
CORPORATION OF THE CITY OF VERNON 
                   
 

AFFORDABLE HOUSING ADVISORY COMMITTEE 
 

WEDNESDAY, JANUARY 13, 2021 @ 4 P.M. 
 

VIA ZOOM 
 

A G E N D A   
 
 
 

 

1) ELECTION OF CHAIR AND VICE CHAIR 
 

2) ADOPTION OF AGENDA 
 
3) ADOPTION OF MINUTES 
 

March 30, 2020 (attached) 
 
4) UNFINISHED BUSINESS: 

 
a) Habitat for Humanity - Update 
 

5) NEW BUSINESS: 
 
a) Housing Needs Assessment – Workshop (Memo attached)   
 

6) INFORMATION ITEMS: 
 

Review of Terms of Reference and Bullying and Harassment Policy (both attached) 
 

7) DATE OF NEXT MEETING: 
 

The next meeting is to be announced  
 

8) ADJOURNMENT 

 



 
'  H7n   

THE CORPORATION OF THE CITY OF VERNON 

MINUTES OF  

THE AFFORDABLE HOUSING ADVISORY COMMITTEE 

MONDAY, MARCH 30, 2020 
 

PRESENT: 
 
 
 
 
 
 
 
 

ABSENT: 
 
 
 
 

STAFF: 
 

 

VOTING 
Councillor Kelly Fehr  
Councillor Kari Gares 
Jake Russell, Community at Large representative 
Kimberly Fuller, Community at Large representative 
Brad Stinn, Building representative 
Glory Westwell, Habitat for Humanity 
 
Councillor Paul Britton, City of Armstrong 
Colleen McEwan, Interior Health Authority 
Annette Sharkey, Social Planning Council 
Catherine Lord, Seniors Rep. 
 
Roy Nuriel, Staff Liaison, Economic Development Planner 
Janice Nicol, Legislative Committee Clerk 
 

ORDER The Committee Clerk called the meeting to order at 4:04 p.m. 
 

ELECTION OF CHAIR 
AND VICE-CHAIR 
 
 

Nominations for the position of Chair and Vice-Chair for 2020 were 
called for. 
 
The Committee agreed to re-affirm Councillor Fehr as Chair and 
Councillor Gares as Vice-Chair for 2020. 
 

ADOPTION OF 
AGENDA 

Moved by Brad Stinn, seconded by Glory Westwell; 
 

THAT the agenda for Monday, March 30, 2020 for the    
Affordable Housing Advisory Committee meeting be adopted. 
 

 CARRIED. 

ADOPTION OF 
MINUTES 
 

Moved by Glory Westwell, seconded by Jake Russell: 
 
 THAT the minutes of the December 5, 2019 Affordable 
 Housing Advisory Committee meeting be adopted. 
 
 CARRIED. 
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 UNFINISHED BUSINESS: 
 

 none 

 NEW BUSINESS: 

SHORT-TERM 
RENTAL 
REGULATIONS 
 

The Economic Development Planner reviewed the Short-term 
Rental regulations PowerPoint.  The following points were noted: 
 

 Short-term rental issues was presented to Council a few 
months ago and permission was requested for public 
consultation 

 Plan to hold open houses remotely and have online platforms 
for input 

 Short-term Rental (STR) – accommodation is defined as 
private, residential dwelling (or part of dwellings) that are 
rented to provide sleeping accommodation to a person or 
person on a temporary basis (less than 30 days, with daily or 
weekly rates) 

 The Zoning Bylaw does not currently allow for short-term 
rentals except in the C10 and C10A Zones 

 There has seen huge growth in short term rental in last 10 
years, both within Vernon and worldwide 

 There are now more than 150 online platforms for booking 
short-term rentals 

 Many municipalities are starting to draft guidelines as it is 
having a significant impact on communities 

 Within Vernon’s boundary we have 275 active short term 
rental units and over 340 active listings, median nightly rate 
is $136 

 Types of dwelling used as short term – 74% part of single 
family, 19% multi-family and 7% unknown 

 89% are short-term renting of an entire house – these houses 
are now removed from the inventory for long-term rentals in 
the City of Vernon 

 There is a 15% year over year of listings and 23% year over 
year of rental unit growth 

 Investors purchasing properties for short-term rental 
 There are benefits for short-term rentals (more 

accommodation options, cultural exchange of 
residents/visitors, increase and/or maintain property values, 
etc) but they displace long-term tenants, alter neighbourhood 
character and raise legitimate parking, noise, safety, trash 
and fairness concerns. 

 Vernon’s vacancy rate is currently 1.9%, with 89% of short-
term rentals being the entire dwelling unit – may be impacting 
rental availability  
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 Important to identify Stakeholders – both internal and 
external 

 There are three key questions to consider as part of the 
survey on EngageVernon 

 The information will be emailed out to the Committee with a 
link to the EngageVernon platform for survey completion. 

 If you have any other input, please contact Roy Nuriel. 
 
The Committee provided the following input: 

 This program may be impossible to manage as secondary 
suites aren’t being managed right now and the City simply 
doesn’t have enough staff 

 Important to define if Vernon wants short-term rentals, if 
yes, where should they be located 

 Need to determine if they will be charged business license 
fees 

 Short-term rentals should be regulated as they will exist 
regardless 

 Agreement that Vernon needs this type of short-term rental 
 Suggestion that the business license should regulate what 

type of short-term rentals 
 Stratas can decide whether or not to permit short-term 

rentals, once it is regulated by the City but not before 
 Would be helpful to know how many strata developments in 

Vernon 
 Concern about segregation and creating bylaws that will not 

be followed 
 Concern that by allowing short-term rentals, access to 

affordable housing will suffer 
 Short-term rentals so be regulated in such a way that 

renting long-term is more attractive 
 Need to be careful not to impact those that are renting out a 

portion of their homes short-term as extra revenue 
 Most other jurisdictions require business licences for short-

term rentals, this would be beneficial for gathering data 
 Will be brought back to the Committee in May or June 

following public consultation. 
 

 Moved by Councillor Gares, seconded by Kimberly Fuller: 
 

THAT the Affordable Housing Advisory Committee receives 
the presentation on Short-term Rental Regulations for 
information. 
 

 CARRIED. 
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 INFORMATION ITEMS: 
 

 The Committee reviewed the Bullying and Harassment Policy and 
the Committee’s Terms of Reference. 
 

 Moved by Kimberly Fuller, seconded by Glory Westwell: 
 

THAT the Affordable Housing Advisory Committee receives 
the Bullying and Harassment Policy and the Committee 
Terms of Reference for information. 
 

 CARRIED. 
 

NEXT MEETING The next meeting will be scheduled pending agenda items.  
 

ADJOURNMENT 
 

The meeting adjourned at 5:19 p.m.  
 

 CERTIFIED CORRECT: 
 
 
 
 
_________________________Chair 
 

 



THE CORPORATION OF THE CITY OF VERNON 

MEMORANDUM TO COMMITTEE 

SUBMITTED BY:  Daniel Sturgeon 
Long Range Planner 

COMMITTEE MEETING DATE: January 13, 2021 
REPORT DATE: January 8, 2021 
FILE:  6441-20 

SUBJECT: HOUSING NEEDS ASSESSMENT AND HOUSING POLICY NEXT STEPS 

This memorandum introduces the Regional District of North Okanagan (RDNO) Housing Needs 
Assessment (HNA) to the Committee and discusses the process to develop a housing implementation 
strategy and associated action steps.   

The HNA was received by Council at their Regular Meeting of December 14, 2020 and subsequently 
referred to the Affordable Housing Advisory Committee for information.  

The final HNA includes a regional overview chapter (Attachment 1) containing population growth and 
housing need projections for the entire North Okanagan Regional District. The HNA includes separate 
chapters for each of the six member municipalities and five electoral areas. (Data was collected for the two 
First Nation communities within the RDNO however it was insufficient to be able to form conclusions). The 
City of Vernon chapter (Attachment 2) includes commentary on the data and Vernon statistics.  

The HNA provides an understanding of the type and quantity of housing that the City will require over the 
next decade. This data can inform targeted new policies addressing housing shortages and cost.  In terms 
of specific gaps and needs, the HNA report identifies: 

I. An expected growth of approximately 200+ households per year within the City; 

II. A total of 2,330 households (13.5%) in the City are in core need, which means they are
spending more than 30% of their income on housing.

III. Over half of those 2,330 households (1,225) are in extreme core need, spending more than
50% of their income on housing;

IV. Core housing need is expected to expand by a further 29 households annually;

V. 42% of dwellings have more than two bedrooms, but 72% of all dwellings have two or fewer 
people, suggesting a need for smaller dwellings; 

VI. Nearly 40% of all households are between the age of 45 – 64 suggesting that either
existing housing stock will need to be adapted for seniors, or new seniors housing will need
to be built;

VII. Median household renter income ($32,976) is lower than the necessary median income
($38,300) to buy an apartment (based on payment to income ratio of 30%). The necessary
median household income for semi-detached ($78,600) and single family homes
($156,800) is unattainable for renters;

VIII. When comparing household renter income to rental stock, there is a shortage of over 1,000
apartments in the <$500/month rental range; and
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IX. The HNA estimates that approximately 28% of new dwellings should be 1 to 1.5 bedroom 
(apartments), 45% should be 2 bedrooms (apartment, townhouse or small house) and 27% 
should be 3 or more bedrooms.  

 
Council has directed administration to develop goals, targets, and a housing affordability and attainability 
implementation plan. Administration intends to complete this process of the winter/spring and report back 
to Council in June 2021. Input from the Committee will be integral to this.  
 
The first step in this process is to develop specific goals.  These goals would be based upon the gaps 
identified in the HNA.  Goal categories would then be used to identify and prioritize specific actions to be 
taken in response to the affordability and shortage issues identified in the HNA.  
 
Planning staff have prepared initial theme areas for goals, based on the HNA.  Those initial categories are 
as follows: 
 

Category Description 

Accessible housing for all stages of life 

Vernon’ s population is older than the BC average, and 
contains a larger cohort in the 46 – 64 range. It will be 
important to provide housing for this aging population 
which remains flexible and adaptive for following 
generations.  All housing also needs to accommodate 
those with special needs.  

Rental housing 
It is critically important to continue to increase the stock of 
rental housing, while also protecting existing rental 
housing stock.  

Attainable and appropriate 
Ensuring that housing which is approved through 
development is a cost and size that reflects Vernon’s 
residents’ income and needs is necessary.   

Capacity to deliver 

Improve our ability to provide ‘the right’ housing through 
collaboration, dialogue and partnerships with housing 
providers, housing stakeholders, and the development 
industry.  

 
A presentation will be provided to the Committee on the HNA, followed by a facilitated group 
discussion on the above categories.  Committee members will have the opportunity to provide 
input and suggested changes on the above categories.  Detailed actions will be discussed at a 
subsequent committee meeting.    
 
RECOMMENDATION: 
 
THAT the Affordable Housing Advisory Committee receive the Memorandum titled “Housing Needs 
Assessment and Housing Policy Next Steps” dated January 8, 2020 from the Long Range Planner. 
 
Respectfully submitted: 

 



- 3 - 
 
Daniel Sturgeon 
Long Ranger Planner 
 
Attachment 1 – Regional District of North Okanagan Housing Needs Assessment (Pages 1 – 51) 
Attachment 2 – City of Vernon Community Summary (Pages 164 – 182) 
Attachment 3 – City of Vernon Housing Needs Report Summary Form (Pages 183 – 186) 
 
(G:\6400-6999  PLANNING AND DEVELOPMENT\6441 COMMUNITY PLANNING - SPECIAL STUDIES\20 Special Community Planning Studies, 
filed alphabetically\Housing Needs Assessment 2020\210108_memo_AHAC_HNA and Next steps.doc) 
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INTRODUCTION 
Housing affordability and availability is one of the key challenges facing North Okanagan Communities.  
In May 2019 the Board of Directors unanimously agreed to apply for funding from UBCM to undertake 
the development of a Regional Housing Needs Assessment - acknowledging that no single community 
can address the full range of affordable housing needs of the region.  This collaborative approach has 
set the stage for a comprehensive review which will enable each community and the region as a whole 
to respond to local housing needs.  
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Purpose 
The purpose of this report is to fulfill the provincial requirement for Municipalities and Regional Districts 
to have completed a Housing Need Assessment by April 2022, and every five years thereafter. These 
reports will help local governments and the B.C. government better understand and respond to housing 
needs in communities throughout B.C. 

Local governments are required to consider their most recent housing needs report, and the housing 
information on which it is based, when: 

 Developing an official community plan or regional growth strategy,

 Amending an official community plan in relation to housing statements, map designations or
policies,

 Amending a regional growth strategy in relation to proposed housing actions, and

 Considering every five years whether a regional growth strategy must be reviewed

 This will ensure that any updates to an official community plan or regional growth strategy are
informed by the latest available housing need information.

This Housing Need Assessment will help the RDNO communities to better understand their current and 
future housing needs. This report can help identify existing and projected gaps in housing supply and 
is critical to developing an effective housing strategy or action plan. It is important to note that this report 
focusses on addressing housing need for renters and those who have been identified as experiencing 
core need, it does not address the necessary housing demand and supply for homeowners that are not 
experiencing core need. The concept of core need is further discussed in the Housing Need section of 
this report, on page 4.  

During the RDNO’s Regional Growth Strategy 5-Year Review it was acknowledged that Housing 
Affordability & Availability remains one of the key challenges facing North Okanagan Communities.  Key 
indicators include the percent of people in core housing need has remained the same (12%) from 2011 
statistics; however, the number in core need increased, in part due to population and household growth. 

This Housing Need Assessment will also support the decision- making process for the allocation of 
funding through provincial affordable housing programs.  

BC Housing, the entity responsible for those programs, considers the needs of all municipalities in the 
Province during deliberations on the location of new affordable housing projects.  The objective of such 
broad-based decision-making is to ensure that affordable housing projects are distributed fairly and 
equitably across need groups and geographic regions of the Province.  

An important part of the deliberations is identifying the level of need and demand for affordable housing 
in each target community.  Currently, in applications for funding to BC Housing, or CMHC, the task of 
identifying housing need and demand falls on the project sponsor, which in the past has resulted in 
markedly different studies.  By ensuring all communities have a consistent housing needs assessment 
model, affordable housing project evaluations and decisions will be fair to all applicants across all 
regions of the Province. 
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Scope 
This Housing Needs Assessment encompasses the RDNO’s Member Municipalities, Electoral Areas 
and First Nation communities.  The RNDO encompasses six incorporated communities, five electoral 
areas and two First Nations. Together these communities are home to approximately 84,300 people 
(2016 Census) living in 40,000 dwellings.  

The supply and demand of housing is best considered at the regional scale as it will provide a full picture 
on the region’s housing market.  A regional approach is particularly beneficial when considering the 
needs across the housing continuum, as it is unlikely that any single one of the 13 communities in the 
North Okanagan could address the full range of affordable housing needs of the region.  

