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Interim Housing Needs Report 2024 –  
Addendum to Final Housing Needs Report 2022 
 
Introduction 
 
Province of British Columbia, Housing Needs Report Regulation 90/2019, requires that municipalities and 
regional districts must prepare an Interim Housing Needs Report by January 1, 2025, using a prescribed Housing 
Need Report (HNR) Method to calculate the number of housing units needed over 5 and 20 years. According to 
the Regulation, the Interim Housing Needs Reports must include three new, additional items: 

 The number of housing units required to meet current and anticipated need for the next 5 and 20 years; 

 A statement about the need for housing in close proximity to transportation infrastructure that supports 
walking, bicycling, public transit or other alternative forms of transportation; and, 

 A description of the actions taken by the local government, since receiving the most recent Housing 
Needs Report, to reduce housing needs. 

The data pertaining to 5 and 20 year housing need, is to be calculated using a prescribed HNR methodology, and 
is to include the following six components: 

 Supply of units to reduce extreme core housing need (those paying more than 50% of income for 
housing); 

 Supply of units to reduce homelessness; 

 Supply of units to address suppressed household formation; 

 Supply of units needed to meet household growth over the next 5 or 20 years; 

 Supply of units needed to meet at least a 3% vacancy rate; and, 

 Supply of units needed to meet local demand. This component is only included for municipalities. 

To support local governments, UBC’s Housing Assessment Resource Tools (HART) developed an HNR Calculator 
to calculate the six components.  

The Interim Housing Needs Report is to be appended to the City of Pitt Meadows Final Housing Needs Report 
(April 2022). The Interim Housing Needs Report was prepared by the City of Pitt Meadows, and does not form 
part of the work prepared by ISL Engineering, the consulting team that authored the City of Pitt Meadows, 
Housing Needs Report 2022.  

1. The number of housing units required to meet current and anticipated 
need for the next 5 years and 20 years 

Pursuant with Section 585 of the LGA and Regulation 90/2019, the following components and tables form part 
of the Interim Housing Needs Report: 
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Component A: Extreme core housing need calculation 

The following tables calculate the new homes required to meet existing Extreme Core Housing Need (ECHN) according to provincial guidelines. 

Table 1a 

The following table shows total owner and renter households in the four previous census years (Step 1). 

Pitt Meadows CY (CSD, BC) 

Total Households 2006 2011 2016 2021 

Owners 4,740 5,250 5,585 5,885 

Renters 1,080 1,470 1,615 1,520 

 

Table 1b 

The following table shows the total number and proportion of owners with a mortgage and renter households in ECHN in the four previous census 
years, to arrive at an average ECHN rate (Step 2). 
Please note that data for owners with a mortgage is only available for 2021. 

Pitt Meadows CY (CSD, BC) 

 2006 2011 2016 2021  

Extreme Core 
Housing Need 

# 
% of 
total 

# 
% of 
total 

# 
% of 
total 

# 
% of 
total 

Average 
ECHN Rate 

Owners with a 
mortgage 

n/a n/a n/a n/a n/a n/a 155 2.63% 2.63% 

Renters 105 9.72% 130 8.84% 160 9.91% 150 9.87% 9.59% 
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Table 2 

The following table shows the estimated total of owners with a mortgage and renter households in ECHN in 2021 (Steps 3 and 4). 

Pitt Meadows CY (CSD, BC) 

Total Households 
2021 

Households 
Average ECHN 

Rate 
Households in 

ECHN 

Owners 5,885 n/a n/a 

Owners with a mortgage 5,885 2.63% 155.00 

Renters 1,520 9.59% 145.70 

Total New Units to Meet ECHN - 20 
years 

  300.70 

Component B: Housing units and homelessness 

The following table calculates the number of new homes required to meet the needs of the existing population of people experiencing homelessness 
(PEH), according to provincial guidelines. 

Table 3 - The following table shows the estimated number of homes required to meet the need of existing PEH households as a proportion of the 
regional need (Steps 1-3). 

Pitt Meadows CY (CSD, BC) 

 Local 
Population 

 

Regional Population # 
% of 

region 
Regional 

PEH 
Proportional Local 

PEH 

2,607,015 19,025 0.73% 11,392 83.13 

     

Total New Units to Homelessness Needs - 
20 years 

   83.13 
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Component C: Housing units and suppressed household formation 

The following tables calculate the number of new homes required to meet the demand from households unable to form due to a constrained housing 
environment, since 2006, according to provincial guidelines. 

