountable to brining in employment opportunities. There is not enough partnerships being done with Chamber/City and
WorkBC.

way too many no/low barrier options which have no regard for human life. This housing should be eliminated and more treatment
for drugs/mental health should replace

Seniors and low income families first, rehab, mental health facilities (open Riverview!) need to be addressed or maple ridge is going
to continue losing the battle of addiction/treatment with more deaths and those who are homeless with mental health issues
NEED to be forced into treatment....our seniors did so much for everyone their whole lives, its time they should be taking it easy
and enjoying what is left

| would like to see more help for lower income families. | am a recovering addict and have found that the more | get my life
together the harder it is to find supports.

Im safe where iam, but | need my own place.

Maple Ridge needs more affordable rental housing for seniors.. The homeless housing should not be built in the middle of town..
Maple Ridge has enough shelters no more....Focus on your seniors we would love low income housing ...

The cost of homes in unbelievable and no way allows my generation to be able to buy.

Affordable housing needed for young families

Less sprawl is needed, focus more on rentals in the downtown area and larger family lots outside of there. No more tightly packed
homes.on tiny lots

There needs to be more subsidized housing built for single low income individuals, families and elder residents. It is appalling to
see how people are foundering to find rentals that are affordable or allow pets, even children! And the things potential landlords
demand from potential renters is crazy! Credit checks, charging for extra people to stay, telling you you can't have visitors, no
parking, etc

Prices are too high. Too many people looking for housing and not enough places, so prices are astronomical and landlords can be
very picky.

Also very hard to rent a place that will allow dogs

Out of control illegal suites making street parking issues. Far to much high density development with no increase in infrastructure
to support drastically increased population with no additional resources specifically emergency services

We need more affordable family rentals that are clean and well managed.
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Do you have any other comments about the current housing situation in Maple Ridge?

Because of the pandemic and the housing government has chosen for the drug use | can not sell my home. | plan on moving far
away from mapleridge to a community that is Safe

stop housing criminals and addicts here. family and senior housing is needed. my family isnt safe here. but this is where my
support system is

We need treatment for drug addicts, not just homes. Our streets are not safe with countless addicts and thieves on every corner.

No

Get rid of the modular housing and instead provide treatment facilities for substance abuse and mental health issues.

We absolutely do not need any more housing for the homeless.

No

The seniors, the single moms, the couple with 2 kids who are both working just to barely scrape by, these are the people who need
housing help the most. My daughter is a single mother, doing nursing school online and working part time out of Ridge. Her and
our grandchild cant afford to move out, ever, at this point. Aside from BC Housing snatching up all available rentals and paying the
landlords more than asking price so they can get more addicts off the streets and hidden away, our city has no available, income
based, drug free, safe places for young men and women, or old, to go to be able to start their independence. SO many kids are
living at home til 30+ because theres nowhere to go. Seniors need safe, affordable complexes with good security so they can
socialize. Its detrimental to their mental health. The very people who busted their butts to make sure we all had a nice place to go,
have nowhere they can afford on their pensions. With alot of adult children or grandchildren needing financial help to get ahead,
seniors are even more strapped for cash. At one point, for a year before his SAFER and CPP disability kicked in, his welfare cheque
was $510 dollars a month and he paid $480 rent for 450ish s.f. Maple Ridge has severely overdeveloped the housing market over
the last decade. We do not have the infrastructure or business infrastructure to support the too many people already here. Our
roads are a nightmare always. Theres nowhere safe to shop. Transit is jampacked during a pandemic. Let's not talk about the
streets of Maple Ridge. Start giving the low income taxpayers a break. Build mini communities within our community, where
neighbors can be friends and protect each other. Make them secure for kids and seniors at minimum. Make them semi supportive
business wise like the current Dewdney project between 222 & 224. We dont need more millionaire housing. Shut down silver
valley expansion, 232,132 and Abernathy are suffering environmentally. Golden Ears in the summer? | mean come on. | know how
smart you all are. Cramming in as many ppl as possible is not the way to pay the Bill's. Cleaning out the core and building a
desirable shopping experience like Fort Langley or Horseshoe Bay or something. | had such high Hope's for Maple Ridgw. Not
anymore. As soon as we are able, we are out.