It is also important to recognize that a regional housing market involves movement between 
communities based on households’ preferences and needs. When certain communities create new 
housing options, (or lack options) they may attract (or dissuade) residents from other parts of the region, 
so determining demand and need at a community scale is less useful than assessing need across the 
larger region, while still including analysis at the local community level.  

Definitions of Need and Demand 
This report addresses the issues of housing need and demand. It is important to understand the distinct 
meanings of these terms to avoid confusing one with the other.   

Housing Demand (Requirements) 
Refers to the willingness and ability to purchase a home.  Some of the factors that affect the demand 
(and requirements) for housing include:

 Economic growth and rising incomes
mean people are able to spend more
on housing

 Consumer confidence

 Interest rates

 Population

 Mortgage availability

 Cost of renting

 Community demographic profile

Household growth is derived from household composition, which is in turn driven by demographics, as 
well as population growth. An example of household composition driving housing requirements is 
children reaching an age when they want to move out of the family house into their own housing.  

The ability to pay for that housing will drive the demand for housing. Households with sufficient income 
to purchase (or rent) given current and planned pricing are identified as having effective demand. Their 
requirements and capacity to pay influence the market and stimulate new construction (supply). 

Population and household growth create requirements for new housing supply. However, this will 
stimulate a market supply response only when prospective households have effective demand.  
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Housing Need  
While housing need can be used to reflect requirements, the term has been appropriated by the concept 
of core housing need. This term is explained in the report. For the purpose of this Housing Needs 
Assessment the term “need” is used in the context of core housing need, reflecting households that 
require housing but do not have sufficient income to create effective demand. In such cases some form 
of assisted non-market housing is typically required. This includes constructing social or affordable 
housing as well as providing assistance to help cover the cost of housing (increase effective demand).  

Structure of the Report  
This report is presented with two parts: a regional level overview, which examines the housing context, 
issues and need at a more macro-regional scale, and a series of individual community level summaries 
that highlight key local issues, and where applicable variations from the regional assessment. 

The regional overview (Part 1) first reviews the population demographics and incomes and then 
compares household characteristics to the existing housing stock, including form and price or rents and 
assesses recent additions to the stock through new construction. It then examines issues of affordability, 
both in terms of access to ownership and rents versus incomes and the extent to which the existing 
distribution of the stock by rent and price range matches the requirements of the existing population. 

The assessment then details the concept of core housing need and quantifies the nature / extent of 
housing need, across the region and by community.  

Drawing on RDNO developed population projections, the assessment translates projected population 
into household growth and determines both future housing requirements as well as the likely evolution 
and potential growth of core housing need. 

Community and Stakeholder Consultation 
Following the background data analysis, a regional overview together with sub regional community 
summaries were produced as the basis for discussion with local officials and stakeholders.  

Stakeholders were invited to participate in a review and discussion of the findings, based mainly on 
data analysis, and to add interpretation and insight on local influences and factors that can help to 
explain trends in data and in the nature and volume of need.  

 



 

 

PART 1:  
REGIONAL OVERVIEW 
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The RDNO encompasses six incorporated communities, five electoral areas and two First Nations 
reserves. Together these communities are home to some 84,300 people (2016 Census) living in 40,000 
dwellings.  

Almost three quarters (72%) of the population are clustered in and around the central city of Vernon 
(including Coldstream, Electoral Areas B & C, and the Okanagan Indian Band, which Statistics Canada 
delineates as the Census Area, CA).    

 

Due to more smaller households and multiple unit dwellings, the distribution of dwellings is even more 
skewed toward the central communities, with 77% in the Greater Vernon Census Area (CA).  

In recent intercensal periods, population growth in the RDNO (3.8% 
between 2011-16) has lagged compared to the rate for BC as a 
whole (5.6%), but projections estimate that this gap will close and 
more closely track the provincial average.  

Recent data on the components of population growth suggest that 
growth in the RDNO has been on an upswing, driven by migration 
either from other parts of BC or other provinces (international 
migration is quite low).  The first chart below shows the RDNO share 
of total net migration to BC. To put this in context, RDNO accounts 
for 1.8% of the 2016 BC population. So for 2015 to 2017 this region 
gained a disproportionate share of total net migration to BC.   
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Statistics Canada. Table 17-10-0140-01 Components of population change by census division, 2016 boundaries 
The second chart reveals that in RDNO recent growth has also been significantly influenced by 
migration from other places in BC (intra-provincial migration). For 2016-18, the largest sources of inter- 
and intra-provincial migration by number are other areas of BC outside of the CMA or CA’s of 
Vancouver, Kelowna, Calgary and Edmonton. 

This upsurge commenced in 2014, coincidently with a collapse of oil sands development and thus 
reversing the prior high flows into Alberta.  
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It appears that much of the growth may be related to retirement into this region, which may also generate 
employment opportunities in support and service areas. Similarly, tourism is generating ancillary 
employment and may attract some migration.  

Against these high levels of migration, natural growth is negative as deaths exceed births. Over the last 
five years, annual deaths have exceeded births by, on average, 175. This may be attributable to the 
large retirement population in the region. 

 

Obviously, higher levels of population growth add new housing demand and requirements. It might also 
add to housing need, especially if new demand displaces or crowds out housing opportunities and puts 
pressure on rents and prices.  
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Home Values and Activity 
Data of the volume of home sales and associated prices show that as expected, in the face of this 
increased demand, there was a steady rise in both sales and prices, at least through the end of 2017.  

Median prices for detached homes increased by 11% and 10% respectively in 2016 and 2017, although 
subsequently declined (impacted by regulations such as the stress test).  

 

Detailed data on home price trends 
are not available for the individual 
communities, so in those sub-
regional summaries, the 2016 
occupant estimated home values are 
used to identify relative price levels 
in each community.  
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In the rental market there is a clear trend in declining and low rental vacancies and a pattern of 
increasing rent prices.  

Here only data for the City of Vernon is 
available as CMHC only surveys the 
purpose-built rental properties in larger 
centres. Rent and vacancy data are 
however also available for Enderby and 
Armstrong as part of their rural survey.  

The chart shows a dramatic decline in 
vacancy levels after 2013 as demand 
(largely driven by migration) increased. 
As a consequence, there was upward 
pressure on rents, especially as 
vacancies fell below 3% in 2015.  
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The Existing Housing Stock 

 

The characteristics of existing (and future) households provide an indication about the type of housing 
required in the RDNO. 

The vast majority of homes across the region are single detached, especially in the smaller 
communities. Mobile and moveable homes account for only 3% of all housing but are most prominent 
in the more distant Electoral Areas (D,E,F) and on the two First Nations Reserves.   
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There is a wider diversity of dwelling types and more renters in the urban centre of Vernon (as well 
adjoining Electoral Areas B and C). There are few apartment structures, mainly in Vernon and most of 
these are rentals – although the rented stock also includes rented single-detached homes, semi-
detached1 and duplex, row2, and moveable homes3. 

As illustrated in the new construction section (Page 19) the diversity of dwelling types in Vernon has 
been substantially increased by construction of townhomes and apartments over the last 4 years. 
Notably, in Vernon the number of new multi-unit homes in 2018-19 exceeded the number of new single 
family homes. 

Reflecting the predominance of single detached homes, these communities all have a high rate of 
homeownership, with nine of the eleven communities at or above the RDNO average of 75% (which 
compares to 68% nationally and 69% for BC). 

 

The housing stock is quite old, with only 13% of dwellings constructed since 2001.  

                                                
1 A semi-detached house is defined by Statistics Canada as one of two dwellings attached side by side (or back 
to back) to each other, but not attached to any other dwelling or structure (except its own garage or shed). A 
semi-detached dwelling has no dwellings either above it or below it, and the two units together have open space 
on all sides. 
2 A row house is defined by Statistics Canada as one of three or more dwellings joined side by side (or 
occasionally side to back), such as a townhouse or garden home, but not having any other dwellings either 
above or below. Townhouses attached to a high-rise building are also classified as row houses.  
3 Dwelling types may also include secondary suites in homes, but these are not explicitly distinguished in the 
census data. The 2011 Regional Growth Strategy did identify secondary suites and detached accessory suites 
as affordable housing options in rural areas. 
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Notwithstanding the age of the stock, only a small portion is in poor condition. On average across the 
Region, only 6% of the stock is in need of major repair.  

The Electoral Areas D, E, and F, as well as Spallumcheen and the two First Nations, are the areas 
above average in terms of need for repair. Housing condition is reviewed further under core need4. 

 

Who Lives in This Stock? 
Despite the predominance of detached dwellings (with usually three or more bedrooms) the census 
data reveal that larger households, requiring more than two bedrooms, are a minority.  

In fact, more than two-thirds of households in both the urban centre and across the rest of the RDNO 
contain two or fewer people. Meanwhile, two-thirds of dwellings are detached homes with three or more 
bedrooms.  

                                                
4 The high percentage of homes in need of major repair identified in the two First Nations lands is subject to 
verification with each First Nation as often there is under reporting in census data for Indigenous populations.  
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While this may reflect a phenomenon of 
empty nesting, there is clearly a mismatch 
between the size (and implicit need) of 
households compared with the scale of the 
existing stock. For many, these are the 
family home with associated memories, 
and they may be content to remain in that 
home.  

However, if some of these empty nesters 
wish to downsize but remain in their 
community, there is a need to construct 
more smaller (one and two bedroom) 
units. The data on new housing 
construction (examined later) suggests 
that this is not occurring. 

And reflecting the number of persons, the break down by household type shows a significant number 
of non-family (majority singles) and couples with no children. Not surprisingly, most of the single-person 
households live in Vernon, where there are more apartment structures offering smaller units.   

As noted earlier, there is a close association between structural type and tenure. As a whole across the 
RDNO the rate of ownership is high (75%) and well above the provincial and national average.  

Typically, larger more urban communities tend to have more multiple unit structures and often these 
are apartments (especially for older stock – as condominium tenure was not legally created until 1966). 
This is reflected in the lower homeowner rate in Vernon (69%), where fewer than half of the dwellings 
are single detached. 
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Despite fewer detached homes, this level of ownership in Vernon has been sustained by construction 
of condominium units, which appeal to older retirees. They are able to retain the asset and security of 
tenure that ownership offers while still downsizing to smaller more manageable dwellings. 

That said, in the last two years, mirroring a national trend, there has been a strong expansion in purpose 
built rental construction (discussed later).  

As discussed further below, tenure has an important association with core housing need, mainly 
because on average renter incomes are much lower than those of owners, and accordingly the 
incidence of affordability challenges is more significant for these lower income renters.   

The 2016 age distribution of households in the RDNO based on the Primary Household Maintainer 
reflects that of an older, retirement community5.  Across the RDNO, the median age is 49.5, more than 
6 years older than that of BC (43 years). Only the Village of Lumby at 42.3 years is below the provincial 
median age. In the more rural Electoral Areas, all had a median age above 50. Looking at the data for 
the region as a whole, the age distribution is clearly skewed to the older age groups. One third (37%) 
of owners and one quarter (23%) of renters are over 65. And the single largest age group are those 
aged 45-64.  Again, this speaks to the need to expand an age appropriate housing stock. Notably, rental 
tenure is far more prevalent among younger households. Potentially this reflects a more transient mobile 
labour perspective, but may also be a function of affordability and capacity to access ownership 
(explored further under income and core need).  

                                                
5 “Primary Household Maintainer" is a category used by Statistics Canada in the Census. In the case of a household where 
two or more people are listed as household maintainers, the first person listed is chosen as the primary. It is that person’s 
age used to categorize the age of a household. 
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New Housing Construction  
The recent pattern and form of new construction reveals how the market is responding to perceived 
demand. Data on new construction have been assembled from two different sources and therefore may 
not be entirely consistent but will nonetheless identify the scale and nature of new housing construction. 

CMHC undertakes a detailed enumeration of housing starts, completions and absorption across the 
country, but this is limited to Census Agglomerations (CA) and above, so misses many of the smaller 
communities.  

The CMHC data are published for the Vernon CA, which includes the City of Vernon as well as 
Coldstream, Electoral Areas B &C, and the portion of the OKIB adjoining Vernon. 
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For the other communities and Electoral Areas, building permit data is used to enumerate activity, with 
the caveat that it is unknown if the permit proceeded to a start and in which year the actual start may 
fall (so there may be small errors in using permits as a proxy for starts).  

The vast majority of new construction occurs in the Vernon CA (and there mainly in the city proper) 
consistent with its share of population (72%), the CA accounts for more than three quarters of new 
homes (and in the last two years more than 80%). Part of the new construction activity may also relate 
to people building a vacation home as a second residence and while only occupied on a part-time basis, 
these contribute to housing starts.  
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The volume of home construction has ebbed and flowed over time. The 1990’s saw much higher starts 
than is the case since 2000. And since 2001, there was an initial surge, cut short by the global financial 
crisis and recession in 2008. New construction activity continued to fall through to 2011 but has 
subsequently accelerated.  
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It has also diversified, particularly in Vernon, with a noticeable shift in favour of multiple unit apartment 
construction adding both condominium and purpose-built rental units (569 started since the beginning 
of 2016)  

A small number of the rental unit starts are BC Housing supported affordable units – since 2016 this 
includes 81 units for low income families and 98 modular construction units targeted to people at the 
risk of homelessness, or formerly homeless for a period of at least 30 days and up to three years).  

The recent upward trend in new construction follows the earlier noted trend in increasing levels of 
migration (i.e. new demand), suggesting a market supply response to increasing demand.  

And the shift in favour of more multiple units is also a welcome trend given the previously noted 
mismatch between many smaller one- and two-person households, versus a single-family detached 
dominant stock.  

Meanwhile, in the other smaller communities and Electoral Areas, and based on permit data, new 
homes tend to be mainly single-detached homes (including some moveable homes), although 
depending on the community, up to one quarter of activity is in the form of semi and row units. Most are 
owner occupied, although some are built as rental properties.  

Incomes, Prices, Rents and Housing Affordability 
Household incomes across the RDNO are lower than the provincial median. For all households the 
median annual total income is $63,364 compared to $69,995 for BC. And among single-person 
households the RDNO median is $29,867 versus the BC median of $35,701. The lower income for 
singles likely reflects the large proportion of single seniors on retirement income. 

Across the county, renter incomes are typically much lower than those of owners and this is also true 
in the RDNO: the median owner income is $75,343 compared to $38,939 for renter households (only 
52% to that of owners).  

In part this is because renter households are smaller and more have only a single versus couple income. 
It also reflects the economic capacity of those with stronger incomes to access ownership, while renters 
with lower incomes are often unable to make this transition. Some may choose to rent, but for many 
renting is not a choice, it’s a default. For those able to buy, they do, so the median of remaining renters 
is weighted down as higher income renters exit that tenure. As discussed later, a significant 
consequence of this income disparity is a much higher incidence of core need among renters.  

