
 
 

 

 
 

REPORT TO 
MAYOR AND COUNCIL 

 
 

  
PRESENTED: NOVEMBER 9, 2020 - REGULAR MEETING REPORT: 20-140 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: LSP00010 
SUBJECT: HOUSING NEEDS REPORT AND ACTION PLAN 

 

RECOMMENDATIONS: 

That Council receive the 2020 Housing Needs Report, presented as Attachment A to this report; 
 
That Council direct staff to monitor the floor area and number of bedrooms in new secondary 
suites and report back to Council within three years of the date of this report; and 
 
That Council approve the Terms of Reference for the Housing Action Plan update, in the form 
presented substantially as Attachment B to this report. 

EXECUTIVE SUMMARY: 

Effective April 16, 2019, the Province introduced new legislation requiring local governments to 
prepare “housing needs reports” that identify current and anticipated housing needs.  The 2020 
Housing Needs Report (Attachment A), completed for the Township of Langley, projects a need for 
6,260 additional housing units over the next five years, and identifies needs for provision of diverse 
forms of housing, including affordable, rental, seniors, and mixed families.  In accordance with the 
provincial requirements, Council is required to formally and publicly receive the Housing Needs 
Report by resolution and, subsequently, consider the Report when developing an official 
community plan or amending an official community plan in relation to housing.   
 
On January 27, 2020, Council requested that staff include a recommendation on an appropriate 
secondary suite size as part of the Housing Needs Report.  Currently, the maximum floor area of a 
secondary suite is 120 m2 (per the Zoning Bylaw), which would allow the development of a three- 
and perhaps even four-bedroom suite.  Prior to the Council direction to increase the maximum floor 
area, the size of a suite was regulated based on the provisions of the BC Building Code at 90 m2, 
which would have typically provided for a maximum of two bedrooms.  As the Housing Needs 
Report identifies needs for both smaller and larger rental housing units, staff recommend retaining 
the 120 m2 maximum size, monitoring the floor area and number of bedrooms being 
accommodated in new suites, and reporting back to Council within three years of this report with 
the results and, if applicable, further policy refinements.  
 
On March 23, 2020, Council directed staff to proceed with the preparation of the Terms of 
Reference for review and update of the 2013 Housing Action Plan.  The proposed Terms of 
Reference (Attachment B) outline the scope of work and process for updating the Housing Action 
Plan, which is estimated to take between 9 to 12 months to complete. 

PURPOSE: 

This report is to present the 2020 Housing Needs Report, provide a recommendation on an 
appropriate secondary suite size to meet the range of housing needs, and present the Terms of 
Reference for a review and update of the Housing Action Plan. 
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BACKGROUND/HISTORY: 

Housing Needs Report: 
Effective April 16, 2019, the Province requires local governments to collect housing-related data, 
analyze trends, and prepare a housing needs report that identifies current and anticipated housing 
needs.  Approximately 50 distinct types of data must be collected per the provincial regulation.  
The first housing needs report must be completed by April 2022, with subsequent updates required 
at intervals of no more than five years.  Upon completion of a housing needs report, a local 
government must receive it by resolution at a meeting that is open to the public, and publish it on 
its webpage.  A local government must also consider its most recent housing needs report when 
developing an official community plan, or amending an official community plan in relation to 
housing. 
 
At its Regular Afternoon Meeting on May 13, 2019, Council authorized staff to apply to the Union of 
British Columbia Municipalities (UBCM) Housing Needs Reports Program for grant funding to 
support the preparation of a housing needs report.  After receiving $70,000 in funding in July 2019, 
staff commenced the work to prepare a housing needs report, with support from an external 
consultant.  The process to prepare the report included data collection and analysis as well as 
engagement with residents and local stakeholders.  
 
Secondary Suites:  
At its Regular Afternoon Meeting on January 27, 2020, Council passed the following motion: 
 

Whereas a Housing Needs Assessment for the Township will be coming to Council 
in Fall 2020; 
 
Whereas Township residents have expressed concern that limiting the size of 
secondary suites to 90 square metres is too small to meet the full range of current 
housing needs in the Township; 
 
Therefore be it resolved that Council request staff to include a recommendation as 
part of the 2020 Housing Needs Assessment on an appropriate secondary suite 
size to meet the defined range of housing needs. 
 

Prior to December 12, 2019, the BC Building Code (BCBC) restricted secondary suites to a 
maximum of 90 m2.  As of December 12, 2019, the BCBC no longer includes maximum floor space 
regulations for secondary suites.  Given that the Township had historically used the BCBC to 
regulate the maximum size of a secondary suite, on December 16, 2019, staff presented Council 
with a proposed Zoning Bylaw amendment (Bylaw No. 5542) to limit the size of a secondary suite 
to 90 m2 on an interim basis, and allow for the strategic consideration of a secondary suite size in 
the context of the Housing Needs Report and subsequent update to the Housing Action Plan.   
 
Bylaw No. 5542 received third and final reading at Council’s January 27, 2020 Regular Evening 
Meeting, with an amendment to allow suites with a maximum floor area of 120 m2. 
 
Housing Action Plan (HAP) Update: 
At its Regular Afternoon Meeting on March 23, 2020, Council directed staff to proceed with the 
preparation of the Terms of Reference for a review and update of the 2013 HAP.  Township 
Council endorsed the current HAP on February 4, 2013.  It contains over 50 actions that aim to 
encourage a diverse and affordable supply of housing in the Township.  Major housing initiatives 
undertaken since the completion of the 2013 HAP include:  
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• Inclusion of policy in the updated Official Community Plan that provides for consideration of 
density bonusing and parking relaxations for affordable housing projects (on a project-by-
project basis)  

• Adoption of the Development Cost Charge (DCC) Waiver Bylaw that waives DCCs for 
eligible affordable housing projects  

• Adoption of the Community Amenity Contributions (CACs) Policy that exempts eligible 
affordable housing projects and directs a portion of the contributions to an Affordable 
Housing Reserve Fund  

DISCUSSION/ANALYSIS: 

Housing Needs Report: 
The 2020 Housing Needs Report (Attachment A) contains all of the data and information required 
by the Provincial Housing Needs Report Regulation, including: 
 

• The number of housing units required to meet anticipated housing needs for at least the 
next five years, by housing type (i.e. dwelling size by number of bedrooms) 