Need to make it affordable for low income rents are way to high and make it really hard for making ends meet

No

There are WAY too many condos! There needs to be affordable HOUSES for regular people including single people . There are way
too many condos that allow rentals with privately owned units. They should be 100% separate ALL owner occupancy or ALL rentals.
There are way too many services and housing /shelters for drug addicts and bhms. There should be no wet housing or low barrier
anything! | am extremely disappointed with the direction maple ridge is headed. The downtown area is dirty, boring and full of
bums and drug addicts. Beautiful houses, heritage homes and smaller manageable houses are being destroyed in favour of
condos and townhouses. Port Haney and Port Hammond are losing their character and heritage.
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Do you have any other comments about the current housing situation in Maple Ridge?

No more housing for homeless, or drug addicts unless there are full supports in place. Mandatory treatment for mental health
issues or drug addiction, not just free housing.
My home was safe. Now there is a homeless shelter across the street. There is soooo much crime in my neighbourhood.

none
The cost is extremely high, the availability is not always in a safe area which lessens the desire to live in the location.

Not at the moment

We need more affordable housing for all - including the working class! Affordable, stop with all this BS that people should be
paying 1200 a month to live in a shoebox, those new apartments on 122nd ave are a joke for pricing.

I'm a manager of Dewdney Villas - as affordable housing complex in Maple Ridge and so many families contact me looking for
affordable housing. We certainly need more social housing for families

Rents are too high. My Disability income is net $1014.00 monthly. | pay $900. rent. If | were to lose my housing, there are NO options
for me but to live on the street.

Yes. Prices are becoming too unaffordable and taxes are too high.

More density should be built at West coast express stations, high rises etc

Like most of the Lower Mainland, the rental availability at reasonable prices is abysmal. The community is growing and so does the
rental market.

Subsidized Housing for Seniors ONLY .//No Kids, No grandkids..no mental problems..We need subsidized housing specific to
seniors 65 and over .Just 1 tower in the heart of Maple Ridge maybe house 200 seniors ,,close to shopping ,transit,medical
etc..Most seniors | know could live very comfortable in a 300 sq ft studio apartment....

| believe there is a severe shortage of affordable rental housing. Seems the majority of housing being built is for ownership, not
rentals.

there needs to be more housing for working people, seniors and disabled (other than addiction). Co-op housing is so lacking. | feel
strongly about the immediate need for Co-op Housing.

We live in an area with small acreages. | would love to be able to build a carriage house on my property for my son and daughter in
law to live in, however because we are on septic and zoned single family we can't. At one time our family of 5 lived here and used
the same size septic as 2 people do now. If two more people lived on the property, and used the same septic, then why does it
matter if there was a carriage home on the property? We need to start densifying like this so that families can be involved in
childcare etc.

Too many condos

To much high density with out the transportation infrastructure needed. roads are not being designed for quick smooth flow but
are being designed to restrict the flow with more traffic on the roads the opposite of what is needed.

Would like to see some level of emergency housing for youth who are considered homeless

There are too many apartments being build, the ground isn't stable and currently strata shave to spend a lot of money to make
sure we don't get flooded, this happened once already due to your drainage park you build!

Maple Ridge Housing Needs Survey | Online Survey Results 50



Do you have any other comments about the current housing situation in Maple Ridge?

Now with Concordia on 227th, building , the ground isn't stable, we get a lot of water run off ,ever since the park and casino was
build, we are scared to be flooded once again and have not seen any input or help from the city or the builders to put extra
drainage in!

Yes do | want to move!!l Away from Maple Ridge as the clay area we live in is not being looked after properly as for drainage!

Our strata with all seniors are not going to be able to afford our fees soon!

With everything going up yet not our pensions and we have to protect our places from the extra water run off, we are better off
moving away from Maple Ridge and find a more affordable and also secure place to live.

no

There needs to be affordable housing in West Maple Ridge, not the far east

Affordable rental units are almost nonexistent, especially for those who are lower income, or like my circumstance, pet friendly.

