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Why a housing needs report?

The City of New Westminster wishes to ensure 
residents’ housing expectations are met and they 
wish to focus on approaches that are based on 
evidence. This report entitled Understanding Housing 
and Homelessness in New Westminster: A Housing 
Needs Report 2021-2031, is a step towards better 
understanding New Westminster’s unique housing 
situation. Housing needs reports identify existing 
and projected gaps in housing supply by collecting 
and analyzing data about local demographics, the 
economy, housing stock, and future growth and by 
listening to the perspectives of residents, businesses 
and housing stakeholders. This report meets legislative 
requirements in British Columbia requiring local 
governments to prepare housing needs reports. They 
are intended to strengthen understanding of current 
and future housing needs, and to ensure that local 
policies, plans, and development decisions are based 
on recent evidence. The housing need and demand 
figures in this report are estimates, not targets, and 
reflect current realities and possible futures.  City 
Council, through a planning process, will decide if and 
what targets it can pursue given available resources, 
senior government funding and competing municipal 
priorities.

How did we get here?

This report followed the process and timeline 
described below and bhas been prepared using the 
best available data and methods, and by considering 
the perspectives of community residents and 
stakeholders.   It will be received by Council and 
posted on the City’s website. 

The COVID-19 pandemic was underway during the 
completion of this work, and the data and community 
perspectives may not capture the pandemic’s impact 
on residents, the economy, and the housing system.  
Legislation requires that housing needs reports be 
updated every five years, and future updates of this 
report can better reflect the unknown impacts of the 
pandemic.
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Definitions

Affordable housing. Housing is considered 
affordable when 30% or less of household before-
tax income goes towards paying for housing costs.  
Two common forms of affordable housing for 
low-income households are non-market housing 
and below-market housing. 

Non-market housing refers to affordable housing 
that is subsidized by government; where rent or 
mortgage payments are not determined by the 
market but by ability to pay and eligibility criteria 
govern who is accommodated.  Social housing 
and cooperative housing are non-market housing. 
The City’s Inclusionary Housing Policy definition 
of non-market rental housing targets very low-
income households, and units rent at the shelter 
component of income assistance or at a rate geared 
to income (to a maximum household income of 
$29,999 in 2020). 

Below-market housing refers to private or 
non-profit rental units delivered by the private 
sector through the rezoning process and that are 
affordable for households earning between $30,000 
and $75,000 per year (2020).  Below-market rent 
is set at 10% below the currently reported Canada 
Mortgage and Housing Corporate rental market 
median rent, all years, for New Westminster.

What is the City’s role?

Municipalities play a lead role in facilitating an adequate 
supply of housing for current and future residents 
through their land use planning and development 
approvals responsibilities.  Other levels of government 
possess the legislative tools and financial resources 
to address large and costly public policy questions 
like housing affordability, homelessness, security of 
tenure, and speculation.  

The City has been acting within its jurisdiction and 
financial capacity for many years to address housing 
affordability and homelessness, beginning in the 
1970s.  Policies addressing market rental housing, such 
as the Secure Market Rental Policy and regulations 
to deter renovictions are examples of policies and 
regulations that aim to expand and preserve the all-
important purpose-built rental housing supply.  The 
City has also been active in addressing homelessness 
and the affordability crisis and has recently provided 
City-owned sites to non-profit agencies at favourable 
terms for several new non-market housing projects, 
including a supportive modular housing project 
for women. New Westminster was also the first 
municipality in the province to require a minimum 
percentage of three-bedroom units in new multi-
family developments with its Family Friendly Housing 
Policy.
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What are the key characteristics of 
New Westminster’s population? 

• The population grew faster than the regional 
rate from 2006 to 2016 and is expected to 
grow by 9.1% over the next five years.

• Seniors aged 65 to 84 years were the fastest 
growing age group since 2006 and are 
expected to grow rapidly over five years, by 
2,800 persons or 27%.

• Its households are smaller than the rest of 
the region, with many one and two person 
households.

• There is a larger share of renters than 
elsewhere in the region, and 12% of renters 
received a housing subsidy in 2016.

• Median before tax household income was 11% 
lower than elsewhere in Metro Vancouver, 
and renter household income is about half 
that of homeowners.

• Roughly one third of all very low-income 
renters (under $35,000) earned less than 
$15,000 per year in 2016.

What does the housing stock look 
like? 

• Unoccupied units comprised a smaller share of 
the housing stock in New Westminster in 2016 
than in Metro Vancouver.

• Two thirds of dwellings are in apartment 
buildings. 

• Limited data suggest there are few short-term 
rental units operating in the City.

• Purpose-built rental housing is the largest 
component of the private rental supply, and it 
has grown significantly since 2017.

• Rental vacancy rates have been below a healthy 
rate of 3% every year since 2014.

• An older rental supply has meant some 
renovictions, although recent measures have 
helped. 

• Sale prices for all owned housing types remain 
high historically.

• Between 2008 and 2019, median rents rose 
by $479 or 63.8%, with the largest increases 
occurring since 2016.

• The per capita number of non-market rental 
housing units and units or shelter beds for 
homeless persons is similar for New Westminster 
and the region.

Median Before-Tax Household Income by Tenure (2016)
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What are some indicators of housing 
need and demand?

• 123 persons experiencing homelessness were 
counted in March 2020, including 41 unsheltered 
persons.  All homeless counts underestimate 
the hidden homeless and are considered 
undercounts. 

• Almost a third of New Westminster renter 
households paid more than 30% of their income 
for shelter, exceeding the affordability standard, 
and two thirds of households in core need are 
renters. 

• There are 562 households on the BC Housing 
waitlist for non-market housing, and 95 applicants 
on their waitlist for supportive housing in New 
Westminster. 

What We Heard:  
Key Themes 
Community engagement provides perspectives 
not necessarily captured by statistical information.  
Engagement for the housing needs report consisted 
of three workshops, an online survey and engagement 
through the Be Heard New West platform.   We heard 
the following key themes: 

• Concern about people who are experiencing 
homelessness amid fears that the pandemic has 
worsened the situation. 

• Persons on fixed incomes (such as pensions, 
Income Assistance and Persons with Disabilities) 
have very low incomes and face unique issues in 
accessing suitable, affordable housing. 

• A lack of housing choice for moderate-income 
households, particularly families, wishing to buy 
entry-level housing other than apartments. 

• Low-income renters cannot find suitable, secure 
rental housing they can afford, especially single 
perons.

• There is discrimination and stigmatization based 
on social condition such as poverty, immigration 
status, disability, race, and family size, particularly 
for newcomers. 

• A divisive development approval process 
involving public hearings for affordable housing 
pits vulnerable households against existing 
homeowners. 

• It is difficult to access non-market housing due 
to insufficient supply. 

• There is a need to accommodate the future 
growth and aging in place needs of seniors. 

• Rental and strata restrictions limit pets and 
children in some rental/condo complexes.

• Residents are concerned about the housing 
needs of others.  

• There is concern about high home prices caused 
by speculation.  

• Residents fear for their ability to stay in New 
Westminster in the future.

• There are few vacant sites for more housing to 
meet growing needs.
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Estimated Housing Need and 
Demand 

Housing need refers to housing required for 
households who cannot afford to buy or rent at 
market prices. Households with the ability to pay 
for market rate housing create housing demand.  
Housing need and/or demand is traditionally 
estimated by adding current unmet housing 
need or demand to estimated future household 
growth after subtracting housing units currently 
under development or in the approval process.   A 
modified housing need and demand framework 
is used to account for non-occupancy demand 
arising from other sources like second homes, 
vacant investment properties etc.1  The following 
two tables summarize the estimates of housing 
need and housing demand. 

1  Not for Housing’ Housing (NFHH) is a new term 
that recognizes that some housing is used for non-housing 
purposes, such as second homes, investment properties 
which might be vacant, short term rentals etc.  John Doling 
and Richard Ronald, 2019.

Estimated Current and Future Non-Market 
Rental Housing Need, 2021-2026 and 2021-2031

Non-Market 
Rental 
Housing Need

2021-2026 2021-2031

Backlog of 
housing need 
(independant 
non-market)

496 496

Future non-
market rental 
housing need

794 1587

Total 
estimated non-
market rental 
housing need

1,290 2,083

Estimated Current and Future Market Housing 
Demand 2021-2026 and 2021-2031 

Housing 
Demand 2021-2026 2021-2031

Backlog of 
housing 
demand

-897 -897

Future housing 
demand2 

1,865 4,225

Total estimated 
housing 
demand

968 3,328

“We are concerned we won’t be able to stay in New 
Westminster because we can’t afford a single-
family home and there is a limited supply of larger 
townhouses or rowhouses. Seriously considering 
our long-term options outside of Metro Vancouver 
as a result, but we don’t want to leave this great 

community.” 

- Survey Respondent

2 Housing need and demand, less housing need.

Highlights

Anticipated housing demand is estimated 
at 968 units in five years (2021-2026) and 
3,328 units in ten years (2021 to 2031).

Anticipated non-market rental housing 
need comprised of the backlog plus future 
very low-income housing need is estimated 
at  1,290 units (2021 to 2026) and 2,083 
non-market rental units (2021 to 2031).

From 2021 to 2026, anticipated demand 
will be greatest for one-bedroom units, 
estimated at 971 units followed by 
2-bedroom units (564 units). The same 
pattern holds true for the ten years 
between 2021 and 2031.

From 2021 to 2026, the largest anticipated 
demand for rental housing between is 
estimated to come from very low-income 
households earning below $35,000 per year 
(575 units), followed by households with 
incomes between $35,000 and $59,999 (390 
units).
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Key findings are presented for ten sub-populations 
and housing types. Data is not available for all 
populations or housing types, and in some cases, 
available data may understate housing need.  In 
many instances, the only source of quantitative 
information is BC Housing waitlists which don’t 
track all types of need and are considered an 
underestimate. Further work may be required to 
quantify sub-population level housing needs for 
example, there are no age specific estimates of 
future housing demand for seniors and BC Housing 
does not report on the number of Indigenous or 
BPOC applicants for non-market housing.  Note 
that figures below are not mutually exclusive and 
are not necessarily additive, e.g., seniors non-
market housing needs are a subset of non-market 
housing needs.

Key Findings

Highlights

This report reveals that housing need 
and demand exists along the housing 
continuum in New Westminster, from 
non-market housing to home ownership.   
Evidence suggests that the market can 
meet most housing demand in terms of 
quantity supplied, and in fact, most New 
Westminster residents are well-housed.  
However, the price of market housing 
and the type of housing supplied does 
not necessarily match what is required.  
And, the market does not address very 
low- and low-income housing needs, which 
are significant, with 21% of renters in core 
housing need.  These needs are difficult to 
address as they rely on senior government 
funding for non-market, below-market, and 
supportive housing.
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Shelters for Persons Experiencing 
Homelessness 

Community engagement participants expressed 
widespread concern about the situation of people 
experiencing homelessness.   BC Housing estimated 
demand for 50 shelter spaces in March 2020 based 
on a survey of faith and non-profit organizations 
serving the homeless in New Westminster. Future 
growth in the number homeless will be determined 
by housing and support policies implemented now, 
but if the status quo is maintained, growth in the 
number homeless can be expected to mirror recent 
homeless growth trends (which has followed the 
overall population growth rate) anticipated at 9.1% 
in five years for New Westminster.   On this basis, 
the number of people homeless will increase by 
11 persons in five years, and 22 persons in ten 
years for total estimated current and future need 
by 2031 of 50-72 additional shelter spaces.

“I have a problem with the term affordable 
housing in relation to market rentals. These 
rates are not affordable. Many people who 
would not be eligible for rental subsidies can’t 
afford market rental prices. I think there needs 
to be more stress put on the development of 
non-market housing that can support middle 
income earners that really struggle as well. 
Keeping a roof over their heads leads to other 
issues, i.e., food insecurity, lack of ability to pay 

for health services not covered, etc.” 

Supportive Housing  

The BC Housing waitlist for supportive housing had 
95 New Westminster applicants as of Sept. 2020.  
Key informants expressed a need for an alternate 
type of supportive housing representing a middle 
ground between independent non-market housing 
and supportive housing for individuals who need 
less support. Engagement participants noted a 
gap in housing availability for supportive housing 
residents who do not need supportive housing any 
longer, whose lives have stabilized and who are able 
to ‘move on’ to other forms of housing. The lack of 
available non-market housing options means there 
is little movement along the housing continuum and 
people who might be able to leave supportive housing 
units cannot do so.   Future demand for supportive 
housing for persons experiencing homelessness will 
depend on measures taken by all levels of government 
to prevent homelessness and to create ‘move on’ 
housing to free up supportive housing space. 

“… I’m more concerned about the availability of 
low barrier and supportive housing. I also don’t 
want our local people who are experiencing 
homelessness to be subjected to a heavy handed 
decampment effort like in Vancouver. Amplify the 
marginalized, equity deserving voices wherever 

possible.”

Highlights

Estimated current need 2021 - 50 spaces - 
BC Housing survey and key informants. 

Minimum estimated future need - 11 
additional spaces between 2021 and 2026; 
and a further 11 shelter spaces by 2031, for 
a total of 22 additional spaces by 2031.

Estimated total current and future need by 
2031 - 72 spaces. 

Highlights

Estimated current need 2021 – Minimum 95 
units – BC Housing waitlist for supportive 
housing.

Estimated future need - 11 additional units 
needed by 2026; a further 11 units by 2031, for 
a total of 22 more supportive units by 2031.  

Estimated total current and future supportive 
housing need to 2031 - 117 units.
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Non-market Rental Housing

A key concern revealed through community 
engagement is the lack of rental housing that is 
affordable to households with very-low incomes 
below $35,000 per year (especially those who rely 
on income assistance or disability assistance whose 
incomes may be much lower).  Only non-market 
housing can provide housing at rents affordable 
for very low-income households whereas some 
low- and moderate-income households may be 
able afford rental housing in the private market, 
depending on household size. The current 
backlog for non-market rental housing is for 496 
independent non-market units (562 on waitlists less 
66 units approved but not yet built). In addition, 
this report estimates that with future population 
growth there will be demand for an additional 
1,587 non-market units for very low-income, low-
income and some moderate-income households 
between 2021 and 2031. Total current and future 
need is estimated at 1,364 non-market housing 
units by 2031.  

Meeting non-market housing needs will be 
challenging to achieve given a limited supply of City-
owned sites and insufficient senior government 
funding for a significant number of new non-
market units with very low rents.  

“Landlords are reluctant to rent to people 
receiving income assistance because they 
have been stereotyped. This makes the already 
limited rental supply even more scarce. Since 
being put on a pension, I receive even less than 
when I was on PWD. I cannot afford even a 
reasonably priced rental. This is why more and 

more people are becoming homeless.”

Housing for Single Persons

Having one income can limit a household’s purchasing 
power in the housing market. With its small average 
household size relative to other Metro municipalities 
and prevalence of one and two person households, 
New Westminster is particularly challenged to address 
the housing needs of single persons, and this was 
echoed by community engagement participants.  By 
far, the largest number and share of households in 
New Westminster with affordability challenges (paying 
30 to 100% of their income for shelter) are single or 
roommate households (6,110 households or 43% of 
all New Westminster households with affordability 
challenges) followed by single parent households.  
And there were 2,655 single person renter households 
in core need in 2016. There are 43 single persons on 
BC Housing’s waitlist for independent, non-market 
housing in New Westminster.  

“I live in one of those three-storey apartment 
buildings. I can’t afford the rent of an apartment 
on my own, so I’m rooming with someone else. 
Our building has mice, so all my food is kept in 
Rubbermaid food storage containers (flour, sugar, 
pasta, cereal, etc.) or a larger, all purpose storage 
bin (snack food, boxes of baking soda or cornstarch, 

pouches of Knorr Sidekicks, etc.)”.

Highlights

Estimated current need 2021 – Minimum 
496 units – BC Housing waitlist less non-
market units under development. 

Estimated future need (2021-2031) – 1,587 
units.

Total current and future non-market 
housing need (2021 to 2031) -  2,083  units.

Highlights

Estimated current need 2021 – minimum 43 
units, BC Housing waitlist. 

Up to 2,655 rent supplements for single 
person renter households in core housing 
need, 2016.

Total estimated need 2,698 units.

Many very low-income households are single 
people, both seniors and non-seniors.  See 
estimates for non-market rental housing and 
seniors housing.  
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Seniors Housing

According to Metro Vancouver population 
projections, seniors are expected to experience 
the most significant growth from 2019 to 2024 in 
New Westminster of any age group.   The number 
of persons aged 65 to 84 years is expected to rise 
by almost 27% or 2,800 persons and the number 
aged 85 years and over is expected to grow by 
122% or 200 persons.  Despite seniors housing 
representing a significant share of existing non-
market housing in the city (58%), seniors represent 
the largest client group on BC Housing’s waitlist 
for non-market housing in New Westminster (210 
seniors). Further, 1,280 renter households with 
at least one senior age 65 and older were in core 
housing need in 2016, 50% of all households with 
at least one senior.  The projected growth in the 
population age 85 and over suggests rising needs 
for long-term care and other forms of housing with 
some support and/or care.  

“Eliminate pet restrictions in rentals. Landlords 
should not be able to dictate the composition 
of anyone’s family. Pets can be critical mental 
health supports for people who lack family or 

community.”

Indigenous Housing

Indigenous housing needs are a key concern as the 
City focuses on reconciliation.  In 2016, 305 renter 
households with Aboriginal identify (31%) were 
considered in core housing need.  Indigenous persons 
are also over-represented in the homeless population.  
Key informants noted the lack of Indigenous specific 
housing built in the region in the past 30 years or so. 
There is little data with which to base estimates of 
current or future Indigenous housing need as this is 
not tracked by the BC Housing waitlist and it is difficult 
to forecast growth for small populations.   Statistics 
Canada projections of Aboriginal population growth in 
Metro Vancouver estimate the Aboriginal population 
will grow more quickly than the rest of the population.3

“I have been fortunate enough to have lived 
here for nearly 40 years in the same house.  I am 
disturbed by the trend of those fortunate enough 
to be able afford to buy property who are using it 
as a commodity. A house should be a home, not 

a stock.”

3  Statistics Canada. Population by Aboriginal 
identity (AANDC’s classification),Note 1 place of residence 
and projection scenario, Canada, 2011 (observed) 
and 2036 (according to five projection scenarios) 
2036 - Projection according to the reference scenario 
https://www150.statcan.gc.ca/n1/pub/91-552-x/2015001/t/tblA22-
eng.htm

Highlights

Estimated current need 2021 – Minimum 
210 units, BC Housing waitlist.  

Up to 1,280 rent supplements for 
households with at least one senior in core 
housing need, 2016.

Total estimated need 1,490 units.

Highlights

Estimated current need 2021 – BC Housing 
waitlist does not track applicants by 
Indigenous identity. 

Up to 305 rent supplements for Indigenous 
households in core housing need, 2016.
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BIPOC Households

Community engagement revealed significant 
concern about discrimination and stigmatization 
of racialized and immigrant populations, as well 
as significant issues with poor housing conditions 
and housing security.  Unfortunately, there is little 
published data available to quantify the extent of 
this issue, or to estimate related housing need. 

“More co-op housing needs to be built. We 
need options for working people/families who, 
because they were born in the wrong generation 
or to underprivileged families, will never be able 
to own a home. Co-op housing provides much-
needed secure housing to people who want to 
be contributing members of our communities.”

Housing for Persons with 
Disabilities

Persons with disabilities, be they physical or 
otherwise, may experience barriers in the housing 
market due to low incomes and for some, the need 
for wheelchair accessible units. As of 2019, the 
BC Housing waitlist for New Westminster had 91 
applications for non-market housing by persons 
with disabilities, and an additional 18 applicants 
are waiting for a wheelchair accessible unit.    In 
addition, about 3,990 New Westminster households 
had at least one person with activity limitations in 
core need in 2016, and 2,900 of these were renters.   
Note that these households may also be senior 
households or single person households. 

Market Rental Housing

Due to City policies and market conditions, the market 
rental housing supply has been growing and rental 
vacancy rates have been rising slowly since 2017. In 
fact, vacancy rates may have increased more during 
the pandemic, although not likely for older, more 
affordable rental units.  Between 2008 and 2019, 
overall median rents rose by $479 or 63.8%, with the 
largest increases occurring since 2016.  Echoing key 
informant views, data shows that rents for vacant 
units are higher than for occupied units, making a 
move within the New Westminster rental market 
difficult.  While new secure market rental housing is 
welcome, it is only affordable for those with incomes 
above $67,520.

“I feel secure in my housing only because my 
building is under contract to remain rental. It was 
incredibly challenging to find a place affordable 
as a single person, despite making moderate 
income and having full time employment. Even 
now the rents are so high I’m paying over 50% of 
my monthly income to rent, which doesn’t include 
utilities like water, heat, etc. All new developments 

appear to be luxury towers…”

Highlights

Estimated current need 2021 – Minimum 
109 non-market units, BC Housing waitlist.

Up to 2,900 rent supplements for 
households with at least one person with 
activity limitations in core housing need, 
2016.

Total estimated need 3,009 units.

Highlights

Estimated future demand (2021-2026 ) - 690 
units.

Estimated future demand (2021-2031) - 1,380 
units.
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Family Housing

Families face challenges with availability, affordability 
and suitability in the non-market, market rental and 
ownership parts of the housing continuum.  There 
are few rental units that are big enough for large 
families in the private market and few vacancies (0.5% 
vacancy rate for three plus bedrooms. Single parent 
families represent the second largest demographic 
paying over 30% of their income for shelter (40% of 
households with affordability issues) and 645 single 
parent renters were considered in core housing need 
in 2016 (35.9% of all single parent renters).  Low-
income families are the second largest group of clients 
on the BC Housing waitlist for non-market housing 
in New Westminster (200). 

Highlights

Estimated current need 2021 – Minimum 200 
non-market rental housing units, BC Housing 
waitlist.  

Up to 645 rent supplements for single parent 
renters in core housing need, 2016.

Estimated future demand (2021-2026) – 
858 units (based on future demand for 
2+ bedroom units).  It was not possible to 
estimate demand for ground-oriented units.

Estimated future demand (2021-2031) – 
2,056 units (based on future demand for 2+ 
bedroom units). It was not possible to estimate 
demand for ground-oriented units.

Total estimated need and demand 2031 2,901 
units.

Families are also affected by worsening 
homeownership affordability. In 2018 (latest 
available data), only 18.4% of total home sales were 
considered affordable (232 affordable sales of the 
1,261 total sales) to median income New Westminster 
households. Today a minimum income of $84,000 is 
needed to buy an apartment condominium, and at 
least $158,000 per year is required to afford to buy a 
single detached home using standard assumptions.4  
Engagement participants expressed a desire for more 
townhouses and duplexes suitable for families, and 
which are relatively more affordable than single-
detached homes. 

“Challenge age restricted stratas for 19+ buildings.  
It boggles my mind that we are allowing age 
discrimination to exist in BC.  Excluding children 
from housing is a terrible policy and I am amazed 

that this is allowed to happen in 2021.”

4  A minimum 20% down-payment is required for homes 
above $1,000,000; homes priced below that amount can place 
10% down. 
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1. INTRODUCTION 
 
Metro Vancouver is facing a longstanding housing crisis which is affecting many households in different 
ways. The City of New Westminster is committed to improving housing affordability and diversity for its 
residents and those wishing to make New Westminster their home.  This report, entitled Understanding 
Housing and Homelessness in New Westminster: A Housing Needs Report 2021-2031, is a step towards 
better understanding New Westminster’s unique, local housing needs and housing demand.  
 
Purpose 
 
Housing needs reports are intended to strengthen understanding of current and future housing needs, and 
to ensure that local policies, plans, and development decisions are based on recent evidence. They can also 
be used by non-profits and others to support applications for provincial or federal funding to develop new 
non-market rental housing. These reports identify existing and projected gaps in housing supply by 
collecting and analyzing quantitative and qualitative information about local demographics, economics, 
housing stock, and other factors. Having a housing needs report is a critical input that supports the 
development of a comprehensive housing strategy or action plan to deal with pressing housing issues. 
 
The housing need and demand figures in this report are based on the best available data and community 
engagement input.  They are estimates and should not be viewed as targets, rather as a reflection of 
current realities and possible futures.  Council, through a planning process, will ultimately decide if and 
what targets it can pursue given available resources, senior government funding and competing municipal 
priorities.  
 
New legislative requirements in British Columbia (BC) which took effect on April 16, 2019, require local 
governments to collect data, analyze trends and prepare reports that describe current and projected 
housing needs in their communities. Municipalities and regional districts in BC must complete publicly 
accessible housing needs reports by April 2022, and every five years thereafter.  This report will satisfy 
these requirements.  
 
Affordable housing Housing is considered affordable when 30% or less of household before-tax income 
goes towards paying for housing costs.    Non-market housing and below-market housing are two forms of 
affordable housing for very-low and low-income households in New Westminster.  
 
Context 
 
New Westminster is a medium-sized, compact urban municipality by population, and one of the most 
densely populated municipalities in Canada.  It is also the oldest incorporated municipality in British 
Columbia.  The downtown is dominated by high rise towers, and it is surrounded by neighbourhoods 
characterized by a mix of low- and mid-rise apartment buildings, as well as several single-detached areas.   
Like all Metro Vancouver municipalities, New Westminster is facing a range of housing issues including 
lack of affordability, limited housing choice, and insecurity of tenure. The Official Community Plan (OCP) 
last updated in 2017 prioritizes housing affordability and diversity, and the City has implemented a wide 
range of policies and enabled projects aimed at improving the housing situation in recent years.   The City 
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plans to update its existing Affordable Housing Strategy (2010) following completion of this foundational 
housing needs report. 
 
Method 
 
Housing need and/or demand is traditionally estimated by adding the backlog of unmet needs to 
projected future housing demand (arising from population and household growth) after subtracting 
housing units in the development approval process.   This approach assumes that projected future 
housing demand equals projected future household growth, that is, that all housing is occupied by 
households.  In fact, with the commodification of housing, the traditional approach needs to be modified 
to address recent market developments.  ‘Not for housing, housing’ (NFHH) is a new term that recognizes 
that some housing is used for non-housing purposes, typically commercial,1 and that is not occupied by a 
household. Because of this, future housing demand may well exceed future household growth. According 
to John Doling and Richard Ronald, there are four main categories of NFHH:  

 Second homes 
 Foreign buying of investment properties (which might be vacant),  
 Houses as hotels (short-term rental) and  
 Houses as offices or other uses.  