Ability to access ownership depends on both income and the relative price of different ownership 
options. Across the RDNO (and generally) the price of purchasing tends to increase as the dwelling 
type and size increases. Accordingly this aligns with different parts of the income spectrum.  
Households with incomes below $35,000 will have difficulty accessing ownership, so will likely remain 
renters (this of course excludes owners who bought historically at much lower prices and due to 
retirement now have lower incomes, some below this $35,000 benchmark).  
Those from $35,000 to $60,000 can access ownership through existing condominium apartments, row 
and townhome options. A higher income (above $80,000), or accumulated equity, is required to access 
existing or newly constructed single detached dwellings. 
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The sale prices can be converted into required incomes to purchase. This assumes a 10% down-
payment with a mortgage at 3.5% over 25 years, and a payment to income ratio of 30%. The following 
table presents the equivalent incomes required to afford the average price across this dwelling type 
continuum within the RDNO.  

Average RDNO sale price and corresponding required incomes - by dwelling type 

  Apartments Income 
Required 

Townhomes Income 
Required 

Single Detached Income 
Required 

2016 $188,545 $32,800 $299,513 $46,200 $430,488 $69,600 

2019 $216,000 $38,900 $348,000 $62,600 $480,550 $86,500 

Source: OMREB (resales, all RDNO) 

Often housing assessments identify the housing continuum, which typically aligns parts of the housing 
spectrum against the income distribution of current residents. It is well accepted that lower income 
households generally fall within the social housing spectrum, there may be overlap with those that may 
qualify for social housing but live in the private rented sector due to limited stock. As income increases 
households tend to pursue homeownership, such that owners tend on average to be those with higher 
incomes (although some mid and higher income households remain as renters). This is reflected in the 
continuum chart on the following page. 
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Looking at the income distribution of households across the RDNO, it is clear that the renters are more 
concentrated among the lower income bands. In fact, 63% of renter households have incomes below 
$50,000. While there are substantial numbers of low-moderate income owners, their median is 
significantly influenced by the very large number of higher-income owners – 34% have household 
income above $100,000 (2015 incomes, as collected in the 2016 census).     

Using data on the count of rental units by rent range and the count of households by income band, the 
number of units can be compared to the number required if renter households are to pay no more than 
30% of their income. The CMHC deems housing units to be affordable when a household does not pay 
more than 30% of their gross income on housing. In the following chart, incomes are converted to 
matching rent ranges using the 30% standard. (e.g. households in the income band $20,000 to $30,000 
are allocated to the rent range $500 to $749, etc.).   
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What we find is that there is a shortfall of almost 1,200 low rent units, required for households earning 
less than $20,000. However, there are small “surpluses” in the next rent ranges. These are not surplus, 
they are occupied by lower income households who require, but cannot find lower rent units, and as a 
consequence will be paying over the 30% standard and will be in need.  

The chart also suggests a shortfall in the higher rent ranges. Again, this is theoretical – these higher 
income renter households are occupying units further down the rent continuum with rents well below 
30% of their income.  

In the context of increased new rental construction, discussed in the previous section, given the capacity 
of some renters to pay more there may be a market niche for new rental with good levels of amenity, 
and potentially this could free up some lower rent units to those with lower incomes.   

This assessment is conducted for each of the communities across the region to quantify the shortfall in 
lower rent units for each community. This does not necessarily mean that it is necessary to build that 
number of subsidized rental homes.  

For many, when their main issue is affordability only (more than 80% of cases) it may be possible to 
assist with a housing allowance or rent supplement (effectively increasing income specifically available 
to help pay rent).  

For owners, while data on the occupant assessed value is available, a similar comparison is not 
appropriate because unlike rents which are current, home prices reflect appreciated values. It is the 
mortgage and operating payments that determine affordability for existing owners, not the current value. 

Current values also provide some insight into the potential for owners facing affordability challenges to 
downsize. In those areas with high values if they can find appropriate housing at a lower price there 
may be options to cash out some equity to augment retirement savings and income. This could 
effectively help to reduce core need among owners, without necessarily requiring government 
subsidized housing. 
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Current values also impact the ability of renters that aspire to own to make this transition. And for many 
this will be a challenge. While the median renter income across the RDNO is only $38,995 and almost 
two thirds of renter households have incomes below $50,000, the median home value (2016) for the 
entire RDNO was $380,000 which is ten times the income of the median renter.  

Some communities have lower medians (e.g. Enderby and Lumby) but even here the medians are 
$275,000 and $300,000. The median incomes in these two lower priced communities are also below 
the regional median, maintaining the 10:1 price-to-income ratio, which is not affordable (purchasing 
norms at current low interest rates favour a ratio under 5:1).  

That said, these are medians, so half of the homes are priced below this level and some opportunities 
may exist to purchase lower priced homes. Indeed, one quarter (27%) of homes were valued under 
$250,000.  

It is possible to examine the capacity of current renters to transition into ownership. Using the median 
income and the income distribution of renters (that may aspire to become owners) we can determine 
what percentage of these renters can purchase.  

The median income is converted to a potential capacity to purchase (using 30% of income, and 
assuming a mortgage at 3.5% amortized over 25 years, with a 10% down payment). This calculates the 
maximum home price that the median renter could afford. This maximum price is then compared to the 
price distribution of all homes to determine how many of the existing homes would be affordable.  

 

Capacity to buy varies across the region, based on both the renter incomes in different communities 
and on the distribution of home prices in their community.  
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Armstrong has the highest level of ownership affordability across the region. Here the median renter 
household can afford the lowest 25% of homes. This compares to only 13% for the RDNO as a whole. 
The lowest is in Electoral Area C, where only 4% of homes are affordable to the median income renter.   

Impact of Short-Term Rentals 
Another consideration in the availability of rental options is the impact of short-term rentals (e.g. Airbnb, 
VRBO). Because the region has a tourism sector and attracts visitors, there is an active market for 
vacation rentals.  

While vacation rentals have existed for a long time, historically these were purchased as such. Typically, 
these were cottages, cabins and sometimes houses that were used expressly for vacation rental 
purposes, including bed & breakfast accommodations.    

A growing feature of housing markets all across the country, and indeed globally, is the growth of short-
term rentals that has been facilitated by on-line platforms. This includes the purchase of existing 
dwellings, especially condominium units, but also houses or small multi-unit properties by investors who 
remove these units from the long-term rental market for use as short-term rentals. This has been 
identified as a significant factor impacting rental vacancy rates and rents in larger urban markets. In 
order to reduce these impacts, many jurisdictions have introduced bylaws to preclude the use of self-
contained units for STR (permitting only a portion of an owner-occupied home, such as B&B). 

A review of online vacation rentals within the RDNO, carried out in May 2020, reveals a total of 486 
listings on VRBO and 118 on Airbnb. These likely overlap, but if they are unique listings the total is 
around 600 units. 275 of these active listings are located in Vernon. As noted above, many will have 
been long term vacation properties. Of the listings the majority are houses (221), cottages and cabins 
(176), and apartment condominiums (89).  While some homes might potentially be rental options, the 
units that might otherwise be available in the rental market would mainly be self-contained apartment-
condominium units, which account for 89 units. This represents 1% of all rental units in the RDNO, and 
less than 0.4% of all dwellings.  This initial, high level review would indicate that short term rentals have 
a minimal or low impact on rental availability and affordability but it is important to note that we do not 
have a complete understanding on these types of uses and in the future it may be a greater issue of 
concern.  It is also important to note that at the time this analysis was carried out the COVID-19 
pandemic was present which may have impacted the total number of listings (people may have removed 
their listings out of caution / concern).  If in the future short term rentals are perceived to be of greater 
concern further analysis on the location of where these units are, would be beneficial.      
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Examining Core Housing Need 
What is Core Housing Need? 
Core Housing Need is a methodology developed by CMHC in the 1980’s to assess housing need. It 
involves a two-step process drawing on three specific housing standards: 

 Affordability (pay over 30% of gross income for shelter cost); and 

 Adequacy (dwelling in need of major repair) based on a condition assessment; and  

 Suitability (a measure of crowding that compares number of bedrooms to size and composition 
of household), which refers to crowding.  

Second, it establishes an income threshold to further refine the count of those in need. This is 
determined based on having an income above that required to pay no more than 30% to afford a median 
rent home of suitable size in the market area. So, if the median 2-bedroom unit rent was $750, the 
income threshold would be $30,000 ($750/0.30 x 12 months). A household living below any of the three 
standards and with an income below the income threshold is deemed to be in core need; a household 
failing to meet one of these standards, but with income above the threshold income is not considered 
to be in core need. 

Core Need Across the RDNO 
The 2016 census data provide the most recent estimate of core housing need. For the RDNO as a 
whole (but excluding the two First Nations, as core need cannot be estimated on Reserve) a total of 
3,880 households were in core need, reflecting an incidence of need of 12.0%.  

This total count in need is up from 3,690 in 2011, but due to overall population growth, the incidence of 
need is marginally lower than the 12.4% recorded in 2011 (a similar pattern is seen across all of BC).  

The main problem relates to the affordability standard with 81% of need caused solely by an affordability 
challenge and a further 12% experiencing affordability in combination with either an adequacy or 
suitability problem (so a combined total of 93% experience an affordability problem).  

The number experiencing only an adequacy (5%) or suitability (2%) issue is quite small, although others 
falling below either adequacy or suitability are included in the 12% affordability plus.   

So the vast majority of households in core need live in a dwelling that is in reasonable condition and of 
suitable size (i.e. not too small, but as a different issue may be oversized).  
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As such, for most in core need, this does not necessarily translate to supplying more affordable 
housing, as their problem might be addressed through some form of housing allowance to reduce 
housing expenditures below 30% of their income. 

With the predominant problem being one of affordability, given the relatively lower incomes of renter 
households, it is not surprising that the majority of those in core housing need across the RDNO (and 
across Canada) are renters. But not only are renters the larger group, the severity of need is far greater.  
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There are twice as many owner households as renters, but among owners only 1,360 are in need , 
representing fewer than 6% of all owners (the incidence rate).  

Among renters one in every three renter households (32%) are in need. And in absolute terms the 
number of renter households (2,520) in need is double that of owners (1,360).  

 

This pattern varies across communities in the RDNO, mainly because there are very few renter 
households in the smaller communities and electoral areas.  

Only in Electoral Areas D, E and F as well in Coldstream does the count of owners in need exceed that 
of renters – but in all cases the absolute numbers are very low.  

Reflecting the distribution of the population, most need is in the City of Vernon, and is among renter 
households. A total of 1,770 renter households in Vernon are in core need.  

Incidence rates (percentage within each tenure and community that are in core need) augment the 
absolute count to reveal the relative severity of need.  

Even in those areas where there is a higher count of owners in need, and when the number of renter 
households is low, the incidence of need is much higher for renters than it is for owners (usually a 
function of lower renter income). 

Previously the dominance of single detached and semi or row units was noted, with very few apartment 
structures outside of Vernon. 

3,880 

1,360 

2,520 

12.0%

5.6%

32.0%

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

30.0%

35.0%

 -

 500

 1,000

 1,500

 2,000

 2,500

 3,000

 3,500

 4,000

 4,500

All Owners Renters

in
ci

de
nc

e 
%

# 
Ho

us
eh

ol
ds

Source: CMHC Statistics Canada 2016

Core Need Incidence and Count by Tenure

# incidence (%)



 

Regional District of North Okanagan  I  Housing Needs Assessment 31 

 

 

The nature of the existing housing stock may be a factor influencing core need – for smaller households, 
especially single persons, if the only available housing option is a larger ground oriented dwelling, which 
typically rent or cost more than a smaller apartment, some households may be in need simply because 
smaller lower rent units are not available nor being created in the smaller communities. 
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Drilling into Characteristics of Households in Need  
In addition to examining core need by tenure, it 
is useful to explore how it varies by age and 
household type 

In terms of absolute count, the largest age 
group in need are those between 45-64, who 
over the next 20 years will all age into the over 
65 age group. This is the largest group of both 
owners and renters (although most are 
renters). When we add the lens of incidence, 
the data diverge exposing much higher need 
among renters but also shows that even though 
seniors (over 65) made up a smaller number 
the incidence of need increases with age and 
is highest among renters over 80. The increase 
is far less significant for owners as they age.   

Looking at which household or family types 
experience core need, the count and incidence 
highlight single income households- both 
singles and lone-parent families. As noted 
earlier those with single and often lower 
incomes are more vulnerable to affordability 
challenges.  

 

Notably single persons and lone-parent 
families, particularly those that rent, 
stand out both in the absolute count as 
well as having a far higher incidence of 
need than couple families (with or 
without children), or non-family 
households of two or more persons. 
Almost one in every two singles and lone 
parents are in need. 
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Combining both income and household 
type it becomes evident that it is not just 
single seniors that are in need. In fact, 
the single largest number of singles in 
need are aged 45-64. Singles aged over 
65 are however prominent, especially as 
this group are split into two age groups 
(65-79 and over 80). The over 80 
category may suggest increasing need 
for nursing and care facilities, beyond 
independent self- contained or supported 
housing.  

While similar disaggregation of need can 
be done for each of the region’s 
communities and Electoral Areas, the 
absolute counts in most are quite small 
and the Statistics Canada method of 
suppressing and rounding (to the nearest 
5) render these local estimates less 
useful.  

 

Total counts and incidence as presented above do provide some insight of relative levels of need, as 
well as the household type and age groups most often in need.   
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Aboriginal Core Need 6 
As noted earlier, the core need methodology cannot be applied on-reserve, so no data is available for 
the two First Nation reserve lands – Okanagan and Splatsin.7 

Many (59%), band members live off-reserve in the various communities. And for those living in the non-
reserve communities or Electoral Areas, core need data is available. This data should however be used 
with caution as there tends to be an inconsistent level of non-reporting in the Census among Indigenous 
households (so even the estimate of the number living off-reserve should be treated with caution).8 

 

Comparing non-Aboriginal and Aboriginal households and reflecting a pattern that prevails across 
Canada, there is a disproportionately high number of Aboriginal households in need, and the acuteness 
of need is also much higher than among non-Aboriginal. 

                                                
6 The use of the term Aboriginal is increasingly replaced by Indigenous. Aboriginal is retained here as this is the 
term used to collect data in the Census by Statistics Canada 
7 And similarly it is not possible to generate community summaries for the two First Nations as the custom 
Census datafile could not be generated with these geographies due to lack of key data, including income and 
shelter cost. Direct consultation was undertaken with both OKIB and Splatsin to collect available administrative 
and planning data and to complete customized summaries for these two First Nations. Unfortunately, there was 
insufficient formal data to present conclusions at this time.  
8 The data identifies self-declared Indigenous status, but does not distinguish by First Nation. So the estimates 
used here may not be exclusive to the Okanagan and Splatsin First Nations – some may be indigenous from 
other areas and provinces that now live in the RDNO.  
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In the off-reserve communities, the Aboriginal households (as self-identified in the census) make up 8% 
of all households; in comparison, Aboriginal households account for 14% of core housing need in the 
RDNO (excluding reserve population).  

Breaking this down by tenure while the incidence of Aboriginal need is higher for both owners and 
renters, it is substantially greater for owners, almost double the rate for non-Aboriginal.  

One reason for the higher incidence of need is the much higher proportion of Aboriginal households 
that experience crowding (suitability) problems, and housing condition (adequacy) in addition to 
affordability challenges.  