Need more funded addition treatment and homes

| believe in a housing continuum

I would really like to build an additional house on my property for my daughter. 10 acres on city water and sewer. Looked in to
doing this and only got the run around.

Importance of animal / pet friendly complexes for companionship. Very important for seniors. Would really help their mental
health

Couldn't qualify an earlier answer - | want to be mortgage free into my retirement.

We need more services for residents of supportive housing, as it often takes more than 1 or 2 years to overcome your addictions.
We need more counselors in our elementary and high schools for at risk students.We need more affordable housing. We need
more awareness of bylaws, particularly in the case of water courses, the riparian zone, and trees.

There is a need for affordable rent and safe renting options for families in our community.

It is absurd. No thought has gone into transit, accessibility nor affordability.

Not enough of a mix of house, ie ranchers mixed with 2-storey homes to encourage a mix of ages in areas. Not enough low cost
and safe rentals available. Way too many 3-level townhouse units being built, especially with little parking availability. Mixed
housing types should be encouraged with developers. Also a serious need for affordable assisted living facilities for seniors.

Not enough affordable and/or pet friendly options.

| see basement suites in Albion asking for the same prices as those (comparable in size and quality) in Vancouver city. It's
unreasonable. Cheaper to rent in Surrey than maple ridge, and Surrey has more transit options and other amenities.

no

| work in the not for profit housing world and | see a huge void in supports for people living with mental health challenges. There
can be more support for aging folks as they age in place and strive to live independently.
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Do you have any other comments about the current housing situation in Maple Ridge?

Housing providers need support to help ensure their rentals are safe and appropriate for all.

It would be nice if there were more places to work in maple ridge. It seems like homes and townhouses are going up everywhere
but all these people have to commute. Thousands of more cars on the road driving to work elsewhere and no forethought.

rental prices need to come down, almost unaffordable to live

Please make more rental available for our people transitioning from homelessness, seniors and young people. Many young people
are leaving Maple Ridge for cheaper locations. We DO NOT need more single family homes even if the City would like the taxes
Affordable housing for seniors and homeless

Need more space for the homeless, to get them off the streets

no

The pricing is ridiculous. People who grew up in this community cannot afford to live in it which is so sad. We need to find a way to
make it affordable so people can live and work in Maple Ridge.

Developers should not have the final say of our housing as what they are doing does not work for the community in the long run.
Keep in mind these developers would never reside in what they are building.

this situation has existed for more than 10 years due to the tendency of civic governments who control zoning to be controlled by
wealth and real estate interests who profit greatly from zoning issues. | also object strongly to question number 21 as any questions
regarding race or origin really should have no bearing on housing availability. Housing should be for all citizens regardless of race
or origin as Our Citizenship is of only one type defined as ALL equal under our founding charter, something we too easily forget.
Actuaries provide the life insurance industry accurate projections that allow that industry to continue to profit from their charges
for life insurance by being able to "see the future". Why is it that we lack the ability to"see the future" in terms of housing needs for
our past, current, and future living citizens and act accordingly? Something very WRONG herel!!l!

Housing needs to be inclusive in every area of the city.

MR likes to create ghettoized areas then displace everyone.
Too much sprawl lack of roads. No coordination of road projects. Frequent blocking of all ways out of town.

When dewdney, lougheed, bypass work is all at the same time. Leaving town can take over one hour in rush hour.
Too many homes being built but not rentals. Need more cooperative housing toed to 30% of income

my landlord removed ddoor windows for trwelve days our belongings taken and not a thing done to him after risking our lives all
our belongings taken and we now are going to be homeless because rental ban up we fall through every crack

density in the downtown core, 222 st to 232 to the point skytrain or light rail will be brought out. More apartments, stop with row
homes in Albion and beyond, with all the basement suites, may as well densify and put in condos in, appropriately built with
parking to stop clogging the streets.
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Do you have any other comments about the current housing situation in Maple Ridge?