 
Not accounting for NFHH demand could result in an underestimate of housing demand, as NFHH occupies 
housing that crowds out household occupancy demand.  While some of these uses are not an issue in 
New Westminster, others are a concern.  A modified housing need and demand framework is adopted 
here to accommodate NFHH. 
 
Along with community perspectives, this report uses the best data available at the time of writing, 
including estimates of future population and household growth.  The COVID-19 pandemic however may 
have resulted in changes that are not reflected in the data or projections, given the timing of the 
preparation of this report. It is expected that future updates to the housing needs report, which are 
required every five years, will better reflect the learnings of the pandemic. 
 
Study Process 
  
This report was prepared through a four-step process: 
 

a) Metro Vancouver prepared sections 2, 3 and Appendix B, which contain much of the data required 
by the province for housing needs reports, on behalf of the City of New Westminster, with feedback 
from City staff.  

b) The City’s consultant reached out to interview key informants in the housing and social services 
sector in New Westminster for their insights into local issues of housing needs and demand.  

c) The City’s consultant prepared a draft housing needs report adding supplemental data pertinent 
to the New Westminster context, main themes from key informant interviews, and other analysis 

                                                      
 
1 Source: John Doling. Richard Ronald.  Not for Housing’ Housing: Widening the Scope for Housing Studies.  Critical 
Housing Studies.  Volume 6 | Issue 1 | 2019 | 22-31 
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as warranted to fulfill provincial requirements and City expectations.  City staff provided some of 
the supplemental data.  

d) Community engagement with the public, stakeholders, and persons with lived experience of 
housing vulnerability followed to consider diverse perspectives on housing need and demand.   

 
The final report incorporates the results of all engagement and will be received by Council and posted on 
the City’s website.  
 
Figure 1 Process and Timeline 
 

 
Report Organization 
 
The Province requires housing needs reports to have certain elements: some of these elements are 
included in the main body of the report, and others in an Appendix. Supplemental information is included 
where appropriate. This report is structured in six parts: 
 

1. Introduction 
Describes the context for a housing needs report, the study purpose, method, report 
organization, and City housing policies and initiatives. 

2. Community Profile Highlights 
Provides key demographic, household, and economic data, including population and household 
projections. The full Community Profile is in Appendix B. 
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3. Housing Profile 
Provides an overview of housing supply, market conditions, and housing indicators. 

4. Community Engagement Key Themes 
The key themes from all community engagement activities are summarized here.  

5. Housing Need and Demand 
Provides estimates of housing need and demand for the period 2021 to 2031. 

6. Key Findings 
This section summarizes the key findings of the housing needs report.  

 
Appendices contain additional required and relevant information. 
 
Appendix A - Summary of City housing policies and initiatives  
Appendix C – Community engagement report 
Appendix D -Summary form  
Appendix E - New Westminster neighbourhood profile  
Appendix F - Glossary of terms 
 
The City’s Role in Housing  
 
Municipalities play a lead role in facilitating an adequate supply of housing for current and future 
residents through their land use planning and development approvals responsibilities.  Other levels of 
government possess the legislative tools and financial resources to address large and costly public policy 
questions like housing affordability, homelessness, security of tenure, and speculation.  Federal or 
provincial governments are responsible for interest rates and monetary policy, immigration policy, 
taxation, tenant legislation, income distribution and others.   Cities can work with provincial and federal 
partners to achieve local housing goals, particularly when it comes to meeting the housing needs of very 
low and low-income households.  
 
The City has been acting within its jurisdiction and financial capacity for many years to address housing 
affordability and homelessness with a range of policies and initiatives, beginning in the 1970s.  These are 
depicted graphically in Figure 2 and summarized in Appendix A.   
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Figure 2 Housing Initiatives 
  

 
 
Figure 2 shows City housing policies and initiatives since 2000 according to which part of the housing 
continuum they are intended to influence. The City’s Secure Market Rental Policy, which aims to 
stimulate the private sector to build new secure market rental housing, and the renovictions provisions of 
the Business Bylaw, are two key City initiatives with respect to expanding and preserving the all-important 
purpose-built rental housing supply and protecting tenants.  The City has also been active in addressing 
homelessness and the affordability crisis and has recently provided City-owned sites to non-profit 
agencies at favourable terms for new non-market housing, including a supportive modular housing 
project for people who are homeless or at risk.   New Westminster was the first municipality in the 
province to require a minimum percentage of three-bedroom units in new multi-unit developments with 
its Family Friendly Housing Policy.  
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2. COMMUNITY PROFILE  
 

Each municipality has its own distinct demographic characteristics, which are important determinants of 
housing need and demand.  The Community Profile section examines key demographic, household, and 
economic indicators for New Westminster, including population growth, age, household characteristics, 
and labour force statistics (Appendix B). The following highlights are from the Community Profile.  
 

 The population has grown more rapidly than the regional population since 2006. 
 The population is expected to grow by 9.1% over the next five years. 
 Seniors aged 65 to 84 years were the fastest growing age group between 2006 and 2016. 
 The seniors age group 65-84 years is expected to grow rapidly over the next five years, both in 

terms of absolute numbers (2,800 persons) and growth rate (27%). 
 New Westminster has smaller households than the rest of the region, and a predominance of one 

and two person households. 
 The share of renters is higher than elsewhere in the region, and 12% received a housing subsidy in 

2016. 
 Median before tax household income was 11% lower in New Westminster than elsewhere in Metro 

Vancouver, and renter household income is about half that of homeowners. 
 Roughly one third of all very low-income renters (under $35,000) earned less than $15,000 per 

year in 2016. 
 Health care and social service workers followed by workers in the retail trade sector were the 

largest employee groups in 2016. 
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3. HOUSING PROFILE  
 

The Housing Profile provides an overview of key housing information for New Westminster, including the 
housing supply, housing market conditions and housing indicators. Where it is relevant, Metro Vancouver 
and BC are used as benchmarks for comparison. 
 
3.1 HOUSING SUPPLY 

 
Figure 3 depicts the ‘housing continuum’ for New Westminster.  It represents the different elements of 
the housing supply, and the size of each element represents the relative size of that part of the 
continuum.   The non-market or left side of the continuum consists of transitional and supportive housing 
for people who are experiencing homelessness or at risk, non-market housing or social housing, and 
below-market housing.  Together these three types of housing represent a small share of the existing 
housing stock, roughly 5%.  The next largest component is market rental housing comprising roughly 39% 
of all housing, and consists of purpose-built rental housing, rented condos and secondary suites.  The 
former is largest of the two, and these units provide the most secure tenure for renters.  The latter is less 
secure supply as owners can remove the units from the rental market if they wish to reside there or for 
other reasons. Ownership housing is the largest component of the housing stock (as it is in most cities), 
representing about 56% of the housing supply in 2016.  Notably absent from the continuum are shelter 
beds for people who are homeless. Shelters are not considered part of the housing supply, but rather 
temporary accommodation, and people who stay in shelters are still homeless.  
 
Figure 3 Housing Continuum 
 

 



 
 
 

Understanding Housing and Homelessness in New Westminster: Housing Needs Report 2021-2031 | June 2021 

  

  8 

 
NON-MARKET HOUSING refers to affordable housing that is subsidized by government, where rent or 
mortgage payments are not determined by the market but by ability to pay, and eligibility criteria 
determine who is accommodated.  Most non-profit and cooperative housing is a form of non-market 
housing. The City’s Inclusionary Housing Policy has a specific definition of non-market rental units as serving 
very low-income households, and that rent at the shelter component of income assistance or at a rate 
geared to income (to a maximum household income of $29,999 in 2020).  
 
BELOW-MARKET HOUSING is private or non-profit rental units that are affordable for households earning 
between $30,000 and $75,000 per year (2020).  Below-market rent is set at 10% below the currently 
reported Canada Mortgage and Housing Corporate rental market median rent, all years, for New 
Westminster.  
 

SUPPORTIVE HOUSING is a type of housing that provides on-site supports and services to residents that 
cannot live independently.  Scattered site supportive housing is located in private rental units with support 
services brought in as needed. 
 
TRANSITIONAL HOUSING is a type of housing for residents to stay temporarily (between 30 days and three 
years), with supports as needed. It aims to transition individuals into permanent housing.  
 
PURPOSE-BUILT RENTAL HOUSING refers to multi-unit housing that is constructed for the purpose of 
long-term rental tenure and is not subdivided into co-op, strata condominium, or fractional ownership 
arrangements.  Secure rental housing is another term for it. 

 
Occupied and Unoccupied Units  
 

Table 1 shows that the New Westminster housing supply consisted of 34,235 units in 2016; 32,708 of these 
were occupied dwellings and 1,527 were unoccupied dwellings. Unoccupied units represented 4.5% of the 
housing stock, the lowest share among peer municipalities in Metro Vancouver and the region of Metro 
Vancouver.  Units may be unoccupied because they are second homes, under renovation, in the short-term 
rental market, or are in the process of changing hands.  
 
Table 1 Number and Share of Occupied and Unoccupied Dwellings 2016 

Geography Total private 
dwellings 

Private dwellings 
occupied by 
usual residents 

Unoccupied 
units  

Share of 
unoccupied 
units  

British Columbia  2,063,417 1,881,969 181,448 8.8% 
Metro Vancouver  1,027,613 960,894 66,719 6.5% 
Vancouver  309,418 283,916 25,502 8.2% 
Burnaby  98,030 92,201 5,829 5.9% 
New Westminster  34,235 32,708 1,527 4.5% 

Source: Statistics Canada. 2016 Census 
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Housing Structure Types 
 
Apartments dominate the housing supply in New Westminster, as shown in Figure 4.  Over two thirds of 
the 32,708 occupied housing units in New Westminster are apartments in low- and high-rise apartment 
buildings (68.5%). Single-detached houses are the next most common form of housing, comprising 15.3% 
of the city’s housing stock.  Row houses accounted for only 5% of the total stock.  
 

“We need to upsize to 3 bedrooms and there isn’t a lot of options. I am hopeful that we can stay 
in New West, but there aren’t many options to purchase a townhouse that is not located in 

Queensborough. Given that there is no high school there, this isn’t an option for our family.” 
 – Survey Respondent 

 
 
Figure 4 Housing Stock by Structure Type 2016 
 

 
Source: Statistics Canada, Census of Population, 2016. 
 

From 2006 to 2016, the largest relative increases in units were seen in the semi-detached house category 
(85.0%), followed by row houses (52.2%), and apartments in buildings with five or more storeys (48.5%). 
During the same time, there was a slight decrease (-1.1%) in the total number of single-detached houses. 
The largest absolute increase in the number of units between 2006 and 2016 were for mid- to high-rise 
apartment units (3,425-unit increase) and low-rise apartment units (1,090-unit increase). Table 2 shows the 
dwelling units by structure type in New Westminster during the past three Census periods. 
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Table 2. Number and Percentage of Dwelling Units by Structure Type, New Westminster (2006, 2011, 2016) 

Dwelling Unit by 
Structure Type 2006 2011 2016 

% 
change 
2006 to 

2016 

# 
change 
2006 to 

2016 
Single-detached 
house  5,055 18.7% 5,585 18.3% 5,000 15.3% -1.1% -55 
 Semi-detached 
house  100 0.4% 115 0.4% 185 0.6% 85.0% 85 
Apartment, duplex  2,915 10.8% 2,870 9.4% 3,470 10.6% 19.0% 555 
Row house  1,045 3.9% 1,265 4.1% 1,590 4.9% 52.2% 545 
Apartment (fewer 
than 5 storeys)  10,820 40.0% 11,360 37.1% 11,910 36.4% 10.1% 1,090 
Apartment (5 or 
more storeys)  7,060 26.1% 9,315 30.5% 10,485 32.1% 48.5% 3,425 
Other single-attached 
house  30 0.1% 45 0.1% 50 0.2% 66.7% 20 
Movable dwelling  35 0.1% 25 0.1% 25 0.1%     

 Total  27,050 100% 30,590 100% 32,705 100% 20.9% 5,655 
Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
A significant proportion of New Westminster’s housing stock (64.9%) is housing that could be considered 
suitable for families (two bedroom or larger units). Between 2006 and 2016, there was a significant decrease 
(-62.9%) in the number of dwelling units with zero bedrooms (bachelor / studio units), a housing type that 
can provide much-needed affordable housing for low- and very low-income individuals, while there were 
increases in all other types of units, particularly two-bedroom units. Table 3 shows dwelling units by number 
of bedrooms in New Westminster during the past three Census periods. 
 
Table 3.Number and Percentage of Dwelling Units by Number of Bedrooms, New Westminster (2006, 2011, 2016) 

Dwelling Units 
by Number of 
Bedrooms 2006 2011 2016 

% change 
2006 to 

2016 
   No bedrooms  1,860 6.9% 1,205 3.9% 690 2.1% -62.9% 
   1 bedroom  8,715 32.2% 10,410 34.0% 10,765 32.9% 23.5% 
   2 bedrooms  9,140 33.8% 10,785 35.3% 12,560 38.4% 37.4% 
   3 bedrooms  4,000 14.8% 4,390 14.4% 4,485 13.7% 12.1% 
   4 + bedrooms  3,330 12.3% 3,800 12.4% 4,200 12.8% 26.1% 

 Total  27,045 100% 30,585 100% 32,710 100% 20.9% 
Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
Period of Construction 
 
As an older municipality, the city’s housing supply is aging. According to the 2016 Census, almost half of the 
dwelling units in New Westminster were built prior to 1981 (47.1%), another 33.6% of the total dwelling 
units were built between 1981 and 2005. Only 19.3% were constructed in the most recent 10-year period, 
between 2006 and 2016. Table 4 shows information on dwelling units in New Westminster by period of 
construction. 
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Table 4.Number and Percentage of Dwelling Units by Period of Construction, New Westminster (2016) 

Period of Construction 2016 
1960 or before 6,990 21.4% 
1961 to 1980 8,405 25.7% 
1981 to 1990 4,295 13.1% 
1991 to 2000 5,160 15.8% 
2001 to 2005 1,525 4.7% 
2006 to 2011 3,705 11.3% 
2011 to 2016 2,630 8.0% 

Total 32,710 100% 
Source: Statistics Canada, Census of Population, 2016 

 
Short-Term Rental Units 
 
Short-term rental units like Airbnb are regulated through the City’s zoning bylaw for Bed and Breakfasts, 
which allows only rooms within the renters’ own dwelling to be used as short-term rental, that breakfast is 
provided, and a business license required. Data is sparse on short-term rentals; however, what little is 
known would indicate a small number of units are involved as short-term rentals in New Westminster.  
Between September 1, 2016, and September 1, 2017, there were 6,600 inbound guest arrivals for Airbnb 
in New Westminster, with an average length of stay of 4.9 days. There were 130 active hosts as 
of September 1, 2017, and almost half of active listings (48%) as of September 2017 were for entire homes.2  
If 48% are rented as entire units (62 units), and it is assumed that each host has only one unit, then it is 
estimated that the 62 short-term rentals represent 0.2% of all 2016 housing stock in New Westminster.  
Current short-term rental listings may not be representative due to the COVID-19 pandemic. 
 

I have been fortunate enough to have lived here for nearly 40 years in the same house.  I am 
disturbed by the trend of those fortunate enough to be able afford to buy property who are using 

it as a commodity. A house should be a home, not a stock.” 
 – Survey Respondent 

 
Rental Housing 
 
The private rental market consists of the primary and secondary rental market, and we know more about 
the former than the latter. Figure 5 shows the number of purpose-built market rental units (in the primary 
rental market) in New Westminster over time. This includes both purpose-built rental apartments and row 
housing (townhouses). In 2019, there was a total of 9,105 units in the primary rental market. Over the 2010 
to 2019 period, the number of purpose-built rental units increased by 13.8% (1,102 units) in New 
Westminster, with significant growth beginning in 2017 and continuing every year after that. 
 
 
 

                                                      
 
2 City of New Westminster.  
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Figure 5. Total Number of Dwelling Units in the Primary Rental Market, New Westminster (2010 to 2019) 

 
Source: Canada Mortgage and Housing Corporation 

 
Secondary suites and private condominium rentals form the secondary rental market. Data for both secondary 
suites and private condominium rentals is difficult to obtain at the municipal level. Figure 6 shows that as 
of January 2019, New Westminster had 3,162 secondary suites, including 2,315 occupied separately from the 
rest of the house (i.e., rented out) according to City data.  The primary rental market provides most (57%) rental 
units and secondary rental units comprise about 43% of all rental housing in New Westminster.  
 
Figure 6 Estimated Composition of Market Rental Housing Supply in New Westminster  

 
Source: Canada Mortgage and Housing Corporation, City of New Westminster. 

 
Vacancy Rates 
 
Low rental vacancy rates are one of the City’s (and region’s) key housing concerns. Table 5 shows the rental 
vacancy rates in New Westminster by type of housing unit (i.e., number of bedrooms) in the primary rental 
market (purpose-built rental apartments and townhomes) since 2010. In 2019, the total vacancy rate in 
New Westminster was at 1.2%, a decrease from the 1.6% vacancy rate the previous year. The overall rental 
vacancy rate has decreased significantly since 2010, when it was at a high of 3.2%. According to the 
Federation of Canadian Municipalities and other housing experts, a balanced rental market has a vacancy 
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rate between 3% and 4%, while a rental market with a vacancy rate below 3% has a shortage of rental 
housing units. New Westminster’s rental vacancy rate has been below a balanced rate for every year since 
2011, indicating a shortage of rental housing units. 
 
Table 5.Vacancy Rate by Number of Bedrooms in Primary Rental Market, New Westminster (2010 to 2019) 

Number of 
Bedrooms 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 

0 bedrooms 3.0% 2.8% 2.1% 1.3% 1.8% 1.4% 0.4% 1.0% 2.8% 0.1% 
1 bedroom 3.4% 3.5% 2.2% 2.4% 1.4% 0.8% 0.5% 1.0% 1.6% 1.2% 
2 bedrooms 2.5% 1.6% 2.5% 2.3% 1.4% 0.8% 0.1% 0.8% 1.1% 1.6% 
3+ bedrooms 3.8% 0.6% 0.6% 1.3% 0.0% 0.0% 0.0% n/a 1.2% 0.5% 

Total 3.2% 2.9% 2.2% 2.2% 1.4% 0.9% 0.4% 1.1% 1.6% 1.2% 
Source: Canada Mortgage and Housing Corporation 
n/a: Data suppressed to protect confidentiality or data not statistically reliable 

 
Renovictions  
 
New Westminster has experienced numerous renovictions in the past few years as shown in Figure 7.  
Between 2016 and 2018, 333 households living in 15 rental buildings were affected. However, since new 
regulations were implemented under the Business Regulations and Licensing (Rental Units) Amendment 
Bylaw No. 8130, 2019, there have been no “known” renovictions. The renovictions between 2016 and 
2018 are an estimate only based on building permits, eviction letters and other sources, and may be an 
underestimate of the true number of renovictions, as no official data source for this item exists either 
locally or provincially. 
 
Figure 7. Number of Rental Buildings and Rental Units Affected by Renovictions, New Westminster, 2016-2018 

 
Source: City of New Westminster based on building permit records and correspondence with tenants.  
 
Buildings at Risk of Redevelopment 
 
New Westminster’s purpose-built market rental housing is aging and some of it may be at risk of 
outright loss due to conversion to condominium tenure through redevelopment and/or loss of 
affordability due to renoviction (where the building is renovated, and rents increased above 

2016 2017 2018

Total number of
buildings affected 2 7 6

Total number of units
affected 61 156 101

0
1
2
3
4
5
6
7
8

0
20
40
60
80

100
120
140
160
180

N
um

be
r o

f b
ui

ld
in

gs

N
um

be
r o

f u
ni

ts



 
 
 

Understanding Housing and Homelessness in New Westminster: Housing Needs Report 2021-2031 | June 2021 

  

  14

affordable levels). One indicator of this is assessed building value as a share of total assessed value. It is 
a rough measure, but all things being equal, the smaller the share that building improvements represent 
of the property’s total assessed value, the greater the risk of redevelopment. Table 6 shows that, as of 
2017, 14.1% of rental properties had a building value below 25% of total value and are potentially at risk 
of redevelopment.3  
 
Table 6.Building Value as a Share of Total Assessed Value 2017 

Building value as share of total assessed 
value 

# of buildings % of buildings 

0.0%-24.9% 42 14.1% 
25.0%-49.9% 43 14.4% 
50.0%-74.4% 192 64.4% 
75.0%-99.9% 21 7.0% 
Total 298  100% 

Source: City of New Westminster Rental Housing Inventory. 2017 

 
Non-Market Housing 
 
Non-market housing is affordable housing that is owned by government, a non-profit, or housing 
cooperative, it is subsidized by government and where some of the housing is provided at below-market 
rents or prices. Most of the current supply of non-market housing was built many years ago, before the 
federal non-profit and cooperative housing programs stopped funding new housing in 1992/3. 
 
Table 7 summarizes the number of dwelling units that were identified by BC Housing as non-market units 
in New Westminster and Metro Vancouver in 2019, as well as the share of total housing units that non-
market units represent (roughly 3% for both New Westminster and Metro Vancouver). These are units for 
which BC Housing has an ongoing funding relationship, not those units for which operating agreements4 
have expired.  
 
Table 8 summarizes the total number of non-market housing units and shelter beds specifically available 
for the homeless population in New Westminster and Metro Vancouver, and the per capita number of 
units/beds for the homeless (as a share of total population).  Both tables show that the per capita number 
of non-market units and units/shelter beds for homeless persons is similar for New Westminster and the 
region. 
 
  

                                                      
 
3 This analysis is an update based on Coriolis Consulting Corp. May 2012. Metro Vancouver Purpose-Built Rental 
Housing: Inventory and Risk Analysis 
 
4 Operating agreements are contracts between a funder and non-profit housing operator that set out the amount, 
duration, and conditions of the subsidy provided by the provincial and/or federal governments. Their expiry, often 
tied to a 35- year mortgage amortization period, means when the mortgage expires, non-profit housing providers are 
responsible for the project's ongoing financial viability. 
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Table 7. Number of Dwelling Units that are Non-Market (Subsidized) Units, New Westminster and Metro Vancouver (2019) 

Community 

Transitional, 
Supportive 

and 
Assisted 

Living 

Independent Social 
Housing Total Non-

market 
Units 

Total Units 

Low 
Income 
Families 

Low 
Income 
Seniors 

Total 
Housing 
Units  

Per capita 
non-market 
units 

New Westminster 206 229 599 1,034 34,235   3.2% 

Metro Vancouver  9,084 11,418 13,113 33,615 1,027,613   3.3% 

Source: BC Housing 

 
Table 8. Number of Housing Units and Shelter Beds for the Homeless, New Westminster and Metro Vancouver (2019) 

Community 
Housing Units 

for the 
Homeless 

Shelter Beds 
Total Units and 

Beds for the 
Homeless 

Total 
Population 

Per capita 
units/beds  

New Westminster 145 53 198 70,996 0.3% 

Metro Vancouver  7,384 1,281 8,665 2,463,431 0.4% 

Source: BC Housing 

 
In addition to those living in subsidized housing units, there were 179 families receiving subsidies through 
BC Housing’s Rental Assistance Program (RAP), and 578 seniors receiving the Shelter Aid for Elderly Renters 
(SAFER) subsidy in New Westminster in 2019. These programs provide eligible low-income, working families 
and seniors with low- to moderate-incomes with financial assistance to afford monthly rent in the private 
rental market. BC Housing also provides rent supplements for people experiencing or at risk of 
homelessness, and in 2019, there were 90 individuals receiving this type of subsidy to access housing in the 
private rental market in New Westminster.   
 
Table 9 shows the number of cooperative housing units available in New Westminster. Nine cooperative 
housing developments contained a total of 417 cooperative housing units, most of which are larger, family 
sized units of two and three bedrooms.  
 

“There needs to be more support for co-op housing. Without co-op housing, despite having a 
good income, I couldn’t afford a 3 bedroom unit either for rent or for purchase. Many of the 3 

bedroom townhouses are age restricted, keeping families out. I know I am very privileged 
compared to most - so I’m incredibly concerned for so many at risk communities in our city. I had 

a hard time picking just three concerns/issues in this survey. It’s bad across the board.”  
– Survey Respondent 
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Table 9.Number of Cooperative Housing Units by Number of Bedrooms*, New Westminster (2019) 

Number of Bedrooms Total Units* 

0 bedrooms 0 
1 bedroom 58 
2 bedrooms 189 
3+ bedrooms 168 
Total* 417 

Source: Co-operative Housing Federation of BC 
*Note: Bedroom type data is not available for all developments, so the total does not match the sum of all bedroom types. 

 
Table 10 shows all independent social and cooperative housing in New Westminster, regardless of whether 
it has a current relationship with BC Housing.  As of June 2020, there were 1,193 independent (without 
supports) non-market rental units and 417 co-op rental units in New Westminster. This housing represented 
about 4.5% of the city’s rental housing stock.   
 
Table 10. Co-op and Independent Social Housing, New Westminster, June 2020 

Type of housing # of Units 

Co-operative Housing 417 
Independent Social Housing 1,193 
Total Co-operative and Independent Social 
Housing 

1,610 

Source: City of New Westminster 

 
As of August 2019, there were 1,001 social and co-op housing units in complexes with operating agreements 
with BC Housing that will expire between 2020 and 2029, meaning they will no longer receive government 
subsidies. How these complexes will continue to provide below-market rents post-expiry is a concern. 
 
Table 11 shows the number of transitional and supportive housing units by clientele in New Westminster. 
Most of the supportive housing units in the city are for adult men and women or for men only (290 out of 
374 units).  Additionally, of the 374 transitional and supportive housing beds/units (including 95 transitional 
beds/units), 77 were general supportive beds/units, 89 are addiction recovery beds/units, 102 are mental 
health beds/units, and 11 are community living beds/units. This figure is much higher than the 206 unit/bed 
number provided by BC Housing, indicating that some supportive units operate outside of agreements with 
BC Housing.     
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Table 11.Supportive Housing, by Demographic, June 2020 
Clientele demographics (age, gender etc.) Total # of 

Beds/Units 

Men and women (children not allowed) 165 
Men and women (children allowed) 6 
Men only (children not allowed) 119 
Youth (men only) 25 
Women only (children not allowed) 22 
Women (children allowed) 33 
Youth (women only - children allowed) 4 
Total 374 

Source: City of New Westminster 

 
Changes in Housing Stock 
 
Housing completions are a measure of changes in the housing stock to meet population growth and/or 
changing household preferences. Figure 8 and Table 12 show housing completions by structure type over 
time in New Westminster. Since 2011, the number of housing completions has increased almost every year, 
reaching a peak of 1,491 units completed in 2019. Most new housing has been in the form of apartments 
(90% in 2019) and there has been a small but steady supply of new row housing units.  
 