• Statements about key areas of local need, including affordable housing, rental housing, 
special needs housing, housing for seniors, housing for families, and shelters and housing 
for people at risk of homelessness 

 
Housing Units Required Over Next Five Years 
Population projections are the starting point for determining the anticipated number of housing 
units required over the next five years.  Based on 2016 Census data and Metro Vancouver 
population projections, the 2020 population of the Township is estimated to be 128,050 and is 
projected to grow to 142,350 by 2025, an increase of 14,300 over this period.1  
 
The projected population growth is anticipated to result in 6,260 additional households over the 
same period.  The anticipated housing unit sizes required are shown in Table 1 below, and are 
estimated by applying the projected household types (e.g. family households and non-family 
households) to the assumed unit sizes required by each household type (based on the National 
Occupancy Standard).2  
Table 1: Anticipated Housing Units Required Over Next 5 Years  
Unit Size Number of New Units Required Share of Total New Units Required 
0-1 bedroom 3,990 63.7% 
2 bedrooms 990 15.8% 
3+ bedrooms 1,280 20.5% 
Total 6,260 100% 

 
While population and household projections can be a useful tool to consider community trends for 
planning purposes, such projections should be used with caution.  In reality, population and 
household changes are influenced by a number of internal and external factors, including the types 
of housing that are developed in the Township.   
 

                                                      
1 The 2020 population estimate and 2025 population projection may be conservative, as population 
estimates based on Township building permit data since the 2016 Census suggest the 2020 population is 
approximately 135,000.  Nevertheless, the projected increase in population between 2020 and 2025 remains 
14,300.      
2 The unit size requirements reflect the minimum number of bedrooms needed based on the National 
Occupancy Standard; some households may want to live in a larger unit that exceeds these minimum 
standards.  Refer to Section 6.0 of the Housing Needs Report for more information about the population and 
household projections and the anticipated housing units required.  
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Areas of Local Need 
The Housing Needs Report identifies current and anticipated needs in all of the areas outlined in 
the Provincial Housing Needs Report Regulation, as evidenced by the data and community 
engagement findings summarized below.  
 
Affordable Housing  
 
Over the past 10 years, average sales prices have increased by 98% for single-detached 
dwellings, 85% for townhouses, and 94% for apartments, while rental rates in the primary rental 
market have increased by roughly 90%.3  4,180 Township households (11% of all households) are 
in “core housing need,” meaning that their housing is unsuitable, inadequate, and/or unaffordable, 
and their income levels are such that they cannot afford acceptable housing in the area.4   
 
Lone-parent and non-family (e.g. single person) households have the highest rates of core housing 
need, 26% and 20% respectively.  Equity-seeking households, including Indigenous households, 
senior households, households with at least one person with an activity limitation, and immigrant 
households, also have higher rates of core housing need than all Township households.  The 
median income of households in core housing need is $30,461 while the median income of 
households not in core housing need is $102,052.    
 
It is estimated that less than 1% of all housing units in the Township are non-market units, 
compared to the region as whole where non-market units represent about 3.5% of all units.  There 
are 296 individuals and families in Langley on the BC Housing waitlist to access non-market 
housing supports. 
Rental Housing 
 
17% of households in the Township are renter households, compared to the regional average of 
36%. The number of renter households in the Township is projected to increase by 950 between 
2020 and 2025.  The vacancy rate in the primary rental market remained below 3% between 2012 
and 2018, before rising to 6.2% in 2019 (a vacancy rate between 3% and 7% is considered 
healthy). 
 
About 96% of Township renters are in the secondary rental market, compared to 69% in Metro 
Vancouver as a whole.  25% of renter households are in core housing need, compared to 8% of 
owner households.  Engagement findings suggest that more rental options are needed, including 
affordable rental options for students and seniors. 
 
Special Needs Housing 
 
Special needs housing is for individuals who need access to affordable housing with support 
services, including adults with mental and/or physical disabilities, youth, and women and children 
fleeing violence.  There are 126 special needs housing units in Langley plus 22 temporary 
emergency units for women and children fleeing violence.  There are no second stage housing 
units in Langley that support women who have left abusive relationships to live safely and 
independently (typically for 6 - 18 months).  Local service providers indicate that they maintain 

                                                      
3 The rental market consists of the primary rental market, comprising purpose-built rental units, and the 
secondary rental market, comprising all other rental units such as secondary suites, strata apartments, and 
entire single-detached dwellings offered for rent. 
4 To be considered adequate, housing must be reported by residents as not requiring any major repairs.  To 
be considered affordable, housing costs must be less than 30% of total before-tax household income. 
To be considered suitable, housing must have enough bedrooms for the size and composition of the 
household, according to National Occupancy Standard. 
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waitlists for special needs housing and housing options for women and children fleeing violence, 
and have had to turn away vulnerable community members who may be seeking housing support. 
 
Housing for Seniors 
 
As a share of the total population, the proportion of seniors (ages 65 and over) increased from 
11% to 16% between 2006 and 2016.  It is projected that 22% of the population will be seniors in 
2025.  As the population ages, there may be increased need for long-term supportive housing and 
independent housing that meets the needs of those with activity limitations.  As there is no 
standard for accessibility measured in the Census, it is challenging to track housing needs for 
those with mobility limitations. 
 
12% of senior-led households are in core housing need, compared to 10% of non-senior-led 
households.  30% of renter households led by seniors are in core housing need. 
 
Engagement findings indicate that seniors who wish to downsize from larger single-detached 
homes have limited options available to them within the Township.  While there are smaller 
housing options available in apartments and townhouses, these housing types may not be suitable 
for their accessibility needs or preferred in terms of livability. 
 
Housing for Families 
 
Family households (with or without children) are projected to represent 68% of total household 
growth over the next five years, and households with children will represent about 24% of total 
household growth. 
 
59% of the households in core housing need are family households.  As noted above, affordability 
challenges are particularly acute for lone-parent family households, as 26% of these households 
are in core housing need. 
 
Engagement findings indicate that there is increasing demand for alternative forms of housing that 
support multi-generational living and increased affordability. 
 