With population gains, we need a northern traffic corridor similar to poco, coquitlam (with David st). Funneling everyone down
lougheed is not sustainable. Plan it, do it, work with pitt meadows, get people to the bridges, free flowing traffic with no lights.

To many low barrier housing for mental health/addictions. we need more rentals for working class families and adequate housing
for seniors. We do not need more low barrier.

Yes it is deplorable for anyone who isn't part of mainstream Maple Ridge. Homelessness can effect anyone.... Housing is a
fundamental human right and a basic need BEFORE anyone can be successful at addressing their substance use or mental health
issues. Current position in MAple Ridge seems to run anyone who doesn't fit the current mainstream ideal is to have them moved
out. Not everyone in a tent city is mentally ill or addicted yet politicians continue to pass buck and demand more treatment
services. They need roof over their head first. Empathy is sorely lacking in Maple Ridge and knowledge and understanding of
trauma / mental health and substance issues is poor. Address the criminal element and professional protesters in these camps
first. Quit blaming those who are already marginalized across the board. We are years behind best practices in this city!

Needs more affordable rentals and affordable homes for first buyers

Needs to be sorted out

the neglect of the problem of unhoused people is criminal.

| am against putting the homeless with addictions or mental issues in housing without counselling and without barriers. Moving
them into buildings and allowing obvious stolen items worsens the situation.

we need more low income options for seniors as well as young people starting out and single parent families. We do not need new
high -rises which will impact our roads and highways. It's bad enough already

We won't be able to stay when we retire

Most affordable place in Metro Vancouver.
No
We desperately need low income senior housing.

We desperately need long term treatment facilities.

We desperately need a safe place for street entrenched youth.
Rental spaces above ground are costly; cost of 1 bedroom condos is too high.

Lack of rental buildings. Lack of housing that allows a small dog to keep an active senior active and not lonely. | have lived in the
same condo building for 7 years and have lived in 4 different units due to each one being sold. We need decent rental building for
regular people. Not everyone wants to live in a basement in someone elses house. Lacks privacy.

The prices are astronomical. Any family needs a minimum of 2 full time incomes to squeak by if they are lucky. We were a 3
income family before covid and were just able to get by confortably

property taxes to high

Way too many housing developments and no improvements to roads and not alot of ammenaties.
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Do you have any other comments about the current housing situation in Maple Ridge?

They should have no drug use in the Modular Housing quit enabling the government is just keeping them sick | am clean 10
years,the government should talk to Recovery Addicts and we will tell you what works
No

Balance the amount of housing (any type) with the economic development. Businesses should pay more taxes than residents and
our amenities are atrocious.
I'm thankful that the NDP built housing for the homeless.

Its to expensive for the younger generation to move out on their own

| think Maple Ridge council has approved far too much development of very expensive subdivisions and has done little to address
the availability of low cost housing.
If | could access rental assistance | would be ok

As | am on disability it takes 3/4 of my income to have a room

Our population is aging, and we need to do a better job of ensuring our seniors are not forced to move away, or in with family
where they lose their independence. We have done more than enough for the street population, with very little in the way of
results. Our crime rate doesn't appear to have changed since the modular housing was put up, because all we did was take people
off the street and throw them into a building. Until there is actually help for people to deal with mental health or substance abuse
issues, their lives are not going to be any better.

More affordable housing is needed everywhere, not just Maple Ridge. The generation that is now in their mid 20's onwards find it
almost impossible to purchase a single detached home.

PLEASE provide more housing options for homeless and those with mental health and substance abuse issues. These people are
valid members of our community and we need to treat everyone with RESPECT.

| get $1014. per month and pay $900 rent, this is a big problem.

no

Affordable rentals, for seniors and everyone. Mental institutions for homeless.

Too much residential development with no shopping options. We need to focus on commercial development and provide options
for residents.