Figure 8.  Changes in Housing Stock, New Westminster, 2011 to 2019 

 
Source:  CMHC Starts and Completions Survey.   

 
Average annual completions over the period amounted to 662 units per year of which 84% were apartment 
units. 
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Table 12. Number of Housing Completions by Structure Type, New Westminster (2011 to 2019) 
Housing 

Completions 2011 2012 2013 2014 2015 2016 2017 2018 2019 

Secondary Suite n/a n/a n/a n/a 1  31  61  82  n/a 
Single Detached 90  61  38  60  58  49  93  92  64  
Semi-Detached 8  2  6  4  4  6  16  8  8  
Row House 3  71  43  90  55  32  89  70  81  
Apartment 202  263  359  379  197  521  929  566  1,338  

Total 303  397  446  533  314  608  1,127  736  1,491  
Source: Canada Mortgage and Housing Corporation 
 
Most completions in New Westminster have been for ownership housing, but the number of rental housing 
completions has been increasing since 2016, reaching a peak of 802 rental units completed in 2019.  In that 
year, rental completions represented 54% of total completions, exceeding the number of ownership 
completions. Figure 9 shows the number of rental housing completions from 2011 to 2019. 
 
Figure 9. Number of Housing Completions by Tenure, New Westminster (2011 to 2019) 
 

 
Source: Canada Mortgage and Housing Corporation 

 
As buildings age, renewal and redevelopment can result in demolitions. Demolitions affect net additions 
to the housing stock. Table 13 shows the number of housing demolitions by structure type from 2011 to 
2019.  For most years except for 2011 and 2012, there have been few housing demolitions and most of 
these were single detached house demolitions. City policies disincentivize purpose-built market rental 
apartment demolitions.  
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Table 13. Housing Demolitions by Structure Type, New Westminster (2011 to 2019) 
Housing 

Demolitions 
2011 2012 2013 2014 2015 2016 2017 2018 2019 

Single Detached 46  44  45  41  62  57  53  60  40  
Semi-Detached 0  4  1  0  1  0  1  0  0  
Row house 0  0  0  0  0  0  0  0  0  
Apartment 55  58  0  29  5  0  0  0  12  

Total 101  106  46  70  68  57  54  60  52  
Source: Canada Mortgage and Housing Corporation 

 
3.2 HOUSING MARKET CONDITIONS 

 
Housing Values 
 
Tables 14 and 15 show average assessed values for residential property, by structure type, and by 
number of bedrooms in New Westminster in 2019.  Not surprisingly, assessed values are highest for single 
detached homes with a suite, followed by single detached homes, and duplexes. Much lower values, 
approximately half that of single detached, are shown for apartments ($519,228) and rowhouses and 
triplexes ($684,091). Median assessed values were highest for four-plus bedroom dwellings ($1,033,954) 
and lowest for one-bedroom dwellings ($392,100).  
 
Table 14.Average Assessed Housing Values by Structure Type, New Westminster (July 2019) 

Structure Type Number of Dwellings Average Value 
Single-detached house 4,342 $1,067,790 
Single detached with suite 2,882 $1,173,168 
Apartment  14,019 $519,228 
Rowhouse and triplex  1,626  $684,091 
Duplex 199 $1,033,954 
Total  23,082 

 
$708,622 

Source: BC Assessment, 2020 

 
Table 15.Average Assessed Values by Number of Bedrooms, New Westminster (July 2019) 

Number of Bedrooms Number of Dwellings Median Value 
0 bedrooms 0 N/A 
1 bedroom 4,863 $392,100 
2 bedrooms 9,718 $576,985 
3 bedrooms 3,774 $885,772 
4+ bedrooms 4,712 $1,164,661 
Total 23,068 $708,622                                                                                   

 
Source: BC Assessment, 2020 
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Sale Prices 
 
High housing prices in the region are causing significant concern. The Real Estate Board of Greater 
Vancouver tracks home sales in Metro Vancouver through the MLSLink Housing Price Index® (MLSLink HPI®) 
which measures benchmark or typical home prices. The MLSLink® Housing Price Index (HPI), established in 
1995, is modelled on the Consumer Price Index. Instead of measuring goods and services, the HPI measures 
the change in the price of housing features. Thus, the HPI measures typical, pure price change (inflation or 
deflation). The HPI benchmarks represent the price of a typical property within each market. The HPI takes 
into consideration what averages and medians do not – items such as lot size, age, and number of 
bedrooms, for example. Each month’s sales determine the current prices paid for bedrooms, bathrooms, 
fireplaces, etc. and apply those new values to the ‘typical’ house model.  
 
Figure 10 and Table 16 show the HPI by structure type in New Westminster from 2012 to 2020. During that 
time, benchmark prices increased by 68% for single detached homes, 87% for row homes and by 91% for 
apartments or condominiums. Although single detached homes saw the slowest percentage growth during 
the 2012 to 2020 period, the absolute growth in the price of single detached houses ($465,133) was larger 
than for row houses ($346,767) and apartment/condominiums ($248,800). This has resulted in a larger gap 
for households hoping to move from apartment/condominiums to row houses and for households hoping 
to move from row houses to single detached houses. Benchmark prices for single detached houses have 
remained above $1,000,000 since 2016. After one year of decline between 2018 and 2019, prices for all 
structure types rose again in 2020. Detached homes had a much higher benchmark price in 2020  
($1,147,300) than row houses ($745,400) and apartment/condominium units ($523,500).    
 
Figure 10 Benchmark Price HPI by Structure Type, New Westminster, 2012 to 2020 

 
Source: Real Estate Board of Greater Vancouver 
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Table 16. Benchmark Price (HPI) by Structure Type, New Westminster (2012 to 2020) 

 Structure Type 2012 2013 2014 2015 2016 2017 2018 2019 2020 
Single 
Detached 

$682,167 $665,800 $693,300 $789,300 $1,095,600 $1,125,200 $1,189,400 $1,051,100 $1,147,300 

Row House  $398,633 $393,900 $408,900 $441,900 $543,000 $640,600 $723,500 $721,500 $745,400 
Apartment / 
Condominium 

$274,700 $272,100 $277,800 $288,000 $347,200 $440,900 $564,600 $520,000 $523,500 

Source: Real Estate Board of Greater Vancouver 

 
Affordable Sales 
 
Metro Vancouver is often identified as having the highest home prices relative to household income in 
North America. Factors such as sale price, household income and mortgage rates impact affordability within 
the ownership market. Ownership units are affordable if a household with a median household income can 
purchase a unit with 10% down, a 25-year amortization period and pay no more than 30% of their income. 
Based on these considerations the estimated affordable price for New Westminster’s median income 
household in 2018 was set at $420,000 (previously $385,000 for 2011 to 2015).  Table 17 below shows the 
estimated total and affordable sales in New Westminster by structure type between 2013 and 2018.  
 
Table 17. Estimated Real Estate Sales, Total and Affordable, by Structure Type, New Westminster (2013 to 2018) 

 2013 2014 2015 2016 2017 2018 
Structure 
Type 

Total 
Afford-

able 
Total 

Afford-
able 

Total 
Afford-

able 
Total 

Afford-
able 

Total 
Afford-

able 
Total 

Afford-
able 

Single 
Detached 

271 3 338 1 386 0 375 3 268 5 227 0 

Townhouse 130 33 100 23 163 23 143 19 208 5 107 6 
Apartment/ 
condominium 

729 609 799 653 1,095 850 1,197 682 1,371 464 927 226 

Total 1,130 645 1,237 677 1,644 873 1,714 820 1,847 469 1,261 232 
Source: Real Estate Board of Greater Vancouver 

 
Figure 11 shows the percentage of affordable sales by structure type graphically. In 2018, 18.4% of total 
sales were considered affordable on average (232 affordable sales of the 1,261 total sales).  The proportion 
of total sales that are considered affordable has decreased every year since 2013, when it was 57.1%. 
Apartments and condominiums were much more likely to be affordable. The proportion of 
apartment/condominium sales that were deemed affordable has also decreased every year, from a high of 
83.5% in 2013 to 24.4% in 2018.  
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Figure 11. Affordable Sales, by Structure Type, New Westminster (2013 to 2018) 

 
Source: Real Estate Board of Greater Vancouver 

 
Non-resident Ownership  
 
There has been concern region-wide that non-resident owners and speculators contribute to rising home 
prices.  Data reveals little foreign ownership in the residential transactions completed in New Westminster 
in 2019 and a relatively small share of non-resident ownership of the stock in 2018. Only 29 out of 1,858 
transactions in 2019 or 1.6% were conducted by a foreign entity.5 Statistics Canada data shows that in 2018, 
830 homes in New Westminster were owned by non-residents, representing 3.5% of all homes. This 
compares with 5% non-resident ownership in the Metro Vancouver region in 2018.  
 
Rental Prices 
 
In 2019, the median monthly rent for primary rental market units in New Westminster was $1,229 
compared with $1,300 for Metro Vancouver.  This includes both occupied and vacant units. Figure 12 shows 
the median monthly rents for the primary rental market in New Westminster, which includes purpose-built 
rental apartments and townhouses. CMHC does not collect rental price data for the secondary rental 
market.  
 
  

                                                      
 
5 BC Ministry of Finance. Property transfer tax data 2019. Statistics Canada. Residency Ownership of Residential 
Properties. 2018 
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Figure 12. Primary Rental Market Median Monthly Rent, All Units, Occupied and Vacant, New Westminster (2008 to 2019) 

 
Source: Canada Mortgage and Housing Corporation 

 
As shown in Table 18, median rents have been steadily rising for all types of rental housing units in New 
Westminster since 2008. Between 2008 and 2019, overall median rents rose by $479 or 63.8%, with the 
largest increases since 2016. The largest increase in median rents during this period was for three-plus 
bedroom units, which rose by $730 or 71.6%.  
 
Table 18.Primary Rental Market Median Monthly Rent by Number of Bedrooms, Occupied and Vacant Units, New Westminster 
(2008 to 2019) 

Number of 
Bedrooms 

2008 2019 Change 
2008-2019 

Percent 
Change 

2008-2019 
0 bedrooms $625 $1,000 $375 60.0% 
1 bedroom $730 $1,135 $405 55.4% 
2 bedrooms $937 $1,550 $613 65.4% 
3+ bedrooms $1,020 $1,750 $730 71.6% 
Median Rent  $750 $1,229 $479 63.8% 

 Source: Canada Mortgage and Housing Corporation  

 
Households looking for a rental unit in today’s market are challenged to find an affordable rental in New 
Westminster.  As shown in Table 19, prospective tenants face higher rents for vacant units than long-term 
sitting tenants in occupied units, with the average asking rent for vacant units ($1,620) in New Westminster 
being 24.5% higher than the average rent paid for occupied units ($1,301) in October 2019.  According to 
CMHC, the gap in rent levels between vacant and occupied has been widening steadily since 2015.   
 
Table 19.Average Rent of Occupied and Vacant Apartment Units 2019  

 1-Bedroom 2-Bedroom All units 
Average rent Occupied Vacant Occupied Vacant Occupied Vacant % 

difference 
New Westminster $1,193 $,1340 $1,584 $2,083 $1,301 $1,620 24.5% 
Metro Vancouver $1,382 $1,558 $1,742 $2,159 $1,466 $1,771 20.8% 

Source: CMHC Rental Market Report 2019 Vancouver CMA. Rent for Prospective Tenants 
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Affordable Rents 
 
Affordability is a function of housing costs relative to incomes and it can be made worse if rents grow at a 
faster rate than incomes. Affordability pressures can also be more severe for households falling at the lower 
end of the income distribution.  
 
Rental units are affordable if the household spends 30% or less of their pre-tax household income on rent. 
Based on this consideration, units that rent for $940 per month or less are deemed to be affordable for 
households earning $37,500 per year (approximately 50% of the 2016 regional median household income), 
and units that rent between $940 and $1,500 are deemed to be affordable for households earning $60,000 
(approximately 80% of the 2016 regional median household income). Table 20 shows that the number of 
rental units that rent for $940 or less (affordable to households earning $37,500) dropped by 50.4% between 
2016 and 2018.  The number of rental units that rent between $940 and $1,500 per month (affordable to 
households earning $60,000) increased by 42.3%.  
 
Table 20. Rental Units by Rent Thresholds (Low Income and Very Low Income), New Westminster (2016 to 2018) 

 
2016 2017 2018  

# % # % # % % Change 
Units that rent for $940 or less 4,025 50% 3,021 37% 1,995 23% -50.4 
Units that rent between $940 - 
$1,500 3,578 44% 4,293 52% 5,091 58% 42.3 

Total Rental Units 8,060 100% 8,275 100% 8,703 100% 8.0 
Source: Canada Mortgage and Housing Corporation 
** Data suppressed to protect confidentiality or data not statistically reliable 

 
3.3 HOUSING INDICATORS  

 
Income Required to Rent or Buy a Home in New Westminster 
 
Are residents able to afford to rent or buy a home in New Westminster and if so, what income is 
required?  Tables 21 and 22 show the incomes residents need to rent or buy a home in New Westminster 
(spending less than 30% of gross household income).  Table 21 shows that new market rental units cost 
about $500 more per month than older, occupied units (which are not available to rent) ($700 more in 
the case of two-bedroom units).  It also shows the household income required to rent three different 
types of rental units in New Westminster: currently occupied units, vacant units, and newly constructed 
market rental units.  For a one-bedroom unit, required household income ranges from $47,720 for an 
occupied unit (not actually available to rent), to $53,600 for a vacant unit (an average of all units, old and 
new), and $67,520 for a new market rental suite built since 2000.   How does this compare to local 
incomes?    The median income of a renter household in 2016 in New Westminster was $44,368 suggesting 
that even an occupied one-bedroom rental unit would out of reach for a median income renter household.6  
 

                                                      
 
6 Rising household incomes since 2016 may have closed the gap somewhat.  
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Table 21 Income Required to Afford a Market Rental Unit in New Westminster 2020 
  1 Bedroom 2 Bedroom All units 

Occupied unit average rent 2019  $                    1,193   $                     1,584   $                 1,301  

Vacant unit average rent 2019  $                    1,340   $                     2,083   $                 1,620  

New secure market unit average rent 
2019 

 $                    1,688   $                     2,250   $                 1,813  

Required income for occupied unit   $                  47,720   $                   63,360   $               52,040  

Required income for vacant unit   $                  53,600   $                   83,320   $               64,800  

Required income for new market unit   $                  67,520   $                   90,000   $               72,520  
Source: Author calculations. CMHC Rental Market Report 2019 and City of New Westminster. 

 
Figure 13 shows a renter affordability gap of approximately $10,000 per year for a vacant 1-bedroom unit.  
 
Figure 13 Renter Affordability Gap 
 

 
“… I'm more concerned about the availability of low barrier and supportive housing. I also don't 

want our local people who are experiencing homelessness to be subjected to a heavy handed 
decampment effort like in Vancouver. Amplify the marginalized, equity deserving voices 

wherever possible.” – Survey Respondent 
 
Table 22 shows that the minimum annual household income needed to buy a New Westminster home at 
today’s average prices is $84,000 for an apartment condominium, $119,000 for a duplex, triplex, or row house 
and $158,000 for a single detached home.  The median household income in New Westminster in 2015 was 
$65,000, so households with median incomes or less could not afford to buy an apartment condominium.     
 

“We are concerned we won’t be able to stay in New Westminster because we can’t afford a 
single-family home and there is a limited supply of larger townhouses or rowhouses. Seriously 

considering our long-term options outside of Metro Vancouver as a result, but we don’t want to 
leave this great community.”  

– Survey Respondent 
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Table 22 Income Required to Buy a Home in New Westminster 2020 
  

Apartment Condo 
Duplex, Triplex or 
Row  

Single Detached 
(with or without 
suite)* 

Benchmark sale price 2020 $523,500 $745,400 $1,147,300 

Down payment  $52,350 $74,540 $229,460 

Mortgage amount $471,150 $670,860 $917,840 

Monthly mortgage payment $2,113 $3,010 $3,994 

Required income to buy $83,675 $119,200 $158,200 
Source: Author calculations using 2020 Benchmark Price data and assumptions (10% down payment, 25- year amortization, 3 yr. fixed mortgage 
rate.) 
* Single detached calculation requires 20% down-payment for purchases over $1,000,000.  
 
Figure 14 shows a home ownership affordability gap of $54,000 per year between the median household 
income in 2016 and the sale price of a duplex, triplex or townhouse in New Westminster.  
 
Figure 14. Home Ownership Affordability Gap 
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Affordability  
 
According to Statistics Canada, affordability means housing that costs less than 30% of a household’s 
before-tax household income, including the following costs:  
 

 For renters: rent and any payments for electricity, fuel, water, and other municipal services. 
 For owners: mortgage payments (principal and interest), property taxes, and any condominium 

fees, along with payments for electricity, fuel, water, and other municipal services. 
 

While the tables above show the minimum incomes needed to afford local rental and ownership units, the 
following table shows that some New Westminster households are spending more. High housing costs 
combined with relatively low household incomes mean some households are paying more than 30% of 
their income for shelter.  In 2016, 26.3% of all private households (8,605 households) were living below the 
affordability standard in New Westminster.  
 
Table 23 shows the number and percentage of households in New Westminster spending 30% or more of 
their income on shelter costs but less than 100% for the three most recent Census periods. The proportion 
of owner households spending 30% to 100% of their income on shelter costs in New Westminster (21.3%) 
was comparable to that in the Metro Vancouver region (20.3%) but higher than the proportion province-
wide (17.1%) in 2016.  
 
In New Westminster, Metro Vancouver, and BC, significantly more renter households spent 30% to 100% 
of their income on shelter costs than owner households. In New Westminster, 32.7% of renter households 
fell below the affordability standard, which was only slightly lower than the proportion of Metro Vancouver 
renter households (33.8%) and the proportion of BC renter households (35.2%). The percentage of owner, 
renter, and total households in New Westminster below the affordability threshold was similar in both 2006 
and 2016. However, the number of owners, renter and total households below the affordability thresholds 
increased by 1,420 households between 2006 and 2016 in New Westminster.   
 

“I feel secure in my housing only because my building is under contract to remain rental. It was 
incredibly challenging to find a place affordable as a single person, despite making moderate 

income and having full time employment. Even now the rents are so high I'm paying over 50% of 
my monthly income to rent, which doesn't include utilities like water, heat, etc. All new 

developments appear to be luxury towers…”  
– Survey Respondent 
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Table 23. Households Spending 30%-100% of Their Income on Shelter by Tenure, New Westminster (2006, 2011, 2016) 

Affordability 2006 2011 2016 
 Total Private households  26,930 100% 30,590 100% 32,700 100% 
      Below the affordability 
standard  7,185 26.7% 8,365 27.3% 8,605 26.3% 
 Owner households  14,525 100% 17,210 100% 18,330 100% 
      Below the affordability 
standard  3,130 21.5% 3,925 22.8% 3,905 21.3% 
 Renter households  12,400 100% 13,375 100% 14,365 100% 
      Below the affordability 
standard  4,060 32.7% 4,445 33.2% 4,700 32.7% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
Table 24 shows the family type of households paying 30% or more on shelter in New Westminster in 2016.  
This includes households paying 100% or more of their income for shelter.7 The household type with the 
largest number of households facing affordability challenges in 2016 were single or roommate households 
(6,110 households), followed by couple families with children (1,420 households). The household type with 
the highest rate of housing affordability challenges were single or roommate households (42.8% of these 
households faced affordability challenges), followed by lone parent families (39.8% of these households 
faced affordability challenges). 
 
Table 24. Households by Spending 30% or More, by Household Type, New Westminster, 2016 

Family Type # of households  # households 
spending 30% or 
more 

 % of 
households 
spending 30% 
or more 

Couple families without children 7,730 1,355 17.5% 
Couple families with children 6,360 1,420 22.3% 
Lone parent families  2,350 935 39.8% 
Other families 1,990 400 20.1% 
Single or roommate households 14,270 6,110 42.8% 
Total households 32,700 10,220 31.3% 

Source: Statistics Canada. Catalogue no. 98-400-X2016229 

  
Housing Condition 
 
Some households live in poor-quality or inadequate housing.  Adequacy refers to housing that does not 
require any major repairs, according to its residents. Table 25 shows that a relatively small number of the 
total private households in New Westminster reported that their housing required major repairs. In 2016, 
2,560 households experienced adequacy challenges, representing 7.8% of all households. A slightly higher 
percentage of renter households (8.4%) than owner households (7.4%) had adequacy challenges. 
                                                      
 
7 This situation affects mostly renter households and could occur with temporary income loss, requiring a household to draw on 
savings, for example.  At the time of the 2016 Census, 1,085 renter households paid more than 100% of their income for shelter, 
representing 7.6% of renter households. 
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Table 25. Households Requiring Major Repair by Tenure, New Westminster (2006, 2011, 2006) 

Adequacy (major repairs needed) 2006 2011 2016 
 Total - Private households  27,050 100% 30,585 100% 32,710 100% 
      Below the adequacy standard  2,810 10.4% 2,590 8.5% 2,560 7.8% 
 Owner households  14,555 100% 17,210 100% 18,335 100% 
      Below the adequacy standard  1,535 10.5% 1,470 8.5% 1,350 7.4% 
 Renter households  12,495 100% 13,375 100% 14,365 100% 
      Below the adequacy standard  1,275 10.2% 1,125 8.4% 1,210 8.4% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 
 

Housing Suitability  
 
Crowding may result from  high rental and ownership costs. CMHC measures whether housing has enough 
bedrooms for the size and make-up of the resident households, according to National Occupancy Standard 
(NOS). As shown in Table 26, the proportion of households living in overcrowded conditions was 
significantly higher among renters than among owners in New Westminster. In 2016, 2,615 households had 
suitability challenges, representing 8.0% of all households. Both the percentage and number of renter 
households with suitability challenges (1,690 or 11.8% of all renter households) was higher than for owner 
households (930 or 5.1% of all owner households).  
 
Table 26. Households Living in Overcrowded Conditions by Tenure, New Westminster (2006, 2011, 2016) 

Suitability (Overcrowding) 2006 2011 2016 
 Total - Private households  27,050 100% 30,585 100% 32,710 100% 
      Below the suitability standard  3,015 11.1% 3,305 10.8% 2,615 8.0% 
 Owner households  14,555 100% 17,210 100% 18,335 100% 
      Below the suitability standard  895 6.1% 1,200 7.0% 930 5.1% 
 Renter households  12,495 100% 13,375 100% 14,365 100% 
      Below the suitability standard  2,120 17.0% 2,105 15.7% 1,690 11.8% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
Core Housing Need  
 
Core housing need is a more conservative measure of housing need than the above measure. A household 
in core housing need refers to a household living in housing that falls below at least one of the adequacy, 
affordability or suitability standards and the household would have to spend 30% or more of its total 
before-tax income to pay the median rent of alternative local housing that is acceptable. Table 27 shows 
core housing need for New Westminster for 2006 and 2016. The number of households in core need was 
6,415 in 2016, most of whom were renters (69%).  This increased in line with household growth between 
2006 and 2016, so the share in core housing need (21%) has remained virtually the same in both years. 
Renters continue to form a significant majority (69%) of all households in core housing need while the 
absolute number in need has increased from 3,870 to 4,435 renter households in 2016.   The share of 
owners in core housing need rose from 24% to 31% between 2006 and 2016, about 700 households.  
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Table 27.  Core Housing Need, by Tenure (# and %), 2006, 2016 
Core Housing Need  2006 2016 

 
 # % # % 
All households  25,520 100 31,050 

 
100 

Households in core housing need 
 

5,085 20% 6,415 20.7% 

  Of which are renter households 3,870 76% 4,435 69%  
 

  Of which are owner households 
 

1,215 24% 1,980 31% 

Source: Metro Vancouver Housing Databook 2019 and 2013 

 
Table 28 shows how New Westminster households in core need compare to all households in terms of 
income, shelter-to-income-ratio (STIR) and monthly shelter costs.  It shows that households in core need 
are much worse off than all households, having roughly 37% of the household income before taxes and paying 
45% of their income before taxes for shelter costs.8 
 
Table 28 Core Housing Need Statistics, New Westminster 2016 

Incomes, shelter costs, and Shelter 
to Income Ratios (STIRs) 

All households Core need households 

 
All  Owners Renters All  Owners Renters 

Median household income before 
taxes ($) 

68,511 88,321 47,984 25,542 30,040 23,901 

Median monthly shelter costs ($) 1,077 1,387 951 916 1,157 894 

Median STIR before taxes (%) 21.4 19.2 24.4 45.4 49.1 44.3 
Source: CMHC Core housing need, 2016. 

 
Core Housing Need by Household Type 
 
Table 29 presents the household types with the highest incidence of core housing need in 2016 in each 
category.  Non-permanent resident households in New Westminster had the highest incidence of core 
housing need (39.6%), followed by senior females living alone (39.4%) and female lone parent households 
(35.5%). Households with a senior household maintainer and those with at least one person with activity 
limitations have the next highest incidence of core housing need.  Households with at least one person 
with activity limitations are the largest by number, with 3,990 households in core housing need, most of 
whom are renters (2,900). Renters fared worse than homeowners in all cases, with some categories of 
renter households reaching 50 to 60% in core need (senior females living alone and households with a 

                                                      
 
8 A note about core housing need figures.  Core housing need consists primarily of households with affordability 
problems, at least half of whom pay almost 50% of their income for shelter costs. These households do not 
necessarily represent need for a social housing unit, as they have housing, but they are cost burdened. A rent 
supplement would be one way of alleviating their housing cost burden. 
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senior maintainer). Aboriginal households have a higher incidence of core housing need (23.3%) than 
non-Aboriginal households.  
 