Existing Assistance to Address Housing Need  
Almost 2,500 households receive housing assistance, this being a legacy of past, as well as ongoing 
programs through provincially administered social and supportive housing.  

This includes 252 bed-units for homeless persons, of which 40  are emergency shelter beds while 212 
are housed with rental assistance and supports, either in private rentals of non-profit societies; 505 units 
of supported and assisted housing for seniors and transitional units for victims of family violence (women 
and children);  31% housing in traditional social and affordable housing (749 units targeting a mix of 
seniors and families); and another 879 households who live in market rental properties and receive 
rental assistance payments to improve their affordability.  

The existing stock (i.e. excluding emergency beds and rental allowances for those housed in private 
market) of independent social housing represents 2.2% of all housing in the region. This is relatively 
low by provincial and national standards, which are closer to 5% of the total stock. The local level comes 
closer to the 5% benchmark when supportive housing and rental assistance is included.  
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Supportive, Social and Rental Assistance, as of Dec 31, 2019 

 Emergency 
and Homeless 

Transitional 
Supported and 
Assisted Living 

Independent 
Social Housing 

Rent 
Assistance in 
Private Market 

Totals 

Armstrong - 24 38 37 99 

Coldstream - - - 48 48 

Enderby - 33 15 51 99 

Lumby - - 56 13 69 

Spallumcheen - - - 9 9 

Vernon 252 443 640 702 2,037 

Area B - - - 14 14 

Area C - - - 19 19 

Area D - - - 8 8 

Area E - - - 3 3 

Area F - - - 16 16 

RDNO Total 252 505 749 879 2,385 
Prepared by BC Housing's Research and Corporate Planning Dept., January 2020 

Most of the region’s assisted housing is in the City of Vernon. While Vernon accounts for 60% of core 
housing need, 88% of assisted housing (excluding the homeless shelter beds and rent 
supplements/assistance) units are located in the city.  

Only Armstrong, Enderby and Lumby have any significant social housing, plus small supportive housing 
complexes in Coldstream, and Electoral Areas B and C.  

The other small communities and Electoral Areas do have some assistance via rent supplements and 
housing allowances that more directly address affordability problems. And this form of assistance 
makes up more than one-third of all housing assisted households across the region, with a large number 
(657) in Vernon alone.  
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When compared with the distribution of core need, the data indicate that the share of assisted housing 
facilities and rental assistance exceeds the share of core need experienced in both Vernon and Lumby 
(Vernon has been omitted from the preceding figure due to the data proportions exceeding the 
maximum shares reported in the other regional communities, with an 82% share of facilities and rental 
assistance versus a 60% share of core need). It is important to note that these two communities also 
provide assisted housing to households in adjoining Electoral Areas, which have no facilities and 
insufficient rental assistance, explaining the higher proportion of available facilities. In Enderby and 
Armstrong, need and facilities appear more balanced.  

It should be noted however this compares only the relative distribution of core need and existing social 
housing response. There remains a large backlog in unmet need, and as such it can be argued that all 
communities are underserved. 

Rent supplements, as contracts with landlords, tend by their nature to be concentrated in places with 
multi-unit apartment structures, so preclude many smaller communities. Housing allowances are person 
based and portable, and may fit better with the smaller communities, although rent maximums may 
create a constraint for those renting homes with higher rents.  

Homelessness  
Homelessness is also evident and relevant to this needs analysis, typically reflecting those most at risk 
and in need. Homelessness is complex, both in terms of root causes and in the measures needed to 
effectively respond. In addition to a range of personal issues including substance abuse and mental 
health challenges, insufficient stock of lower rent options, low vacancy rates and rising rents are 
significant contributing factors to the growth of homelessness, generally and in this region. 
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Homeless Counts  
It is difficult to collect accurate data on the number of homeless individuals in a community. Challenges 
include the lack of a clear definition of homelessness, the mobility of the population and the cyclical 
nature of homelessness for many individuals.  

The most common tool used across the country is a Point in Time (PiT) Homeless count. A PiT count 
is a snapshot, typically conducted over a single day and is dependent on the thoroughness of the 
methods and participation by stakeholders.  It is generally accepted that PiT counts under-represent 
the actual number of homeless individuals in a particular community, having particular regard to youth 
and indigenous population groups. The data gathered through PiT counts can be augmented by other 
sources such as shelter use data. The number of unique shelter users and their duration of use are 
often used to measure homelessness.  

The Vernon Social Planning Council (SPC), together with the Turning Point Collaborative, have 
monitored homelessness and conducted an annual Point in Time (PiT) count in October each year 
since 2016. This however covers only the City of Vernon. 

No data is available for other communities, although staff at the SPC note there is anecdotal evidence 
of homelessness, including camping out, as well as couch surfing, in other communities.  

The annual PiT count identifies a small but growing count, including both people using emergency 
shelter services (161 in 2018, up from 144 in 2016) as well as those sleeping outside (40 in 2018 
compared to 33 in 2016).  

Bed-night and occupancy data at the Gateway emergency shelter (capacity 40 beds) indicate some 
significant variations in shelter use, peaking in 2010 with 490 annual users, and averaging between 250 
and 300 users in subsequent years. The number of users then fell to a low of 244 in 2018. 

Existing Capacity 
There have been some initiatives to expand responses to manage homelessness, but the data does 
not extend to 2019 so it remains uncertain how these activities have impacted the street and sheltered 
homeless count. 

In 2019 an existing emergency shelter providing emergency assistance to 55 beds (Howard House) 
was replaced with a new modular shelter with 46 beds (a net reduction of 9 bed spaces). An existing 
emergency shelter (Gateway) was replaced and expanded its capacity from 25 to 40 beds.  

In addition there are facilities that target victims of family violence (25 beds), seniors, adults with mental 
health challenges (30 units), urban native families (38 units) and a 52-unit apartment operated by the 
Turning Point collaborative that may be included in the social housing counts noted earlier.  

In addition, BC Housing currently funds 69 rent supplements to support Housing First (formerly 
homeless persons provided supports and services to live in the community) placements in the 
community.   

These initiatives are largely occurring within the City of Vernon.  
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Implications 
The persistence of the number of homeless individuals indicates a need for a range of responses in the 
region.  While an emergency shelter is necessary, in the same way that hospitals have an emergency 
function, the homeless serving system also requires a continuum of services to assist individuals, and 
in some cases families, to be rehoused and to achieve housing stability. This service continuum includes 
emergency shelter space, homelessness prevention and diversion programs as well as housing-based 
options along the housing continuum from transitional, permanent supported housing as well a more 
general rental supply response to address rising rents and low vacancy rates. This array exists in RDNO 
but require some recalibration to minimize growth in homelessness. 

 

Looking to the Future: Projecting Housing 
Requirements and Need 
The primary purpose in undertaking a housing needs assessment is to estimate and anticipate 
household growth and consequent demand, as well as how housing need might evolve. 

The RDNO has completed a growth strategy that includes estimated population growth, both for the 
region as a whole and for the individual communities that comprise the region. This shows that growth 
is expected to be high in some communities, while others may stagnate or lose population (death rates 
exceed births and any local migration). 9 

                                                
9 While the population projections (2019) provided by RDNO have been used here, it appears that the sub-
regional distribution of overall regional growth may not include consideration of planned sewer infrastructure 
investment in the Swan Lake area of Electoral Areas B and C. The population projections suggest declining 
population in these two areas. However, following the expansion of sewer infrastructure and serviced lots it is 
likely that this area may experience higher than projected growth, and as such absorb a larger share of planned 
regional growth.  
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Using the RDNO adopted population growth projections for 2016-2036, the associated growth in 
households has been estimated using age specific 2016 headship rates10. The methodology also 
estimates the distribution between tenures (again using 2016 tenure propensity) and the possible 
growth in core housing need using 2016 age specific incidence rates. 

While this analysis employs the RDNO adopted population projection, it should be noted that such 
projections are fraught with uncertainty. They typically draw on assumptions built from historic fertility 
and death rates and in the case of households assumption that headship rates will mirror those in a 
base period (here 2016). 

They also tend to apply constant rates of growth over the projection period, implying consistent rates of 
change. By contrast, we know that population growth is not linear, especially when as the case of the 
RDNO natural growth is negative and accordingly any growth is subject to varying levels of net 
migration. Section 1 reviewed recent migration patterns and noted a substantial upswing in migration 
since 2011 (following a prior period of declining and low migration). It also revealed significant year-to-
year variations in migration levels. 

As such, the household projections should be used as indicative of potential growth in demand 
averaged over each decade, rather than definitive estimates of household growth, demand and 
core need in any year.     

                                                
10 Headship rates are calculated by taking the number of individuals in a certain age range divided by 
the number of households headed by someone in the same age range. 
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Looking first at the adopted population projection, this reveals a very significant aging process. Over 
the next 2 decades the large cohort aged 45-64 will move into the senior age range, with a very 
noticeable decline in the share of the population aged 45-64 between 2016-2026.   

As these individuals age, they first push up the 65-79 group and subsequently, after 2026 push into the 
80+ group. Meanwhile after initial growth in the 20-29 ages, this group declines in relative size and the 
next group (30-44) sees some growth.  

 

Translating the age specific individuals into households based on the headship rates by the age of 
primary household maintainer, it is not surprising to see a similar pattern emerge among households. 

Even though the 45-64 group is the largest age cohort, it is the only household group that will decline 
in numbers in the next decade (2016-26). Growth will be largest among those aged 65-79, although 
both the young family age group 30-44 as well as those over 80 will also see some growth. After 2026, 
it is the 80+ ages that are anticipated to have the greatest growth.   
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Recall that the 45-64 group had a high incidence of core need, so this may be positive with regard to 
need; but the aging population has implications with seniors and potential supported and care facilities. 

Using tenure propensity, it is possible to disaggregate these annual new households into owners and 
renters, although this is not necessarily a useful segregation as the stock of ownership and rental 
housing are not distinct – many people, especially in the smaller communities of the RDNO, rent a 
detached home.  

And in the urban areas the growth in 
condominium construction since this 
tenure was introduced in the late 1960’s 
has eliminated the prior distinction that 
multiple unit apartments were necessarily 
rental.   

Increasingly develop-builders construct 
tenure neutral structures. In some cases, 
these are purchased by an owner 
occupant, in others by an investor that 
transforms the property into a rental (at 
least until it subsequently resells). 

Recognizing this caveat and using the tenure propensity based on the 2016 census, the projected 
household growth is segregated by age of household and tenure. And because ownership tenure is 
dominant, this suggests that most growth will be among owners and between 2016 and 2026 especially 
those over the age of 65. 
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20-29 116 207 -17 -31 

30-44 828 410 620 307 

45-64 -1363 -383 379 106 

65-79 1888 376 -312 -62 

80+ 1117 263 1900 447 

ALL 2638 879 2149 716 
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Reflecting the RDNO projection of population growth, the growth of households, and housing demand 
is expected to vary across the region. Armstrong will lead growth (2.2%, 2016-26), followed by 
Coldstream, Lumby and Vernon with similar growth rates around 1.2% annually.  

 

 

Overall the number of 
households is expected to 
increase by an average of 319 
households per year.  

This compares quite favourably 
to the recent level of new 
housing construction, which 
averaged 305 homes per year in 
the 2011-16 period, but has 
averaged over 500 homes per 
year since 2016. 

 

Estimating Requirements by Dwelling Type 
The preceding growth estimates provide an indication of the aggregate household growth and thus 
housing demand. In order to plan for this growth, it is useful to estimate how this demand may 
differentiate by dwelling type. We can estimate how projected household growth will sort into different 
household types, based on household type propensities. We can then assign different household types 
to different dwelling types as a proxy to estimate dwelling type requirements.   
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Estimated Dwelling Preference 
 1 to 1.5 Bed Apt  Singles 
 2 Bed Apt, Townhouse or Small House  Couple (no children), Lone parents, Non-Fam 2+ 
 3+Bed SFD Couple with kids, other (multi-family) 

Based on household type headship rates, the following estimate of dwelling types is generated, which 
is a lower range estimate reflecting the headship rates for the RDNO as a whole. A higher estimate is 
generated based on Vernon only, since the city has more smaller households and therefore a higher 
headship rate.  

Estimated Dwelling Requirements by Type (RDNO) 
 2016-21 2021-26 2026-31 
 1 to 1.5-bed apt  545 - 607 452 - 503 451-502 
 2-bed apt, town or small house  854-952 708-789 706-787 
 3+bed SFD  524-584 434-484 433-483 

 
Using the 2021-26 estimates (which are very similar to 2026-31), this suggests that the Region should 
plan to create roughly: 

 One half of new homes as small 2 bed apartment/town home or small dwellings 

 One quarter as singles apartments (1- 1.5 beds); and  

 One quarter 3 plus bed single detached 
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Change in Core Housing Need 
Finally, examining the future trajectory of core 
housing need is undertaken by applying the age 
specific incidence of need against the same age 
groups.  

Based on projected household growth, as 
reviewed above, and assuming a similar 
incidence of need across the projection period to 
that existing in 2016, we see that by 2036 core 
housing need could increase from the current 
level of 3,880 households up to 4,660 (an annual 
average increase of almost 40 households per 
year).  

 

Note that unlike the household projections, which translate directly into new housing requirements 
(demand), an increase in the number of households in core housing need does not necessarily require 
construction of new affordable housing. Since the vast majority of need is in the form of affordability 
challenges, it may be possible to address need by extending the number of housing allowances to 
households in need.  

By comparison to this projected increase, the back log of unmet housing need is by far the greatest 
concern, one hundred times as large as the projected annual growth. 
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As suggested above, because the highest incidence of core need was found among those aged 45-64, 
the decline in the number of households in this age group results in a contraction in core need, for this 
cohort in the current decade (2016-26). In this current decade, core housing need is projected to 
increase most among those over 65, followed by those aged 30-44 and over 80.   

But because the backlog of core need is so much larger than future growth and the data provides 
detailed insight into the characteristics of households in need (Section 6), it is possible to design a 
programmatic response to reducing need by concentrating on the backlog.  

 

Stakeholder Consultation 
On May 27th, 2020, the project team hosted a meeting with community housing stakeholders to discuss 
the findings of the Housing Needs Assessment and gain insights on this information. The following 
community stakeholders were invited to participate in the discussion:

 Okanagan College 

 Interior Health Authority 

 Urban Development Institute – 
Okanagan Chapter 

 Social Planning Council for the North 
Okanagan 

 Community Foundation of the North 
Okanagan 

 White Valley Community Resource 
Centre 

 Kindale Development Association 

 Canadian Mental Health Association - 
Vernon 

 Vernon Native Housing 

 Canadian Home Builders Association – 
Okanagan 

 Habitat for Humanity 

 Vernon and District Community Land 
Trust 

 Okanagan Mainline Real Estate Board  

 

The stakeholders in attendance largely agreed that the findings of the assessment were relevant to the 
region. Key points raised for consideration during the discussion are as follows: 

 The Core Need backlog that was identified in the presentation reaffirms what is happening in 
the region in terms of housing affordability and waitlists for subsidized housing.  Some waitlists 
have not opened for families as there is no ability (no affordable units available) to accommodate 
existing households whose children have moved out.      