Table 4a The following table shows the number of owner and renter households in 2006 by age of the primary household maintainer (Step 1). 

Pitt Meadows CY (CSD, BC) 

 2006 Households 

Age – Primary Household 
Maintainer 2006 Categories 

Owner Renter 

Under 25 years 65 40 

25 to 34 years 530 250 

35 to 44 years 1,180 285 

45 to 54 years 1,115 250 

55 to 64 years 890 120 

65 to 74 years 525 70 

75 years and over 435 75 

 

Table 4b - The following table shows the number of owner and renter households in 2021 by age of the primary household maintainer (Step 1). 

Pitt Meadows CY (CSD, BC) 

 2021 Households 

Age – Primary Household 
Maintainer 2021 Categories 

Owner Renter 

15 to 24 years 20 40 

25 to 34 years 545 280 

35 to 44 years 1,035 340 

45 to 54 years 1,115 245 

55 to 64 years 1,450 270 

65 to 74 years 1,030 200 

75 to 84 years 510 105 

85 years and over 175 45 
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Table 5 

The following table shows the population by age category in 2006 and 2021 (Step 2). 

Pitt Meadows CY (CSD, BC) 

 2006 2021 

Age Categories – 
Household 
Maintainers 

Age 
Categories – 
Population 

All 
Categories 

Summed 
Categories 

All 
Categories 

Summed 
Categories 

15 to 24 years 15 to 19 years 1,065 2,045 980 1,825 

15 to 24 years 20 to 24 years 980 2,045 845 1,825 

25 to 34 years 25 to 29 years 955 1,935 1,055 2,335 

25 to 34 years 30 to 34 years 980 1,935 1,280 2,335 

35 to 44 years 35 to 39 years 1,215 2,615 1,335 2,680 

35 to 44 years 40 to 44 years 1,400 2,615 1,345 2,680 

45 to 54 years 45 to 49 years 1,385 2,525 1,185 2,530 

      

45 to 54 years 50 to 54 years 1,140 2,525 1,345 2,530 

55 to 64 years 55 to 59 years 995 1,715 1,495 3,000 

55 to 64 years 60 to 64 years 720 1,715 1,505 3,000 

65 to 74 years 65 to 69 years 560 1,010 1,155 2,105 

65 to 74 years 70 to 74 years 450 1,010 950 2,105 

75 years and over 75 to 79 years 410 735 560 1,275 

75 years and over 80 to 84 years 210 735 380 1,275 

75 years and over 
85 years and 
over 

115 735 335 1,275 

 

 

 



   

vi 
INTERIM Housing Needs Report – City of Pitt Meadows - November 2024 

Table 6   

The following table shows the 2006 headship rate of each age category for both renters and owners (Step 3). 

Pitt Meadows CY (CSD, BC) 

 2006 Households 
2006 

Population 
2006 Headship Rate 

Age Categories – 
Household 
Maintainers 

Owner Renter Total Owner Renter 

15 to 24 years 65 40 2,045 3.18% 1.96% 

25 to 34 years 530 250 1,935 27.39% 12.92% 

35 to 44 years 1,180 285 2,615 45.12% 10.90% 

45 to 54 years 1,115 250 2,525 44.16% 9.90% 

55 to 64 years 890 120 1,715 51.90% 7.00% 

65 to 74 years 525 70 1,010 51.98% 6.93% 

75 years and over 435 75 735 59.18% 10.20% 

 

 

Table 7 - The following table shows the potential 2021 headship rate of each age category for both renters and owners if the headship rate from 
2006 remained constant (Step 4). 

Pitt Meadows CY (CSD, BC) 

 2006 Headship Rate 
2021 

Population 
2021 Potential Households 

Age Categories – 
Household 
Maintainers 

Owner Renter Total Owner Renter 

15 to 24 years 3.18% 1.96% 1,825 58.01 35.70 

25 to 34 years 27.39% 12.92% 2,335 639.56 301.68 

35 to 44 years 45.12% 10.90% 2,680 1,209.33 292.08 

45 to 54 years 44.16% 9.90% 2,530 1,117.21 250.50 

55 to 64 years 51.90% 7.00% 3,000 1,556.85 209.91 

65 to 74 years 51.98% 6.93% 2,105 1,094.18 145.89 

75 years and over 59.18% 10.20% 1,275 754.59 130.10 
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Table 8 - The following table calculates the number of suppressed households by subtracting actual households in 2021 from potential 
households in 2021 by age category, according to provincial guidelines (Steps 5 and 6). 