Table 29 Household Type by Incidence of Core Housing Need 2016 New Westminster 

Household type with highest 
incidence of core housing need 
2016 

All households Households in core housing 
need 

Percent households in core 
need 

 
Total Owners Renters Total Owners Renters Total Owners Renters 

Primary household maintainer 
65 years and over 

6,735 4,340 2,395 1,895 660 1,230 28.1 15.2 51.4 

Female lone-parent household 2,040 1,000 1,040 720 205 515 35.3 20.5 49.5 

Senior (65+) female living alone 2,360 1,370 995 930 335 600 39.4 24.5 60.3 

Non-permanent resident 455 90 365 180 35 145 39.6 38.9 39.7 

Household has at least one 
senior (65 or older) 

7,770 5,215 2,555 2,005 725 1,280 25.8 13.9 50.1 

Household has at least one 
child less than 18 years old 

6,345 4,165 2,180 1,235 430 800 19.5 10.3 36.7 

Household has at least one 
person with activity limitations 

16,895 9,200 7,695 3,990 1,095 2,900 23.6 11.9 37.7 

Aboriginal households 1,460 475 990 340 40 305 23.3 8.4 30.8 

Source: CMHC Core Housing Need 2016. 

 
Extreme Core Housing Need 
 
Extreme core housing need is used to estimate households at risk of homelessness for economic reasons. 
It has the same meaning as core housing need except that the household has shelter costs for housing that 
exceed 50% of total before-tax household income. Table 30 shows the extreme core housing need in New 
Westminster in 2006 and 2016 revealing that the share of households in extreme core need has risen by 
1% over ten years from 8% to 9%. Over 2,700 New Westminster households were in extreme core housing 
need in 2016. Most households in extreme core housing need are renters, 65%, although the share of 
owners (35% in 2016) has increased since 2006 when it was 27%.  
 
Table 30.  Extreme Core Housing Need, overall and by tenure (# and %), 2006, 2016 

Extreme Core Housing Need 2006 2016 
 

All households  25,520  31,050 
 

 

  Of which are in extreme core 
housing need 

2,005 8% 2,735 9% 

  Of which are renter households 1,455 73% 1,770 65% 
  Of which are owner 
households 

545 27% 960 35% 

Source: Metro Vancouver Housing Databook 2019 and 2013 
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Homelessness 
 
Homelessness is a manifestation of many circumstances including low or no income, high rental costs and 
low rental vacancy rates, personal health issues, and other societal and personal issues and it continues to 
be a feature of the New Westminster community, as it is throughout Metro Vancouver.  The total number 
of people who were experiencing homelessness counted in New Westminster in March 2020 was 123 
persons, down slightly from 133 persons in 2017.   The number of unsheltered homeless people grew from 
30 persons in 2017 to 41 persons in 2020.  Counts are known to underestimate the size of the homeless 
population, particularly the hidden homeless, who are only counted if they are found in locations where 
interviewers visit on count day. The number of persons who are experiencing hidden homelessness in New 
Westminster is unknown but would likely increase the number counted as homeless significantly. BC 
Housing estimated demand for 50 additional shelter spaces in March 2020 based on a survey of faith and 
non-profit organizations serving the homeless in New Westminster. The COVID-19 pandemic is thought to 
have worsened the situation since the last homeless count.   
 
Figure 15 shows the number of persons experiencing homelessness in New Westminster over time. 
Between 2005 and 2020, the number of homeless persons counted increased by 26.8% in New 
Westminster or at a rate of 1.8% per year on average, compared to 67.2% in the Metro Vancouver region. 
In terms of demographic characteristics, 22 persons identified as being Indigenous/Aboriginal in 2020, 
though not all survey respondents answered this question. This data is based on the final report for the 
2020 Metro Vancouver Homeless Count. In 2020, 12 homeless persons were seniors aged 55 and older, 
three were youth under age 25, and 56 homeless persons were adults aged 25 to 54 years.  
 
Figure 15. Individuals Experiencing Homelessness, New Westminster (2005 to 2020) 
 

 
Source: Metro Vancouver Homeless Count, 2005-2020 
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Housing Waitlists 
 
There is insufficient non-market rental housing to meet the needs of low-income households in New 
Westminster and elsewhere. BC Housing manages a centralized registry of households that have applied 
for independent social housing (for those non-profit housing providers that have chosen to participate). 
The waitlist is considered an under-representation of housing need, as the large numbers and lengthy wait 
for housing may discourage people from applying.  Further, non-market housing has historically been 
focused on certain client groups like seniors and families, so the waitlist has generally been limited to these 
groups.  
 
Table 31 displays the social housing wait list data for New Westminster. Over the past six years, the number 
of households in New Westminster waiting for social housing increased by 22.2%, from 460 in 2014 to 562 
households in 2020. However, waitlisted households decreased slightly in 2020 compared to 2019, possibly 
due to difficulties applying during the pandemic.  Senior households represented the largest cohort on the 
waitlist in 2020 at 37.4% of waitlisted households (210 households), followed closely by families at 35.6% 
(200 households). Persons with disabilities formed the next largest group, at 16.2% of the waitlisted 
households (91 households). 
 

“I have a problem with the term affordable housing in relation to market rentals. These rates are 
not affordable. Many people who would not be eligible for rental subsidies can't afford market 

rental prices. I think there needs to be more stress put on the development of non-market 
housing that can support middle income earners that really struggle as well. Keeping a roof over 
their heads leads to other issues, i.e., food insecurity, lack of ability to pay for health services not 

covered, etc.” 
 – Survey Respondent 

 
Table 31. Social Housing Waitlist by Household Characteristics, New Westminster (2014 to 2020) 

  2014 2015 2016 2017 2018 2019 

 
 
 

2020 

% 
change 
2014 to 

2020 
Family Households 145  138  146  158  196  215  200 37.9 
Single Person 
Households 42  44  32  29  54  47  

 
43 2.4 

Seniors 146  138  149  164  188  207  210 43.8 
Persons with 
Disabilities 109  101  113  101  101  105  

 
91 -16.5 

Wheelchair Accessible 
Unit 18  14  14  18  25  15  

 
18 0 

Wait List - All 460  435  454  470  564  589  562 22.2 
Source: BC Housing (June 2014, June 2015, June 2016, June 2017, July 2018-2019, Mar 2021)  
(Note: Rent Supplements, Transfers, and Pending Applications are not included in totals) 

 
Some persons require affordable housing with support services to maintain their health and their tenancy.  
The BC Housing supportive housing waitlist keeps track of households requesting supportive housing who 
may meet the following eligibility requirements: low-income; homeless or at-risk of homelessness; may 
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have mental health and/or mental and physical health needs; and require support services to help maintain 
a successful tenancy. As of Sept 30, 2020, there were 95 waitlisted applicants for supportive housing in New 
Westminster.   
 
Other Rental Indicators 
 
Rent bank loans are available to low-income renters in need of temporary emergency assistance to avoid 
eviction.  There were 105 loans totaling $102,665 made by the New Westminster Rent Bank from June 
2017 to June 2020.9   Like renter households with affordability issues, most borrowers were single (70%) in 
the year from July 1, 2019, to June 30, 2020.10    
 
The BC Temporary Rent Supplement program offered temporary COVID-19 related rental assistance.  Table 
32 shows that 2,181 New Westminster renters applied for this assistance as of Sept 2020, representing 
15.2% of New Westminster renters, but a lower share than in Burnaby (18.7%) or in Metro Vancouver 
(18.1%).11  
 
Table 32.  BC-TRS Applications Received by Community, Metro Vancouver Regional District as of 1 Sept 2020 

Community Applications 
Received 

Number of renter 
households (2016 

Census) 

Approximate 
share of renter 

households that 
applied 

Burnaby 6,547 34,980 18.7% 
Coquitlam 2,794 14,540 19.2% 
New Westminster 2,181 14,370 15.2% 
Metro Vancouver  62,982 348,700 18.1% 
Prepared by BC Housing's Research and Corporate Planning Dept., Sept 2020   
Source:  BCTRS001 Report, Sept 2020    

 

  

                                                      
 
9 City of New Westminster.  
10 New Westminster Rent Bank. 2019/2020 Annual Report.  
11 Note these figures represent applications only, not necessarily the number of recipients.  
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4. KEY THEMES FROM COMMUNITY ENGAGEMENT  
 
Engagement with key informants, stakeholders, and the public provides important insights not captured by 
statistical information. Each engagement participant brings important perspectives to their own and 
others’ housing situation. In addition, data and statistics do not measure or are not available for all issues 
and concerns.  Appendix C contains the engagement report, which describes the community engagement 
objectives, activities, representativeness and what we heard key themes. The key themes identified 
through engagement are considered together with statistical information in this report.  
 
Engagement for this housing needs report was conducted in two phases.  Phase 1 took place alongside data 
collection and consisted of key informant interviews with community-based informants in the housing and 
social service sectors and members of relevant City and other committees.  Phase 2 took place once the 
draft report was prepared and sought broader public engagement on the draft, as well as perspectives on 
housing needs and ideas by means of a public workshop, survey, a focus group with persons with lived and 
living experience of housing vulnerability, interaction through the City’s Be Heard platform and a meeting 
with the City of New Westminster Affordable Housing and Child Care Advisory Committee.  
 
The following key themes were identified through Phases 1 and 2 of the engagement process.  
 

 Homelessness.  There are high levels of concern about people who are experiencing 
homelessness in New Westminster amid fears that the pandemic has worsened the situation. It is 
felt that people experiencing homelessness are becoming more entrenched, as services are 
harder to access.  The draft report focuses on the situation in 2020; can it better reflect the 
situation today?  Hidden homelessness is not included in the draft report, therefore the homeless 
figure provided is an underestimate. There is a significant gap in the low barrier rental housing 
supply, and this is fueling increased homelessness. In addition to non-market housing, more 
housing with wrap-around supports such as case management, access to health etc. is needed for 
the most vulnerable, including the homeless.   There is a lack of suitable shelter space for seniors 
and women.  

 
 Housing needs of persons on fixed incomes. General concern that the housing needs and issues of 

persons on fixed incomes (such as pensions, Income Assistance and Persons with Disabilities) be 
reflected in the housing needs report. Their incomes are much lower than top range of the very 
low-income cohort ($35,000), and their housing options are very limited.  The housing needs 
report could better reflect this. The City must ensure that new affordable housing is affordable 
for these households’ incomes - at rent geared to income levels. 
 

“Landlords are reluctant to rent to people receiving income assistance because they have been 
stereotyped. This makes the already limited rental supply even more scarce. Since being put on a 

pension, I receive even less than when I was on PWD. I cannot afford even a reasonably priced 
rental. This is why more and more people are becoming homeless.”  

– Survey Respondent 
 

 Affordable housing types and sizes suitable for families.  Participants noted a lack of suitable 
housing choice for moderate-income households wishing to buy entry-level ownership units 
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other than apartments. Current options such as single detached homes are unaffordable for 
middle income families. Single detached areas don’t allow suitable more affordable family 
housing forms such as duplexes.  Townhouses don’t work in single detached areas because they 
require land assembly.  Instead, small houses are being demolished and rebuilt larger. More 
housing choice that is suitable and affordable for families is needed in all neighbourhoods.   
Otherwise, families may leave New Westminster to find affordable housing elsewhere. Specific 
needs are for more affordable 3 and 4+ bedroom units. Co-housing was offered as a potential 
solution.  The housing needs report should include targets for family-sized, market housing units. 
 

“More co-op housing needs to be built. We need options for working people/families who, 
because they were born in the wrong generation or to underprivileged families, will never be 

able to own a home. Co-op housing provides much-needed secure housing to people who want 
to be contributing members of our communities.”  

– Survey Respondent  
 

 Rental housing cost, availability, and security.  Low-income renters cannot find suitable rental 
housing they can afford.    This is due to rising rents in the purpose-built stock, long wait lists for 
non-market housing and ineligibility of single adults under age 65 for rent supplements or 
subsidized housing. Moving within New Westminster is difficult as landlords are allowed to raise 
the rent upon vacancy. Vacancy control, which ties rent to the unit not the tenant, and means 
landlords can’t hike the rent when a renter moves out, was suggested as a way of addressing this. 
Concern also that some of the least expensive rental housing is being demolished or renovated 
leading to fears of displacement, homelessness, and possible removal of children from the care of 
the family. This affects people in many vulnerable groups including seniors, Indigenous persons, 
single parent families, persons with disabilities, income assistance recipients, people with 
mobility issues, and large families.   
 

“I live in one of those three-storey apartment buildings. I can't afford the rent of an apartment 
on my own, so I'm rooming with someone else. Our building has mice, so all my food is kept in 

Rubbermaid food storage containers (flour, sugar, pasta, cereal, etc.) or a larger, all purpose 
storage bin (snack food, boxes of baking soda or cornstarch, pouches of Knorr Sidekicks, etc.)”  

– Survey Respondent 
 

 Discrimination and stigmatization. The report needs to clearly address the issue of discrimination 
based on social condition such as poverty, immigration status, disability, race, and family size. 
Landlords have no incentive to rent to young people or members of marginalized communities. 
Concern that landlord credit checks are invasive and discriminatory. More race-based data is 
required to reflect the housing situation of indigenous, black and person of colour (BIPOC) 
households.  

 
 Newcomers face significant housing challenges. including housing affordability, security of tenure, 

poor housing conditions (mice, cockroaches), and discrimination by landlords based on race and 
household size.   Newcomers avoid speaking up about their concerns about poor housing 
conditions to landlords for fear of retribution. Other options are needed to convey their concerns 
about housing safely to authorities. A committee of landlords and tenants was suggested as a 
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place where tenants can bring concerns anonymously for resolution. Monitoring or spot checks 
on implementation would be needed.   

 
 Single persons’ housing needs are not being met.  One-bedroom units are relatively expensive 

compared to larger units.  Some singles want more housing options that allow sharing; others 
want not to have to share with others to live affordably. Landlords discriminate against renters 
with roommates.  The restrictions on pets in many rentals affects singles, who may view pets as 
key emotional supports. 
 

“I shouldn’t be forced to get a stranger as a roommate just to make ends meet. I want to feel 
comfortable and safe in my own home”.  

– Survey Respondent 
 

“Eliminate pet restrictions in rentals. Landlords should not be able to dictate the composition of 
anyone’s family. Pets can be critical mental health supports for people who lack family or 

community.”  
– Survey Respondent 

 
 Flawed development approval process. A divisive and problematic development approval process 

featuring public hearings for affordable/social housing pits vulnerable households against existing 
homeowners. Council is not hearing about land use at these hearings (the intended topic) but 
rather the occupants of the proposed housing.  The non-market housing approval process takes 
too long as a result.  Neighbourhood opposition must be addressed, and the process needs to be 
reformed to achieve more, new, affordable housing supply.  Secondary suite and laneway house 
development approval could be made simpler.  

 
 Difficulty accessing non-market housing due to insufficient supply. Long waitlists prevent eligible 

applicants from accessing social housing when they need it. Co-op housing provides much-
needed secure housing for people who want to be contributing members of the community, yet 
none has been built for years and it is difficult to access.  More non-market rental housing is 
needed to address this gap, including housing for residents of supportive housing to “move-on” 
to upon leaving supportive housing.  The challenges of adequate government funding for new 
non-market housing exacerbated by high construction and land costs, and a lack of City-owned 
sites, were noted.  We can only increase supply one project at a time. 

 
 Seniors’ housing and supports. Concerns ranged from lack of sufficient affordable rental housing to 

the upcoming growth in baby boomer seniors aging in place with inadequate social and service 
supports.  Housing related service gaps included housing outreach services and supports for seniors 
aged 65 plus to help them stay independently housed i.e., light housekeeping and meal services, 
transportation, and proximity to health and other services.  There were also concerns about the 
adequacy of long-term care options in New Westminster. 

 
 Rental and strata restrictions and insurance. There are few pet-friendly housing options due to 

restrictions on pets in rental housing and elsewhere. This restriction in many rentals affects 
singles, for whom pets may offer emotional support. Age discrimination also excludes children 
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from occupying some housing, and often these are the most affordable condos. This should not 
be allowed in 2021. We should challenge age restricted stratas.  There are also concerns with 
rising strata insurance deductibles and premiums affecting both homeowners and non-profits 
that own units in stratas. 
 

“Challenge age restricted stratas for 19+ buildings.  It boggles my mind that we are allowing age 
discrimination to exist in BC.  Excluding children from housing is a terrible policy and I am 

amazed that this is allowed to happen in 2021.” 
 – Survey Respondent 

 
 Concern about housing needs of others. More survey respondents were concerned about others 

having difficulty finding or keeping suitable housing in New Westminster (82%) than had 
themselves experienced barriers in accessing housing (48%). They were most concerned about 
people who are homeless or at risk of homelessness, people with very low incomes below 
$35,000 per year, young families, people with low to moderate incomes between $35,000 and 
$84,999 per year, people with disabilities, renters, and seniors. 
 

“I come from a place of privilege with a single family home and job security, but I worry about 
young adults and young families not being able to live here. We need to keep our City vibrant. 

Would also like to see more options for downsizing seniors (rowhomes, townhomes), so they can 
leave their (too large) home and move into something smaller, while remaining in their 
neighbourhood of choice (for us that would be Glenbrooke/Uptown). Thank you for the 

opportunity to be heard.”  
– Survey Respondent 

 
 High home prices and speculation.  The cost of purchasing a home in New Westminster is high 

and has outpaced wages and incomes. This may be linked to the limited supply of certain housing 
types, and/or more broadly to rising home prices among all housing types in the region and 
elsewhere. There is concern about vacant homes, money laundering and speculation contributing 
to high prices. 

 
 Fear about the future. Concern about residents’ future ability to find or keep suitable housing in 

New Westminster. There is also a concern that long-term residents and contributing members of 
the New Westminster community will have to leave due to high housing costs and/or low 
availability of suitable housing. More pandemic related impacts are expected by some.  

 
 Lack of vacant sites for more housing.  Density is the solution for more housing in New 

Westminster given the limited amount of undeveloped land.  The challenge is to densify without 
displacing existing residents.  
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5. ESTIMATED HOUSING NEED AND DEMAND 
 
This section of the report estimates housing need and demand in New Westminster now and in the future, 
from 2021 to 2031.  Housing need refers to the housing requirements of households who cannot afford 
market rate housing.  Housing demand refers to the housing requirements of households with incomes 
sufficient to afford market rate housing, either rental or ownership.  
 
5.1 ESTIMATED CURRENT HOUSING NEED AND DEMAND 
 
Table 33 summarizes current unmet housing need as represented by the BC Housing waitlist for 
independent non-market units and for supportive housing units in New Westminster.  There is a waitlist of 
562 households for independent non-market housing and 95 units for supportive housing units. These 
figures may underestimate current housing need as the wait lists are long, which may dissuade individuals 
from placing their name on the list.   
 
Table 33. Current Unmet Housing Need for Independent Non-market and Supportive Housing 2020/2021 

Unmet housing need 
 

Units 

Waitlist for independent non-market housing units  562 

Waitlist for supportive housing units 95 

Source: BC Housing Social Housing Waitlist March 2021, and BC Housing Supportive Housing Registry Sept 2020. 
 
Current unmet housing demand for market rate housing is unknown, that is, how many households are 
doubled up or have delayed forming their own households due to high costs, low vacancy rates or other 
reasons.   
 
Housing units that are under development will soon add to the city’s housing supply and can help to address 
current unmet housing need or demand.  Units under development include those under construction and 
units in the rezoning or development review or approvals process.  Table 34 shows that 212 units were 
under construction as of September 2020, and these were mostly rowhouses.  (This compares with 710 units 
under construction in September 2019.)   Of the 212 units, 36 units are intended for the rental market.   
 
Table 34. Units under Construction and in the Development Pipeline by Dwelling Type Sept 2020 

By Housing Type  Single-
detached 

Semi-
detached 

Row Apartment All 

Under Construction Inventory Sept 2020 56 12 108 36 212 
Rezoning and/or Development Permit 
(or other planning process) approved by 
Council, September 1, 2020 

2 512 150 594 751 

Total  66 17 204 815 963  
Source: CMHC Starts and Completions Survey and City of New Westminster Projects on the Go.  
 

                                                      
 
12 Secondary suites, laneway houses 
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An additional 751 units were in the rezoning or development approvals process as of September 1, 2020, but 
not yet under construction.  Of these, 242 units are planned to be market rental and 66 are non-market 
rental units.  Most of the planned units are apartment units, followed by semi-detached units.  In total, 963 
units are in the City’s development pipeline.  Tables 35 and 36 estimate the net backlog of housing need 
and housing demand, that is, current unmet need less units under development or in the approval process.   
 
Table 35 Net Backlog of Housing Need for Independent Non-market Housing 2020 

Backlog of Housing Need  Units 

Current unmet housing need (independent non-
market and supportive housing) 

562 

Less non-market housing units approved but not built  66 

Net backlog housing need  496 

 
Table 36 Net Backlog of Housing Demand for Market Housing 2020  

Backlog of Housing Demand  Units 

Current unmet housing demand13 0 

Less market housing units approved but not built 897 

Net backlog housing demand -897 

Source: Author calculations. 
 
5.2 ESTIMATED FUTURE HOUSING NEED AND DEMAND 
 
Future housing demand depends upon estimated future household growth plus the demand for Not for 
Housing, Housing (NFHH).  
 
The City of New Westminster forecasts an additional 6,036 households in New Westminster over ten years 
from 2021 to 2031, or approximately 600 additional households a year.14  Housing completions roughly 
matched this figure from 2011 to 2019 when there were on average 662 units completed per year.    
 
 
 

                                                      
 
13 There is no reliable estimate of the backlog of demand for market housing, although very low vacancy rates 
suggest there may well be a backlog of unmet rental demand.   In the absence of a reliable figure, zero is used. This 
underestimates the net backlog of housing demand.  

 
14 The housing demand estimates were prepared by the City of New Westminster, based on Draft Metro Vancouver 
Housing Demand Estimates (not yet published). These estimates employ best practices in forecasting but are subject 
to error.   

 



 
 
 

Understanding Housing and Homelessness in New Westminster: Housing Needs Report 2021-2031 | June 2021 

  

  41

Table 37 Estimated Household Growth by Housing Type and Tenure, New Westminster 2021 to 2031 

Type Owner Renter Total 
Ground-oriented 596 189 785 
Apartments 2,475 2,776 5,251 
Total 3,071 2,965 6,036 
Source:  City of New Westminster utilizing base numbers developed by Coriolis Consulting Corporation in 
2014. 
 
Estimated household growth by tenure is presented in five-year increments and from 2021 to 2031 
below.  
 
Table 38 Estimated Household Growth by Tenure and Time Period New Westminster 2021 to 2031 

Tenure 2021-26 2026-31 2021-2031 
Renter 1,483 1,482 2,965 
Owner 1,536 1,535 3,071 
Total 3,019 3,017 6,036 

Source: City of New Westminster Housing Demand Estimates Feb 2021. 
 
Future housing need and demand consists of estimated future household growth plus estimated demand 
from NFHH. NFFH (unoccupied units, including units used as short-term rental) accounts for 4.5% of 
housing supply so this amount is added to estimates of expected future household growth.  Estimated 
future housing need and demand is for 3,155 units between 2021 and 2026, and 6,308 units between 2021 
and 2031, shown in Table 39.   
 
Table 39.Estimated Future Housing Need and Demand New Westminster 2021-2026 and 2021-2031  

2021-2026 2021-2031 

Estimated household growth 3,019 6,036 

Estimated NFHH 136 272 

Estimated Future Need and Demand 
for Housing 

3,155 6,308 

Source: City of New Westminster  Feb 2021 and author calculations. 
 
Table 40 presents future housing need and demand estimates by number of bedrooms. During the next five 
years, need and demand is expected to be greatest for one-bedrooms, estimated at 971 units, followed by 
two-bedrooms at 564 units.  Looked at another way, 858 two plus bedroom units are required over the 
same time. The same pattern holds true for the ten years between 2021 and 2031.  
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Table 40. Estimated Future Housing Need and Demand by Bedroom Count, 2021-2026 and 2021-2031 

Number of Bedrooms 2021-2026 2021-2031 

Bachelor  429 1,028 

1-bedroom 971 2,327 

2-bedroom 564 1,353 

3-bedroom+ 294 703 

Total 2,258 5,411 
Source: City of New Westminster  Feb 2021 and author calcs. May not total due to rounding. 
Excludes units in the development pipeline. 
 
The single largest source of need and demand for rental housing between 2021 and 2026 is estimated to be 
from very low-income households earning below $35,000 per year (575 units), (technically housing need, as 
this income level does not represent effective demand). This is followed by low-income households with 
incomes between $35,000 and $59,999 (390 units).  Roughly one third of all very low-income renters (under 
$35,000) earned less than $15,000 per year in 2016, so it is expected that a similar proportion of very low-
income renters would earn below $15,000 year in the future as well. The method for estimating housing 
demand by bedroom type, and by tenure and household income is in Appendix E. 
 
Table 41. Estimated Future Housing Need and Demand Rental Households by Household Income Range, 2021-2026 and 2021-
2031 

Household Income Range 2021-2026 2021-2031 

Very low income - Under $35,000 575 1,149 

Low income - $35,000 to $59,999 390 779 

Moderate income - $60,000 to $84,999 240 481 

High income - $85,000 to $114,999 156 312 

Very high income - $115,000 and over 122 244 

Total 1,483 2,965 
Source: City of New Westminster Feb 2021 and author calcs. May not total due to rounding. 
Excludes units in the development pipeline.  
 
5.3 ESTIMATED TOTAL HOUSING NEED AND DEMAND 
 
Table 42 presents estimated total non-market rental housing need.  Estimated need for 2021 to 2026 is 
for 1,290 units, while 2,083 non-market rental units are needed over the ten-year period 2021 to 2031.15 
 
  

                                                      
 
15 All future very low-income households (incomes below $35,000 per year) are estimated to need non-market 
housing.  50% of low-income households ($35,000 to $59,999) and 10% of moderate-income households ($60,000 to 
$84,999) are assumed to need a non-market housing unit.  The latter would be large family households that cannot 
afford to rent a large unit.  
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Table 42.  Estimated Current and Future Non-market Rental Housing Need, 2021-2026 and 2021-2031  
Non-market rental housing need 2021-2026 2021-2031 

Backlog of housing need (independent non-
market) 

496 496 

Future non-market rental housing need 794 1,587 

Total estimated non-market rental housing 
need  

1,290 2,083 

 
Table 43 shows the estimated total housing demand for five and ten years at 968 units for five years, and 
3328 units for ten years.  
 