Housing for Those Experiencing or at Risk of Homelessness 
 
There are 206 people experiencing homelessness in Langley as per the 2017 Metro Vancouver 
Homeless Count.5  The number of people experiencing homelessness increased by 124% 
between the 2014 and 2017 Metro Vancouver Homeless Counts, compared to the increase of 30% 
in the region as a whole. 
 
There are 338 supportive housing units, shelter beds, and other supports for individuals 
experiencing homelessness in Langley.  The Gateway of Hope in Langley City, the only 
emergency shelter in Langley for people experiencing homelessness, reported 477 turnaways in 
2019. 
 
Engagement findings suggest that a variety of interventions are needed for those experiencing 
homelessness, and that supportive housing is an important part of the solution.  In addition, more 

                                                      
5 The Preliminary Data Report from the 2020 Homeless Count in Metro Vancouver counted 209 people 
experiencing homelessness in Langley, an increase of 3 people since 2017.  As the 2020 data is preliminary 
and does not include demographic data at the sub-region level, the 2017 Homeless Count data is used in the 
2020 Housing Needs Report. 
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affordable housing options are needed to prevent homelessness and support individuals to 
transition out of homelessness. 
 
Key Housing Needs 
The key findings of the 2020 Housing Needs Report may be summarized as follows: 
 
 The projected population growth over the next five years is anticipated to result in the need for 

6,260 new housing units 
 More affordable housing options are needed, particularly for the 4,180 households in core 

housing need that have a median household income of $30,461   
 More rental housing is needed, particularly more primary rental market housing, for various 

population groups, including students and seniors 
 More special needs housing is needed, particularly housing options for women and children 

fleeing violence 
 There is a growing need for housing options for seniors who wish to downsize from single-

detached homes, and there may be an increasing need for long-term supportive housing and 
independent housing that meets the needs of those with activity limitations 

 There is a sustained need for housing for families, including growing demand for alternative 
forms of housing that support multi-generational living 

 More affordable and supportive housing is needed to prevent and help transition people out of 
homelessness 

 
 
Secondary Suites:  
The historical BCBC secondary suite size limitation of 90 m2 would have typically facilitated studio, 
one-, and two-bedroom secondary suites.  The current maximum of 120 m2 (per the Zoning Bylaw) 
provides the opportunity for a three-bedroom and, with creative floor space allocation, perhaps 
even four-bedroom secondary suites.   
As detailed in the Housing Needs Report, there is a need for more affordable three or more 
bedroom housing units, particularly for family households with children.  Larger secondary suites 
(i.e. between 90 and 120 m2 in size) could help address this need.  That said, the Housing Needs 
Report also identified a need for more affordable studio, one-, and two-bedroom housing units, 
particularly for non-family households (e.g. singles), couple households without children, and 
smaller family households with children.  
 
It is noted that permitting a secondary suite with a maximum size of 120 m2 does not necessarily 
mean that all new suites will be developed to that size.  Over the past five years, approximately 
half of all new suites were constructed with a floor area of 80 m2 or less (10 m2 lower than the 
previous maximum size of 90 m2).  In addition, it is estimated that only two thirds of new 
developments where a secondary suite would be permitted could accommodate a suite larger than 
90 m2, based on other Zoning Bylaw regulations and standard construction practices.6 
 
The need for zero- to two-bedroom secondary suites might also be mitigated by the increasing 
number of apartment units being developed in the Township.  92% of all apartment dwellings in the 
Township are between zero and two bedrooms in size, and approximately one in three apartments 
in the Township are in the rental market (primary and secondary market rentals).  
 

                                                      
6 This estimate is based on building permit data over the past five years.  It assumes that lots have been 
subdivided at the minimum permitted area and that dwellings have been built to the maximum permitted lot 
coverage.  It further assumes the secondary suite is located in the basement of the dwelling (but not below 
the garage), and does not include floor area for a stairwell or utility room.  
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As the Housing Needs Report identifies needs for both smaller and larger housing units that 
provide greater affordability, staff recommend retaining the 120 m2 maximum size, monitoring the 
floor area and number of bedrooms in new suites, and reporting back within three years with the 
results and, if applicable, further policy recommendations.  
 
HAP Update: 
The Township’s housing context has changed considerably since the preparation of the 2013 HAP.  
As identified in the 2020 Housing Needs Report, housing costs in both the ownership and rental 
markets have increased substantially since 2013.  In addition, recent legislative changes, such as 
the introduction of rental only zoning and changes to secondary suite regulations, provide new 
potential opportunities for encouraging a diverse and affordable supply of housing.  The HAP 
update provides the opportunity to address the findings of the Housing Needs Report and explore 
recent legislative changes, emerging best practices, and changes to the provincial and federal 
funding environment.   
 
The purpose of the Terms of Reference (Attachment B) are to provide an understanding of the 
scope of work and process for the HAP update.  The updated HAP will draw upon the findings of 
the 2020 Housing Needs Report and be informed by additional research, analysis, and community 
engagement.  The three-phase process will involve surfacing ideas and exploring opportunities, 
setting priorities and action planning, and drafting the Action Plan.  In keeping with Council’s 
referral at the June 15, 2020 Regular Meeting, the process will involve a presentation of draft 
action ideas to Council for consideration and discussion.   
 
As stated in the draft Terms of Reference, the HAP update may include, but is not limited to, the 
consideration of actions aimed at: 
 
• Broadening the diversity of market housing (e.g. multi-generational housing, small housing, 

age-friendly housing, affordable ownership opportunities, and co-op housing) 
• Increasing the development of new market rental (e.g. updated incentives, rental only zoning, 

expedited permitting, expansion of secondary suites, and mixed use developments) 
• Protecting existing rental housing (e.g. rental replacement policy, strata conversion policy, and 

clarifying regulations for short-term rentals) 
• Increasing the development of subsidized rental housing, long-term supportive housing, and 

safety net housing (e.g. density bonusing, inclusionary zoning, and public-private partnerships) 
• Expanding market and subsidized rental housing near public transit  
• Developing a framework for the use of the Affordable Housing Reserve Fund7 
 
Consistent with the proposed guiding principles for the HAP update (Section 3 of the Terms of 
Reference), actions will reflect the Township’s role and resources as a local government in 
addressing housing challenges.  It is recommended that the updated HAP identify priorities and 
actions over a five year timeframe, as this is consistent with the lifecycle of housing needs reports 
under the Local Government Act. 
 