 There is also a gap in rental subsidies available for this age demographic (40 – 65). Building 
more units for this age group may not be the correct solution since affordability is the main issue 
- introducing more rental subsidies would be beneficial.  

 Participants indicated that the data presented accurately reflect what they are seeing and 
experiencing on the ground.  
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 Despite there being a perceived need for smaller dwelling units, many smaller households still 
want to have an extra bedroom or a den. In addition, there are many retirees who move to the 
region to live on an acreage.  

 Of those in Core Housing Need it was mentioned that some dwellings are in very poor condition.  
These units may be affordable but not livable.  A renovation and rehabilitation program may be 
of benefit. This is important to consider from a larger health perspective, as those who live in 
poor housing conditions are more likely to experience mental and physical challenges.  

 Land availability and construction costs are a challenge for developers making it difficult to 
provide more affordable units. DCC rates are high in many communities. The land use 
regulations/zoning in some communities do not promote alternative housing forms such as 
suites and carriage homes (e.g. Coldstream).  

 There has been a shift in development within the last 5 years to increase the stock of multi-
family units in the region, though this does not necessarily mean that the cost of these units is 
affordable.  

 Middle-aged households don’t want to live in a strata development because they like having 
their own freedom.  

 It is important to acknowledge that home ownership is not the end goal for all households, 
therefore a diverse array of rental housing forms must be provided to meet all lifestyle stages.  

 

 
 



 

 

APPENDIX A: 
COVID-19 IMPACTS 
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COVID-19 Impacts  
There has been a number of inquiries regarding the potential impact of the COVID-19 pandemic on 
housing.   
 
 Nationally it appears there will be a slowing of starts, sales and softening of prices thru 2021; 

 A weakening of rental demand, and potential augmented “supply” via short term rental (less so 
in the RDNO); 

 Income and employment impacts – especially tourism and hospitality, may increase core need; 

 Greatest unknown is how will this pandemic effect migration which is the main driver of growth 
in RDNO. 

 Population and growth projections always fluctuate around an average.  So likely will adjust 
down initially and catch up later.    
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COMMUNITY SUMMARY: VERNON 

Key Highlights 
• As the single largest regional city, with a population of over 40,000, Vernon heavily influences

the overall statistics for the RDNO. Its population is expected to increase by 1.2% annually from
2016-26. Due to its large size, this growth rate will generate significant housing demand.

• The workforce participation rate sits at 57.4% with an unemployment rate of 8%.  The major
local industries include: Retail trade; Health care and social assistance; Accommodation and
food services; Construction; Manufacturing; Professional, scientific and technical services.

• There is a higher proportion of smaller households as well as more housing stock geared to
smaller households in Vernon compared to the rest of the RDNO.

• As an urban Centre, Vernon has a lower rate of homeownership than the rest of the region, and
consequently more renters. It also has a more diverse housing stock – one quarter of dwellings
are apartment structures with a further 18% in small ground-oriented forms (semi- detached16

and row housing17).

• Vernon dominates new home construction, with by far the largest volume of new home
construction in the region at 20 homes per 1,000 people (more than double any other community
in the RDNO). It is notable for adding 88% of the regional multiple unit housing stock since 2016.

• Like the region as a whole, the population is older than the BC average (43 years), with a median
age (48.4) five years older than the BC median. The largest age cohort are those 45-64, who
will transition to an older population as this group ages into the future.

• Due to data limitations estimates on anticipated needs for seniors housing and special needs
housing were not available.

• Median incomes of both owners ($73,200) and renters ($33,000) are lower than the regional
medians, and these lower incomes are a significant factor impacting housing affordability and
core need.

16 A semi-detached house is defined by Statistics Canada as one of two dwellings attached side by side (or back 
to back), but not attached to any other dwelling or structure (except its own garage or shed). A semi-detached 
dwelling has no dwellings either above it or below it, and the two units together have open space on all sides.  
17 A row house is defined by Statistics Canada as one of three or more dwellings joined side by side (or 
occasionally side to back), such as a townhouse or garden home, but not having any other dwellings either 
above or below. Townhouses attached to a high-rise building are also classified as row houses.  



 Housing Needs Assessment  I  Community Summary – Vernon 165

• There is a significant shortfall in lower rent options, with the result that lower income renters pay
higher rents and spend over 30% for their housing. Only 12% of existing homes would be
affordable for renters based on the median renter income. Vernon has a disproportionate share
of the region’s core housing need (60%) and this is especially high for renter households (most
of whom live in Vernon). The absolute count of renters in need is triple that of owners, and more
significantly the incidence of need is far higher for renters – one in three renters are in core need
(33%), compared to one in 20 owners (5%).

• Singles, aged 45-64, are the largest count in need, followed by singles over 65. Singles over 80
are also prominent.

Future Household Growth and Need 
Converting projected population growth into household growth suggests potential growth 
of 213-255 households per year, for an approximate total of 2,128 households between 2016-26, 
and another 2,375 households between 2026-36.  
A total of 2,330 households were in core need in 2016, resulting in an incidence of 13.5% of all 
households.  Of those 2330 households 1,225 were deemed to be in Extreme Core Housing Need 
spending more than 50% of their total before-tax household income on shelter costs.  Of those 1,225 in 
Extreme Core Housing Need approximately 225 of them are homeowners and 1000 were renters.  It is 
estimated that core housing need will expand by a further 287 households in total (29 households 
annually) over the current decade, 2016-26. But more important is the existing backlog of need, totaling 
approximately 2,330 households.  

Overview – Demographics and Housing Stock 
As the central and largest city in the region, the City of Vernon has a substantial influence on the overall 
statistics for the RDNO. With a population (2016) of just over 40,000, it represents 47% of the regional 
population. Over the past decade it has grown faster than most of the surrounding communities and its 
population is expected to increase by 1.2% annually from 2016-26. Due to its large size, this growth 
rate will generate significant housing demand.  

As an urban community with a wider range of 
dwelling types and larger proportion of multiple unit structures, Vernon has the lowest rate of 
homeownership in the region (68.6%). is the ownership rate is almost the same as the rate for BC as a 
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whole, which too is dominated by a more diverse housing stock (higher number of renters) in larger 
metro regions, at 69%,  

Only half of the homes in Vernon are single detached, a form that dominates other communities. 
Meanwhile almost one quarter of dwellings are in apartment structures complemented by an additional 
18% of dwellings which are also smaller, multi-family units (semi-detached, duplex and row structures). 
These multiple unit forms lend themselves to rental which is reflected in the lower rate of ownership in 
Vernon compared to all other communities in the RDNO.  
This diverse mix of dwelling types includes smaller dwellings (apartments) and as a result there is a 
closer match between household size and dwelling size.  
While 72% of homes have 2 or fewer people, suggesting a need for smaller dwellings up to 2 bedrooms, 
the stock of housing providing two or fewer bedrooms accounts for only 42% of homes. 58% of dwellings 
are larger (by bed count). In many cases this reflects a traditional family home, where children have 
grown and left empty bedrooms. For many households, they prefer to remain in their family homes, 
where they have many memories; others may seek to downsize, both for financial and suitability 
reasons. The low proportion of smaller dwellings can constrain options. In particular, given the existing 
mismatch between dwelling size and 
household size, it would be desirable to 
see a stronger emphasis on smaller 
dwellings as new construction adds more 
homes.  As discussed later, it appears 
that the development industry has 
adopted to some extent, to these shifting 
requirements, at least in Vernon but not in 
the surrounding smaller communities.  
The high proportion of households with 
two or fewer people is reflected in the 
large number of couples with no children 
and single person households, which is 
the single largest household type in Vernon, and a larger proportion than in all of the other North 
Okanagan communities. This high number and proportion of singles reflects the availability of small 
dwelling types, which may suit their requirements (and budget) better than a larger detached home.   
The distribution by household types closely mirrors the overall RDNO pattern, although the proportion 
of couples, with and without children is slightly lower than the RDNO average. Singles are more 
prominent as noted and there is a slightly larger proportion of lone parent families.   
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Breaking this down further by age groups, we see a bell curve with the largest number of households 
headed by someone aged 45-64, although this group is slightly smaller than the RDNO average, 
indicating that outlying smaller communities have more people aged 45-64. There are also marginally 
more young households between the ages 20-29 (7% vs 6%) and 30-44 (20% vs 19%) in Vernon.   

The median age for individuals of 48.4 years is just below that for the RDNO (49.5) but five years older 
than the overall BC median age of 43. 

New Housing Construction 
The majority of new housing construction across the region since 2016 has occurred in Vernon. This is 
especially true for multiple unit structures, where Vernon accounts for 88% of all starts. Because the 
other communities tend to build predominantly detached homes, Vernon’s share of detached housing 
accounts for only half of the regional annual average new home construction.   
As a ratio of the population, Vernon has by far the largest volume of new home construction in the 
region at 20 homes per 1,000 people. This compares to the regional average of 15 per 1,000 people, 
and outside Electoral Area F (11/1,000) no other community has a ratio above 10 per 1,000 population. 
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Incomes 
Households in Vernon have a lower income profile than the regional average and lower than half of the 
outlying communities, more so for renters. Based on the 2016 census (2015 income) the median owner 
household had an income of just over $73,000 which is $2,000 less than the regional median. Renters 
were $6,000 below the RDNO median at only $33,000.  

This lower income profile reflects a combination of older retired households and more particularly, the 
large proportion of single person (thus single income) households  
While it is typical for renter median incomes to be much lower than that of owners, here the gap is wider 
than normal, with renter median income at only 45% that of owners.  
Inevitably, lower incomes, especially for renters, translates into affordability challenges and higher rates 
of core housing need.   

Housing Affordability 
The average house value in Vernon as reported in the Census (2016) was $350,000, roughly 10% lower 
than the RDNO median price. Again, the lower values of smaller condo apartments, compared to 
detached homes, will have a larger influence in Vernon. The 2016 census data can be updated using 
sales data from the Okanagan-Mainland Real Estate Board (OMREB) and this also provides a more 
detailed view of prices.  
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Ability to access ownership depends on both income and the relative price of different ownership 
options. Across the RDNO (and generally) the price of purchasing tends to increase as the type and 
size increases. Accordingly this aligns with different parts of the income spectrum.  
Households with incomes below $35,000 will have difficulty accessing ownership, so will likely remain 
renters (this of course excludes owners who bought historically at much lower prices and due to 
retirement now have lower incomes, some below this $35,000 benchmark).  
Those from $35,000 to $60,000 can access ownership through existing condominium apartments, row 
and townhome options. A higher income (above $80,000), or accumulated equity, is required to access 
existing or newly constructed single detached dwellings. 
The average cost for newly constructed homes (as captured in the CMHC new construction starts 
survey, but only for detached and semi) is almost double that of the average resale detached home 
(again ability to purchase will be augmented by accumulated equity). No data was available for 
townhome sales in Vernon. 

Average sale prices, by dwelling type - Vernon 

 Resale of previously constructed  Newly constructed 

Apartments Townhomes Single Detached Semi & Duplex Single Detached 

2016 $173,268 $224,230 $323,596 $402,151 $702,121 

2019 $212,689 $283,780 $416,020 $593,178 $871,139 

Source: OMREB (Previously Constructed); CMHC (New construction) 

These entry prices can be converted into required incomes to purchase. This assumes a 10% down-
payment with a mortgage at 3.5% over 25 years, and a payment to income ratio of 30%. The following 
table presents the equivalent incomes required to afford the average price across this dwelling type 
continuum.  

Required income to afford average dwelling in each category - Vernon 

 Resale of previously constructed  Newly constructed 

Apartments Townhomes Single Detached Semi & Duplex Single Detached 

2016 $31,400 $41,552 $69,600 $78,600 $126,800 

2019 $38,300 $52,586 $86,500 $106,800 $156,800 

Source: OMREB (Previously Constructed); CMHC (New construction) 
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Comparing these ownership access levels to the existing household income distribution from the 2016 
census, the following chart maps incomes, by tenure with the housing continuum. 

Because most rentals in the region, especially the CMHC surveyed “purpose built” rental structures, are 
in Vernon, the Vernon median rents mirror those for the region (2016 Census rents). Vernon is however 
surveyed annually as part of the rent survey so more current data is available for the purpose-built stock 
which accounts for 34% of all rentals as captured in the Census.  
Because the Census set of rentals includes rented homes, suites in homes, as well as rented 
condominium units, rents tend to be higher than the narrower apartment stock in the CMHC survey. For 
comparison, the 2016 CMHC average rent was $781 / month, while the census average was $904 / 
month. Notably, with low vacancy rates (see Regional overview) purpose-built unit rents have inflated 
and in October 2019 were $947 / month.   
Acute affordability is examined further below under core housing need, but to the extent that this affects 
mainly renters and is influenced by the existing distribution of rents and home prices, relative to incomes 
we can explore at a broader level. In assessing rental affordability, it is noted that due to the high rate 
of ownership, the rental universe is quite small, so the analysis should be viewed with that caveat.  
As noted above, the lower incomes in Vernon, especially for renters are a significant factor.  While a 
generally lower rent level exists, the number of low rental units is insufficient relative to what is required, 
based on incomes.  
First, comparing renter households by income band, and converting their income into an affordable rent 
range based on the 30% standard set by CMHC, we can estimate the number of units required (i.e. 
based on income) in each band, and compare this to the actual rent distribution that existed in 2016.  
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This reveals a significant shortage of lower rent units – there are four times as many renters that can 
afford no more than $500 per month than there are units in that rent range, a shortage of over 1,000 
units. Meanwhile there appears to be a “surplus’ in the $500-750 per month range and especially in 
units above $750 per month, but because there are insufficient lower rent units, many lower income 
households unable to fund affordable rentals are living in these higher rent units. In doing so, these 
households will be paying well over 30% of their income on housing so will be captured in the count of 
renters in core housing need.  
There is a (theoretical) shortage above $1,250 per month, (i.e. more units required than exist) but this 
appears only because higher income renter households have already found lower rent options, so this 
is not an issue.     
It is also possible to examine the capacity of current renters to transition into ownership. Using the 
median income and the income distribution of renters that may aspire to become owners, we can 
determine what percentage of these renters can purchase. The median income is converted to a 
potential capacity to purchase (using 30% of income, and assuming a mortgage at 3.5% amortized over 
25 years, with a 10% down payment) This calculates the maximum home price that the median renter 
could afford. This maximum price (here $183,200) is then compared to the price distribution of all homes 
to determine how many of the existing homes would be affordable. 
Notwithstanding the lower median home values helped by small apartment type condominiums, in 
Vernon, the low renter income median means that the median income renter household can afford only 
the lowest 10% of homes, compared to 13% for the RDNO as a whole.   

Core Housing Need 18 
As suggested above based on low renter incomes, the incidence of core housing need in Vernon 
(13.5%) is higher than the RDNO average where 12% of households are in need. Due to the much 
larger size of Vernon, the absolute count of need is concentrated here, especially for renters.  
The majority of core need problems relate to affordability reflecting both low incomes and the noted 
insufficient stock of lower rent units. This slightly exceeds the RDNO average share at 84%. Adding 
those that experience a combination of problems including affordability raises the total facing an 

18 See main report for definition and discussion of the core need concept  
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affordability problem to 97% of core need issues. A small proportion of households experience suitability 
(crowding) or adequacy (poor condition) issues only.  