Table 43.Estimated Current and Future Housing Demand 2021-2026 and 2021-2031 

Market Housing demand 2021-2026 2021-2031 

Backlog of housing demand 
 

-897 -897 

Future housing demand16 1,865 4,225 
 

Total estimated housing demand  968 3,328 

 

  

                                                      
 
16 Housing need and demand, less housing need.  
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6. KEY FINDINGS   
 
Key areas of housing need and demand in New Westminster are summarized bringing together community 
engagement results, housing indicators and housing need and demand estimates. This report reveals that 
housing need and demand exist along the housing continuum in New Westminster, from non-market rental 
housing to home ownership, and there is a need for additional emergency shelter beds as well.    
 
Evidence suggests that the market can meet most housing demand in terms of quantity supplied, and in 
fact, most New Westminster residents are well-housed.  However, the price of market housing and the 
type of housing supplied does not necessarily match what is required.  And the market does not address 
very low- and low-income housing needs, which are significant, with 21% of households in core housing 
need, and these needs are difficult to address as they rely on senior government funding for non-market, 
below-market, and supportive housing.  
 
The housing need and demand figures in this report represent the best available data and community 
input available at the time.  These estimates should not be viewed as targets, rather, Council, through a 
planning process, will ultimately decide if and what targets it may pursue given available resources, senior 
government funding and competing municipal priorities.  
 
Key findings are presented for ten sub-populations and housing types. Data is not available for all 
populations or housing types, and in some cases, available data may understate housing need.  In many 
instances, the only source of quantitative information is BC Housing waitlists which don’t track all types of 
need and are considered an underestimate. Further work may be required to quantify sub-population level 
housing needs for example, there are no age specific estimates of future housing demand for seniors and 
BC Housing does not report on the number of Indigenous or BIPOC applicants for non-market housing.  
Note that figures below are not mutually exclusive and are not necessarily additive, e.g., seniors non-market 
housing needs are a subset of non-market housing needs. 
 
Shelters for Persons Experiencing Homelessness  
 
There has been no increase in the city’s permanent emergency shelter capacity since 2010, the homeless 
population that is unsheltered continues to grow, and community engagement revealed deep concern for 
people who are homeless in New Westminster.  The number of unsheltered homeless people in New 
Westminster increased from 30 persons in 2017 to 41 persons in 2020, even as counts underestimate the 
actual number of people homeless, particularly the hidden homeless. While shelters are not a permanent 
solution to homelessness, shelters address emergency situations and it is important that an adequate 
number of shelter spaces exist to safely accommodate all client groups.  With an insufficient supply of 
supportive housing for direct placement of homeless persons into permanent housing, emergency 
shelters serve as housing of last resort. BC Housing estimated demand for 50 additional shelter spaces in 
March 2020 based on a survey of faith and non-profit organizations serving the homeless in New 
Westminster. Future growth in the number homeless will be determined by housing and support policies 
implemented now, but if the status quo is maintained, growth in the number homeless can be expected 
to mirror recent homeless growth trends (which has mirrored the overall population growth rate) 
anticipated at 9.1% over five years for New Westminster.   On this basis, the number homeless would be 
estimated to increase by 11 persons in five years, and 22 persons in ten years.  
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Estimated current need 2021 - 50 spaces - BC Housing estimate and key informants.  
 
Minimum estimated future need - 11 additional spaces between 2021 and 2026; and a further 11 shelter 
spaces by 2031, for a total of 22 additional spaces by 2031. 
 
Total current and future estimated need by 2031 - 72 spaces.  
 
Supportive Housing   
 
Key informants and others expressed a need for more suitable housing with supports (as warranted) for 
persons with special needs or vulnerabilities, including people who are homeless or at risk of homelessness.  
While the March 2020 homeless count showed a small decline in the total number of homeless persons 
counted in New Westminster at 123 persons, counts are known to underestimate the actual number of 
homeless people. There is evidence that the number of homeless persons may have increased since March 
2020 due to the COVID-19 pandemic. There has been no increase in emergency shelter capacity and only 
a marginal increase in supportive housing supply (44 units) in the city since 2010; the overdose crisis has 
evolved into an epidemic; and housing affordability challenges have been growing, pushing many on the 
fringes into homelessness.  The BC Housing waitlist for supportive housing had 95 New Westminster 
applicants as of Sept. 2020.  Key informants expressed a need for an alternate type of supportive housing 
representing a middle ground between independent non-market housing and supportive housing for 
individuals who need less support. Engagement participants noted a gap in housing availability for 
supportive housing residents who do not need supportive housing any longer, whose lives have stabilized 
and who are able to ‘move on’ to other forms of housing. The lack of available non-market housing options 
means there is little movement along the housing continuum and people who might be able to leave 
supportive housing units cannot do so.   Future demand for supportive housing for persons experiencing 
homelessness will depend on measures taken by all levels of government to prevent homelessness and to 
create ‘move on’ housing to free up supportive housing space. 
 
Estimated current need 2021 – Minimum 95 units – BC Housing waitlist for supportive housing. 
 
Estimated future need - 11 additional units will be needed by 2026; a further 11 units by 2031, for a total 
of 22 more supportive units by 2031.   
 
Total current and future supportive housing need to 2031 - 117 units  
 
Non-market Rental Housing 
 
A key concern revealed through community engagement is the lack of rental housing that is affordable to 
households with very-low incomes below $35,000 per year (especially those who rely on income assistance 
or disability assistance whose incomes may be much lower).  Only non-market housing can provide housing 
at rents affordable for very low-income households whereas some low- and moderate-income households 
may be able afford rental housing in the private market, depending on household size. The current backlog 
for non-market rental housing is for 496 independent non-market units (562 on waitlists less 66 units 
approved but not yet built). In addition, this report estimates that with future population growth there will 
be demand for an additional 1,587 non-market units for very low-income, low-income and some moderate-
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income households between 2021 and 2031. Total current and future need is estimated at 1,364 non-
market housing units by 2031.   
 
Meeting non-market housing needs will be challenging to achieve given a limited supply of City-owned 
sites and insufficient senior government funding for a significant number of new non-market units with 
very low rents.   
 
Estimated current need 2021 – Minimum 496 units – BC Housing waitlist less non-market units under 
development.  
 
Estimated future need (2021-2031) – 1,587 units 
 
Total current and future non-market housing need (2021 to 2031) -  2,083  units 
 
Housing for Single Persons 
 
Having one income can limit a household’s purchasing power in the housing market. With its small average 
household size relative to other Metro municipalities and prevalence of one and two person households, 
New Westminster is particularly challenged to address the housing needs of single persons, and this was 
echoed in the community engagement themes.  Non-senior single person households face difficulties in 
both the private rental market and in accessing non-market housing.  Single person household incomes are 
generally only half those of two or more person households, yet they must pay the same rent in the private 
market for a given apartment.  Single persons also comprise the largest share of the homeless population. 
Few non-market rental housing projects accept non-senior single persons, and singles are ineligible for 
existing provincial rent supplement programs.  By far, the largest number and share of households in New 
Westminster with affordability challenges (paying 30 to 100% of their income for shelter) are single or 
roommate households (6,110 households or 43% of all New Westminster households with affordability 
challenges) followed by single parent households.  And there were 2,655 single person renter households 
in core need in 2016. There are 43 single persons on BC Housing’s waitlist for independent, non-market 
housing in New Westminster.     
 

Estimated current need 2021 – minimum 43 units, BC Housing waitlist.  
 
Up to 2,655 rent supplements for single person renter households in core housing need, 2016. 
 
Many very low-income households are single people, both seniors and non-seniors, see estimates for 
non-market rental housing and seniors housing.  
 
Total estimated need 2,698 units. 

 
Seniors Housing 
 
According to Metro Vancouver population projections, seniors are expected to experience the most 
significant growth from 2019 to 2024 in New Westminster of any age group.   The number of persons aged 
65 to 84 years is expected to rise by almost 27% or 2,800 persons and the number aged 85 years and over 
is expected to grow by 122% or 200 persons.  Despite seniors housing representing a significant share of 
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existing non-market housing in the city (599 units or 58%), seniors represent the largest client group on BC 
Housing’s waitlist for non-market housing in New Westminster, 210 seniors. Further, 1,280 renter 
households with at least one senior age 65 and older were considered in core housing need in 2016, an 
incidence of 50% of all households with at least one senior.  
 
Aging in place with adequate supports is an issue for all seniors, regardless of income.  Engagement 
participants noted a need for seniors housing with some support services, and in-home support services to 
help seniors maintain their independence.  While most seniors elect to stay where they are as they age, 
ideally with suitable support services and amenities nearby, the projection for more very old seniors aged 
85 and over suggests rising long-term care needs and other forms of housing with some support and/or 
care.  The lack of age-based household projection hinders quantification of future housing need and 
demand for seniors.  
 
Estimated current need 2021 – Minimum 210 units based on the BC Housing waitlist.   
 
Up to 1,280 rent supplements for households with at least one senior in core housing need, 2016.  
 
Total estimated need 1,490 units. 
 
Indigenous Housing 
 
Indigenous housing needs are a key concern as the City focuses on reconciliation.  In 2016 there were 2,290 
Aboriginal residents representing 3.3% of New Westminster’s population and 1,100 New Westminster 
households with Aboriginal identity representing 3.4% of New Westminster’s households.   Also in 2016, 
305 renter households with Aboriginal identify or 31% were considered in core housing need.  Indigenous 
persons are also over-represented in the homeless population.  In 2020 in New Westminster, 22 homeless 
individuals counted identified as being Indigenous out of 123 homeless persons, representing 18% of the 
homeless, even though not all survey respondents answered this question.  Key informants noted the lack 
of Indigenous specific housing built in the region in the past 30 years or so. At least one proposal for 
Indigenous run non-market housing in New Westminster has been put forward.  There is little data with 
which to base estimates of current or future Indigenous housing need as this is not tracked by the BC 
Housing waitlist and it is difficult to forecast growth for small populations.   Statistics Canada projections of 
Aboriginal population growth in Metro Vancouver estimate the Aboriginal population will grow more 
quickly than the rest of the population.17  
 
 
 

                                                      
 
17 Statistics Canada. Population by Aboriginal identity (AANDC's classification),Note 1 place of residence and projection scenario, 
Canada, 2011 (observed) and 2036 (according to five projection scenarios) 

2036 - Projection according to the reference scenario 

https://www150.statcan.gc.ca/n1/pub/91-552-x/2015001/t/tblA22-eng.htm 
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Estimated current need 2021 – BC Housing waitlist does not track applicants by Indigenous identity.  
 
Up to 305 rent supplements for Indigenous households in core housing need, 2016.  
 
BIPOC Households 
 
Community engagement revealed significant concern about discrimination and stigmatization of 
racialized and immigrant populations, as well as significant issues with poor housing conditions and 
housing security.  Unfortunately, there is little published data available to quantify the extent of this issue, 
or to estimate related housing need.  
 
Housing for Persons with Disabilities 
 
Persons with disabilities, be they physical or otherwise, may experience barriers in the housing market 
due to low incomes and for some, the need for wheelchair accessible units. As of 2019, the BC Housing 
waitlist for New Westminster had 91 applications for non-market housing by persons with disabilities, and 
an additional 18 applicants are waiting for a wheelchair accessible unit.    In addition, about 3,990 New 
Westminster households had at least one person with activity limitations in core need in 2016, and 2,900 
of these were renters.   Note that these households may also be senior households or single person 
households.  
 
Estimated current need 2021 – 109 non-market units.  
 
Up to 2,900 rent supplements for households with at least one person with activity limitations in core 
housing need, 2016. 
 
Total estimated need 2,009 units. 
 
Market Rental Housing 
 
Due to City policies and market conditions, the market rental housing supply has been growing and rental 
vacancy rates have been rising slowly since 2017. In fact, vacancy rates may have increased more during 
the pandemic, although not likely for older, more affordable rental units.  At the same time, median rents 
have been steadily increasing for all types of rental housing units in New Westminster. Between 2008 and 
2019, overall median rents rose by $479 or 63.8%, with the largest increases occurring since 2016.  
Echoing key informant views, data shows that rents for vacant units are higher than for occupied units, 
making a move within the New Westminster rental market difficult.  While new secure market rental 
housing is welcome, it is only affordable for those with incomes above $67,520.    
 
Estimated future demand (2021-2026 ) - 690 units.  
 
Estimated future demand (2021-2031) - 1,380 units. 
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Family Housing 
 
Families face challenges with availability, affordability and suitability in the non-market, market rental and 
ownership parts of the housing continuum.  There are few rental units that are big enough for large 
families in the private market (and a 0.5% vacancy rate for units with three bedrooms or more).  Several 
indicators suggest low-income families have difficulty accessing suitable and affordable housing. Single 
parent families represent the second largest demographic paying over 30% of their income for shelter 
(40% of households with affordability issues) and 645 single parent renters were considered in core 
housing need in 2016 (35.9% of all single parent renters).  Low-income families are the second largest 
group of clients on the BC Housing waitlist for non-market housing in New Westminster (200).  
 
Families are also affected by worsening homeownership affordability. Sales prices for 2020 reveal that the 
benchmark single-detached home in New Westminster sold for more than $1.1 million dollars while 
apartment condominium sold for above $523,000. In 2018 (latest available data), only 18.4% of total 
home sales were considered affordable (232 affordable sales of the 1,261 total sales) to median-income 
New Westminster households. A minimum income of $84,000 is needed to buy an apartment 
condominium with 10% down, and an income of at least $158,000 per year is required to afford to buy a 
single detached home in the city, with 20% down.18  Engagement participants expressed a desire for more 
townhouses and duplexes, which are relatively more affordable than single detached homes. Broad 
market factors generally outside the scope of municipal purview drive home price.  The pandemic is 
affecting the ownership market in unexpected ways, and it does not appear that this includes improving 
affordability via lower or stabilizing prices. 
 
Estimated current need 2021 – Minimum 200 non-market rental housing units.   
 
Up to 645 rent supplements for single parent renters in core housing need, 2016. 
 
Estimated future demand (2021-2026) – 858 units (based on future demand for 2+ bedroom units).  It was 
not possible to estimate demand for ground-oriented units. 
 
Estimated future demand (2021-2031) – 2,056 units (based on future demand for 2+ bedroom units). It 
was not possible to estimate demand for ground-oriented units. 
 

 

                                                      
 
18 A minimum 20% down-payment is required for homes above $1,000,000; homes priced below that amount can 
place 10% down.  



APPENDIX A: CITY HOUSING POLICIES AND INITIATIVES 
 
City housing policies and initiatives are summarized here, beginning with the most recent.  
 
Modular Housing Project (2020) 
 
The City contributed to a new supportive housing project by acquiring and leasing a site for Mazarine 
Lodge, a modular supportive housing project in Queensborough. The development, which opened in 
summer 2020, includes self-contained modular homes with supports for women who have experienced 
homelessness or are at risk of homelessness. The City will retain ownership of the land, and lease the site 
to BC Housing, the responsible Provincial agency for this initiative. BC Housing provided the modular 
housing units including the development costs and the operating funds. The Lodge is managed by the 
Elizabeth Fry Society of Greater Vancouver, an experienced non-profit operator with a long history in New 
Westminster.  
 
Inclusionary Housing Policy (2019) 
 
This City policy ensures that new strata residential developments contribute to the affordable housing 
supply.  The Inclusionary Housing Policy stipulates that a prescribed share of new units in strata and 
mixed-used residential rezoning city-wide meet affordability requirements. The policy sets the City’s 
expectation for the delivery, ownership and management of affordable rental housing in each strata 
project where developers seek rezoning to a higher density. Applicants can choose from three options 
ranging from 5% to 20% affordable rental housing units depending on the amount of additional density 
sought and the level of affordability provided.  
 
Renovictions Regulations (Business Regulations and Licensing Rental Units Bylaw, 2004 and 2019) 
 
In 2004, a bylaw tied to business licencing for rental buildings was adopted by the City of New 
Westminster. This bylaw is a standards of maintenance bylaw in that it regulates the conditions and 
minimum standards of maintenance for rental housing. It also includes information on the business 
licencing process for rental building owners, as well as offense and penalty information.  
 
A 2019 amendment to this bylaw incorporated provisions to address renovictions.  Renovictions occur 
when landlords evict tenants to perform renovations so they can increase rents beyond what is permitted 
by the Residential Tenancy Act. This was becoming more commonplace in New Westminster and 
elsewhere in the province, although renovictions have decreased sharply since the policy was 
implemented in New Westminster.  The City introduced regulations to help protect tenants and to 
preserve the affordable rental housing stock. These regulations are intended to discourage landlords from 
evicting tenants for building renovations without arranging for each tenant to continue their tenancy at 
the same rent during and after the renovations. The new regulations require that before issuing an 
eviction notice (or evicting a tenant under an eviction notice issued before the new regulations), the 
property owner must provide tenants with: 

 alternative accommodation while renovation work is being carried out, and 
 a written offer to return to the renovated unit or another rental unit at the same rent as currently 

paid, subject to any rent increase permitted under the BC Residential Tenancy Act. 



The City can impose fines if the new rules are not followed. 
 
Laneway and Carriage Housing Program (2017) 
 
To facilitate ground-oriented rental homes, New Westminster created the Laneway and Carriage House 
program in 2017 after the building form was permitted through the updated Official Community Plan. The 
City now permits the development of laneway and carriage houses on many single detached dwelling 
properties with a Development Permit. Laneway and carriage houses are small, detached, ground-
oriented dwellings located in backyards. Laneway houses are located on properties that have access to a 
lane. Carriage houses are located on properties without a lane.  Laneway and carriage houses can be used 
for family or as rental units, but cannot be strata-titled, sold, or used for short-term rentals (e.g., for a bed 
and breakfast).  
 
Rent Bank (2017) 
 
To prevent evictions due to temporary financial setbacks, the City has provided funding to cover the 
administrative costs associated with operating a rent bank program. The New Westminster Rent Bank 
(NWRB) is a housing stabilization program geared towards low-income renters of New Westminster who 
are experiencing a temporary financial crisis. It is operated by the Lower Mainland Purpose Society. The 
NWRB can offer a low-fee, short-term loan to low-income individuals and families that live in the city of 
New Westminster and are at risk of eviction or essential utility disconnection due to a temporary 
shortage of funds.  
 
Family Friendly Housing Policy (2016) 
 
The City adopted this policy to ensure that private residential development meets the needs of families 
for larger suites with two or three bedrooms. The City’s policy mandates that multi-family ownership 
projects include a minimum of 30% two- and three-bedroom units, and that at least 10% of the total 
project units be three-bedrooms or more.   Multi-family rental projects must include a minimum of 25% 
two- and three-bedroom units, and that at least 5% of the total project units be three-bedrooms or more. 
The City was the first municipality in British Columbia to require a minimum percentage of three-
bedroom units in new multi-family projects. 
 
Small Sites Affordable Housing Program (2016)  
 
The City owns very few sites and has leveraged the parcels it does own to develop two small sites 
affordable housing projects, with 11 affordable or non-market units.  Through the Small Sites Affordable 
Housing Program, it is working towards two additional new projects, which, combined, could have over 
60 affordable or non-market units. The program makes small City-owned sites available to affordable 
housing providers for the development of secure below and non-market housing. To date, the City has 
provided four sites through this program, two of which have been completed.   
  



Tenant Relocation Policy (2015) 
 
The City’s Tenant Relocation Policy applies in situations which involve the demolition of six or more 
purpose-built market rental housing units in a multi-family building and where the City has negotiation 
rights such as in rezoning applications.  It ensures that tenants impacted by redevelopment and 
demolition are adequately notified and compensated and provided with assistance in finding new 
housing. A key component is the requirement for preparation of a Tenant Assistance Plan. The Tenant 
Relocation Policy was implemented in 2016 and revised in 2018 to reflect changes in the minimum notice 
period in the Residential Tenancy Act. 
 
Mayors’ Task Force on Housing Affordability (2014) 
 
The Mayors created the Task Force on Housing Affordability to respond to the growing affordability 
challenges facing the community.  The primary goal of the Task Force is to enhance community and 
increase livability by working with key partners to develop housing projects in New Westminster and 
advancing the City's affordable housing strategy.  The Task Force provides recommendations to Mayor 
and Council for actions that may be taken by the City and others to create non-profit housing for low- and 
moderate-income households, affordable rental housing, and affordable homeownership.  
 
Secured Market Rental Housing Policy (2013) 
 
No new market rental housing was built in New Westminster for many years.  To address this gap, the 
City adopted the Secured Market Rental Housing Policy in 2013. The strategies and actions in the policy 
are aimed at retaining, renewing, and enhancing the supply of secured rental housing, an important part 
of the housing system.  Incentives such as additional density and reduced parking requirements are 
provided to developers in exchange for creating new rental housing that is secured by Housing 
Agreement for a certain length of time. The Secured Market Rental Housing Policy was revised in 2017 to 
remove the building permit fee reduction incentive.  To date, 1,357 new secure market rental units have 
been built in New Westminster.  
 
Adaptable Housing Policy (2011) 
 
On June 28, 2011, Council adopted an amendment to the Zoning Bylaw for the provision of Adaptable 
Housing. The policy applies to all new developments with single-storey dwelling units in multiple unit 
residential occupancy buildings. A minimum of 40% of all single-storey dwelling units in multiple unit 
residential occupancy buildings must be constructed as Adaptable Dwelling Units in accordance with the 
British Columbia Building Code. 
 
Affordable Housing Reserve Fund (2010) 
 
In 2010, the City of New Westminster established an Affordable Housing Amenity Provision Reserve Fund. 
This reserve fund receives monies through density bonusing, annual contributions from operations, and a 
portion of the revenues from digital signage. The reserve fund is used for capital expenditures related to 
the provision of affordable housing in New Westminster.  An Affordable Housing Reserve Fund Bylaw 
(Bylaw No. 8138, 2019) was adopted by City Council in 2019 with specific funding allocation guidelines.  It 
states that the reserve fund shall be used for purposes related to planning, acquisition, construction, 
creation, development, maintenance, preservation, and servicing of affordable housing in the city, 
including homelessness prevention and housing assistance programs.  



 
Affordable Housing Strategy (2010) 
 
In 2010, the City of New Westminster adopted an Affordable Housing Strategy, following upon an earlier 
1998 strategy. The current Strategy enables the City to develop policies and tools to promote housing 
affordability to meet the full range of incomes and needs in the city. It focuses primarily on permanent 
housing, placing a greater emphasis on the City of New Westminster’s role as a facilitator in the 
development of affordable housing through the private market. This strategy was introduced at a time 
when there was very little senior government funding of new affordable housing. The City has plans to 
update this Strategy. 
 
Homelessness Action Strategy and Implementation Plan (2006)  
 
Starting in 2005, the City undertook actions to address homelessness, including developing a Needs 
Assessment and Strategy, establishing a coalition, and partnering with BC Housing on the development of 
28 emergency shelter beds and 84 transitional and supportive housing units. These actions and others 
made a significant difference. Between 2008 and 2014, the unsheltered homeless population decreased 
by 53%. 
 
Short-Term Rental Policy 
 
Short-term rental units are covered under the bed and breakfast regulations in the city’s Zoning Bylaw. 
The Zoning Bylaw permits short-term rental (STR) for two specifically identified uses: a Hotel, or a 
residential Bed and Breakfast Home Based Business. Hotels are permitted in a limited number of zoning 
districts. Home Based Businesses are permitted in almost every residential zoning district in the city. 
  
The Zoning Bylaw defines Bed and Breakfast as “a home-based business to provide temporary sleeping 
accommodations on not less than a daily basis, including the provision of a daily breakfast,” and further 
defines Home Based Business as “an accessory use to an authorized residential use in which one or more 
residents carry on a business, and for greater certainty, includes a bed and breakfast, but does not 
include childcare.” This means that the operator must permanently reside in the same dwelling unit as 
the business use. The Zoning Bylaw also limits the number of bed and breakfast guests and requires the 
business to be in the principal dwelling unit, not a detached dwelling or secondary suite. Operators of 
STRs in a residential unit must comply with these regulations and are required to have a Business Licence.  
Since 2016, Housing Agreements used to secure purpose-built rental residential units include a 
prohibition on rentals less than 30 days. In 2019, Council directed staff to develop a short-term rental 
regulation framework and monitoring program, which are under development.  
  
Secondary Suites (1998)   
 
Secondary suites provide affordable, ground-oriented rental housing and contribute to the amount and 
diversity of housing available in the city, while preserving the character of residential neighbourhoods.  
Secondary suites must meet the regulations of the Zoning Bylaw, Secondary Suite Design Standards, and 
Building Code, but are permitted in most single detached houses in New Westminster. Secondary suites 
cannot be strata-titled, sold, or used for short term rentals, but can be used for family or as long-term 
rental units. 
 
  



Moratorium on Strata Conversions (1970s) 
 
Due to the limited development of rental housing in recent years, purpose-built rental structures are 
comprised primarily of older rental housing. The city has experienced a loss of no more than 3% from 
redevelopment, thanks to a moratorium on strata conversion of older purpose-built rental buildings. The 
Strata Conversion Moratorium was established in the 1970s. 
 

  



APPENDIX B: COMMUNITY PROFILE  
The community profile describes key demographic, household, and economic indicators for New 
Westminster, including population growth, age, household characteristics, and labour force statistics.  
 
B1 Demographics  
 
Population 
 
According to the 2016 Census of Population, there were 70,996 people living in New Westminster. New 
Westminster represents 2.9% of the Metro Vancouver population, which was 2.5 million in 2016. Between 
2006 and 2016 (the three most recent census periods), New Westminster grew by 21.3%, adding 12,447 
people, and representing 3.6% of the region’s total population growth. Table B-1 shows the population 
growth in New Westminster, Metro Vancouver, and British Columbia from 2006 to 2016. New 
Westminster’s growth rate exceeded that of both Metro Vancouver and BC.  
 
Table B-1 . Population Growth, New Westminster, Metro Vancouver, and BC (2006, 2011, 2016) 

Community / Area Population 
Growth 2006 2011 2016 

New Westminster 21.3% 58,549 65,976 70,996 
Metro Vancouver 16.4% 2,116,581 2,313,328 2,463,431 
British Columbia 13.0% 4,113,487 4,400,057 4,648,055 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016. 

 

ANTICIPATED POPULATION 

Metro Vancouver prepares population and growth projections for the region and its member jurisdictions. 
According to the most recent estimates, New Westminster’s population is anticipated to increase by 7,100 
people, from 78,200 residents in 2019 to 85,300 residents in 2024. Figure B-1 shows the anticipated 
population growth in New Westminster from 2019 to 2024. 
 