The work program will be managed by the Community and Policy Planning Department, and 
external consultant(s) will be drawn upon to provide technical expertise and provide strategic input, 
as necessary, for select work components.  The process to update the HAP is estimated to take 
between 9 to 12 months to complete.  

                                                      
7 Developing a framework for the use of the Affordable Housing Reserve Fund is consistent with Council’s 
March 23, 2020 Regular Afternoon Meeting motion and June 15, 2020 Regular Meeting referral.   
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Financial Implications: 
There are no additional financial implications associated with the recommendations in this report.  
As the Township received $70,000 in UBCM grant funding for the Housing Needs Report, budgets 
that were previously allocated for the Housing Needs Report may be used for the HAP update.   

CONCLUSION: 

The 2020 Housing Needs Report projects a need for 6,260 additional housing units over the next 
five years, and identifies needs for affordable housing, rental housing, housing for seniors, and 
housing for families, among others.  In accordance with the provincial requirements, it is 
recommended that Council receive the 2020 Housing Needs Report (Attachment A).   
 
As requested by Council on January 27, 2020, staff further recommend retaining the current 
maximum size for secondary suites of 120 m2, monitoring the floor area and number of bedrooms 
in new suites, and reporting back within three years with the results and, if applicable, further policy 
recommendations.   
 
Finally, consistent with Council’s motion on March 23, 2020, staff have prepared, for Council’s 
consideration, the Terms of Reference for a HAP review and update.  Staff recommend that 
Council approve the Terms of Reference for the HAP update, in the form presented substantially 
as Attachment B.  Should Council approve the Terms of Reference, staff will commence the work 
immediately. 
 
Respectfully submitted, 
 
 
Patrick Ward 
STRATEGIC/SOCIAL PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 
 
 
ATTACHMENT A 2020 Housing Needs Report 
ATTACHMENT B Draft Housing Action Plan Update Terms of Reference 
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1.3 The Housing Wheelhouse 

The Housing Wheelhouse, developed by the City of Kelowna in 2017, is a new way to think about 

different housing types and tenures (Figure 1). Typical housing models show these options as 

falling along a linear spectrum, where households progress from homelessness towards 

homeownership in a “housing continuum,” as shown in Figure 2. Under the traditional housing 

continuum, an individual might move from subsidized rental housing, to market rental housing, to 

homeownership, where their journey ends. The Wheelhouse model shows this may not be the 

end of the journey – this same individual may move into long-term supportive housing if their 

health deteriorates, or into an emergency shelter or short-term supportive housing if their financial 

resources or living situation changes. This individual may never choose to move into ownership 

housing in their lifetime if it does not align with their goals or means.  

The Housing Wheelhouse recognizes that, in reality, people’s housing needs change throughout 

their lives, this change may not always be linear, and homeownership is not the ultimate goal for 

everyone. The Wheelhouse reflects that a complete housing stock needs to include a variety of 

types and tenures, in order to meet the diverse needs of residents from different socio-economic 

backgrounds and at every stage of their lives. The Wheelhouse includes:  

» Emergency shelters: temporary shelter, food, and other support services. Includes 

emergency shelter for women and children fleeing violence. 

» Short-term supportive housing: stable housing along with support services as a transitional 

step between shelters and long-term housing (with typical stays of two to three years). 

This may include second stage housing.  

» Ownership housing: includes fee simple homeownership, strata ownership, multi-unit and 

single-detached homes, and shared equity (such as manufactured homes or housing co-

operatives). 

» Long-term supportive housing: long-term housing with support services ranging from 

supportive care to assisted living and residential care. 

» Rental housing: includes purpose-built long-term rental apartments, private rental 

townhomes, secondary suites, carriage homes and single-detached rental homes. 

» Subsidized rental housing: rental homes subsidized through monthly government 

subsidies or one-time capital grants. 
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Figure 1. The Housing Wheelhouse (City of Kelowna, 2017) 

 

 

Figure 2. The Housing Continuum (Township of Langley, 2016) 

 

 

 

1.4 Preparing this Report 

This report is based on a background document review, analysis of quantitative data, and 

community engagement. It draws on the Township’s existing policy context, available statistical 

data on demographics and housing, and the knowledge and expertise contributed by community 

members, key informants and others.   

An equity approach was used to analyse available data and throughout engagement. The intent 

of this report is to identify the housing needs of individuals of all ages and life circumstances, with 

a particular focus on community members who are struggling or unable to meet their housing 

needs independently or through options available in the housing market. 
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Equity considerations are important to this report because 

housing is a human right, enshrined in Canadian law, to which all 

groups should have equal access and opportunity.1 Equity is 

about “the fair distribution of opportunities, power, and resources 

to meet the needs of all people, regardless of age, ability, gender, 

culture or background.”2 Generally, equity-seeking groups are 

people who have been systemically disadvantaged and excluded. 

These groups may face extra barriers in accessing affordable, 

suitable, and adequate housing. Considering equity can help 

ensure these groups benefit from housing policies, programs, services, or initiatives, from which 

they may otherwise be excluded. 

1.4.1 Background Document Review 

A background document review of existing Township plans and strategies was completed to 

generate a foundational understanding of the current housing situation and context. Previous 

housing work and resources prepared by the Township, as well as other plans, policies, and 

resources with content related to housing such as the OCP, Housing Action Plan, Age-friendly 

Strategy, Sustainability Charter, and documents from the ongoing Social Sustainability Strategy 

process were reviewed. 

1.4.2 Quantitative Data: Sources and Limitations 

This report contains quantitative data from the following sources: 

» Statistics Canada 2006, 2011, and 2016 Censuses and 2011 National Household Survey

» Canadian Mortgage and Housing Corporation (CMHC)

» BC Housing

» BC Assessment

» Fraser Valley Real Estate Board

» Real Estate Board of Greater Vancouver

» Metro Vancouver Regional District

» Social Planning and Research Council of BC (SPARC)

» Township of Langley

Much of this data was accessed through the Ministry of Municipal Affairs and Housing datasets 

prepared for the Housing Needs Reports in BC, while supplemental data was made available by 

the Township. 