Do something about the modular homes for the mental health and drug addicted. They need way more services to get clean. |
mean counceling inside the homes they are given for a sober life

| feel there needs to be more housing that easily accessible to those with mental and physical disabilites and those who are low
income

no more wet housing

I've being in the system for 40 years and have not being assisted in my housing ... | have always paid market rent and moved with
more than a few renovictions

| have being on the B.C. housing list for years now have my name on many lists and have being in contact with MLA office for help
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Do you have any other comments about the current housing situation in Maple Ridge?

with housing for two arty terms and no luck !hwill third time be the charm ? | am saddened and have nowhere to go,, my sister
needs o move and it's a waiting game for me

Current housing for addicts with no supportive resources on site have negatively impacted neighborhoods, seniors and
businesses.

Maple Ridge does not need any more single family homes or townhomes. Maple Ridge needs more decent affordable rental
housing for our low-income residents. Currently, there is nowhere for people who are homeless and either living on the streets of
our community or in the Salvation Army homeless shelter to be housed because the transitional housing (Alouette Heights) and
temporary modular housing (Maple Ridge Modulars on Royal Crescent and Garibaldi Ridge on Burnett Street) is full and the
people who live there have little to no affordable rental housing to move into when ready to do so. If there was more affordable
housing, it would free up those transitional and temporary housing spaces for people who are homeless and give them the
opportunity to move up the housing continuum.

We also need to stop building out and start building up.
Housing needs to have proper parking. All new builds do not have proper parking and everyone is parking on the streets.

Maple ridge needs to increase density and offer integrated housing options for all economic demographics in all neighborhoods
but especially down town. We can not continue to build more single family homes in the east and north.

There is construction of too many for-profit housing units in Maple Ridge, and not enough availability of affordable housing for
people earning minimum wage, in a low income bracket, for persons on disability and for seniors on basic pension income. Many
people who work here cannot afford accommodation costs, nor can people on marginal incomes. Any increase of lower income
persons here will result in the growth of homeless citizens.

We have too many drug housing with out a way to get them clean. Maple Ridge is warehousing them we don’t need anymore.
NDP it's time to go.

We have very little housing for low income families. We need rental units. With covid, there will be a greater need as incomes have
been compromised, people are already trying to downsize due to economics. We need fewer single family dwellings for the time
being. we need further housing supports for folks with disabilities.

Need housing for all, need to keep rapidly rising property taxes lower.

A need for more single level homes from older people, a need for more city involvement in developing affordable housing. The city
to provide a location for a homeless shelter/supported housing building.

If more housing if any sort is to be built more schools both elementary and secondary need to be built. Also need more recreation
facilities such as indoor pools and gyms. Just building housing will make the community unliveable. Also with housing better
transport both roads and transit. And boost the local economy so people don't have to travel too far for work or shopping.

The city of Maple Ridge needs to be careful with more development. There is enough development going on right now, while
everything else is NOT catching up! Stop developing more homes, start catching up with amenities (schools, shopping etc).
Commercial development has to happen ASAP before any more residential development is approved! Also, consider Maple Ridge
as a tourism/outdoor experience community with all the beautiful green space. If you over-develop this will all go to waste instead
of using the green space to create tourism economy! It's actually not rocket science and has been mentioned many times before!
It was challenging to find a sing detached home with amenities and space inside and out.

Maple Ridge Housing Needs Survey | Online Survey Results 55



Do you have any other comments about the current housing situation in Maple Ridge?

Wish our city leadership was not so spiteful towards those without homes
No
Remove the permission on the detached cottage units on properties, as it has negative affects on neighbours.

I'm very dissatisfied with the lack of schools, my children couldn’t attend their own catchment school, the safety of my children
when spending time in the community due to the drug addicts (HUGE issue) and the lack of infrastructure. If you want to keep
hardworking citizens like myself in Maple Ridge you should address these issues before you add more housing and people to the
city.

My family and friends are so beyond disappointed with the councils decision to let development take place along the south
alouette river. We do not need more mega houses that the average family cannot afford. | have grown up in maple ridge and it is
so sad that my age group that grew up here cannot easily afford a home of their own here. Instead of saying yes to any all
developers how about taking the time to see what developments are happening and if it makes sense. Epic homes built along
fern crescent and after talking to the new owners there they were very disappointed with what they got, they thought they were
going to be getting a cool individual looking house in a unique spot in maple ridge, whattthey got in reality was a cookie cutter
house that was not what they said was advertised. Maple ridge needs to focus on quality over quantity. What's being done so
that young families can afford to buy homes in the town they grew up in.