Figure 1. Anticipated Population, New Westminster (2019 to 2024) 

 
Source: Metro Vancouver 
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The growth shown in Table B-2 for New Westminster represents an anticipated population growth of 9.1% 
over a five-year period. In comparison, the Metro Vancouver region is expected to experience 7.1% 
population growth over the same five-year period, 2019-2024. 
 
Table B-2. Anticipated Population Growth, New Westminster and Metro Vancouver (2019 to 2024) 

Community/Area Anticipated Population 
Growth 

2019 population 2024 population 

New Westminster 9.1% 78,200 85,300 
Metro Vancouver 7.1% 2,663,800 2,852,700 

Source: Metro Vancouver 
 
Age Profile  
 
Table B-3 shows the median age of New Westminster’s population, as reported in the three most recent 
census periods. New Westminster’s median age (41.5) was comparable to that of the region (40.9).  
 
Table B-3 Median Age, New Westminster and Metro Vancouver (2006, 2011, 2016) 

Age 2006 2011 2016 
New Westminster 40.6 41.2 41.5 
Metro Vancouver 39.1 40.2 40.9 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
Every segment of the population in New Westminster increased between 2006 and 2016. The fastest 
growing segment of the population was people aged 65 to 84 years (38.6%), followed by people aged 45 
to 64 years (29.6%), and 20 to 24 years (27.9%). Table B-4 shows the population by age group in New 
Westminster during the last three Census periods (2006, 2011 and 2016). 
 
Table B-1. Population by Age Group, New Westminster (2006, 2011, 2016) 

Age Group 2006 2011 2016 

Percent 
change 

2006-2016 
  0 to 14 years 8,390 14.3% 8,620 13.1% 8,830 12.4% 5.2% 
  15 to 19 years 2,840 4.9% 3,180 4.8% 3,135 4.4% 10.4% 
  20 to 24 years 3,590 6.1% 4,295 6.5% 4,590 6.5% 27.9% 
  25 to 44 years 19,385 33.1% 21,020 31.9% 22,385 31.5% 15.5% 
  45 to 64 years 16,395 28.0% 20,035 30.4% 21,240 29.9% 29.6% 
  65 to 84 years 6,705 11.5% 7,410 11.2% 9,290 13.1% 38.6% 
85 years & over 1,250 2.1% 1,425 2.2% 1,525 2.1% 22.0% 
Total 58,550 100% 65,975 100% 70,995 100% 21.3% 

 Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
The age distribution of the population in New Westminster is like that of Metro Vancouver and the Province 
of BC. The proportion of children and youth aged 19 years or under is smaller in New Westminster (16.8%) 
than in Metro Vancouver (20.5%) and in BC (20.4%). The proportion of seniors age 65 years and older in 
New Westminster (15.2%) was slightly lower than Metro Vancouver (15.7%) and smaller than in BC (18.3%). 
A slightly larger share of New Westminster’s population is aged 25 to 44 years (31.5%) compared to Metro 



Vancouver (28.4%) or BC (25.9%). Figure B-2 compares the total population of New Westminster, Metro 
Vancouver, and BC by age group. 

 
Figure B-2. Population by Age Group, New Westminster, Metro Vancouver, and BC (2016) 

 
Source: Statistics Canada, Census of Population, 2016 

 

ANTICIPATED AGE PROFILE 

According to Metro Vancouver growth projections, the most significant growth in New Westminster is 
expected to occur among the senior population with the number of those aged 65 to 84 years expected to 
rise by 2,800 persons or 26.9% and the population aged 85 years and over expected to rise by 11.8% (200 
people). The number of children under 15 years of age is also expected to rise significantly, by 16.7%. 
Meanwhile, the largest loss (-14.6%) of population will be seen amongst those aged 20 to 24 years. Table 
B-5 shows the anticipated population growth by age group in New Westminster from 2019 to 2024.  
 
Table B-5. Anticipated Population Growth by Age Group, New Westminster (2019 to 2024) 

Age Groups 2019 2024 
Population Change 

2019 - 2024 
  0 to 14 years 9,600 12.3% 11,200 13.1% 1,600 16.7% 
  15 to 19 years 3,000 3.8% 2,900 3.4% -100 -3.3% 
  20 to 24 years 4,800 6.1% 4,100 4.8% -700 -14.6% 
  25 to 44 years 26,500 33.9% 28,900 33.9% 2,400 9.1% 
  45 to 64 years 22,100 28.3% 23,100 27.1% 1,000 4.5% 
  65 to 84 years 10,400 13.3% 13,200 15.5% 2,800 26.9% 
85 years and over 1,700 2.2% 1,900 2.2% 200 11.8% 

 Total  78,200 100% 85,300 100% 7,100 4.3% 
Source: Metro Vancouver 

 
BC Stats also prepares population estimates and projections at a regional district level. According to BC 
Stats’ most recent projections which are shown in Figure B-3, the median age of the anticipated population 
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in Metro Vancouver will increase from 40.4 years in 2019 to 41.3 years by 2024, suggesting that the trend 
over the five-year period will be an aging of the region’s population. This is concurrent with the findings of 
Metro Vancouver’s projections, and trends experienced across the province and country. 
 
Figure B-3. Average and Median Age of the Anticipated Population, Metro Vancouver (2019 to 2024) 

 
Source: BC Stats 

 

Population Diversity  
 
New Westminster has a diverse population, with residents from a wide variety of backgrounds, which 
includes Indigenous residents, visible minorities, and immigrants. In 2016, there were 2,290 residents 
who identified as Aboriginal in New Westminster, composing 3.3% of New Westminster residents. In 
2016, New Westminster had a higher proportion of Aboriginal Identity residents than Metro Vancouver 
(2.5%) but lower than BC (5.9%). Most of New Westminster’s Aboriginal residents were First Nations 
(1,320), followed by Métis (895). 
 
In 2016, just over one in three New Westminster residents (34.9%) were immigrants, up from 31.8% in 
2006. New Westminster had a lower proportion of residents who were immigrants than Metro 
Vancouver (40.8%) but higher than BC (28.3%). In 2016, there were 3,500 recent immigrants (immigrated 
between 2011 and 2016) (5.0% of population) residing in New Westminster. 
 
In 2016, almost two in five New Westminster residents (38.9%) were visible minorities, much higher than 
in 2006 (29.6%). In 2016, New Westminster had a lower percentage of visible minorities than Metro 
Vancouver (48.9%) but higher than BC (30.3%). There were 27,205 visible minorities in New Westminster, 
with the largest groups being Chinese (7,020), South Asian (5,790) and Filipino (5,760).  
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Low-income Population  
 
Table B-6 displays the low-income rates (after tax) for population in private households and for people in 
various groups.   The low-income measure is a Statistics Canada measure commonly used for quantifying 
the number of low-income persons.  It is adjusted for household size.  
 
Overall, 15.6% of persons in New Westminster households were considered low income in 2015.  In 
comparison, recent immigrants had the highest incidence of low-income status (31.1%) while visible 
minorities represented the largest absolute number of low-income persons in 2015 (5,300 persons). In 
addition, there were 460 Aboriginal low-income residents (20.0% of all Aboriginal residents were low 
income), 5,300 visible minority low-income residents (19.5% of all visible minority residents were low 
income) and 1,090 recent immigrants were low-income residents (31.1% of all recent immigrant 
residents were low income).  
 
Table B-2. Low-income Measure After tax for Population in Private Households, New Westminster, 2016 Census 

 Special Group  Population for 
Income Status 

    Low-income 
persons  

% Low-income 

Aboriginal identity 2,295 460 20.0% 
Visible minority population 27,205 5,300 19.5% 
Recent immigrants 2011 to 2016 3,500 1,090 31.1% 
Population in private households 69,905 10,885 15.6% 

Source: Statistics Canada. Catalogue no. 98-401-X2016055. 
 

 

B2 Households 
 
Number of Households 
 
In 2016, the total number of households in New Westminster was 32,710. This is an increase in the total 
households from the previous two census periods. In 2011, there were 30,585 households in New 
Westminster, and in 2006 there were 27,045. This represented a 20.9% growth in the number of 
households between 2006 and 2016.  Household growth is directly related to housing need and demand. 
 
ANTICIPATED HOUSEHOLDS 

The City of New Westminster estimate of future household growth shows the number of households is 
expected to grow from 38,109 to over 44,500 households between 2021 to 2031, representing 6,036 
additional households. Figure B-4 displays estimated household growth for New Westminster from 2021 
to 2031. 
 
  



Figure B-4 Anticipated Households, 2021 to 2031 

 
Source: City of New Westminster  

 
Household Size  
 
The majority (71.7%) of New Westminster households in 2016 were one-person households and two-
person households, as shown in Table B-7. Households containing five or more persons accounted for 5.3% 
of all New Westminster households. According to the 2016 Census, the average number of persons in a 
New Westminster household was 2.1, which was lower than the average household size in Metro 
Vancouver (2.5) and BC (2.4). 
 
Table B-3. Number and Percentage of Households by Household Size, New Westminster (2006, 2011, 2016) 

Household Size 2006 2011 2016 
   1 person  10,705 39.6% 12,115 39.6% 12,530 38.3% 
   2 persons  8,595 31.8% 9,860 32.2% 10,915 33.4% 
   3 persons  3,555 13.1% 4,040 13.2% 4,390 13.4% 
   4 persons  2,700 10.0% 2,850 9.3% 3,140 9.6% 
   5 or more persons  1,505 5.6% 1,720 5.6% 1,735 5.3% 

Total 27,045 100% 30,585 100% 32,710 100% 
Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
ANTICIPATED HOUSEHOLD SIZE 

By 2024, the average number of persons in a New Westminster household is expected to be 2.3 according 
to Metro Vancouver. 
 
Household Tenure 
 
Just over one half (56.1%) of New Westminster households were owners in 2016. This proportion was 
comparable to the previous two census years (56.3% in 2011 and 53.8% in 2006). New Westminster’s 
ownership rate was significantly lower than that of Metro Vancouver (63.7%) or the province (68.0%). Table 
B-8 shows the tenure breakdown for New Westminster households for the past three Census periods. 

 
  

38,109 

44,514 

 34,000

 36,000

 38,000

 40,000

 42,000

 44,000

 46,000

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

H
ou

se
ho

ld
s 

Estimated Household Growth 
New Westminster 2021 to 2031

Estimat ed Number of Households



Table B-4. Number and Percentage of Households by Household Tenure, New Westminster (2006, 2011, 2016) 

Tenure 2006 2011 2016 
Owner households  14,555 53.8% 17,210 56.3% 18,335 56.1% 
Renter households  12,490 46.2% 13,375 43.7% 14,370 43.9% 
 Total  27,045 100% 30,585 100% 32,710 100% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 
 

According to the Statistics Canada Census, 'subsidized housing' refers to whether a renter household lives 
in a dwelling that is subsidized. Subsidized housing includes rent geared to income, social housing, public 
housing, government-assisted housing, non-profit housing, and households receiving rent supplements and 
housing allowances.1  
 
Of the 14,370 renter households in New Westminster in 2016, 1,675 (11.7%) self-reported that they were 
living in subsidized housing or receiving a subsidy. Table B-9 shows information on the subsidy status for 
renter households in New Westminster during the past two Census periods. 
 
Table B-5. Number and Percentage of Renter Households in Subsidized Housing, New Westminster (2011, 2016) 

Subsidized Renter Households 2011 2016 
Renter households with subsidy  1,975 14.8% 1,675 11.7% 
Renter households without subsidy  11,405 85.2% 12,695 88.3% 
 Total  13,380 100% 14,370 100% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

Note: 2006 Census did not collect information on the presence of rental subsidies. 

 
Household Type 
 
Most New Westminster households are one person households, followed by family households with 
children. 

                                                      
1 As with most of the Census data (other than population, age, and sex data, where some data is available for 
collective dwellings), this data is only for private households, so it does not include people or households living in 
collective dwellings (such as shelters or treatment facilities) and is, as such, an undercount of households in 
subsidized housing. 



Table B-6.  Households by Household Type, 2016 
Household type Number 

households 
Share of 
households 

Total households 32,705 100% 
Family households without children  8,115 25% 
Family households with children 9,640 29% 
Multiple-family households 625 2% 
One-person households 12,530 38% 
Two-or-more person non -family households 1,795 5% 

Source: Statistics Canada, Census Profile, 2016 

 
Household Income 
 
In 2016, the median before-tax income for all New Westminster households was $64,847, and the 
average income was $79,968. These incomes were lower than incomes of households throughout the 
Metro Vancouver region in 2016 ($72,585 median income; $96,423 average income) and BC ($69,979 
median income; $90,354 average income) shown in Figure B-5. Table B-11shows the median household 
incomes for New Westminster, Metro Vancouver, and BC during the past three census periods. New 
Westminster’s median before-tax household income for all households was 11% below that of Metro 
Vancouver in 2016. Smaller household size might be one factor affecting lower household income in New 
Westminster.  
 
Figure 2 Median Before Tax Household Income Comparison, New Westminster and Metro Vancouver, 2016 
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Table B-7. Median Before-Tax Household Incomes, New Westminster, Metro Vancouver, and BC (2006, 2011, 2016) 

Median Household Income 2006 2011 2016 
 New Westminster  $57,694 $59,454 $64,847 
 Metro Vancouver  $65,342 $68,830 $72,585 
 British Columbia  $62,372 $65,555 $69,979 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 (custom data provided by BC Ministry of Municipal Affairs and Housing) 

 

In New Westminster, 46.2% of all households were earning less than $60,000 per year during the latest 
census period, as shown in Table B-12. The proportion of households earning less than $35,000 per year 
was 24.6% in 2016. These households often require non-market housing. 
 
Table B-8. Number and Percentage of Households by Before-Tax Household Income Bracket (Constant 2015$), New Westminster 
(2006, 2011, 2016) 

Household Income  2006 2011 2016 
Under $5,000  865 3.2% 1,345 4.4% 760 2.3% 
$5,000 to $9,999  445 1.6% 655 2.1% 465 1.4% 
$10,000 to $14,999  1,160 4.3% 1,130 3.7% 1,190 3.6% 
$15,000 to $19,999  1,360 5.0% 1,485 4.9% 1,585 4.8% 
$20,000 to $24,999  1,435 5.3% 1,535 5.0% 1,430 4.4% 
$25,000 to $29,999  1,180 4.4% 1,200 3.9% 1,235 3.8% 
$30,000 to $34,999 1,240 4.6% 1,165 3.8% 1,380 4.2% 
$35,000 to $39,999  1,410 5.2% 1,455 4.8% 1,420 4.3% 
$40,000 to $44,999  1,335 4.9% 1,470 4.8% 1,600 4.9% 
$45,000 to $49,999  1,205 4.5% 1,420 4.6% 1,365 4.2% 
$50,000 to $59,999  2,440 9.0% 2,620 8.6% 2,685 8.2% 
$60,000 to $69,999  2,160 8.0% 2,320 7.6% 2,475 7.6% 
$70,000 to $79,999  1,895 7.0% 2,215 7.2% 2,125 6.5% 
$80,000 to $89,999  1,540 5.7% 1,575 5.1% 1,975 6.0% 
$90,000 to $99,999  1,330 4.9% 1,425 4.7% 1,805 5.5% 
$100,000 to $124,999  2,355 8.7% 2,800 9.2% 3,345 10.2% 
$125,000 to $149,999  1,540 5.7% 1,710 5.6% 2,110 6.5% 
$150,000 to $199,999  1,355 5.0% 1,940 6.3% 2,155 6.6% 
$200,000 and over  810 3.0% 1,125 3.7% 1,595 4.9% 

Total households  27,050 100% 30,585 100% 32,710 100% 
Source: Statistics Canada, Census of Population, 2006, 2011, 2016 (custom data provided by BC Ministry of Municipal Affairs and Housing) 

 
Compared to the median income for all New Westminster households ($64,847), renter households had a 
significantly lower median before-tax income, making $20,000 less per year ($44,368). Among renters, the 
proportion of households earning less than $60,000 was 65.1%. The proportion of renter households 
earning less than $35,000 per year was 38.7% in 2016 and 12.8% or 1,840 renter households were earning 
under $15,000 per year in 2016. Roughly one third of all very low-income renters (under $35,000) earned 
less than $15,000 per year, which is more than the income of a single person on income assistance 
($11,220).  Table B-13 shows the number and percentage of renter households by household income 
bracket for the past three census periods.  
 
  



Table B-9. Number and Percentage of Renter Households by Before-Tax Household Income Bracket (Constant 2015$), New 
Westminster (2006, 2011, 2016) 

Household Income  2006 2011 2016 
Under $ 5,000  640 5.1% 980 7.3% 605 4.2% 
$5,000 to $9,999  345 2.8% 485 3.6% 350 2.4% 
$10,000 to $14,999  960 7.7% 905 6.8% 885 6.2% 
$15,000 to $19,999  980 7.8% 990 7.4% 1,165 8.1% 
$20,000 to $24,999  1,005 8.0% 1,010 7.6% 990 6.9% 
$25,000 to $29,999  705 5.6% 755 5.6% 800 5.6% 
$30,000 to $34,999 750 6.0% 695 5.2% 760 5.3% 
$35,000 to $39,999  870 7.0% 915 6.8% 805 5.6% 
$40,000 to $44,999  730 5.8% 840 6.3% 925 6.4% 
$45,000 to $49,999  645 5.2% 760 5.7% 700 4.9% 
$50,000 to $59,999  1,275 10.2% 1,185 8.9% 1,365 9.5% 
$60,000 to $69,999  945 7.6% 1,005 7.5% 1,080 7.5% 
$70,000 to $79,999  775 6.2% 735 5.5% 905 6.3% 
$80,000 to $89,999  580 4.6% 540 4.0% 685 4.8% 
$90,000 to $99,999  480 3.8% 375 2.8% 590 4.1% 
$100,000 to $124,999  395 3.2% 545 4.1% 950 6.6% 
$125,000 to $149,999  230 1.8% 295 2.2% 385 2.7% 
$150,000 to $199,999  130 1.0% 210 1.6% 295 2.1% 
$200,000 and over  60 0.5% 140 1.0% 120 0.8% 
Total renter households  12,495 100% 13,375 100% 14,370 100% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 (custom data provided by BC Ministry of Municipal Affairs and Housing) 

 
Conversely, owners had a higher median income when compared to the rest of New Westminster 
households. With a median household income of $86,115, owner households made $21,000 more than the 
median income for all New Westminster households, and nearly $42,000 more than the median income 
for renter households. In fact, the median income of owner households in New Westminster was 1.9 times 
higher than the median income of renter households. Table B-14 shows the number and percentage of 
owner households by household income bracket for the past three census periods.  
 
 
 
 
 
 
 
 
 
 
 
 
 
  



Table B-10. Number and Percentage of Owner Households by Household Income Bracket (Constant 2015$), New Westminster 
(2006, 2011, 2016) 

Household Income  2006 2011 2016 
Under $ 5,000  225 1.5% 365 2.1% 160 0.9% 
$5,000 to $9,999  100 0.7% 170 1.0% 115 0.6% 
$10,000 to $14,999  200 1.4% 225 1.3% 305 1.7% 
$15,000 to $19,999  380 2.6% 495 2.9% 420 2.3% 
$20,000 to $24,999  430 3.0% 525 3.1% 440 2.4% 
$25,000 to $29,999  470 3.2% 440 2.6% 430 2.3% 
$30,000 to $34,999 485 3.3% 470 2.7% 615 3.4% 
$35,000 to $39,999  540 3.7% 540 3.1% 620 3.4% 
$40,000 to $44,999  605 4.2% 630 3.7% 680 3.7% 
$45,000 to $49,999  560 3.8% 665 3.9% 665 3.6% 
$50,000 to $59,999  1,165 8.0% 1,435 8.3% 1,320 7.2% 
$60,000 to $69,999  1,215 8.3% 1,320 7.7% 1,395 7.6% 
$70,000 to $79,999  1,120 7.7% 1,475 8.6% 1,220 6.7% 
$80,000 to $89,999  960 6.6% 1,030 6.0% 1,290 7.0% 
$90,000 to $99,999  850 5.8% 1,050 6.1% 1,210 6.6% 
$100,000 to $124,999  1,965 13.5% 2,255 13.1% 2,395 13.1% 
$125,000 to $149,999  1,310 9.0% 1,410 8.2% 1,720 9.4% 
$150,000 to $199,999  1,225 8.4% 1,730 10.1% 1,865 10.2% 
$200,000 and over  745 5.1% 985 5.7% 1,465 8.0% 

Total owner households  14,555 100% 17,205 100% 18,340 100% 
Source: Statistics Canada, Census of Population, 2006, 2011, 2016 (custom data provided by BC Ministry of Municipal Affairs and Housing) 

 

Finally, Figure B-6 compares the median household incomes in New Westminster and Metro Vancouver by 
household tenure, highlighting the significantly higher incomes of owner households compared with renter 
households. 
 
Figure B-6. Median Before-Tax Household Income by Tenure, New Westminster and Metro Vancouver (2016) 

 
Source: Statistics Canada, Census of Population, 2016 (custom data provided by BC Ministry of Municipal Affairs and Housing) 
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B3 Economy & Employment 
 
Labour Force 
 
The local economy has a significant impact on housing need and demand. In 2016, New Westminster’s 
participation rate (70.4%) was higher than that of Metro Vancouver (65.7%) and the province (63.9%). 
During 2016, however, New Westminster’s unemployment rate (6.0%) was comparable to that of Metro 
Vancouver (5.8%) and slightly lower than the provincial rate (6.7%), as shown in Table B-15 
- 
Table B11. Labour Force Statistics, New Westminster, Metro Vancouver, and BC (2016) 

2016 Census 
New 

Westminster Metro Vancouver British Columbia 

Population age 15 years and 
over  61,100  2,064,615  3,870,375  

     In the Labour Force  42,995  1,355,520  2,471,665  
           Employed  40,405  1,276,900  2,305,690  
           Unemployed  2,585  78,620  165,975  
      Not in the Labour Force  18,110  709,095  1,398,710  
Participation Rate  70.4% 65.7% 63.9% 
Unemployment Rate  6.0% 5.8% 6.7% 

Source: Statistics Canada, Census of Population, 2016 

 
The number of workers in the labour force increased by 25.5% between 2006 and 2016, which was 
consistent with the 21.3% population growth experienced by New Westminster over the same period. The 
participation rate increased slightly during this period (from 69.3% in 2006 to 70.4% in 2016), while the 
unemployment rate also increased slightly (from 5.6% in 2006 to 6.0% in 2016).  The labour force dynamics 
between 2006 and 2016 are shown in Table B-16.  
  
Table B-12: Labour Force Statistics, New Westminster, 2006, 2011 and 2016 

  2006 2011 2016 

 Population age 15 years and over  
             

49,450  
             

56,495  
             

61,100  

     In the Labour Force  34,255 39,360 42,995 

           Employed  32,325 36,235 40,405 
           Unemployed  1,925 3,125 2,585 
      Not in the Labour Force  15,195 17,135 18,110 
      Participation Rate  69.3% 69.7% 70.4% 
      Unemployment Rate  5.6% 7.9% 6.0% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 

 
The largest proportion of workers residing in New Westminster worked (regardless of whether their place 
of work was in New Westminster or not) in the health care and social assistance services (11.2% of the 
workforce), retail trade (10.2% of the workforce), and the professional, scientific, and technical services 
sectors (9.5% of the workforce). Large proportions of workers residing in New Westminster also worked in 
educational services (7.5%), accommodation and food services (7.2%), and construction (7.1%). Table B-17 



displays the number and percentage of workers by industry for the past three Census periods for workers 
who lived in New Westminster. 
 

Table B-13. Number and Percentage of Workers by NAICS Sector, for workers who lived in New Westminster (2006, 2011, 2016) 

Labour force population (age 
15+) by Industry  

2006 2011 2016 
# % # % # % 

 Total - Labour force Population  34,255   39,360   42,995   
   Industry - not applicable   510 1.5% 865 2.2% 790 1.8% 
   All industry categories  33,745 98.5% 38,495 97.8% 42,205 98.2% 
     11 Agriculture; forestry; fishing and 
hunting  110 0.3% 245 0.6% 195 0.5% 
     21 Mining; quarrying; and oil and gas 
extraction  100 0.3% 85 0.2% 125 0.3% 
     22 Utilities  255 0.7% 250 0.6% 335 0.8% 
     23 Construction  2,400 7.0% 2,800 7.1% 3,060 7.1% 
     31-33 Manufacturing  3,170 9.3% 2,380 6.0% 2,600 6.0% 
     41 Wholesale trade  1,790 5.2% 2,020 5.1% 1,850 4.3% 
     44-45 Retail trade  3,615 10.6% 3,575 9.1% 4,400 10.2% 
     48-49 Transportation and 
warehousing  2,025 5.9% 2,545 6.5% 2,335 5.4% 
     51 Information and cultural 
industries  1,330 3.9% 1,770 4.5% 1,905 4.4% 
     52 Finance and insurance  1,370 4.0% 1,640 4.2% 1,865 4.3% 
     53 Real estate and rental and leasing  785 2.3% 920 2.3% 970 2.3% 
     54 Professional; scientific and 
technical services  2,555 7.5% 3,480 8.8% 4,075 9.5% 
     55 Management of companies and 
enterprises  40 0.1% 0 0.0% 105 0.2% 
     56 Administrative and support; 
waste management and remediation 
services  1,770 5.2% 2,025 5.1% 2,210 5.1% 
     61 Educational services  2,320 6.8% 2,845 7.2% 3,210 7.5% 
     62 Health care and social assistance  3,640 10.6% 4,405 11.2% 4,825 11.2% 
     71 Arts; entertainment and 
recreation  655 1.9% 820 2.1% 900 2.1% 
     72 Accommodation and food 
services  2,330 6.8% 2,465 6.3% 3,080 7.2% 
     81 Other services (except public 
administration)  1,810 5.3% 1,950 5.0% 1,975 4.6% 
     91 Public administration  1,665 4.9% 2,260 5.7% 2,175 5.1% 

Source: Statistics Canada, Census of Population, 2006, 2011, 2016 
 
 
Commuting Destination 
 
In Metro Vancouver, commuting destination is also an important factor when considering a household’s 
housing and transportation cost burden. 81.3% of New Westminster’s residents commuted to a different 



part of the region for work, compared to just 17.7% who both lived and worked within New Westminster. 
Table B-18 shows the breakdown of commuting destinations for workers with a usual place of work 
(workers who have a specific work address outside their home). 
 