1 The full bill can be reviewed here: https://www.parl.ca/LegisInfo/BillDetails.aspx?Language=E&billId=10404016 

2 From the PlanH Healthy Housing Action Guide, available here: https://planh.ca/sites/default/files/tools-
resources/healthyhousing_guide_web_v1.0.pdf 

Equity and inclusion are 

important to the Township 

and align with other 

policies and initiatives, 

such as the OCP and 

Social Sustainability 

Strategy (in progress). 

https://www.parl.ca/LegisInfo/BillDetails.aspx?Language=E&billId=10404016
https://planh.ca/sites/default/files/tools-resources/healthyhousing_guide_web_v1.0.pdf
https://planh.ca/sites/default/files/tools-resources/healthyhousing_guide_web_v1.0.pdf
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There are limitations to the quantitative data used in this report; significant known limitations are 

outlined below: 

» This report uses a combination of Custom Census datasets organized by the Ministry of 

Municipal Affairs and Housing and the standard Census data available online. These vary 

slightly: custom datasets count the population in private households, which is less than the 

total population.3 Standard Census Profile data was used as a baseline with custom 

datasets used for analyses of variables broken out by tenure, because standard Census 

data does not provide separate statistics for renter households versus owner households. 

While the combination of data results in less consistency in this report, it is more 

representative of the actual community context.  

» Statistics Canada uses a rounding algorithm, which can result in discrepancies in values 

presented in this report, including in charts and tables. Each individual value, total, and sub-

total is randomly rounded either up or down to a multiple of '5' or '10.' When data are 

summed or grouped, the total value may not match the individual values. Percentages are 

calculated on rounded data and therefore may not add up to 100%.4 This is especially 

noticeable when different tabulations are compared (e.g., number of households by family 

type versus number of households by tenure).  

» Due to the voluntary nature of the 2011 National Household Survey, 2011 data from 

Statistics Canada is considered less reliable and should be used with caution when 

interpreting trends.  

» Population and household projections contained in this report are based on assumptions 

available to us in 2020 and represent a plausible scenario should the assumptions remain 

true over time. Because there has not been a mandatory population count since the 2016 

Census, the 2020 figures used as the baselines for these projections were calculated using 

data from the 2016 Census and projections from Metro Vancouver. Actual growth of the 

community is highly connected to growth in the region, availability of housing, and jobs in 

the community and may differ from these projections. 

1.4.3 Qualitative Data: Community Engagement 

Community engagement was conducted throughout the process to share information about the 

project and to collect feedback from a range of individuals. Engagement was guided by a 

Communications and Engagement Strategy and was designed to be inclusive and equitable with 

the goal of digging deeper into the local realities of housing needs, strengths, challenges, and 

opportunities as they are experienced by key informants and community members in the 

Township. 

Through engagement, the Township was able to:  

» Gain insight and depth on initial findings from the quantitative data analysis 

                                                

3 Analyses in this report that are based on custom datasets exclude individuals who have a usual place of residence 
elsewhere in Canada or abroad, as well as those living in commercial, institutional, or communal dwellings (e.g., 
nursing homes, rooming houses, staff residences, hospitals, hotels, etc.). For the Township, this is a difference of 
1,450 people.  

4 For more information, see: https://www12.statcan.gc.ca/census-recensement/2016/dp-pd/prof/about-apropos/about-
apropos.cfm?Lang=E&wbdisable=true#:~:text=Random%20rounding,'5'%20or%20'10.&text=As%20a%20result%2C
%20when%20these,sub%2Dtotals%20are%20independently%20rounded. 

https://www12.statcan.gc.ca/census-recensement/2016/dp-pd/prof/about-apropos/about-apropos.cfm?Lang=E&wbdisable=true#:~:text=Random%20rounding,'5'%20or%20'10.&text=As%20a%20result%2C%20when%20these,sub%2Dtotals%20are%20independently%20rounded.
https://www12.statcan.gc.ca/census-recensement/2016/dp-pd/prof/about-apropos/about-apropos.cfm?Lang=E&wbdisable=true#:~:text=Random%20rounding,'5'%20or%20'10.&text=As%20a%20result%2C%20when%20these,sub%2Dtotals%20are%20independently%20rounded.
https://www12.statcan.gc.ca/census-recensement/2016/dp-pd/prof/about-apropos/about-apropos.cfm?Lang=E&wbdisable=true#:~:text=Random%20rounding,'5'%20or%20'10.&text=As%20a%20result%2C%20when%20these,sub%2Dtotals%20are%20independently%20rounded.
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» Collect ideas from key informants and community members about housing needs, 

challenges, and opportunities 

» Provide opportunities for the public to learn about the process and share their personal 

experiences and observations about housing needs  

Engagement consisted of four focus groups, seven key informant interviews, and a digital 

storytelling campaign, conducted in the first quarter of 2020:  

» Focus groups for (1) the development community and (2) non-profit agencies and other 

service providers were held at Fire Hall #6 in the Township of Langley. Another focus 

group was hosted for people with lived experience of homelessness and housing 

insecurity at Creek Stone Place, a supportive housing development in the Township. The 

fourth focus group, for the real estate community, was held online in response to 

requirements for social distancing as a result of the COVID-19 pandemic.  

» Key informant interviews targeted those who were able to provide deeper information 

about particular areas and populations of need within the Township. There were seven 

interviews conducted with representatives from various groups including local educational 

institutions, Kwantlen First Nation, business representatives, and community-based 

service organizations.  

» A digital storytelling platform was created on the Township of Langley’s webpage and was 

open for community submissions from March 10, 2020 to April 5, 2020. Through the 

platform, community members were asked to share their experiences of accessing and 

maintaining a place to live within the Township. 

Engagement findings are woven throughout the report, with key takeaways highlighted in call-out 

boxes. Appendix D contains the full Engagement Summary Report. 
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1.5 Using this Report 

Throughout this report, data from the 2006, 2011, and 2016 Censuses along with comparisons to 

the Metro Vancouver region are used as a starting point for analysis. The data and commentary 

contained in the body of this report highlight key data and considerations, in order to help inform 

future actions on housing and community planning. More than 50 data indicators must be 

collected to meet the Housing Needs Reports requirements mandated by the Province of BC; all 

of this data is presented in Appendix B. The body of this report does not describe all of these 

indicators, rather, it provides an overview of the current and future housing needs in the Township 

through graphs, tables, and commentary. It also provides additional data and findings beyond 

what is required by the province, to provide a more fulsome picture of housing in the Township.  