In total there are some 2,330 households in core housing need in Vernon. This represents 60% of total 
need across the region, a disproportionate share compared to the distribution of all households (52% 
in Vernon). 
Across Canada and BC, core housing need tends to be most prevalent among renters (because most 
issues relate to affordability and renters typically have much lower incomes than owners) - this is very 
evident in Vernon as the absolute count of renters in need is triple that of owners. More significantly, 
the incidence of need is far higher for renters – one in three renters are in core need (33%), compared 
to one in 20 owners (5%).     

 
Again reflecting incomes and related affordability challenges, the incidence of core need is 
greater among single income households – singles and especially lone parents. By contrast it is 
low for couples with and without children.    
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When examined based on the age of the primary household maintainer the incidence is highest for 
those aged 45-64 (39%), marginally below the incidence for the RDNO as a whole. The incidence for 
the adjacent age groups (30-44 and 65-79), is similar, at 20% in each. The incidence for seniors over 
age 80 is notably higher at 12% than the RDNO average.  
Important to Look at Count Together with Incidence 
The preceding charts display the incidence of need – that is the percent within each group in need. 
This can distort perception of core need, so it is critical to examine both incidence and absolute counts. 
It should also be noted that Statistics Canada rounds counts to the nearest 5, so in places with small 
counts, as is the case here, there can be some rounding effects.  
As shown here, in Vernon, the high incidence for singles aged 45-65 is reinforced with the count in 
need, by age and household type.  Singles aged 45-64 are the single largest count in need, followed 
by singles over 65. Singles over 80 are also prominent, and in this case some may require some form 
of supported independent living or care.  
A high incidence among lone parents, as seen above, is also reflected across three age groups under 
65. Meanwhile alongside a low rate of incidence, couples with and without children present a relatively
low count.
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Existing Social Housing 
As a result of past and current funding programs, a small social housing stock has been built across 
parts of the RDNO. As a large regional centre, of the majority of this has been constructed or funded in 
Vernon. Just over 640 of the region’s 750 social housing units are located in Vernon. These are 
augmented by some 440 units of assisted and supportive living for seniors.  Another 700 households 
receive rental allowances to help reduce high rent burdens. 
The combined forms of social and assisted housing result in Vernon having a higher share (83%) of 
regional housing assistance and based on a regional share of existing resources, Vernon appears to 
be overserved (60% of need). However, based on the backlog of unmet need, all communities require 
additional assistance. 

With over 80% of need associated with affordability only, this could be addressed through an expansion 
of rental assistance – it may not be necessary to construct new social housing, although that may be 
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appropriate for special needs populations including frail seniors and formerly homeless with high acuity 
needs requiring permanent supportive housing to sustain housing stability.   

Future Growth and Housing Requirements 
Vernon’s population is projected to 
continue to increase at 1.2% 
annually over 2016-26. Given the 
large existing population, this will 
add an additional 4,500 people in 
that decade.  
Converting projected population 
growth into household growth 
suggests potential growth of around 
213-255 households per year for a 
total of 1,279 between 2016-26, 
and another 2,375 households 
between 2026-36.  

When new construction activity (average 359 units per year) is compared with recent and projected 
household growth (213 households per year), it appears that if the current rate of new building 
continued, there would be a surplus of new housing. This could potentially attract a high number of new 
households and thus a higher growth rate.  
Moreover, this new construction in Vernon has been skewed in favour of smaller multiple unit structures, 
which is more consistent with the growth pattern – predominantly older, childless couples and singles.  
As such, it may compensate for the lack of such housing opportunities in the surrounding smaller 
communities causing a pattern of increased urbanization centered on Vernon.  

Future Core Need 
We can assess how core housing need may increase, assuming the incidence of need across new 
households is similar to the incidence in 2016, and without accounting for any new assistance (new 
social housing or housing allowances). On this basis, it is estimated that core housing need will expand 
by a further 287 households in total (29 households annually) over the current decade, 2016-26. 
While policies and 
initiatives should aim to 
minimize or negate any 
growth in core need, it is 
also necessary to reduce 
the substantial backlog of 
unmet need that 
remained in 2016 (2,330 
households). 
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Estimated Number of Units Needed by Type
The Province has requested that communities identify the current number of households by type and 
anticipated number of households needed by type in 5 years.  Caution should be applied when carrying 
out sub-area allocations of growth as the distributions that exist in 2016 are not necessarily appropriate- 
growth will be driven by opportunity, land servicing as well as developer decisions to build.  Moreover, 
estimated household projections cannot determine the mix in type of household nor their dwelling 
preferences.  As such these estimates are, at best indicative, but not definitive.   

 
Current number of 
households  

Anticipated number of 
Households needed over 
5 years 

Total increase in 
Households required to 
meet anticipated 
demand over 5 years   

1 bedroom 5880 6302 422 

2 bedrooms 7015 7519 504 

3+ bedrooms 4910 5263 353 

Total 17805 19084 1279 

Considerations from Community Consultation 
• A shift in the types of housing provided is dependent on the development community.  The trend

still is for larger single-family construction and the development community wants to focus on
this. Currently most developers are saying the market is looking for >$800,000 houses. Most
people living in Vernon do not want to live in an apartment, they want to live in a more affordable
house. More 2- or 3-bedroom home options are needed. Existing smaller homes are older and
require many upgrades.

• The chart on page 7 displaying rent-to income suggests that there are approximately 1,000
households looking for higher-end rental >$1500 / month. This is theoretical, as most have found
lower rent options and may be happy with what they have. Despite this theoretical shortfall,
Vernon is not the high-income retirement community that it is perceived to be, it is actually closer
to national demographic averages.

• There are a small number of developers buying lots in downtown Vernon with plans to build
smaller multi-unit developments. There is a lack of housing that is between a single family
dwelling and an apartment.

• There are many 55+ housing developments that offer maintenance-free living but the cost of the
home is still high and the house is large. These do not serve the interests of those who may
wish to downsize. There is a need to expand the inventory of senior housing types.
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• It’s important to note that while the majority of homeowners are residents, 15-20% of homes are
used for vacation purposes (Adventure Bay, Predator Ridge, the Outback, Bella Vista).

• Building more affordable housing would allow for some renters to enter homeownership tenure
status, however rental subsidies are needed to alleviate wait lists for housing. There are no
rental supports for singles under the age of 65.

• Migration to Vernon is expected to increase. Many people are looking now at Vernon instead of
Kelowna. This is largely from the following groups:

o Retirees from the Lower Mainland and Alberta
o Young families (housing is more affordable than Kelowna)
o Entrepreneurs and remote workers who can work from home (Vernon is participating in

the Rural and Northern Immigration Pilot Federal program to attract up to 300 skilled
workers to the region)

o Other features that make Vernon attractive are: the climate, recreational opportunities,
hospital and health amenities, and proximity to the airport and Kelowna.

• It may be reasonable to obtain a larger community amenity contribution for the broader
community from developers that build large, expensive, single detached homes.
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Housing Need Community Summary: Vernon RDNO 

Overview 
Population, 2016 40,116 84,354 
Share of regional population 47.6% 100.0% 
Change 2011to 2016 1.0% 0.7% 
Projected 2016 to 2026 1.2% 0.9% 

Tenure 
Number of Households, 2016 17,795 34,185 
  Owner 12,205 25,780 

    Renter 5,590 8,370 
Ownership rate 68.6% 75% 

Dwelling Mix 
Single detached 49% 64% 
Semi, duplex 8% 6% 
Row  10% 7% 
Apartment 23% 14% 
Moveable 0% 3% 
Other 0% 0% 

Household by Size 
  1 person 33% 28% 
  2 persons 39% 41% 
  3 persons 13% 13% 
  4+ persons 15% 18% 
Average Household size 2.2 2.3 

Dwellings by Bed Count 
  No bedrooms (bachelor) 1% 0% 
  1 bedroom 10% 9% 
  2 bedrooms 31% 28% 
  3 bedrooms 30% 31% 
  4 + bedrooms 28% 32% 

Comparing Household Size and Dwelling Size 
Households with 2 or less people 72% 69% 
Dwellings with 2 or fewer bedrooms 42% 37% 
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Household Type Vernon RDNO 
Family 

 Couple  30% 32% 
 Two parent + children 17% 20% 
 Lone-parent 9% 7% 
 Other family  6% 6% 

Non-Census-Family Households 
One-person  33% 28% 
Unrelated two + persons 5% 4% 

Age Distribution of Household Primary Maintainer 
  Under 19 0% 0% 
  20 to 29  7% 5% 
  30 to 44 20% 19% 
  45 to 64 38% 40% 
  65 to 74 18% 18% 
  75 to 84 13% 11% 
  85 and over 5% 4% 
Population over 65  35% 32% 
Median individual age (years) 48.4 49.5 

Median Income by Tenure 
Owner income $ $73,232 $75,343 
Renter income $ $32,976 $38,939 

Housing Availability Vernon RDNO 
Home Values and Rents 

Median value of dwellings ($) $349,942 $380,900 
Census median rent ($)/month 904 $903 
CMHC average rent, 2019 947 947 
CMHC rental vacancy rate (%), 2019 1.7% 1.7 
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Housing Construction (Average Annual Starts  2016-19) 
SFD 115 245 
Multi-unit 244 277 
Total  359 522 
Starts per 1000 Households, 2016-19 average 20 15 
Percent SFD 32% 47% 

Future Housing Growth 
Number of Households, 2016 18,235 35,016 
Household projected increase, 2016-26 2,128 3,055 
Household projected increase, 2026-36 2,376 3,260 
Anticipated Household growth rate, 2016-26 1.2% 0.9% 
Projected new households/yr, 2016-26 213 306 
Average new dwellings, 2016-19 359 522 
Surplus (or shortfall) vs. recent starts 146 216 

Core Need Vernon RDNO 
Distribution of Need by Problem - Both Tenures 

Affordability only 84% 81% 
Affordability plus adequacy and/or suitability 13% 12% 

  Suitability only - In core housing need 2% 2% 
  Adequacy only - In core housing need 2% 5% 

Need by Tenure 
Total count of need  2,330 3,880 
# Owners in core need 565 1,360 
# Renters in core need 1,770 2,520 
Renters share of need 76% 65% 
Incidence (acuteness of need) 13.5% 12.0% 
% Owners need 5% 6% 
% Renters need 33% 32% 
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Incidence of Need by Age of Primary Household Maintainer   
     19 to 29 years 8% 7% 

     30 to 44 years 21% 20% 

     45 to 64 years 39% 42% 

     65 to 79 years 20% 21% 

     80 years and over 12% 10% 
Incidence of Need by Household Type   
 Total 13% 12% 

 Couple  3% 4% 

 Two parent + children 3% 5% 

 Lone-parent 30% 29% 

 Single 25% 24% 

 Unrelated two + 14% 11% 
Existing Social Housing    
 Supportive and Assisted 443 558 

 Independent Social  643 752 

 Rent supplements and allowances 702 858 
Existing Social Housing Compared to Need (Distribution)   
 Core need 60.1% 100.0% 

 Existing Social + Supported 82.9% 100.0% 

 Existing Social plus Rent Assistance 82.5% 100.0% 
Future Growth in Core Housing Need   
 Backlog, 2016 2,330 3,880 

 Growth in need, 2016-26 287 368 

 Growth in need, 2026-36 320 393 
Affordability Assessments   
 Rent    
 < $500 / month 290 720 

 $500-750 / month 1,303 1,860 

 $750-1000 / month 1,763 2,355 

 $1000-1250 / month 948 1,412 

 $1250+ / month 1,287 1,948 
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Income 
Under $20k 1,340 1,905 
$20k-30k 1,010 1,355 
$30k-40k 630 990 
$40k-50k 665 960 
$50k+ 1,940 3,080 

Affordability to Buy (Max Price Affordable to Median Income Renter) 
Median Home Price, 2016 $349,942 $380,900 
Median renter income $32,976 $38,939 
Monthly @30% $824 $973 
Maximum price (3.5%, 25yrs, 10% down) $183,201 $216,330 
Percentage of homes affordable to the median renter (2016) 10% 13% 



Housing Needs Reports – Summary Form

MUNICIPALITY/ELECTORAL AREA/LOCAL TRUST AREA: _____________________________________ 

REGIONAL DISTRICT: _________________________________________________________________ 

DATE OF REPORT COMPLETION: __________________________________________ (MONTH/YYYY) 

PART 1: KEY INDICATORS & INFORMATION 

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

LO
C

A
T

IO
N

 Neighbouring municipalities and electoral areas: 

Neighbouring First Nations: 

P
O

P
U

LA
T

IO
N

 

Population:          Change since :   % 

Projected population in 5 years: Projected change:  % 

Number of households:  Change since :  % 

Projected number of households in 5 years: Projected change:  % 

Average household size: 

Projected average household size in 5 years: 

Median age (local):           Median age (RD):          Median age (BC):        

Projected median age in 5 years:         

Seniors 65+ (local):  % Seniors 65+ (RD):  % Seniors 65+ (BC):  % 

Projected seniors 65+ in 5 years:    % 

Owner households:      % Renter households:      % 

Renter households in subsidized housing:      % 

IN
C

O
M

E
 

Median household income Local Regional District BC 

All households $ $ $ 

Renter households $ $ $ 

Owner households $ $ $ 

City of Vernon

Regional District of North Okanagan

September 2020

Splatsin, Okanagan Indian Band 

Coldstream, Electoral Areas B and C 

2.2

2.3 (RDNO)

48.4 49.5 40.3

48.3 (RDNO)

59,353 63,364 69,995

32,976 38,939 45,848

73,232 75,343 84,333

40,116 1.0

42,392 (2021), 44,798 (2026) 1.2%

17,795 2.22011

2011

1.2%

18.3

25.1 (RDNO)

18,860

68.6 31.4

13
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Text Box
Attachment 3



E
C

O
N

O
M

Y
 

Participation rate: % Unemployment rate: % 

Major local industries: 

H
O

U
S

IN
G

 

Median assessed housing values: $   Median housing sale price: $ 

Median monthly rent: $    Rental vacancy rate:     % 

Housing units - total:        Housing units – subsidized: 

Annual registered new homes - total: Annual registered new homes - rental: 

Households below affordability standards (spending 30%+ of income on shelter):     % 

Households below adequacy standards (in dwellings requiring major repairs):       % 

Households below suitability standards (in overcrowded dwellings):      % 

Briefly summarize the following:

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

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

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

and the provincial and federal governments and their agencies .