Pitt Meadows CY (CSD, BC) 

 2021 Potential 
Households 

2021 Households 2021 Suppressed Households 

Age Categories – 
Household 
Maintainers 

Owner Renter Owner Renter Owner Renter Total 

15 to 24 years 58.01 35.70 20 40 38.01 -4.30 33.70 

25 to 34 years 639.56 301.68 545 280 94.56 21.68 116.24 

35 to 44 years 1,209.33 292.08 1,035 340 174.33 -47.92 126.41 

45 to 54 years 1,117.21 250.50 1,115 245 2.21 5.50 7.70 

55 to 64 years 1,556.85 209.91 1,450 270 106.85 -60.09 46.76 

65 to 74 years 1,094.18 145.89 1,030 200 64.18 -54.11 10.07 

75 years and over 754.59 130.10 685 150 69.59 -19.90 49.69 

Total New Units to 
Meet Suppressed 
Housing Need - 20 
years 

      390.59 
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Component D: Housing units and anticipated household growth 

The following tables calculates the number of new homes required to accommodate an increasing population over 20 years according to provincial 
guidelines. 

Table 9 

The following table shows the 20-year population projection and growth rate for your regional district (Step 1). 

Pitt Meadows CY (CSD, BC) 

Regional District 
Projections 

2021 2041 Regional Growth Rate 

Households 1,043,315 1,580,744 51.51% 

Table 10 

The following table shows the calculated number of new homes needed in the next 20 years according to the provincial guidelines, calculated with the 
average of the municipal and regional growth projections (Steps 2-5). 

Pitt Meadows CY (CSD, BC) 

Growth Scenarios 
Regional 

Growth Rate 
Households New Units 

 2021 2041  

Local Household Growth n/a 7,405 10,843.00 3,438.00 

Regionally Based 
Household Growth 

51.51% 7,405 11,219.44 3,814.44 

Scenario Average    3,626.22 

     

Total New Units to Meet 
Household Growth Needs - 
20 years 

   3,626.22 
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Component E: Housing units and rental vacancy rate 

The following table calculates the number of new homes required to restore local vacancy rates to 3% according to provincial guidelines. Please note 
that in jurisdictions without vacancy rate data, the calculator will default to the provincial vacancy rate, following provincial guidance. 

Table 11 - The following table shows the difference between the existing total number of rental homes and the total number of rental homes 
required for a 3% vacancy rate (Steps 1-4). 

Pitt Meadows CY (CSD, BC) 

 Vacancy 
Rate 

Occupied 
Rate 

Renter 
Households 

Estimated Number 
of Units 

Target Vacancy Rate 3.00% 97.00% 1,520 1,567.01 

Local Vacancy Rate 1.40% 98.60% 1,520 1,541.58 

Total New Units to Achieve 3% Vacancy 
Rate - 20 years 

   25.43 

Component F: Housing units and demand (the “demand buffer”) 

The demand factor is a multiplier used to calculate additional local housing demand (or "demand buffer"), determined by the province. 

Table 12 - The following table calculates additional demand for new housing by applying your demand factor to the total of the other relevant 
components, according to provincial guidelines (Steps 1 and 2). 

Pitt Meadows CY (CSD, BC) 

Component Result 

A. Extreme Core Housing Need 300.70 

B. Persons Experiencing 
Homelessness 

83.13 

C. Suppressed Household Formation 390.59 

E. Rental Vacancy Rate Adjustment 25.43 

Total 799.85 

  

Demand Factor 0.96 

Total New Units to Address Demand 
Buffer - 20 years 

769.19 
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Total 5-year and 20-year housing need 

Table 13 

The following table sums Components A-F and rounds the totals to the nearest whole number to determine the total number of new homes needed in 
the next 20 years, according to provincial guidelines. It also displays 5-year housing need estimates using the multipliers provided in the provincial 
guidelines and BC Stats household projections from 2021 to 2026. 

Pitt Meadows CY (CSD, BC) 

Component 5 Year Need 20 Year Need 

A. Extreme Core Housing Need 75.17 300.70 

B. Persons Experiencing 
Homelessness 

41.57 83.13 

C. Suppressed Household Formation 97.65 390.59 

D. Anticipated Growth 1,108.30 3,626.22 

E. Rental Vacancy Rate Adjustment 6.36 25.43 

F. Additional Local Demand 192.30 769.19 

Total New Units – 5 years 1,521 nan 

Total New Units – 20 years nan 5,195 

 

 

 

 

 

 

 

 

 

 

 



   

xi 
INTERIM Housing Needs Report – City of Pitt Meadows - November 2024 

2. Statement Regarding Need for Housing in Proximity to Transportation 
Infrastructure  

The Housing Need Report Regulation 90/2019, requires that an Interim Housing Needs Report is to include a 
statement about the current and anticipated need for “housing in close proximity to transportation 
infrastructure that supports walking, bicycling, public transit or other alternative forms of transportation”.  