Figures, charts, and tables in this report are used strategically, where they can help highlight and 

communicate data findings. For some indicators, charts include a regional comparison to Metro 

Vancouver. This offers additional context and a benchmark for comparison. For some indicators, 

where there is a discernable trend over time or where it is useful to show historical data, charts 

include data from the 2006 and 2011 Censuses and 2011 National Household Survey. In some 

cases, data collected in the 2011 National Household Survey is incompatible with 2006 and 2016 

Census data and cannot be used for comparison.  

For clarity and depending on the content and scale of data being represented, charts may be 

labelled with absolute numbers, proportions, or both. If the chart is plotted according to absolute 

number and is labelled with both number and proportion, the label will read absolute number first, 

followed by the proportion this represents in parentheses. If the chart is plotted according to 

proportion and is labelled with both number and proportion, the label will read proportion first, 

followed by the absolute number this represents in parentheses. On charts showing comparison 

to regional data, absolute numbers are provided for the Township only.  

Trends to Monitor 

In addition to the limitations and methods described above, emerging trends and issues add 

further uncertainty to the assessment presented in this report. Population, household, and 

housing projections are only able to provide a sense of trend should current assumptions 

remain the same over time. In reality, population growth and housing needs are highly 

dependent on unpredictable external factors.  

The recent COVID-19 pandemic has caused widespread loss of employment across the globe 

and will likely have ongoing impacts for years to come. The implications are difficult to assess 

right now, as we are currently in the early stages. However, it is anticipated that both the 

housing and labour markets in the Township will experience short- and long-term impacts to 

growth and development. Immediate response efforts by the federal and provincial 

governments are being focused on lower and middle-income households who are expected 

to experience the worst impacts.  

In short, housing needs are subject to external influences beyond the Township’s control or 

ability to foresee. It is suggested that the findings in this report be used as a guide to inform 

future planning and decision-making, rather than a definitive record of community conditions 

and housing needs.  
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Themes from engagement have been woven throughout this report, where they help to clarify, 

provide additional context, or emphasize quantitative findings.  

A glossary with useful terms is provided in Appendix A. Terms that are bold in the report are 

defined in the Glossary.  

2.0  Demographic Profile 

Understanding the past, current, and future demographics of a community is crucial to 

understanding its housing needs. Ages and stages of life are directly related to the types of 

housing that are needed. The demographic context of the Township is summarized in this section 

using data from the standard Census Profiles where possible, supplemented by data from the 

Custom Census datasets published by the Ministry of Municipal Affairs and Housing (MAH) and 

the monthly Township building permit statistics prepared by the Township’s Community 

Development Division.  
2  

 

2.1 Population 

In 2016, the population of the Township was 117,285 people (Figure 3). Between 2006 and 2016, 

the population of the Township grew more quickly compared to the Metro Vancouver region as a 

whole. Over this period, the population in the Township increased by 25%, compared to 16% in 

Metro Vancouver.  

Figure 3. Population, 2006 to 2016 

 

Source: Statistics Canada Census Program, Census Profiles 2006, 2011, 2016 

Based on the Township's building permit data since the 2016 Census, the 2020 population is 

estimated to be 134,920. 
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2.1.1 Age Profile 

In 2016, the population of the Township had a higher proportion of children and youth (aged  

0-19) compared to the region overall: 25%, compared to 21% in Metro Vancouver (Figure 4). 

There was a smaller proportion of younger adults (aged 20 to 39) living in the Township than in 

the region (24% compared to 28%). Generally, the proportion of seniors (aged 65+) is 

comparable to the region as a whole.  

Figure 4. Proportional Distribution of Age Groups, 2016 

 

Source: Statistics Canada Census Program, Census Profile 2016 

Despite having more children and youth compared to the region, the Township is still experiencing 

the general aging trend seen in the Metro Vancouver region and across the country. Over the 

past three Census periods, the median age increased slightly, from 39.1 to 40.6, and the 

proportion of seniors increased, from 11% to 16% (Figure 5). That said, due to overall population 

growth, the absolute number of people falling within all age groups increased between 2006 and 

2016.   
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Figure 5. Age Composition (Proportion and Number), Langley Township, 2006 to 2016 

 

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal 

Affairs and Housing 

2.1.2 Mobility 

In 2016, a larger proportion of households in the Township (86%) were living at the same address 

as five years ago (non-movers) compared to a smaller proportion of households (14%) who were 

living at a different address (movers). These proportions are similar to Metro Vancouver overall.  

Figure 6. Proportions of Movers and Non-Movers (Five-Year Trend), 2016  

 

Source: Statistics Canada Census Program, Census Profile 2016 
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When looking at these movers (i.e., households who moved between 2011 and 2016), 

the Township had a larger proportion who were moving into the Township from elsewhere 

(“migrants”) and a smaller proportion who were moving within the Township (“non-migrants”) 

compared to the regional average.5 Of the migrants, the Township received higher proportions 

of people moving from elsewhere in BC (“intraprovincial migrants”) and lower proportions of 

recent immigrants to Canada (“external migrants”) compared to the regional average (Figure 7). 

Engagement findings indicate immigrants often move to the Township after first living 

elsewhere in the Metro Vancouver region.   

 Figure 7. Proportions of Movers by Origin (Five-Year Trend), 2016 

Source: Statistics Canada Census Program, Census Profile 2016 

The number of people living in the Township who identify as a visible minority more than doubled 

between 2006 and 2016, with over 21,000 residents identifying as a visible minority in 2016 

compared to 9,280 in 2006. The Township has consistently had lower proportions of residents 

who identify as visible minorities compared to the region. In 2016, 19% of the Township’s 

population was comprised of visible minorities, compared to 49% in Metro Vancouver as a whole 

(Figure 8). 