Table B-14. Number and Percentage of Workers with a Usual Place of Work by Commuting Destination, New Westminster (2016) 
Commuting Destination 2016 

Within New Westminster 5,835 17.7% 
Within Region of Metro Vancouver but outside of New Westminster 26,810 81.3% 
Within BC but outside of Metro Vancouver 255 0.8% 
To a different province or territory 90 0.3% 

Total - Worker Population with a Usual Place of Work 32,985 100% 
Source: Statistics Canada, Census of Population, 2016 
 
Mobility 
 
Mobility status provides information about the movement of residents. Non-movers are persons who lived 
in the same residence as on the same date five years earlier. Non-migrants are persons who did not live in 
the same residence five years earlier, but who still lived in New Westminster (moved within the Census 
Subdivision). Migrants include both internal migrants (who lived in a different municipality or province 
within Canada five years ago), and external migrants (those who did not live in Canada five years ago).  
 
Table B-15. Mobility Status as Compared to 5 Years Ago, New Westminster (2006, 2011, 2016) 

Mobility Status 2006 2011 2016 
Non-movers 26,040 47.4% 30,255 48.9% 34,890 52.3% 
Non-migrants 10,755 19.6% 11,350 18.4% 11,445 17.1% 
Migrants 18,130 33.0% 20,220 32.7% 20,435 30.6% 

Total 54,925 100% 61,830 100% 66,765 100% 
Source: Statistics Canada, 2006 Census of Population, 2011 National Household Survey, 2016 Census of Population 
 
As shown in Table B-19, 52.3% of New Westminster residents were non-movers according to the 2016 
Census, meaning they had lived in the same residence five years ago. Movement from other parts of Canada 
and other countries is an important source of new residents to many parts of the Metro Vancouver region, 
and has an impact on housing supply. According to the 2016 Census, 30.6% of New Westminster residents 
had moved from outside of New Westminster in the past five years, while 17.1% had moved from one 
residence within New Westminster to another. 

  



APPENDIX C: ENGAGEMENT REPORT   
 

1. INTRODUCTION 
 
Engagement with key informants, stakeholders, and the public provides important qualitative insight not 
captured by statistical information. Each engagement participant brings important perspectives about their 
own and others’ housing situation. In addition, data and statistics do not measure or are not available for 
all issues and concerns.   
 
Community engagement for this housing needs report was conducted in two phases.  Phase 1 took place 
alongside data collection from June to August 2020 and consisted of key informant interviews with 
representatives of the housing and social service sectors and members of relevant City and other 
committees.  Phase 2 took place from April 19, 2021 to June 8, 2021, once the draft report was prepared 
and sought broad public engagement on the draft, as well as perspectives on housing needs and ideas by 
means of three workshops, an online survey, and interaction through the City’s Be Heard platform.  
 
This engagement report describes the engagement, objectives, activities, representativeness and what 
we heard key themes. The key themes identified through engagement are considered together with 
statistical information in this report.  
 
The specific objectives of community engagement include: 

 Informing the community and stakeholders about the draft housing needs report.  
 Engaging as many community members and stakeholders as resources allow. 
 Having participation from people of all ages, interests, communities, and lifestyles. 
 Engaging with residents that do not traditionally participate in in-person engagement, including 

persons with lived and living experience of housing vulnerabilities.  
 Obtaining public and stakeholder sentiment about housing needs and issues.  
 Identifying community perspectives on City and other actions for addressing housing need and 

demand.  

This report shares the following information: 
 

 Engagement activities 
 Participant demographics 
 What we heard key themes 
 Next steps 
 

2. ENGAGEMENT ACTIVITIES 
 
Engagement activities consisted of key informant interviews, three remote workshops, an online survey, 
and interaction through the Be Heard platform, as described below.  In addition, notes from a Community 
Action Network meeting about the draft housing needs report were received and incorporated.  
 
  



Key Informant Interviews 
Key informant interviews provide insight into local housing needs from those with first-hand knowledge 
of New Westminster, its population and the housing and social service needs of their clientele. Thirteen 
interviews were completed with representatives of seven housing and social services organizations, and 
three City advisory committees.  Interview questions focused on identifying gaps in housing and housing 
related services, as well as opportunities for improvement. Appendix X lists the organizations and 
committees with members who participated in the interviews.  
 
Workshop with Community Action Network (CAN)  
 CAN graduates participated in a remote workshop on May 26, 2021. The goal was to include the voices of 
people with diverse lived and living perspectives of housing vulnerability.  Community Action Network 
New Westminster is a partnership between the City of New Westminster and the BC Poverty Reduction 
Coalition. CAN NW is intended to increase the involvement of persons with lived and living experience in 
poverty and homelessness in civic planning, policy development and decision-making, thus making these 
processes more representative and responsive. 
 
Discussion questions were provided to participants in advance. The workshop was two hours long and 
allowed time for a brief presentation on the draft HNR, a question and answer period, and a facilitated 
discussion of participants’ perspectives on housing issues and ideas for addressing housing issues. Eight 
CAN members participated. 
 
Public workshop  
A 90-minute online workshop engaging with public and stakeholder audiences was held on May 4, 2021.  
It consisted of a brief overview presentation on the draft Housing Needs Report, followed by a question 
and answer period, then breakout groups to discuss housing issues and ideas for improvement, with a 
report back to the plenary. The workshop was facilitated by Jennifer Miller, Manager of Public 
Engagement, and participants were encouraged to use the chat feature, live questions and/or engage in a 
follow-up, linked survey.  There were 16 participants.   
 
Workshop with City’s Advisory Committee on Affordable Housing and Childcare  
An informal workshop took place on June 8, 2021 as part of the Committees’ regular Committee meeting.  
It consisted of a brief overview presentation on the draft Housing Needs Report, followed by a question 
and answer period, then an opportunity for Committee members to provide comments on housing issues 
they are concerned about and ideas for improvement. There were 6 participants.   
 
Be Heard platform   
There were 269 participants who visited at least one of the Housing Needs Report pages on the Be Heard 
New West platform. Of these 269 participants, there were 169 who were more involved, including 109 
visiting multiple project pages. Of these 169 more involved participants, 67 completed the survey. 
Participants posted ten ideas for solutions, and these have been incorporated in the key themes.   
 
Survey  
An online survey was posted on the Be Heard New West platform and referenced in the public workshop.   
The survey was open from April 19 to May 16, 2021 inclusive. The survey asked respondents about their 
experiences and views of housing issues, and their ideas about what the City and others could do to 
address them. There were 67 completed surveys.  
 
Verbatim feedback from each engagement activity is provided in Attachment 2  



 
3. PARTICIPANT DEMOGRAPHICS 
 
Engagement participants are not necessarily representative of the New Westminster population, rather 
they represent the views and opinions of those who self-selected to participate.  Efforts were made to 
include a range of voices, including those traditionally unlikely to participate, specifically persons with 
lived and living housing vulnerability experience, through the involvement of Community Action Network 
members.   
 
The survey demographics summarized below (the only engagement initiative for which detailed 
demographics are available) suggest that the respondents were representative of the City’s demographics 
in some respects, but not in others. In brief, survey respondents: 

 Over-represented homeowners 
 Over-represented single family home residents, and under-represented multi-family home 

residents 
 Represented most neighbourhoods fairly relative to their proportion of the City’s 2016 Census 

population, however, Downtown (overrepresented) and Queensborough (underrepresented) 
were the exceptions. 

 30-49 year olds were overrepresented while 18-29 year olds were underrepresented.  
 50-64 year olds and 65+ years old were fairly represented compared to the 2016 Census 

population. 
 The IBPOC population was underrepresented. 
 Immigrants were underrepresented. 

The most common groups that responded to the survey were households with children (<18 years old), 
followed by immigrants, LGBTQ2S+, and households with seniors in the household. There were also 9 
respondents with someone with a disability in their household, 6 IBPOC respondents, 3 Indigenous 
respondents, and 1 recent immigrant (moved to Canada within the past five years) respondent.  We were 
unable to determine representativeness of these respondent groups with respect to the New 
Westminster population due to a lack of comparative data.   
 
 
4. WHAT WE HEARD KEY THEMES  
 
The following summarizes the key themes that we heard from all engagement activities.   It also identifies 
areas participants felt the draft housing needs report could be improved.   
 

 Homelessness.  There are high levels of concern about people who are experiencing 
homelessness in New Westminster amid fears that the pandemic has worsened the situation. It is 
felt that people experiencing homelessness are becoming more entrenched, as services are 
harder to access.  The draft report focuses on the situation in 2020 rather than the situation 
today. Hidden homelessness is not included in the draft report, therefore the homeless figure 
provided is an underestimate. There is a significant gap in the low barrier rental housing supply, 
and this is fueling increased homelessness. In addition to non-market housing, more housing with 
wrap-around supports such as case management, access to health etc. is needed for the most 
vulnerable, including the homeless.   There is a lack of suitable shelter space for seniors and 
women.  



 
 Housing needs of persons on fixed incomes. General concern that the housing needs and issues of 

persons on fixed incomes (such as pensions, Income Assistance and Persons with Disabilities) be 
reflected in the housing needs report. Their incomes are much lower than top range of the very 
low-income cohort ($35,000), and their housing options are very limited.  The housing needs 
report could better reflect this. The City must ensure that new affordable housing is affordable 
for these households’ incomes - at rent geared to income levels. 

 
 Affordable housing types and sizes suitable for families.  Participants noted a lack of suitable 

housing choice for moderate-income households wishing to buy entry-level ownership units 
other than apartments. Current options such as single detached homes are unaffordable for 
middle income families. Single detached areas don’t allow suitable more affordable family 
housing forms such as duplexes.  Townhouses don’t work in single detached areas because they 
require land assembly.  Instead, small houses are being demolished and rebuilt larger. More 
housing choice that is suitable and affordable for families is needed in all neighbourhoods.   
Otherwise, families may leave New Westminster to find affordable housing elsewhere. Specific 
needs are for more affordable 3 and 4+ bedroom units. Co-housing was offered as a potential 
solution.  The housing needs report should include targets for family-sized, market housing units.  

 
 Rental housing cost, availability, and security.  Low-income renters cannot find suitable rental 

housing they can afford.    This is due to rising rents in the purpose-built stock, long wait lists for 
non-market housing and ineligibility of single adults under age 65 for rent supplements or 
subsidized housing. Moving within New Westminster is difficult as landlords are allowed to raise 
the rent upon vacancy. Vacancy control, which ties rent to the unit not the tenant, and means 
landlords can’t hike the rent when a renter moves out, was suggested as a way of addressing this. 
Concern also that some of the least expensive rental housing is being demolished or renovated 
leading to fears of displacement, homelessness, and possible removal of children from the care of 
the family. This affects people in many vulnerable groups including seniors, Indigenous persons, 
single parent families, persons with disabilities, income assistance recipients, people with 
mobility issues, and large families.   
 

 Discrimination and stigmatization The report needs to clearly address the issue of discrimination 
based on social condition such as poverty, immigration status, disability, race, and family size. 
Landlords have no incentive to rent to young people or members of marginalized communities. 
Concern that landlord credit checks are invasive and discriminatory. More race-based data is 
required to reflect the housing situation of IBPOC households.  The housing needs report must 
reflect the needs of visible minorities along with Indigenous households.  

 
 Newcomers face significant housing challenges including housing affordability, security of tenure, 

poor housing conditions (mice, cockroaches), and discrimination by landlords based on race and 
household size.   Newcomers avoid speaking up about their concerns about poor housing 
conditions to landlords for fear of retribution. Other options are needed to convey their concerns 
about housing safely to authorities. A committee of landlords and tenants was suggested as a 
place where tenants can bring concerns anonymously for resolution. Monitoring or spot checks 
on implementation would be needed.   

 



 Single persons’ housing needs are not being met.  One-bedroom units are relatively expensive 
compared to larger units.  Some singles want more housing options that allow sharing; others 
want not to have to share with others to live affordably. Landlords discriminate against renters 
with roommates.  The restrictions on pets in many rentals affects singles, who may view pets as 
key emotional supports. 

 
 Flawed development approval process A divisive and problematic development approval process 

featuring public hearings for affordable/social housing pits vulnerable households against existing 
homeowners. Council is not hearing about land use at these hearings (the intended topic) but 
rather the occupants of the proposed housing.  The non-market housing approval process takes 
too long as a result.  Neighbourhood opposition must be addressed, and the process needs to be 
reformed to achieve more, new, affordable housing supply.  Secondary suite and laneway house 
development approval could be made simpler.  

 
 Difficulty accessing non-market housing due to insufficient supply. Long waitlists prevent eligible 

applicants from accessing social housing when they need it. Co-op housing provides much-
needed secure housing for people who want to be contributing members of the community, yet 
none has been built for years and it is difficult to access.  More non-market rental housing is 
needed to address this gap, including housing for residents of supportive housing to “move-on” 
to upon leaving supportive housing.  The challenges of adequate government funding for new 
non-market housing exacerbated by high construction and land costs, and a lack of City-owned 
sites, were noted.  We can only increase supply one project at a time. 

 
 Seniors’ housing and supports. Concerns ranged from lack of sufficient affordable rental housing to 

the upcoming growth in baby boomer seniors aging in place with inadequate social and service 
supports.  Housing related service gaps included housing outreach services and supports for seniors 
age 65 plus to help them stay independently housed i.e., light housekeeping and meal services, 
transportation, and proximity to health and other services.  There were also concerns about the 
adequacy of long-term care options in New Westminster. 

 
 Rental and strata restrictions and insurance There are few pet-friendly housing options due to 

restrictions on pets in rental housing and elsewhere. This restriction in many rentals affects 
singles, for whom pets may offer emotional support. Age discrimination also excludes children 
from occupying some housing, and often these are the most affordable condos. This should not 
be allowed in 2021. We should challenge age restricted stratas.  There are also concerns with 
rising strata insurance deductibles and premiums affecting both homeowners and non-profits 
that own units in stratas. 

 
 Concern about housing needs of others More survey respondents were concerned about others 

having difficulty finding or keeping suitable housing in New Westminster (82%) than had 
themselves experienced barriers in accessing housing (48%). They were most concerned about 
people who are homeless or at risk of homelessness, people with very low incomes below 
$35,000 per year, young families, people with low to moderate incomes between $35,000 and 
$84,999 per year, people with disabilities, renters, and seniors. 

 
 High home prices and speculation.  The cost of purchasing a home in New Westminster is high 

and has outpaced wages and incomes. This may be linked to the limited supply of certain housing 



types, and/or more broadly to rising home prices among all housing types in the region and 
elsewhere. There is concern about vacant homes, money laundering and speculation contributing 
to high prices. 

 
 Fear about the future Concern about residents’ future ability to find or keep suitable housing in 

New Westminster. There is also a concern that long-term residents and contributing members of 
the New Westminster community will have to leave due to high housing costs and/or low 
availability of suitable housing. More pandemic related impacts are expected by some.  

 
 Lack of vacant sites for more housing.  Density is the solution for more housing in New 

Westminster given the limited amount of undeveloped land.  The challenge is to densify without 
displacing existing residents.  

 
 
NEXT STEPS 
 
Engagement activities, demographics and key themes are summarized in this draft report. This 
engagement summary will be shared with the community via the Be Heard platform.  A final housing 
needs report will be prepared incorporating the key themes of the engagement process, for presentation 
to Council in the summer of 2021.  
 
 
  



Attachment 1  
 
Organizations that Participated in Key Informant Interviews 
 

Organization Description 

Seniors Services Society Senior’s housing and other services in the Lower Mainland 
Affordable Housing Society  A non-profit housing organization with head office in New 

Westminster and serving the entire region 
Community Living Society  CLS provides unique and flexible support services for 

people with developmental disabilities. 
Umbrella Multicultural Health Coop A cooperative community health centre delivering 

culturally appropriate health care to immigrants and 
newcomers in the Lower Mainland. 

New Westminster Homelessness 
Coalition Society 

A non-profit charity organization that works to address 
homelessness in New Westminster, BC. 

Vancouver Native Housing Association A non-profit housing organization providing housing for the 
Indigenous population in the Lower Mainland.  

New Westminster Rent Bank Provides low-cost, no interest loans to low to moderate 
income residents of New Westminster at risk of eviction or 
disconnection of essential utilities due to a temporary 
financial crisis. 

 
 

City Committees Number of responses 

Affordable Housing and Childcare Advisory 
Committee 

1 

Multiculturalism Advisory Committee 4 
Seniors Advisory Committee 1 

 

 
 
  



Attachment 2 
 
Verbatim Feedback  
 
 
Verbatim feedback is provided for the following engagement initiatives.   
 

 City of New Westminster Housing Needs Workshop May 4, 2021 
 Workshop with Community Action Network May 26, 2021 
 Community Action Network New Westminster Meeting April 28, 2021  
 Affordable Housing and Child Care Advisory Committee Workshop June 8, 2021 
 New Westminster Housing Needs Survey Results  
 Ideas from Be Heard New West Platform 

 
 
City of New Westminster Housing Needs Workshop May 4, 2021 
 
Housing Issues Reported in Plenary and Breakout Groups 

 Renters, and people with low incomes or in poverty are stigmatized  
 Landlords discriminate against renters with roommates (not allowed in Residential Tenancy Act)  
 Development approval process (for rental and affordable housing) pits vulnerable people with a 

right to housing against homeowners.   This leads to divisiveness around development. 
 Single family neighbourhoods appear to be protected from growth and change; it is illegal to 

develop alternatives to single detached homes there. Duplexes are not permitted. 
 Lack of housing choice for families in single detached neighbourhoods; only single detached, 

laneway and townhouses are permitted.  Townhouses are not workable, as they require lot 
assembly.    

 Lack of rental security of tenure.  Fear of demoviction and renoviction, and eviction for landlord 
use of property. 

 How to ensure equitable densification without displacement? 
 Limited long term care home spots in New Westminster for an aging population. 
 Fear we are losing residents, particularly families, due to affordability concerns and lack of family 

friendly housing choices, but we do not know how many.  How to measure? 
 Singles on income assistance can’t afford to rent anywhere in Lower Mainland, their incomes are 

much lower than the very low-income definition in the draft housing needs report. 
 Small homes are being demolished and re-built bigger as there are few other viable development 

options in single-detached areas. 
 There are few new housing cooperatives, and existing ones are old. We need new options for 

secure accommodation like coops. 
 Supportive housing residents cannot move on to affordable housing once they are ready, as there 

are no affordable rental units available to move into 
 The rental market encourages renters to stay put, even if they want to downsize, as moving 

exposes them to current higher market rents. 
 High and rising housing costs make it difficult to move from rental to homeownership today. 

Wages have not kept pace with housing costs. 
 Rising homelessness, and concern about a possible future tent city.   



 Concern that the affordable housing that is being produced isn’t affordable for the lowest income 
households.   

 Singles want more affordable housing choices; some are ok to share with others, others do not 
want to have to share to live affordably.  

 
Ideas and Solutions 

 The development approval process needs to be reformed to protect the rights of those with 
housing need from predominant homeowner sentiment.  Right to housing issues should not be 
subject to a public hearing where homeowners dominate. 

 Must address neighbourhood opposition to development if we want to approve more affordable 
and suitable units. 

 Open all residential land for more housing to address this dire housing situation.  
 Need more affordable rental housing or rent geared to income housing (RGI) 
 Speed up the development approvals process as we’re in a dual crisis -  affordable housing and 

pandemic. 
 Need for more/other choices for low-income singles.  More shared options, and more affordable 

options to live alone.  
 Provide City support for co-housing for seniors and students. 
 Tie rent increases to the unit not to the tenant, so that rents don’t rise when a tenant moves. 
 Allow more family suitable housing choice in single-detached neighbourhoods, specifically allow 

duplexes.  
 Focus staff and Council attention on affordable housing options, which have been neglected for 

decades. 
 Dedicate a higher proportion of new condominiums to affordable housing (that are affordable for 

very low-income households).  
 
 
Notes from Workshop with Community Action Network May 26, 2021 
 
Comments and questions on Draft Housing Needs Report 

 The homeless count referenced in the report doesn’t include people who are experiencing 
hidden homelessness, therefore it is an underestimate of homelessness. 

 Where does the report address needs of persons on Income Assistance or Persons with 
Disabilities?  They earn much less than $35,000 per year which is the top end of the very low-
income category. 

 Report comments on Indigenous people’s housing needs, but what about other communities 
such as Asians and other minorities? Concerned about discrimination. Should include IBPOC 
housing needs in report. 

 
 Housing Issues 

 It is hard to know where to go for housing assistance as there are so many government ministries.  
 Rental stability is an issue for low income and marginalized residents in New West. I see many 

people being displaced by landlords selling homes, repurposing homes, and renovations. The 
biggest fear I have is becoming homeless as I once was. The availability of market housing is a 
challenge for everyone at all income levels. 



 Concerns about 12th Street redevelopment and potential displacement of people who are on 
welfare and low income. There are fears of becoming homeless and having one’s children taken 
away. Is there a plan for tenants who will fall through the cracks?   

 With the renoviction ban, landlords can still play other cards to get tenants to move. 
 When a parent loses housing, they lose their child. Getting the child back once lost to the 

Ministry is challenging and places a significant amount of stress on the family. 
 A local rental building with many tenants on fixed income, e.g. people with disabilities, seniors, 

etc. has mice and cockroaches, and is in poor condition. People sell drugs because they need to 
the money to pay rent. This causes disruptions like fire alarms in the middle of the night.  
Residents are afraid to let City staff know that they are living in housing that isn’t safe because 
they fear that they will lose their housing.  

 High utility bills are common in low-income housing because they are usually older buildings 
without adequate insulation etc.  

 Large families face discrimination.  We don’t mind living together with many people.   In our 
culture, we don’t turn anyone away. The landlord said too many people in the home will damage 
walls etc.  

 Newcomers come to Canada with great hopes but also face many challenges. I was living in BC 
Housing accommodation and was asked to leave the house within three weeks with no 
explanation.  

 Discrimination by landlords. You don’t know if you’ve been discriminated against.  
 Youth leaving foster care are a large component of the marginalized population facing housing 

issues and they receive inadequate support for youth leaving foster care. However, some 
participants felt that supports for youth leaving care have improved and are no longer an issue in 
BC. 

 Landlords have no incentive to rent to young people or members of marginalized communities. 
 Spending 30% on housing is considered affordable; however, many don’t pay 30%, they pay more 

than that.  
 The New Westminster Rent Bank is good, but if your rent isn’t affordable, then the Rent Bank will 

not help.  Only a few people accessed the Pitt Meadows Rent Bank. They did a poor job of 
advertising. 

 
Ideas/Solutions  

 When the City builds "low-income housing” please consider income assistance recipients as well 
(unlike Vancouver’s definition of "low-income housing"). 

 Addressing housing affordability and insecurity may help with the opioid crises because if people 
have stable, affordable housing, they won’t need to sell drugs to pay the rent. These issues are 
connected.  

 Governments need to provide data on visible minorities, e.g. IBPOC. We need data to create 
change.  

 Government must agree that housing is a human right.  
 Suggest collaboration between people who create tenant laws and advocacy groups to address 

problems with residential tenancies.  
 Engage with youth before they experience challenges with homelessness. Youth who are aging 

out of foster care need to be provided with support. London, Ontario is a good example of youth 
leaving care getting support to transition to live independently.   It teaches youth how to manage 
money, how to find housing etc. 



 The vetting process for rentals needs to change. Why do landlords ask for personal 
information/income before they decide to rent to someone? 

 When people become homeless, a lot of factors are in play and much of it has to do with 
education, self-worth and budgeting. People who are homeless require a program where they are 
taught how to read and pay a bill, budget etc. You can give someone housing but if they don’t 
have skills to maintain it, they can easily lose the home, resulting in a cycle. Education is key. 

 Suggest a committee of tenants and landlords where folks can bring rental housing maintenance 
and other concerns anonymously for attention by outreach workers, City staff and others. 

 We need an organization that does random spot checks on rental units, to ensure that 
anonymous requests for critical maintenance are acted upon.  

 Encourage landlords to rent to low-income people 
 Have more single detached houses and duplexes for rent, not just apartments. 
 There are many vacant homes in the Lower Mainland. Need laws restricting home purchases to 

locals only. 
 Report says housing need and demand will go up. Suggest renting out part of large houses to 

cover rent when kids move out.  Perhaps we could build housing that is partitionable. 
 

 
Community Action Network New Westminster Meeting April 28, 2021 
 

 The report does not clearly address the issue of discrimination based on social conditions. Stigma 
attached to poverty affects new immigrants and people who are have difficulties in making ends 
meet. We need to speak up and address the loophole we see, using lived experience of new 
immigrants and how they are affected by housing policy. We can make some lasting changes.  

 Example ordeal of racial discrimination when the landlord said “she could not rent to someone by 
the name of X”.  

 There is disability and welfare stigmatization, e.g. discrimination via credit checks, invasive 
questions, and racial profiling.  Why do they need to know your credit history? It’s a way of 
discriminating against poor people. It needs to stop. 

 People with disabilities and seniors continue to face obstacles in finding affordable and dignified 
housing.  

 
 
Affordable Housing and Child Care Advisory Committee Meeting June 8, 2021 
 
Questions 

 Are estimates for non-market housing need for couples and families included in the report?   
 Are COVID impacts adequately covered in the report?  Most of the data is for 2020. What about 

since then?  With closure of Lookout’s Emergency Response Centre there was a massive increase 
in needs among clientele, shelters are at capacity, and entrenchment has accelerated as has drug 
and alcohol abuse. The Business Improvement Association is finding is difficult to deal with street 
homelessness. Could there be an addendum to the report to cover the current situation?   

 Challenge is to increase supply of non-market housing, but in New Westminster, there is little 
developable land remaining, therefore we must densify existing buildings.  

 
  



Issues And Ideas 
 Homelessness is a concern  
 Young families, who can’t afford to live here, and must move away.   
 We need more housing coops, but they must have a reasonable income threshold for residents to 

access them.   
 Glad that Council endorsed the Aboriginal Land Trust Society project, it will be a valuable 

addition.  
 There is no space to build more housing, and schools are full, with no room for portables in some 

cases. 
 Homeownership opportunities for young people.  Friends are leaving because they can’t afford to 

live here, and I don’t know what the solution is. 
 Street homelessness and a concern that the 2020 count was not representative of all people who 

are experiencing homelessness.  
 Concern about households age 55+ who want to downsize out of current large rentals, but can’t 

afford the rent for a smaller, but now more expensive, market rental unit. They might have to 
leave community they have lived in all their lives. 