No

NA
We need low cost housing for single parents, Seniors and young adults aging out of foster care

We must have more not for profit housing, coop housing and subsidized housing.

Affordable housing is a must ! Not " market value " rents, and luxury condos, but truly affordable housing for seniors, singles and
young working families

Yes, there is not enough rental accommodation, especially at the lower end. Low-end rental should be highest priority from a
planning perspective, and from a policy perspective, co-housing, co-op housing and subsidized housing are in high need.

We need more supportive housing for seniors and single parents. We also need rehab centers.

Need more amenities and services in new areas of residential development

Need actual supportive housing. Not low barrier.
Seniors first
Single parents/low income

| think the need for a variety of housing types cannot be seen in isolation from location and transportation options. This should be
part of the consideration.

There should be more options available within neighbourhoods, so that people don't necessarily need to move away when they
want to downsize.
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Do you have any other comments about the current housing situation in Maple Ridge?

Having amenities close by is important for a lot of people as well. Especially when transportation options are limited.

Having real transportation options throughout the community means people have a wider choice as to where they can live. There
is way too much car dependence in our town, and that won't change as long as the car continues to get priority everywhere and
cycling and walking networks are as fragmented as they are, and transit is infrequent and unreliable.

We currently live in fear of abuse and crime, inflicted upon us by all the drug addicted persons roam our streets! PLEASE CLEAN
UP OUR CITY AND HELP MAKE IT SAFE AGAIN! Having seniors housing in the same areas as those modulars (centers of drug use
and stolen stuffl) is just not safe of myself as a person with significant mobility issues, or for seniors, many if who do not hear well,
see well, or are unsteady on their feet. PLEASE make us safe!

The city needs to take a stance on hate in the community for our most vulnerable. Clean up maple ridge is a disgrace and mayor
and council need to take a vocal stance against the lawlessness that is occurring. It is embarrassing.

We have a young daughter, | fear for the young people theses days. The cost of living, is way to high for them to manage. They will
not be able to move out on there own, let along afford a place to buy thus effecting the tax base of communities.

If it wasn't for the reasonable rent in the dedicated building | live in, | would not be able to afford other current rentals offered in
Maple Ridge. Lots of expensive condos for rent but the decent, affordable dedicated rentals are very sparse.

We continue to build townhouses and even single family neighbourhoods without building up the city's infrastructure. Roads,
schools, shopping, amenities are all lacking. We need businesses to serve the community and pay taxes. Developers should be
contributing to our infrastructure, not just making profits. There are lots of good things about Maple Ridge but we need to grow
and develop all around, not just build more houses. We still can't work or shop in our own city

We need safe, affordable rental housing for seniors with some basic supports - housekeeping, meals, transportation. There are too
many vulnerable seniors (frail, low-income, isolated) living alone in the community.

No

Not enough housing for seniors and those who make.minimum wage.
| find current council lacks insight into inclusion and understanding of what is needed to make housing decisions

There is a very dire need for affordable housing. Our local politicians need to treat the unhoused people in our community with
value, and help them not try to get rid of them. Supportive housing needs to be SUPPORTED.
Homeless people living situation must be improved / resolved.

Traffic is out of control. Parks are uninspired and poorly maintained. Our taxes are so high, | wish we had some of the amenities
that other cities have. Our streets have no side walks or street lights. If you plan housing, plan them to be a little more livable.
Please be considerate of natural green spaces above all else. They were here first.

Stop cutting down trees and cramming so many houses into any space available. Start putting some thought into things

City needs to be very involved in providing appropriate housing for homeless residents

When the Anita Place camp was dispersed, what options was the city required to provide to the campers? I've noticed the
homeless population has dispersed throughout Maple Ridge and the problem is still there, just not as concen