5 Regardless of Census geography, non-migrants are people who did move but remained in the same city, town, 
township, village or Reserve. Please see the Glossary in Appendix A for more information. 
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Figure 8. Population Identifying as a Visible Minority (Proportion and Number), 2006 to 2016 

 

Source: Statistics Canada Census Program, Census Profiles 2006 and 2016 and National Household 

Survey, 2011 

2.1.3 Post-Secondary Students 

There are two post-secondary institutions located in Langley: Trinity Western University (TWU) in 

the Township of Langley and Kwantlen Polytechnic University (KPU) in the City of Langley. Both 

institutions saw an increase in the number of students enrolled at their campuses in Langley 

between 2015 and 2019. 6 

There were 3,859 students enrolled at TWU in the academic year 2018 / 2019, of which 1,116 

students (29%) were living in on-campus housing. Currently, on-campus housing is only available 

for undergraduate students and no graduate housing is available. TWU saw an overall average 

annual growth of 4% or 172 students between 2015 and 2019 (Figure 9). TWU staff have indicated 

that demand for on-campus student housing exceeds supply. 

KPU’s City of Langley campus saw an overall average annual growth of 5% or 207 students 

between 2015 and 2019 (Figure 9). In the 2018 / 2019 academic year, there were 5,066 students 

enrolled. 26% of these students (1,322) lived in Langley.7  

 

                                                

6 For the purposes of this report (i.e., to provide a sense of student housing need in the Township), enrollment data for 
both institutions has been used instead of full-time equivalent (FTE) enrollments. This is for a number of reasons. 
Because TWU is a private institution, FTE enrollment data is not available from the Ministry of Advanced Education, 

Skills, and Training. While FTE data is available for KPU, it has not been used in this analysis because it is not 
directly comparable to enrollment data from TWU and does not provide as accurate a picture of how many students 
are attending the institution. For example, one FTE can be generated by two students each taking part-time courses, 
which would equal two student enrollments. FTE data for KPU is not included to fulfill provincial requirements for this 
report, as the KPU campus is in the City of Langley and FTE data for KPU is only available for all KPU campuses 
located throughout the Lower Mainland.  

7 Data was not available for the number of students residing in the Township of Langley only. 
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Figure 9. Post-Secondary Institution Enrollment (i.e., Head Count), Langley, 2015 to 2019 

 

Source: Trinity Western University and Kwantlen Polytechnic University, 2020 

There are no residences offered to students at the KPU Langley campus. KPU focusses on 

applied and technical skills training and there are many programs directed to students who are 

already working but looking to upgrade their skills and/or complete apprenticeship requirements. 

This creates a unique student housing need while students attend classes for up to 3 months and 

may require short-term housing during this time.  

Engagement findings indicate that students from both TWU and KPU are struggling to find smaller 

affordable housing options that are close to campus or located close to transit. Particularly, the 

need for more studio and 1-bedroom units was identified.   

2.1.4 Key Takeaways: Population  

» The population of the Township has seen steady growth since 2006, which has occurred 

at a faster rate compared to the Metro Vancouver region overall. The Township receives 

a larger proportion of people moving to the community from elsewhere in the province 

compared to the Metro Vancouver average. 

» While there are higher proportions of children and youth in the Township compared to the 

region, the population is also aging, consistent with regional and national trends. 

» There were 8,925 students enrolled at Trinity Western University (TWU) in the Township 

and Kwantlen Polytechnic University (KPU) in the City of Langley in the 2018 / 2019 

academic year. 29% of TWU students lived in on-campus housing. 26% of KPU students 

lived in Langley. Engagement findings suggest there is a lack of affordable and 

appropriate rental housing to meet the needs of students. 
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2.2 Households 

The information presented in this section is about households, referring to the person or people 

living in a single housing unit. Together, all occupants of one housing unit form a household and 

do not have a usual place of residence elsewhere. A household can be thought of, for example, 

as a family, a group of roommates, or a single individual living alone. Although the number of 

housing units, or the overall housing stock of a community generally matches the number of 

households, information about housing stock is distinct and is presented later in the report.8   

In 2016, there were 41,985 households in the Township. This was an increase from the past two 

Census periods. Like population, over this period, there was a larger percent increase in the 

number of households in the Township compared to Metro Vancouver. Between 2006 and 2016, 

the number of households increased by 26% in the Township, versus 18% in Metro Vancouver.  

 

Figure 10. Households, 2006 to 2016 

 

Source: Statistics Canada Census Program, Census Profiles 2006 and 2016 and National Household 

Survey, 2011 

2.2.1 Household Composition 

Over the last three Census periods, the Township had an average of 2.8 persons per household. 

This is slightly higher than the average number for Metro Vancouver, which ranged from 2.5 to 

2.6 persons per household. The distribution of household sizes in the Township remained fairly 

stable across the past three Census periods (Figure 11). 

 

                                                

8 Please see the Glossary in Appendix A for more information on the difference between households, housing, and 
housing units.  
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Figure 11. Proportions of Households by Size, Langley Township, 2006 to 2016 

 

Source: Statistics Canada Census Program, Census Profiles 2006 and 2016 and National Household 

Survey, 2011 

Compared to the region, the Township had a lower proportion of 1-person households and a 

higher proportion of all other (larger) household sizes (Figure 12).  

 

Figure 12. Proportions of Households by Size, 2016 

 

Source: Statistics Canada Census Program, Census Profile 2016 
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The most common type of household in the Township in 2016 was couples with children (32% of 

all households), closely followed by couples without children (27%) (Figure 13). Compared to the 

region, the proportion of non-Census family households, such as people living alone or with 

roommates, was lower in the Township (23% compared to 34%). 

 

Figure 13. Proportions of Households by Type, 2016 

 

Source: Statistics Canada Census Program, Census Profile 2016 

2.2.2 Age of Primary Household Maintainer  

The primary household maintainer is the first person listed on the Census who pays the rent or 

mortgage, taxes, electricity bill, and so on for the dwelling. In the case of a household where two 

or more people are listed as household maintainers, the first person listed by the respondent is 

chosen as the primary household maintainer. The age of primary maintainer provides insight into 

households in the Township.  

In 2016, there was a larger proportion of homes owned by primary maintainers aged 25 to 44 

compared to Metro Vancouver (Figure 14). Findings from engagement activities suggest this 

could be reflective of the larger selection of affordable or suitable housing options for younger 

adults – such as first-time homebuyers and / or young families – in the Township’s housing market 

compared to other communities in the region. 
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Engagement Highlight 

The Township is generally considered to be a very family-friendly community, with many 

single-detached homes and townhouses, and community amenities and services like 

recreation facilities and good schools. However, renter families are finding it challenging to 

access affordable housing options, especially in locations well-served by transit or otherwise 

accessible to these facilities.  