Statement:  

The City of Pitt Meadows supports the development of market, affordable and non-profit residential  
housing close to public transit, that allows residents of all ages and abilities to meet most of their daily 
needs by walking, bicycling, public transit or other alternative forms of transportation.    

This statement is supported by numerous Official Community Plan policies that: 

 locate highest densities along transit corridors and support the development of residential housing 
consistent with the locations and designations shown on the Urban Land Use map; 

 support the design of complete and safe streets that comfortably accommodate the needs of all 
users; 

 ensure that road infrastructure accommodates the needs of pedestrians and cyclists, and improves 
the safety and appearance of streets through lighting, land marking, street trees, curbs and sidewalk 
design that take into consideration the needs of people with different physical abilities, including 
the vision-impaired; 

 provide high-quality amenities and urban design features along Harris Road and other Frequent 
Transit Corridors, and adjacent to West Coast Express stations; 

 ensure residential neighbourhoods are walkable and bicycle-friendly;  
 support residential development that contributes to complete, compact, and livable 

neighbourhoods that maximize the use of municipal transportation systems and infrastructure;  
 encourage multi-family housing construction within the central part of the urban area, including 

medium- to high-density housing located on major roads and within the Town Centre; 
 give preference to areas close to public transit routes or stations for higher-density residential 

developments. 
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3. City’s Work to Date: 

Pursuant with the Housing Needs Report Regulation 90/2019, Housing Needs Reports are to be updated to 
include “a description of actions taken by the local government, since the date the local government last 
received a housing needs report under section 585.31 [when and how housing needs report must be received] of 
the Act, to reduce housing needs”.  Since April 2022, the City has undertaken a number of policy reviews and has 
actively supported the development of an affordable, non-market housing project. 

 Official Community Plan 
 
On September 27, 2022, City Council adopted the City of Pitt Meadows Official Community Plan, which 
includes a vision and a number of actions, objectives and policies that support the creation and availability  of 
housing in the community.  The Growth, Neighbourhoods and Housing Chapter has an overarching goal of 
being a community with a range of housing options to suit all needs and all stages of life, and includes the 
following housing supportive objectives: 
o Objective 5.1: Support residential development that contributes to complete, compact, and livable 

neighbourhoods that maximize use of municipal transportation systems and infrastructure 
o Objective 5.2: Increase the supply, availability and access to affordable housing units across the housing 

spectrum  
o Objective 5.3: Achieve a diverse and inclusive mix of housing forms, unit types and sizes, tenures and price 

options 
o Objective 5.4: Support partnerships with other levels of government, with the q̓icə̓y ̓(Katzie) First Nation 

and with developer for transitional , supported and non-market rental housing 
o Objective 5.5: Work with neighbouring municipalities, outside agencies, and senior levels of government 

to address regional homelessness 

•  Corporate Strategic Plan 

In 2023, Council of the City of Pitt Meadows finalized the 2023-2026 Strategic Plan that will serve as a guiding 
framework for policies, budgets and decision-making over the next four years. The Strategic Plan establishes 
the City’s vision, mission, and six strategic areas of focus: Principled Governance; Balanced Economic 
Prosperity; Community Spirit and Wellbeing; Infrastructure; Corporate Pride; and Public Safety. 

The Strategic Plan promotes both housing affordability and diversity and includes the following Strategic 
Policies: 

o Affordability: Promote accessible and affordable transportation, daycare and a variety of housing 
opportunities to help families and businesses thrive.  

o Housing Diversity: Encourage diversity in housing types to foster an inclusive, affordable and 
multigenerational community. 