Any consultation undertaken with First Nations:

Retail trade; Health care and social assistance; Accommodation and food services; 

Construction; Manufacturing; Professional, scientific and technical services

349,942

904 

18,235 2,037

359

The RGS acknowledges that a well-balanced community provides housing opportunities for people in all stages of life, 

different family types, a range of financial situations, and those with special needs.  Relevant RGS policies include: 

H-1.1 through to H-1.13. Official Community Plan: Section 4 - Population and Housing Profile and Projections; 5; 6; 7 - 

Residential; 8-8.10; 12; 20 - Social Planning; 21

57.4 8.0

not available 

1.7

11%; 2 

<0.5

<0.5

307 (2018)

Community meeting with staff  occurred on: May 7th, 2020; and stakeholder meeting on: May 26th, 2020

The following groups were consulted: Okanagan College. Interior Health Authority, Urban Development Institute – 

Okanagan Chapter, Social Planning Council for the North Okanagan, Community Foundation of the North Okanagan, 

White Valley Community Resource Centre, Kindale Development Association, Canadian Mental Health Association - 

Vernon, Vernon Native Housing, Canadian Home Builders Association – Okanagan, Habitat for Humanity, Vernon and 

District Community Land Trust, Okanagan Mainline Real Estate Board

Direct consultation was undertaken with both OKIB and Splatsin to collect available administrative and planning data 

and to complete customized summaries for these two First Nations. Unfortunately, there was insufficient formal data 

to present conclusions at this time.
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PART 2: KEY FINDINGS 

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

Currently Anticipated (5 years) 

0 bedrooms (bachelor) 

1 bedroom 

2 bedrooms 

3+ bedrooms 

Total 

Comments: 

Table 2: Households in Core Housing Need 

2006 2011 2016 

# % # % # % 

All households in planning area 100 100 100 

Of which are in core housing need 

 Of which are owner households 

 Of which are renter households 

Comments: 

Table 3: Households in Extreme Core Housing Need 

2006 2011 2016 

# % # % # % 

All households in planning area 100 100 100 

Of which are in extreme core housing need 

 Of which are owner households 

 Of which are renter households 

Comments: 

0

5,880

7,015

4,910

15180 15,560 17,285

0

6,302

7,519

5,263

17,805 19,084

2,260

710

1,545

14.9%

6.7%

33.3%

14.2%2,210 2,330 13.5%

670 5656.0% 4.7%

1,540 1,77035.3% 33.1%

15180

1,085

365

720

7.1%

3.5%

15.5%

15,560

1,190

405

785

7.6%

3.6%

18.0%

17,285

1,225

225

995

7.1%

1.9%

18.6%

We caution against applying sub-area allocations of growth because the distributions that existing in 2016 are not 

necessarily appropriate - growth will be driven by opportunity, land servicing as well as developer decisions to build. 

Moreover, estimated household projections cannot determine the mix in type of households nor their dwelling 

preferences. As such these estimates are, at best indicative, but not definitive.

*Statistics Canada rounds counts to the nearest 5, so in places with small counts,  there can be some rounding errors.

Only private, non-farm, non-reserve and owner- or renter-households with incomes greater than zero and

shelter-cost-to-income ratios less than 100% are assessed for 'core housing need’ (so the “totals” for core need are

slightly lower than total households).

*Statistics Canada rounds counts to the nearest 5, so in places with small counts,  there can be some rounding errors.

Only private, non-farm, non-reserve and owner- or renter-households with incomes greater than zero and

shelter-cost-to-income ratios less than 100% are assessed for 'core housing need’ (so the “totals” for core need are

slightly lower than total households).

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

Currently Anticipated (5 years) 
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Briefly summarize current and anticipated needs for each of the following:

Affordable housing:

Rental housing:

Special needs housing:

Housing for seniors:

Housing for families:

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

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? 

The average house value in Vernon as reported in the Census (2016) was $350,000, roughly 10% lower than the RDNO 

median price. The lower values of smaller condo apartments, compared to detached homes, will have a larger 

influence in Vernon. The median renter household in Vernon can afford the lowest 10% of homes.   

There is a significant shortfall in lower rent options, with the result that lower income renters pay higher rents and 

spend over 30% for their housing.  Most rentals in the region, especially surveyed “purpose built” rental structures, 

are in Vernon.

Just over 640 of the region’s 750 social housing units are located in Vernon. These are augmented by some 440 units 

of assisted and supportive living for seniors. Another 700 households receive rental allowances to help reduce high 

rent burdens.

There are many 55+ housing developments that offer maintenance-free living but the cost of the home is still high 

and the house is large. These do not serve the interests of those who may wish to downsize. There is a need to 

expand the inventory of senior housing types.

A shift in the types of housing provided is dependent on the development community. The trend still is for larger 

single-family construction and the development community wants to focus on this. Currently most developers are 

saying the market is looking for >$800,000 houses. Most people living in Vernon do not want to live in an apartment, 

they want to live in a more affordable house. More 2- or 3-bedroom home options are needed. Existing smaller homes 

are older and require many upgrades.

The high proportion of households with two or fewer people is reflected in the large number of couples with no 

children and single person households, which is the single largest household type in Vernon. But increased migration 

of young families (housing is more affordable than Kelowna) is anticipated. 

Housing for those experiencing or at risk for homelessness within the RDNO exists largely in the City of Vernon. 

Facilities include: emergency shelters (86), facilities that target victims of family violence (25 beds), seniors, adults 

with mental health challenges (30 units), urban native families (38 units), and Housing First rent supplements (69). 

Migration to Vernon is expected to increase. Many people are looking now at Vernon instead of Kelowna. This is 

largely from the following groups: Retirees from the Lower Mainland and Alberta, young families, entrepreneurs and 

remote workers who can work from home. 
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THE CORPORATION OF THE CITY OF VERNON 

 

 

 

Objectives 
 
The objectives of the Committee are to monitor and provide Council with milestone 
achievements of the implementation of the City’s Attainable Housing Strategy and to 
provide Council with advice on affordable housing matters. 
 
Scope of Work 
 
To achieve this objective, the committee will undertake the following activities: 
 
 Collect data on rental housing needs in the City of Vernon and surrounding 

areas. 
 Advise Council on affordable rental housing needs within the City. 
 Provide Council with comments and recommendations concerning development 

applications involving a Housing Agreement, as provided for in the City’s Zoning 
Bylaw. 

 Monitor the implementation of the City’s Attainable Housing Strategy. 
 Hear and consider representations by any individual organization or delegation of 

citizens with respect to housing and make recommendations considered to be in 
the interest of the City as a whole, arising there from to Council. 

 Act as a liaison between Council and any community organization concerned 
with the provision of housing. 

 
Membership 
 
The membership of the Affordable Housing Advisory Committee shall be as follows: 
 
 Two members of Council and one alternate 
 Interior Health Representative 
 BC Housing Representative 
 Builder Representative 
 Seniors (65+) representative 
 Two Community at Large Representatives 
 Social Planning Council Representative 
 Habitat For Humanity Representative 
 
 City of Vernon Planning Representative (Non-Voting) 

 
 Member municipalities of the North Okanagan Regional District may appoint an 
 elected official to sit as a non-voting representative.  
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POLICY 
The policy of the City of Vernon is to provide and maintain a workplace that is free from 
discrimination, bullying and harassment, not only in relation to the specific conduct 
prohibited by the British Columbia (BC) Human Rights Code, but regarding any form of 
personal bullying harassment which may reasonably cause embarrassment, insecurity, 
discomfort, offence or humiliation to another person or group.   
 
The City of Vernon is committed to a professional working environment where employees, 
contractors, elected officials, committee volunteers, and students working on behalf of the 
City or present within the City’s facilities and programs, are treated with respect and 
dignity. 
 
This Policy will apply to the resolution of all internal informal or formal complaints brought 
forward or filed pursuant to this Policy. 
 
The procedures set out within this Policy will also apply to any and all City of Vernon 
investigations conducted in response to external discrimination/harassment/bullying 
complaints filed with WorkSafe BC, the Human Rights Tribunal or otherwise. 
 
DEFINITIONS 
 
Parties 
 
Parties are the Complainant(s) and Respondent(s) directly involved in a Complaint and 
may include: employees (unionized and excluded), contractors, elected officials, 
committee volunteers, and students. 
 
Complainant(s) 
 
Complainant(s) are those individuals making a Complaint and seeking recourse in relation 
to this Policy. 
 
Respondent(s) 
 
Respondent(s) are those individuals alleged to have violated this Policy. 
 
Bystanders 
 
Bystanders are third parties who have witnessed behaviour that, in their view, potentially 
constitutes a violation of this Policy. Bystanders should report their concerns in 
accordance with Step 2 of the informal processes set out below. 
 
Bystanders are not Parties to a Complaint.  However, they may be interviewed as 
witnesses in the event there is a formal investigation into their concerns. 
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Witnesses  
 
Witnesses are individuals who have direct knowledge of or involvement in any matter or 
incident that potentially relates to a Complaint brought forward or filed pursuant to this 
Policy.   
 
Complaint   
 
A concern or Complaint regarding any of the potential behaviour as defined below that 
requires a solution that is brought forward for the purposes of obtaining a resolution. 
 
Prohibited Grounds 
 
Conduct or commentary that is based, in whole or part, on any of the following 13 grounds: 
race, colour, ancestry, place of origin, political belief, religion, marital status, family status, 
physical or mental disability, sex, sexual orientation, age or unrelated criminal conviction. 
 
Respectful Conduct 
 
Respectful workplace conduct incorporates courtesy, civility, consideration, and 
compassion.  It is an approach which actively respects individuals by avoiding 
unnecessary behaviours which would reasonably be considered to have a negative 
impact on others.  It involves taking responsibility for one’s behaviour/conduct in the 
workplace. 
 
A workplace disagreement or difference of opinion is not by definition disrespectful.  The 
manner in which a disagreement is described, discussed or resolved will determine 
whether or not the conduct is respectful.   
 
Examples of Respectful vs. Disrespectful Behavior 
 
Violations of this Policy will be determined on an objective and case-by-case basis, having 
regard to the overall circumstances of each Complaint, including the particular timing and 
context of the event(s) in question.  This commonly will be determined after receiving 
information from the Parties and Witnesses.  However, for illustrative purposes only, 
some examples of respectful versus disrespectful behaviour could include the following: 
 

 Quiet and calm communication which focuses on the issues rather than personal 
characteristics of the individuals involved vs. loud, profane, name-calling, and 
abusive language that may also focus on personal characteristics.   

 
 Expressing and resolving disagreement  in a calm and professional manner vs. 

insulting or belittling others through personal attacks, sarcasm or through non-
verbal behaviour that may include repetitive eye-rolling, loud sighing, disrespectful 
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facial expressions, shunning, stone walling discussions, walking out of discussions 
prematurely, or making physical or psychological threats.  

 
 Addressing issues and concerns regarding work performance or misconduct in a 

confidential, discreet manner through responsible managers vs. engaging in 
gossip, rumours, speculation or criticism of an individual to others or discussing 
issues in front of individuals who do not need to be a part of the discussion. 

 
 Sharing information required to deliver services effectively vs. repeatedly ignoring 

questions or requests for information or deliberately failing to provide 
necessary/helpful information. 

 
 Responding to on-call pages in a timely fashion vs. not being accessible or 

responding to pages when on-call. 
 

 Written communication made in a respectful professional manner vs. 
unprofessional comments made about colleagues or co-workers. 

 
Discrimination  
 
Discrimination is adverse differential treatment of an individual or group, whether intended 
or not, on the basis of race, colour, ancestry, place of origin, political belief, religion, 
marital status, family status, physical or mental disability, sex, sexual orientation, age or 
unrelated criminal conviction.  Discrimination of this nature imposes burdens or 
obligations on an individual or group that serves no work-related function.  It is important 
to note that such conduct is not only a breach of this Policy; it may also be a breach of 
the BC Human Rights Code. 
 
Discriminatory Harassment 
 
Discriminatory harassment is a form of discrimination and is also contrary to the BC 
Human Rights Code. Discriminatory harassment is abusive, unfair, offensive, or 
demeaning treatment of or disrespectful/disruptive conduct towards a person or group of 
persons related to their race, colour, ancestry, place of origin, political belief, religion, 
marital status, family status, physical or mental disability, sex, sexual orientation, age or 
unrelated criminal conviction that a reasonable person would know or ought to know or 
would: 
  

 have the effect of interfering with an individual’s work or participation in work 
related activities; or  

 create an intimidating, hostile or offensive environment for work or participation in 
a work-related activity. 
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Examples of Discriminatory Harassment: 
 

 Teasing, joking, taunting, insulting or criticizing a person, directly or indirectly, 
verbally or in writing, based on his or her prohibited grounds (e.g. race, gender, 
age).  This may include commentary regarding their ability to communicate clearly, 
physical appearance, work style, and level of intelligence.  

 
Sexual Harassment 
 
Sexual harassment is disrespectful/disruptive conduct of a sexual nature made by a 
person who knows or ought to reasonably know that such conduct or comment is 
unwanted or unwelcome; or an expressed or implied promise of a reward for complying 
with a request of a sexual nature; or an expressed or implied threat of reprisal for refusal 
to comply with such a request; or disrespectful/disruptive conduct of a sexual nature 
which is intended or reasonably would be known to create an intimidating, hostile or 
offensive environment. 
 
Examples of Sexual Harassment include: 
 

 verbal abuse or threats of a sexual nature; 
 unwelcome remarks, jokes, innuendoes or taunting of a sexual nature; 
 displaying of pornographic or other offensive pictures; 
 unwelcome and/or repeated sexual invitations or requests; 
 leering or other inappropriate sexually oriented gestures; 
 unnecessary physical contact such as: touching, patting or pinching; 
 sexual assault (this may also be a criminal matter); 
 negative comments that are gender-based, and  
 repeated behavior that a person has objections to and is known or should 

reasonably be known to the offender as being unwelcome. 
 
Personal Harassment 
 
Personal harassment is any behavior, including disrespectful/disruptive conduct by a 
person directed against another person that a reasonable person would know or ought 
to know would cause offence, humiliation or intimidation, where the conduct is not 
carried out in good faith and serves no legitimate work-related purpose. 
 
Examples of Personal Harassment: 
 

 swearing, yelling, or making derogatory gestures or comments to or about another 
individual;  

 engaging in embarrassing practical jokes, ridicule, or malicious gossip; 
 verbal or physical threats or physical assault. 
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Bullying  
 
Bullying is any repeated or systematic physical, verbal or psychological behaviour 
including disrespectful/disruptive behavior, which would be seen by a reasonable person 
as intending to belittle, intimidate, coerce or isolate another person. 
 
Note:  Personal harassment and/or bullying does not include social banter in the 
workplace that is objectively viewed as acceptable in tone and content.  Nor does it 
include actions occasioned through the good faith management of the employment 
relationship, including decisions related to hiring, selection, performance evaluations, and 
progressive corrective discipline, provided that such decisions are made and 
implemented in a manner that is respectful of those involved.   
http://www2.worksafebc.com/Topics/BullyingAndHarassment/RegulationAndGuidelines.
asp?ReportID=37223.   
 
Methods of Communication 
 
Inappropriate communication that may violate this Policy may be transmitted in person, 
on the phone, and in writing, through email, texts, Facebook, Twitter and other social 
media messaging, and otherwise.  Potential violations may consist of inappropriate 
communication made to a person and/or communication made about a person to others. 
 