 

Township of Langley Housing Needs Report Page | 26 

Figure 14. Proportions of Owner Households by Primary Maintainer Ages, 2016 

 

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal 

Affairs and Housing 

Between 2006 and 2016, the proportion of owner households with a primary maintainer between 

the ages of 35 and 54 decreased, while the proportion of owner households with a primary 

maintainer between the ages of 55 and 74 increased (Figure 15).  

Figure 15. Proportions of Owner Households by Primary Maintainer Ages, Langley Township, 2006 to 

2016 

 

Source: Statistics Canada Census Program, Census Profiles 2006 and 2016 and National Household 

Survey, 2011 
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The proportion of primary maintainers aged 15 to 34 who were renting in the Township in 2016 

was noticeably lower than the regional average (Figure 16). This could be reflective of various 

factors, such as the lower overall proportion of young adults, the higher proportion of primary 

maintainers aged 25 to 34 who owned their home, and / or a lack of appropriate rental options for 

this group. Another difference is the proportion of people aged 75 and older in the Township who 

were primary maintainers of rental households compared to the region. In 2016, 8% of rental 

households were led by those aged 85 or older, compared to 6% in Metro Vancouver.  

Figure 16. Renter Households by Primary Maintainer Ages, 2016 

 

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal 

Affairs and Housing 

Between 2006 and 2016, there was an increase in the proportion of renter households maintained 

by people aged 65 to 74 (Figure 17).  
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Figure 17. Proportions of Renter Households by Primary Maintainer Ages, Langley Township, 2006 to 

2016 

 

Source: Statistics Canada Census Program, Census 2006 and 2016 and National Household Survey, 

2011 

2.2.3 Household Tenure 

Over the past three Census periods, the Township had higher rates of homeownership compared 

to the region (Figure 18). In 2016, 34,640 households, or 83%, reported owning their house, 

compared to 64% in Metro Vancouver. There were 7,340 renter households in the Township, 

representing 17% of all households.  

In the Township, the proportions of owner households declined slightly between 2006 and 2016 

(Figure 18). Over this time, there was a 3% decrease in the proportion of owner households and 

a corresponding increase in the proportion of renter households.  

Figure 18. Household Tenure (Proportion and Township Number), 2006 to 2016 

 

Source: Statistics Canada Census Program, Census Profiles 2006 and 2016, and National 

Household Survey, 2011 
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2.2.4 Households in Subsidized Housing 

In 2016, 8% of renter households in the Township were subsidized.9 This is lower compared to 

the regional proportion, which was 13%. The number of subsidized renter households in the 

Township increased by 140 between 2011 and 2016. Due to growth in the overall number of 

renter households, the proportion of subsidized households remained the same. Data for 

subsidized renter households is not available for 2006.  

Figure 19. Subsidized Renter Households Compared to all Renter Households (Proportion and Township 

Number), 2011 and 2016 

 

Source: Statistics Canada Census Program, Census Profile 2016 and National Household Survey, 2011 

Information gathered through engagement indicates that residents of Langley more commonly 

accessing housing supports and services in the City of Langley, because it has a more well-

established service hub.  

2.2.5 Key Takeaways: Households 

» Like population, the number of households in the Township has grown steadily since 2006 

and at a faster rate compared to Metro Vancouver as a whole.  

» Households in the Township are larger compared to the Metro Vancouver average. In 

2016, there were more Census families, especially couples with and without children (59% 

compared to 48%) and fewer one-person households (20% compared to 29%).   

» The Township has a high rate of homeownership: 83% of households were owned in 2016. 

Compared to Metro Vancouver, there are higher proportions of owner households 

maintained by younger demographics.  

» The proportion of owner households declined slightly between 2006 and 2016. There was 

a 3% decrease in the proportion of owner households and corresponding increase in the 

proportion of renter households.  

                                                

9 Subsidized households are those households who are using supports such as: rent geared to income programs, 
social housing, public housing, government-assisted housing, non-profit housing, rent supplements and housing 
allowances. For more information, see https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/dwelling-
logements017-eng.cfm 
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3.0  Income and Economic Profile 

Like demographics, income and employment influence the types of housing needed in a 

community. The economic context of the Township is summarized in this section using data from 

the standard Census Profiles where possible, supplemented by data from the Custom Census 

datasets published by MAH. All data is derived from the 2006, 2011, and 2016 Censuses and 

2011 National Household Survey.  
3  

3.1 Household Income 

In 2016, the median before-tax household income in the Township was $90,815, which was 

noticeably higher than the median income in Metro Vancouver as a whole ($72,585) (Figure 20).  

Median income in the Township grew more rapidly between 2011 and 2016 (9%) than it did 

between 2006 and 2011 (1%) (Figure 20). However, it is unclear what impact changes to Census 

data collection in 2011 may have had on responses to income, so income data from 2011 should 

be treated with some caution. Overall, incomes increased by about 10%, or 1% per year, between 

2006 and 2016. Metro Vancouver’s median income grew at a more consistent pace over both 

periods (5%), but at the same overall average (about 1% growth per year). 

Figure 20. Median Household Incomes, 2006 to 2016 

 

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal 

Affairs and Housing 
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There was a higher proportion of households with before-tax incomes of $100,000 or more in the 

Township, compared to the region (Figure 21).  

Figure 21. Proportion of Households by Income Groups, 2016 

 

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal 

Affairs and Housing 
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The median renter household income in a community is often much lower than the median owner 

household income. In the Township, the median income of owners was higher than the overall 

median, while the median income of renters was lower (Figure 22). Between 2006 and 2011, 

owner household median incomes grew more slowly (1%) compared to renter household median 

incomes (4%). Between 2011 and 2016, the median income of owner households increased twice 

as much as the median income of renter households (12% compared to 6%).  

Figure 22. Median Income by Tenure, Langley Township, 2006 to 2016 

 

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal 

Affairs and Housing 

Over the past three Census periods, the proportion of owner households falling within higher 

income groups ($100,000 or more) increased (Figure 23).  

Figure 23. Proportions of Owner Households by Income Groups, Langley Township, 2006 to 2016 

 

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal 

Affairs and Housing 
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