 Active Transportation Plan 

In 2023, Council endorsed the Active Transportation Plan (ATP), which is intended to guide the future 
planning and design of the active transportation network. Active transportation is any way of travelling using 
your own power to get from one place to another, and the active transportation infrastructure includes 
everything from sidewalks, multi-use paths, bike lanes, and supporting components such as bicycle parking, 
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traffic calming, and crosswalk improvements. Goal 2 in the ATP includes the following goals to use active 
transportation to better connect residents to services and amenities in the community: 

o Major transit destinations to be connected by active transportation include the West Coast Express 
station and bus stops along major corridors.  

o Schools to be connected by active transportation include Highland Park Elementary, Edith McDermott 
Elementary, Pitt Meadows Elementary, Davie Jones Elementary, and Pitt Meadows Secondary Schools  

o Community Centres to be connected by active transportation include the Pitt Meadows Family Recreation 
Centre, Seniors Activity Center, and South Bonson Community Centre.  

o Major commercial centres to be connected by active transportation include the Meadowtown Shopping 
centre.  

o The q̓ icə̓y ̓(Katzie) First Nation will be connected to the active transportation network.  
o Provide a connection separated from traffic from the dike trails to Pitt Lake. 

 
 Small-Scale, Multi-Unit Housing (SSMUH) Zoning  

On June 25, 2024, pursuant with the LGA, Council adopted Zoning Amendment Bylaw No. 2986, 2024 to 
increase density on single family and duplex lots within the urban containment boundary. The Bylaw allows 
for up to 3 to 6 units (depending on lot size and proximity to a frequent transit bus stop) on single family and 
duplex zones properties, and includes a range of housing types ranging from single family with secondary 
suites and accessory dwelling units, to duplex/multiplex, and townhomes. 

The Zoning Amendment Bylaw also reduced parking requirements for SSMUH development in the Urban 
Residential R-3 and R-4 zones, and eliminated parking requirements in the Urban Residential R-6 zone.   

 Transit Oriented Areas  

Pursuant with the Local Government Act, on June 25, 2024, Council of the City of Pitt Meadows designated 
by bylaw lands within 400 metres of the Pitt Meadows West Coast Express Station, and those lands situated 
in Pitt Meadows that are adjacent to the Maple Meadows West Coast Express Station in Maple Ridge. The 
designated areas are intended to locate high-density, mixed-use development within walking distance from 
frequent transit services, and encourage the creation of housing.  

Zoning Amendment Bylaw No. 2986, 2024, eliminated parking requirements for residential development 
within the designated Transit Oriented Areas.  

 Development Permit Area No. 9 

On June 25, 2024, Council of the City of Pitt Meadows adopted an Official Community Plan amendment to 
update Development Permit Area #9, Ground Oriented Residential guidelines and OCP Map 10A Urban 
Development Permit Areas.  The purpose of the development permit area guidelines is to foster high-quality 
and well-designed buildings that incorporate thoughtful landscaping and contribute to a pleasant streetscape 
in Pitt Meadows. The guidelines were expanded to include all SSMUH housing forms, and also included 
changes intended to support densification, enhance efficiencies, and streamline processes, and include: 

o exempting garden suites from the requirement to obtain a development permit;  



   

xiv 
INTERIM Housing Needs Report – City of Pitt Meadows - November 2024 

o exempting the construction of an addition up to 90 m2 that results in additional units, where the addition 
is not visible from the public realm.  This exemption is intended to encourage the retention of existing 
structures;   

o continuing the practice of permitting the Director of Planning and Development to approve development 
permits in Development Permit Area #9, Ground-Oriented Residential for duplexes, and up to four single-
family homes on contiguous lots; and  

o a commitment to monitor SSMUH housing developments, and to return to Council with proposed bylaw 
changes if necessary.     

• Herons Nest -19085 119B Ave, Pitt Meadows 

On February 28, 2023, City Council approved a new affordable, non-market rental housing and childcare 
project by granting final reading to Zoning Amendment Bylaw No. 2927, 2022.  The City of Pitt Meadows 
submitted its Civic Centre site and was selected by Metro Vancouver Housing to develop a new affordable 
non-market rental housing project on the site.  

The project is a six storey multi-family apartment building, with 115 new non-market rental units, including 
16 accessible units, along with a total of 150 childcare spaces.  The project will serve low to moderate income 
families, seniors, and people with disabilities. By serving a range of incomes, ages, and families, this project 
will support an inclusive community where all people feel welcome and proud to call home.  

 Complete Communities Assessment 

The City of Pitt Meadows has been awarded a grant administered by the Union of British Columbia 
Municipalities (UBCM) to undertake a Complete Communities Assessment for the City’s urban area. 
Complete communities are communities - or areas within a community - which provide a diversity of housing 
to meet identified community needs; accommodate people at all stages of life; and provide a wider range of 
employment opportunities, amenities, and services within a 15 - 20 minute walk.  The Complete 
Communities Assessment has commenced and is expected to be completed in the summer of 2025.  
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