Fairness  
 
Parties, Bystanders, and Witnesses have a right to fair treatment in the consideration and 
adjudication of complaints and concerns under this policy.  Fair treatment includes the 
right to: 
 

 bring forward their concerns pursuant to processes within the Policy within a timely 
manner;  

 being informed in a timely manner of Complaints made against them;  
 an impartial and objective consideration and evaluation of the circumstances, 

through informal or formal intervention;  
 confidentiality to the extent possible in the circumstances, including the avoidance 

of gossip, rumours and speculation by Party(ies), Witness(es) or others within the 
City;  

 protection to any Party(ies) or Witness(es) from retaliation for participation in 
processes under this Policy 

 being effectively informed of the outcome of any formal intervention; 
 union representation for unionized staff; and 
 other representation, for excluded staff. 

 
 
 

http://www2.worksafebc.com/Topics/BullyingAndHarassment/RegulationAndGuidelines.asp?ReportID=37223
http://www2.worksafebc.com/Topics/BullyingAndHarassment/RegulationAndGuidelines.asp?ReportID=37223
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Confidentiality 
 
All Bystanders, Witnesses, and Parties involved in a Complaint or in the informal/formal 
resolution of a Complaint, are expected to keep matters related to a Complaint 
confidential.  This includes managers and supervisors who are privy to the Complaint or 
Complaint resolution process. 
 
An established breach of confidentiality regarding a Complaint or Complaint resolution 
process shall be considered an independent violation of the Policy (regardless of the 
merits or conclusions regarding the Complaint) and may result in discipline.  
 
Any allegation or Complaint under this Policy will be considered personal information 
supplied in confidence for the purpose of Section 22(2) (f) of the Freedom of Information 
and Protection Privacy Act.  The names of those involved in the Complaint shall not be 
disclosed to any person except where necessary for the purpose of fairly investigating 
and determining the outcome of the complaint.  
 
The substance of investigative reports and the substance of meetings held by those in 
authority to make decisions in relation to a Complaint, regardless of whether it is 
substantiated, will be protected from disclosure to third parties in accordance with Section 
19 of the Freedom of Information and Protection Privacy Act. 
 
Complaint Resolution 
 
Complainants are encouraged to resolve Complaints/concerns with others as soon as 
they arise using the informal process set out below, unless it is clearly inappropriate in all 
of the circumstances. 
 
Without limiting its application, the informal resolution process is commonly used in 
circumstances where the alleged concern/conduct appears to be:  (a) non-repetitive (a 
‘one-off’ discussion/interaction); and (b) relatively minor in severity or seriousness, 
considering its content, potential impact on the individual and/or the safety/health of the 
overall organization. 
 
Although the Complainant(s) may indicate that he/she prefers the informal process, the 
City of Vernon may at any time exercise its discretion to initiate a formal process based 
upon its overall review of the circumstances.   
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PROCEDURES 
 
Informal Processes 
 
Step 1 – Resolution (Informal Conversation) 
 
Wherever reasonable, the Complainant(s) should address the person with whom he/she 
is having difficulty (the Respondent(s)) in a direct and discreet (confidential) manner as 
soon as possible following the incident. 
 
If the Complainant(s) is not comfortable taking this step, or if the Complainant(s) has done 
so without success, then the Complainant(s) should proceed to the next step. 
 
Step 2 – Resolution (Manager/Designate Involvement) 
 
The Complainant(s) or Bystander(s) should approach his/her manager or director with 
his/her concerns including particular examples of inappropriate statements or verbal or 
non-verbal behaviours by the Respondent(s), dates, times, witnesses, and as much detail 
as possible.  This should be done as soon as reasonably possible following the 
incident/behaviours. The manager or director should contact Human Resources.  
 
If the Complainant(s) or Bystander(s) is uncomfortable approaching any of these 
individuals, or if the individuals are the Respondent(s) or if the individuals are perceived 
by the Complainant(s) to be part of the problem, then the Complainant(s) or Bystander(s) 
can speak to Human Resources. 
 
Human Resources will review the concern and where appropriate should directly or 
indirectly facilitate a resolution in a manner that it considers most effective and reasonable 
considering all of the circumstances. 
 
Interventions by managers or directors, Human Resources in Step 2 may include one or 
more of the following possibilities (or other similar interventions): 
 

 meeting separately with each person involved in the concern to discuss and 
investigate the situation;  

 meeting together with the persons involved to facilitate a discussion aimed at 
understanding and resolving the issue in a practical, non-punitive manner or 
mediating a solution that works for all Parties; 

 coaching one or more of the Parties (verbally or in writing) on workplace 
expectations regarding appropriate workplace behavior or performance;  

 recommending or applying progressive discipline when warranted i.e. based on 
the findings and severity of the misconduct found;  

 engaging the support of Human Resources to assist with Step 2 processes, or 
 engaging an external third party facilitator or mediator to work with the Parties and 

others involved to achieve a confidential, practical and mutually agreeable 



 

Corporate Policy 
Bullying and Harassment  Page 9

 

resolution to outstanding concerns without making findings against any Parties 
(Mediation). 

 
The above noted intervention/preliminary investigation should be completed on or before  
30 days after the final interview.  The time-lines will be reasonably extended at the request 
of the lead investigator based on a number of factors, including extenuating 
circumstances or complexities surrounding a particular investigation/intervention. 
 
If, at the outset of or at any time during the Step 2 process, the individual who receives 
the reported Complaint/concern concludes that, given the severity of the behaviours 
alleged in the Complaint, including their potential physical or psychological impact on the 
Complainant(s) or other employees at the City of Vernon, a formal investigation is 
warranted, then the matter should be immediately referred to Step 3 of the Policy for 
investigation and resolution. 
 
Formal Processes 
 
Step 3 – Investigation 
 
The formal process involves an objective investigation of a written Complaint/concern that 
has been brought forward to Human Resources, the Complaint.  
 
Once the Complaint has been received by the immediate supervisor, manager, or Human 
Resources representative; the Complainant(s) will be asked to complete a formal 
Complaint form. This form seeks the following details: 
 

 Complainant(s) name and position; 
 name and position(s) of the Respondent(s); 
 address or location where the incident occurred; 
 detailed summary of all of the specific incidents or examples of behavior that have 

led to the filing of the Complaint; 
 date(s) and time of each incident; 
 names of the individual(s) alleged to have engaged in the unacceptable conduct; 
 details of the Complaint(s) – that is, the specifics of what was said or done to the 

Complainant(s) to have triggered the Complaint;  
 identity of any potential witnesses; 
 impact of the behaviour on the Complainant(s); and 
 steps taken, though Steps 1 or 2 of the Policy, to address the Complaint and the 

outcome of those processes. 
 
The Complainant(s) must sign and date the Complaint and send to the designated 
individuals set out above by either: 
 

 envelope marked Confidential; or 
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 scanning the signed complaint and sending it via email indicating Confidential. 
 
The filing of a formal Complaint does not mean that a formal investigation will 
automatically be conducted.  The manner in which a Complaint is resolved will be 
determined by the City, following consultation with the Parties, and will depend on a 
number of factors, including the nature, extent and severity of allegations brought forward 
by the Complainant(s) and the history of circumstances leading up to the filing of the 
formal Complaint. 
 
Following this review, the individual(s) who receives the Complaint may take one of the 
following steps:   
 

 refer the matter back to Step 2 to resolve the matter through informal processes; 
or  

 assign an internal or external Investigator to conduct a formal investigation of the 
Complaint. 

 
Appointment of Investigator 
 
Factors that the City will consider in determining whether to retain an internal or external 
investigator may include:  the overall complexity of the facts/law related to the Complaint; 
the Parties to the Complaint, the anticipated length of time necessary to conduct the 
investigation; the potential severity of the outcome(s) of the investigation in relation to the 
Respondent(s) should the Complaint be substantiated; and any other relevant 
circumstances. 
 
Internal investigators shall have sufficient prior experience and/or training in conducting 
workplace investigations and shall have no previous involvement in the 
facts/circumstances giving rise to the Complaint. 
 
External investigators shall be appointed by the Director, Human Resources, in 
consultation with the Chief Administrative Officer (CAO) and at his/her discretion.   
 
Time Limits 
 
The time limit for making a formal complaint is within six (6) months from the date of the 
last incident.  This is consistent with the time limits noted in the BC Human Rights Code.  
 
Interim Measures 
 
It may be necessary to take interim measures, such as transfers/leaves/restrictions on 
contact or communication while a Complaint is being investigated.  Such measures will 
be precautionary, not disciplinary.   
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Mediation during the Formal Process 
 
Where appropriate, mediation is available to Parties to try to resolve the Complaint at 
any point during the process.  Any ongoing investigation will be suspended during 
mediation and will resume if mediation is unsuccessful. 
 
Unless explicitly agreed to by the Parties in writing, the investigator shall not act as the 
mediator and shall have no communication with the mediator regarding the Complaint at 
any time. 
 
 
Withdrawal of a Formal Complaint 
 
At any time during the course of an investigation of a formal Complaint, the 
Complainant(s) may choose to withdraw his or her Complaint without penalty so long as 
the Complaint was filed in good faith.  In such circumstances, there should be no 
indication of the complaint in the personnel files of the Complainant(s) or 
Respondent(s). 
 
The Investigation Process and Role of the Investigator  
 
The investigator will take a reasonable amount of time to conduct the investigation to 
interview the Parties and relevant Witnesses and obtain and review any potentially 
relevant documents. 
 
The investigator will prepare a report of investigation outlining his/her findings and 
conclusions and submit the report to the relevant Human Resources Representative. 
 
The findings and conclusions may relate to both the conduct at issue and the 
medical/emotional/financial impact of the conduct on those involved. 
 
The investigator may include recommendations in the report of investigation, where 
applicable and if requested by the City. 
 
The City will advise both the Complainant(s) and Respondent(s) of the findings and 
conclusions of the investigation and any recommendations related to their conduct, 
through a written summary of the report.  Other Parties involved in the complaint 
(Witnesses and others) will be advised that the investigation has been concluded 
(without being provided any further information). 
 
Appeals 
 
Within 15 days of receiving a summary of the report of investigation, either Party(ies) 
may file an appeal with the City.   
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The appeal shall be based upon and restricted to, specific concerns related to the 
investigative process.  The appeal shall not constitute an avenue in which to re-
investigate the Complaint. 
 
The CAO shall review the report of investigation to evaluate the fairness of the process 
and has sole discretion to take further action based upon his/her review.   
 
The decision of the CAO is final. 
 
Complaints involving City’s Chief Administrative Officer, the Mayor or Members 
of City Council 
 
External Investigator 
 
Complaints brought under this policy against the Chief Administrative Officer, the Mayor 
or Members of City Council shall be presented to an external investigator with expertise 
regarding matters covered under this policy. 
 
The external investigator will be retained by and will report directly to the Mayor and 
Chief Administrative Officer in cases involving the Members of Council.  In cases 
involving the Mayor, the external investigator will be retained by and will report directly 
to the Chief Administrative Officer.  In cases involving the Chief Administrative Officer, 
the external investigator will be retained by and will report directly to the Mayor.   
 
 
Outcomes 
 
General Outcomes  
 
Once the appeal period has expired or the appeal has been concluded, the City will 
inform the Complainant(s) and Respondent(s) of its final implementation plan based 
upon the report of investigation. 
 
Part of the implementation plan may include processes similar to those set out in Step 
2, in order to help rebuild/repair the relationships. 
 
Outcomes that may be included in the implementation plans include one or more of the 
following: 
 

 oral and/or written apology from the parties;  
 adjustments to the workplace environment;  
 coaching of expectations – verbal or in writing; 
 medical assessment referrals; 
 training; 
 transfers to a different department; and/or 
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 institution of formal discipline and disciplinary processes, up to and including 
suspension/removal from premises for contractors, visitors and volunteers; and 

 mediation. 
 
Discipline in accordance with Corporate Policy may arise if such action is warranted 
based on the severity of the findings/conclusions of the investigation. 
   
The Complainant(s) and Respondent(s) will only receive information relevant to their 
role in the final implementation plan; they will not be privy to recommendations related 
to the other Party(ies).  
 
 
Outcomes  
 
City management will determine and implement specific consequences and remedies 
that are reflective of and relevant to the investigative findings/conclusions within a 
reasonable period of time after receipt of the report of investigation. 
 
Any Party(ies) who disagrees with the nature/extent of action or disciplinary action 
imposed by the City as a result of the investigation should access the usual 
grievance/appeal process set out in the relevant collective agreements and City of 
Vernon policies.  
 
 
Other Important Points 
 
Malicious/Vexatious/Frivolous Complaints of Misuse of the Policy 
 
In circumstances where a Complaint is found to have been made in bad faith or 
determined to be vexatious, frivolous or a general misuse of the Policy, the 
Complainant(s) may face similar outcomes as a Respondent(s) as set out above (ie. 
Interventions ranging from coaching to formal disciplinary intervention). 
 
This section of the Policy may apply to filed Complaints as well as any circumstances in 
which individuals repeatedly threaten to file Complaints against others in order to 
achieve similar ends. 
 
A Complaint, or threatened Complaint, will be deemed to have been made in bad faith 
when, considering all of the circumstances surrounding the complaint including its 
timing and context, the Complaint was found to have been made solely in an attempt to: 
 

 influence or overturn decisions related to the Complainant’s employment; 
 intimidate, threaten or cause trouble to the Respondent(s);  
 create a hostile or intimidating workplace environment for others, including the 

Respondent(s);  or 
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 create a potential personal benefit or entitlement to the Complainant(s). 
 
Misuse of the Policy may include unreasonable, repetitive filing of Complaints or 
concerns that are consistently found to be unsubstantiated. 
 
In circumstances where a Complaint has been found to be malicious, vexatious or a 
misuse of the Policy, the Respondent(s) may be awarded the same remedies as those 
available to Complainant(s) as set out above (interventions ranging from an apology to 
compensation for established losses). 
 
Unsubstantiated Complaints 
 
If the investigator finds insufficient evidence to support the Complainant’s allegations 
and finds that there has been no misuse of the Policy or bad faith in filing the Complaint, 
no action will be taken in relation to the complaint.  There will be no record of the 
Complaint on the Respondent’s file. 
 
Consequences of Retaliation 
 
Any established retaliation against any Party(ies), Bystander(s) or Witness(es) involved 
in an informal or formal resolution process shall be considered an independent violation 
of the Policy (regardless of the merits or outcome of the initial concern or Complaint) 
and shall result in discipline commensurate with the severity of the conduct.   
 
Multiple Proceedings 
 
This Policy is in addition to and not in substitution for any rights an individual may have 
to pursue action, whether under collective agreements, policies including any applicable 
legislation, including human rights legislation. 
 
If at any time a staff member elects to initiate other legal proceedings or if the staff 
member takes any steps outside of those contemplated in this policy, the City many 
discontinue any procedures taken under this policy as a result of the Complaint 
(depending on a consideration of all of the circumstances). 
 
Potentially criminal behaviour such as an assault, significant threats, or attempts at 
extortion shall be directly referred to the RCMP by the City upon receipt of a Complaint 
of this nature.   
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