 It is too late to do anything, we should have been building for years, and there is little land for 
development.   

 We need faster approvals for new non-market housing project proposals and mixed-income non-
market housing models.  

 Partnerships are needed, for example the Gasworks site needs to be cleaned up prior to 
development.  The Province needs to step up.   

 Concern about the community conflict around housing that is generated through the public 
hearing process. New Westminster Council has raised this issue with the Province.  At public 
hearings, Council is not really hearing about land use, but rather occupants. This puts municipal 
politicians in a difficult situation. Council is required to be neutral at the public hearing.  

 Pandemic impacts won’t be over in a few months, it is now harder to get people the help they 
need, if at all. We need more homelessness prevention services.  

 Higher vacancy rates in shelters, market and non-market rental housing are the solution to deal 
with the current problem, but we can only address this shortage one project at a time. 

 Some positive points are that the City now has housing staff in the planning department, and the 
community wants more housing. 

 
 
New Westminster Housing Needs Survey Results  
 
Q1 Have you experienced barriers in finding or keeping housing in New Westminster? 
 
67 respondents answered this question. Just under half of all respondents (32 respondents; 47.8% of 
respondents) had experienced barriers, while 24 respondents (35.8% of respondents) had no barriers. 
 
Q2 What barriers have you experienced? Choose up to your top 3. 
 
32 respondents answered this question: the respondents who had answered ‘yes’ to question 1. The 
most common barriers were (mentioned by 10 or more respondents): 

 Cost of home purchase too high (16 respondents);  
 Cost of rent is too high in available units (15 respondents); and,  



 Limited supply of desired housing types and sizes (10 respondents). 
Among the 7 respondents who answered ‘other’, a lack of pet friendly housing (4 respondents) was 
notable among respondents based on thematic analysis of open-ended responses. 
 
Q3 Please specify what you mean by “limited supply of desired housing types and sizes” 
 
10 respondents answered this question: respondents who had put “limited supply of desired housing 
types and sizes” as an answer to question 2.  Among these 10 respondents, the most common answers 
were townhomes (7 respondents) and specifically, affordable townhomes (3 respondents). This is based 
on thematic analysis of open-ended responses, with some respondents mentioning multiple themes 
(e.g., townhomes in general and affordable townhomes).  
 
Q4 Are you concerned that others are having difficulty finding or keeping suitable housing in New 
Westminster? 
 
66 respondents answered this question. The vast majority of respondents (54 respondents, 81.8% of 
respondents) answered ‘Yes, I’m concerned’. 
 
Q5 Who are you most concerned about? Choose up to your top 3 
 
54 respondents answered this question: the respondents who had answered “Yes, I’m concerned” to 
question 4. The most common groups mentioned (mentioned by 10 or more respondents) were: 

 People who are homeless or at risk of homelessness (26 respondents); 
 People with very low incomes below $35,000 per year (25 respondents); 
 Young families (19 respondents); 
 People with low to moderate incomes between $35,000 and $84,999 per year (16 respondents); 
 People with disabilities (15 respondents); 
 Renters (14 respondents); and, 
 Seniors (11 respondents). 

Relatively few respondents provided write-in answers for ‘other’: just 3 respondents.  
 
Q6 What specific challenges do you worry about for them? Choose up to 3 main challenges. 
 
54 respondents answered this question: the respondents who had also answered question 5. The most 
common challenges mentioned (mentioned by 10 or more respondents) were: 

 Cost of rent is too high in available units (35 respondents); 
 Cost of home purchase too high (24 respondents); 
 Rentals are hard to find (17 respondents); 
 Limited supply of desired housing types and sizes (13 respondents); and, 
 Cannot get into social housing (12 respondents). 

There were no write-in answers provided for ‘other’. 
 
Q7 Thinking about the future, do you have concerns about your ability to find or keep suitable housing in 
New Westminster? 
 
67 respondents answered this question. Approximately two out of three respondents had concerns (44 
respondents, 65.7% of respondents). 15 respondents had no concerns (22.4% of respondents). 



 
Q8 What are those concerns? Choose up to your top 3. 
 
44 respondents answered this question: the respondents who answered “Yes, I’m concerned” to 
question 7. The most common themes mentioned (mentioned by 10 or more respondents) were: 

 Cost of home purchase too high (24 respondents); 
 Limited supply of desired housing types and sizes (17 respondents); 
 Cost of rent is too high in available units (14 respondents); and, 
 Other (12 respondents). 

 
Q9 Please specify what you mean by “limited supply of desired housing types and sizes” 
 
17 respondents answered this question: the respondents who chose “limited supply of desired housing 
types and sizes” to question 8. There were a wide range of responses for the open-ended question 9 and 
the responses were grouped thematically. Many responses were counted in multiple themes because 
multiple themes were brought up in answers. The most common themes were: 

 Affordable units (6 respondents); 
 Townhomes (5 respondents); 
 3 bedroom units (5 respondents); and 
 4+ bedroom units (4 respondents). 

 
Q10 Does this list reflect your experience of housing needs in New Westminster? 
67 respondents answered this question. 38 respondents (56.7% of respondents) said ‘yes, very much’, 
while another 22 respondents (32.8% of respondents) said ‘somewhat’. 6 respondents (9.0% of 
respondents) said ‘no, not really’. 
 
Q11 What is missing? 
4 respondents answered this question out of the 6 respondents who had said ‘no, not really’ in response 
to question 10. There was no dominant theme among responses to this question. 
 
Q12 Would you like to tell us something more about your housing situation? 
 
40 respondents answered this question. The open-ended responses were grouped thematically, some 
responses were in multiple themes. The most common themes mentioned were: 

 Middle income families can’t afford family housing (townhomes, houses) (7 respondents); 
 Need more support for co-ops, more co-ops need to be built (5 respondents); 
 Have to live with roommates to afford housing (5 respondents); 
 Rents aren’t affordable, need more rent/vacancy control (5 respondents); and, 
 Will need to move outside of New Westminster to find family housing (5 respondents). 

 
 
  



Ideas from Be Heard Platform 
 

Title Description 

Do not allow studio apartments to be 
built. They are used to launder money 
then rented out and nobody wants to live 
in one. 

  

Challenge age restricted stratas for 19+ 
buildings.   

It boggles my mind that we are allowing age discrimination 
to exist in BC.  Excluding children from housing is a terrible 
policy and I am amazed that this is allowed to happen in 
2021. 

Give people a reason to create suites in 
their homes and rent them out. The red 
tape and costs involved now is ridiculous.  

Cut the red tape and think out of the box.  

Be more flexible with secondary suites, 
particularly making it easy and 
straightforward to build a laneway home 
(even if there isn't a lane) 

  

Options for Single Tenants 

A large gap that appears to be growing is housing for single 
individuals, particularly for those in moderate incomes. 
Most assistance programs targets families or modest 
income, leaving nowhere for these groups to progress too. 
Pet friendly options are not seen as a priority, but this 
overlooks that for individuals who live alone, working or 
retired, a pet may be their only source of companionship 
and emotional support.  

More co-op housing needs to be built.  

We need options for working people/families who, because 
they were born in the wrong generation or to 
underprivileged families, will never be able to own a home. 
Co-op housing provides much-needed secure housing to 
people who want to be contributing members of our 
communities.  

Eliminate pet restrictions in rentals.  
Landlords should not be able to dictate the composition of 
anyone’s family. Pets can be critical mental health supports 
for people who lack family or community.  

Discourage speculation in local real 
estate.  

Housing is a need, not a commodity. There’s no good 
reason that working professionals (teachers, small business 
owners, nurses, construction workers) should be denied a 
home so someone else can own more than they can live in.  

Include housing targets for family-sized, 
family orientated market units 

The housing report is great, both conceptually and the draft 
that I've read. I was surprised to not see any targets for 
missing middle housing specifically. There is a huge need 
for middle class market housing for families that is more 
affordable than single family homes. I think the report 



would be strengthened by having targets for this category 
of housing as well. Look at the entire spectrum. How many 
units of housing should the city have across ALL segments 
across the spectrum for a balanced community that 
supports each other. 

Comment response to "Challenge age 
restricted stratas for 19+ buildings.  " 

Yes! It’s insane that the only affordable condos with two or 
more bedrooms don’t allow children. It seems that children 
are the only demographic of people where discriminatory 
policies are permitted. How is that legal? 

 
 

 
  



APPENDIX D: SUMMARY FORM 
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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
CA

TI
O

N
 Neighbouring municipalities and electoral areas: 

Neighbouring First Nations: 

PO
PU

LA
TI

O
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
CO

M
E 

Median household income Local Regional District BC 

All households $ $ $ 

Renter households $ $ $ 

Owner households $ $ $ 
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EC
O

N
O

M
Y Participation rate: % Unemployment rate: % 

Major local industries: 

HO
U

SI
N

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: 

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

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

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

and the provincial and federal governments and their agencies).

4. Any consultation undertaken with First Nations:
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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: 
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Briefly summarize current and anticipated needs for each of the following: 

1. Affordable housing:

2. Rental housing:

3. Special needs housing:

4. Housing for seniors:

5. Housing for families:

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

7. 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? 



APPENDIX E:  NEW WESTMINSTER NEIGHBOURHOODS  
 
New Westminster is comprised of five neighbourhoods as depicted in Figure 20 below. The following tables 
describe the main features of the population, households, and housing supply by neighbourhood.   
 
 Figure 3-1 Map of New Westminster Neighbourhoods 

 
 
Table D-1 shows that Uptown is the city’s largest neighbourhood by population, followed by the East End 
and Downtown.  
 
Table D-1 Population and Dwelling Counts by Neighbourhood, 2016 

2016 Census Queens-
borough*  

Downtown West End Uptown  East End 

Population 
 

8,727 12,293 8,280 26,473 15,150 

Private Dwellings 3,045 7,018 3,333 14,082 6,732 

Private Dwellings Occupied by 
Usual Residents 

2,866 6,768 3,070 13,538 6,443 

Source: Pcensus. 2016 Census Data 
*(includes North Arm South 

 
Owner households predominate in all neighbourhoods except for Uptown.  Downtown is dominated by 
apartment buildings with more than five storeys, while Queensborough’s housing supply is predominantly 
single detached and other attached dwellings (single detached with suite). Uptown has mostly other 
attached dwelling and low-rise apartments with less than five storeys.  Queensborough has the largest 
number and share of rowhouse units in New Westminster.  
 
  



Table D-2 Census Households and Dwelling Types by Neighbourhood, 2016 
2016 Census Queensborough

*  
Downtown  West End Uptown  East End 

 
 # % # % # % # % # % 

Private Households by Tenure 2,865  6,804  3,063  13,485  6,435   

Owner 2,085 73% 4,146 61% 1,884 62% 5,744 43% 4,498 70% 

Renter 785 27% 2,674 39% 1,154 38% 7,781 58% 1,951 30% 

Band housing 0 0% 0 0% 0 0% 0 0% 0 0% 

Occupied Private Dwellings by 
Structure Type 

2,875  6,770  3,063  13,544  6,445   

Single-detached house 750 26% 26 0% 1,040 34% 1,574 12% 1,592 25% 

Apartment in a building with five 
or more storeys 

0 0% 4,582 68% 224 7% 4,162 31% 1,505 23% 

Other attached dwelling 2,090 73% 2,163 32% 1,819 59% 7,772 57% 3,358 52% 

Semi-detached house 80 3% 5 0% 30 1% 50 0% 25 0% 

Row house 580 20% 247 4% 55 2% 323 2% 390 6% 

Apartment or flat in a duplex 620 22% 36 1% 980 32% 979 7% 854 13% 

Apartment in a building with 
fewer than five storeys 

820 29% 1,876 28% 734 24% 6,459 48% 2,035 32% 

Other single-attached house 0 0% 10 0% 15 0% 5 0% 20 0% 

Movable dwelling 15 1% 0 0% 0 0% 0 0% 5 0% 

 
 
Table D-3 shows that the West End, Uptown and East End neighbourhoods have the oldest housing stock, 
built mostly before 1980.  Queensborough has the newest housing stock with over half of units built since 
2006.  
 
Table D-3 Census Dwellings by Period of Construction  

2016 Census Queensborough*  Downtown 
  

West End  
 

Uptown 
 

East End 

 # % # % # % # % # % 

Occupied Private Dwellings by 
Period of Construction 

2,865  6,809  3,063  13,520  6,440   

1960 or before 175 6% 375 6% 1,384 45% 3,365 25% 1,667 26% 

1961 to 1980 170 6% 1,123 16% 545 18% 5,367 40% 1,211 19% 

1981 to 1990 150 5% 1,441 21% 345 11% 1,473 11% 833 13% 

1991 to 2000 625 22% 1,500 22% 375 12% 1,745 13% 870 14% 

2001 to 2005 285 10% 292 4% 155 5% 608 4% 165 3% 

2006 to 2010 710 25% 1,462 21% 130 4% 333 2% 1,084 17% 

2011 to 2016 755 26% 597 9% 115 4% 573 4% 595 9% 

Source: Pcensus. 2016 Census Data 
*includes North Arm South 

 
  



Table D-4 shows the distribution of non-market housing (social and cooperative housing) and supportive 
housing by neighbourhood.  Each neighbourhood has some of each type of housing, but the largest share 
of social and cooperative, and supportive housing is in the East End and Uptown neighbourhoods.  
 
Table D-4.  Social and Cooperative Housing, Supportive housing in New Westminster 2020 

 Social and cooperative housing Supportive housing 

Sub-Area # of Units % 
# of 
Beds/Units % 

Downtown 162 10.1% 122 33.2% 
East End 368 22.9% 86 23.4% 
Queensborough 5 0.3% 23 6.3% 
Uptown  952 59.2% 121 32.9% 
West End 121 7.5% 16 4.3% 
Total 1,608 100.0% 368 100.0% 
Source:  City of New Westminster. Seniors and Persons with Disabilities, Families with Children, and Singles and Couples 
Inventory.  Supportive Housing Inventory.   

 

  



APPENDIX F:  METHOD FOR ESTIMATING HOUSING DEMAND 
BY NUMBER OF BEDROOMS, AND BY TENURE AND BY 
HOUSEHOLD INCOME  

  
The following methods were used estimate future housing demand by number of bedrooms as required 
by the Province and by household income and tenure, as desired by the City for planning purposes.  Both 
approaches rely for the most part on assumptions that past trends will prevail in the future, and this may 
not be the case.  
 
Bedroom Count 
 

1. The bedroom count for future housing demand utilizes the 2016 Census percentage of 
households by household type and household size.   

 
2. Assuming that the household type distribution in the future will be the same as in 2016, the latter 

were applied to estimated household growth totals in the future to determine the projected 
number of new households by household size and type.  

 
3. Assumptions were developed about the number of bedrooms needed by different household 

types and sizes using National Occupancy Standards and other assumptions, erring on the side of 
a conservative approach to the number of bedrooms for different household types and sizes, to 
reflect affordability challenges.  The following percentages were applied.  

 
Percentage of units needed, by bedroom type, 2017-2026 

Total units Bachelor 1 bedroom 2 bedroom 3 bedroom 4 bedroom  5+ 
bedroom 

100.0% 19.2% 42.9% 25.0% 10.4% 1.5% 1.1% 

 
4. Taking the bedroom assumptions by household size and household type and the projected 

number of new households by type and size, calculate the number of bedrooms needed.  
 

5. As is often the case with rounded data (i.e., rounded to 1 decimal place), the total number of 
units by bedroom didn’t add up perfectly to the total number of units (i.e., 4090.3 compared with 
4100). An adjustment factor (4100/4090.3) was used to adjust the data.   

 
The results are very close to the City’s Family-Friendly Housing Policy targets, demonstrating the 
importance of this program: 30% of housing in new strata and 25% in new rental is required to have 2+ 
bedrooms, while the above estimates that 37.9% of new units will need 2+ bedrooms. 10% of all housing 
in new strata and 5% in new rental will need 3+ bedrooms, while this method estimates that 12.9% of 
new units will need 3+ bedrooms. https://www.newwestcity.ca/housing/family-friendly-housing 

  
 
 
  



By Tenure and by Household Income 
 
An analysis was completed to estimate the number of new units required by tenure (renter or 
homeownership) and at different renter household income levels (very low income to high income, using 
Metro Vancouver income categories). It is based on the estimated tenure mix and income categories in 
the Metro Vancouver Regional Affordable Housing Strategy Housing Demand Estimates (2016). The 
analysis assumes that among additional future households in New Westminster, the proportions of 
renters and owners, and of renters in various income categories (Very Low Income, Low Income, etc.) will 
be the same as rates estimated by Metro Vancouver. The actual distribution by tenure and of future 
household incomes will depend on a range of factors, including local economic opportunities, availability 
of housing at different price points, household formation, and others. 

 
1. This method assumes that future composition of household tenure will roughly reflect the 

past, by employing the same incidences of rental and ownership demand as Metro 
Vancouver RAHS (2016).  

 
2. It also assumes that the income distribution among renters will be the same as in the past 

i.e., that used by Metro Vancouver in their Regional Affordable Housing Strategy Housing 
Demand Estimates (2016).  These were based on past Census distributions of renter 
household income levels.  

 
3. The share of each income grouping i.e., very low-income households in the 10-year demand 

estimates in RAHS, was applied to the estimate of future housing demand in New 
Westminster to obtain estimates of housing demand by tenure and by income level.  

 
 

  



APPENDIX G: GLOSSARY 
ADEQUATE in relation to housing, means that, according to the residents in the housing, no major repairs 
are required to the housing. 

AFFORDABLE HOUSING Housing is considered affordable when 30% or less of household before-tax income 
goes towards paying for housing costs.  Two common forms of affordable housing for low-income 
households in New Westminster are non-market housing and below-market rental housing.  

APARTMENT means a dwelling unit in a building with three or more dwelling units. Typically, apartments 
are classified as either: (a) apartment in a building that has fewer than five storeys; and (b) apartment in a 
building that has five or more storeys. 

APARTMENT (DUPLEX) means one of two dwellings, located one above the other, and may or may not be 
attached to other dwellings or buildings. Apartment (duplex) units are commonly the main units and the 
secondary suite units in houses with secondary suites. 

BELOW-MARKET HOUSING as defined in the City’s Inclusionary Housing Policy, are rental units (private or 
non-profit) that are affordable for low to moderate income households (earning between $30,000 and 
$75,000 per year in 2020).  Below-market rent is set at 10% below the currently reported Canada Mortgage 
and Housing Corporate (CMHC) rental market median rent, all years, for New Westminster.  

CENSUS DIVISION the general term for provincially legislated areas (such as county and regional district) or 
their equivalents. Census divisions are intermediate geographic areas between the province/territory level 
and the municipality (census subdivision). 

CENSUS SUBDIVISION the general term for municipalities (as determined by provincial/territorial legislation) 
or areas treated as municipal equivalents for statistical purposes. 

COOPERATIVE HOUSING is a type of non-market housing that residents own and operate as part of a 
membership. 

CORE HOUSING NEED  A household in core housing need refers to a household living in housing that falls 
below at least one of the adequacy, affordability or suitability standards and the household would have to 
spend 30% or more of its total before-tax income to pay the median rent of alternative local housing that 
is acceptable. 

DWELLING STRUCTURAL TYPE refers to the structural characteristics and/or dwelling configuration, that is, 
whether the dwelling is a single-detached house, an apartment in a high-rise building, a row house, a mobile 
home, etc. 

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

HOMELESSNESS is the situation of an individual or family that does not have a permanent address or 
residence. 

HOUSEHOLD refers to a person or a group of persons who occupy the same dwelling. 

HOUSEHOLD INCOME GROUPINGS (Metro Vancouver Housing Databook 2019) 

 very low income (less than 50% of median household income or $35,000);  
 low income (between 50% and 80% of median household income or $35,000-$59,999);  
 moderate income (between 80% and 120% of median household income $60,000 -$84,999);  
 above moderate income (between 120% and 150% of median household income (85,000-

$109,999); and  



 high income (more than 150% of median household income $110,000). 
 
HOUSING DEMAND The housing requirements of households with incomes sufficient to afford market rate 
housing, either rental or ownership.  

HOUSING NEED refers to the housing requirements of households with insufficient income to afford market 
rate housing.  

MARKET HOUSING means housing that is privately owned by an individual (or a company) who generally does 
not receive direct subsidies to purchase or maintain it. Prices are set by the private market.  

MEDIAN is the value which is in the centre of a group of values. 

MIGRANT means a migrant within the meaning of the Mobility and Migration Reference Guide, published 
by Statistics Canada for the 2016 Census. For the purposes of this report, migrants include both internal 
migrants (who lived in a different municipality or province within Canada 5 years ago), and external 
migrants (those who did not live in Canada 5 years ago). 

MOBILITY STATUS means a mobility status within the meaning of the Mobility and Migration Reference 
Guide, published by Statistics Canada for the 2016 Census. 

MOVABLE DWELLING means a single dwelling, other than a mobile home, used as a place of 
residence, but capable of being moved on short notice, such as a tent, recreational vehicle, travel trailer 
houseboat, or floating home. 

MOVER means a mover within the meaning of the Mobility and Migration Reference Guide, published by 
Statistics Canada for the 2016 Census. For the purposes of this report, movers are persons who did not live 
in the same residence as on the same date 5 days earlier. Movers include before non-migrants and 
migrants.  

NAICS means the North American Industry Classification System Canada 2012, published by Statistics 
Canada. 

NAICS sector means a sector established by the NAICS. 

NON-MIGRANT means a non-migrant within the meaning of the Mobility and Migration Reference Guide, 
published by Statistics Canada for the 2016 Census. For the purposes of this report, non-migrants are 
persons who did not live in the same residence 5 years earlier, but who still lived in the same census 
subdivision (moved within the Census Subdivision). 

NON-MOVER means a non-mover within the meaning of the Mobility and Migration Reference Guide, 
published by Statistics Canada for the 2016 Census. For the purposes of this report, non-movers are persons 
who lived in the same residence as on the same date 5 years earlier. 

NON-MARKET HOUSING means affordable housing that is owned or subsidized by government, a non-profit 
society, or a housing cooperative; whereby rent or mortgage payments are not solely market driven and 
which have eligibility criteria for entry.  Most non-profit and cooperative housing is a form of non-market 
housing. The City’s Inclusionary Housing Policy for Multi-unit Strata Residential and Mixed-Use Residential 
Developments defines no n-market rental units as serving very low-income households, and that rent at 
the shelter component of income assistance or at a rate geared to income (to a maximum of $29,999 in 
2020), as determined by the non-profit or BC Housing, to meet client needs.  

 



NOT FOR HOUSING’ HOUSING (NFHH) recognizes that some housing is used for non-housing purposes, 
typically commercial, and that is not occupied by a household.2  There are four main categories of NFHH:  

 Second homes 
 Foreign buying of investment properties (which might be vacant)  
 Houses as hotels (short term rental) and  
 Houses as offices.  

 
OPERATING AGREEMENTS are contracts between a funder and non-profit housing operator that set out the 
amount, duration, and conditions of the subsidy provided by the provincial and/or federal governments. 
Their expiry, often tied to a 35- year mortgage amortization period, means when the mortgage expires, 
non-profit housing providers are responsible for the project's ongoing financial viability. 

OTHER SINGLE-ATTACHED HOUSE means a single dwelling that is attached to another building and that does 
not fall into any of the other dwelling structural types, such as a single dwelling attached to a non-residential 
structure (e.g., a store or a church) or occasionally to another residential structure (e.g., an apartment 
building). 

OWNER HOUSEHOLD refers to a private household where some member of the household owns the 
dwelling, even if it is still being paid for. 

PARTICIPATION RATE means the total labour force in a geographic area, expressed as a percentage of the 
total population of the geographic area. 

PRIMARY RENTAL MARKET means a market for rental housing units in apartment structures containing at 
least three rental housing units that were purpose-built as rental housing. 

PURPOSE-BUILT RENTAL HOUSING refers to multi-family housing that is constructed for the purpose of long-
term rental tenure and is not subdivided into co-op, strata condominium, or fractional ownership 
arrangements.  

RENTAL ASSISTANCE PROGRAM (RAP) is a type of rent supplement program that BC Housing offers to eligible 
low-income families. 

RENTER HOUSEHOLD refers to private households where no member of the household owns their dwelling.  

ROW HOUSE means 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.  

SECONDARY RENTAL MARKET means a market for rental housing units that were not purpose-built as rental 
housing but are often, in fact, rented. This includes rented condominiums and secondary suites. 

SECURE RENTAL HOUSING is that portion of the rental stock that provides longer term rental housing where 
tenants can reside without worry that their tenancy may be terminated by new owners who purchase the 
units. Rents are determined by market demand, subject to the Residential Tenancy Act.  Like purpose-built 
rental housing. Term used in the City’s Secured Market Rental Policy.  

SEMI-DETACHED DWELLING means 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 John Doling. Richard Ronald.  Not for Housing’ Housing: Widening the Scope for Housing Studies.  Critical Housing 
Studies.  Volume 6 | Issue 1 | 2019 | 22-31 



SHELTER AID FOR ELDERLY RENTERS (SAFER) is a type of rent supplement program that BC Housing offers 
to eligible low-income older adults and people with disabilities. 

SINGLE-DETACHED DWELLING means a single dwelling not attached to any other dwelling or structure 
(except its own garage or shed). A single-detached house has open space on all sides and has no dwellings 
either above it or below it. 

STRUCTURE TYPE see ‘Dwelling Structural Type’. 

SUBSIDIZED HOUSING refers to whether a renter household lives in a dwelling that is subsidized. Subsidized 
housing includes rent geared to income, social housing, public housing, government-assisted housing, non-
profit housing, rent supplements and housing allowances.  

SUITABLE HOUSING means housing that has enough bedrooms for the size and make-up of resident 
households, according to National Occupancy Standard (NOS) requirements. 

SUPPORTIVE HOUSING is a type of housing that provides on-site supports and services to residents that 
cannot live independently.  Scattered site supportive housing is located in private rental units with support 
services brought in as needed. 

TENURE refers to whether the household owns or rents their private dwelling. 

TRANSITIONAL HOUSING is a type of housing for residents to stay temporarily (between 30 days and three 
years), with supports as needed. It aims to transition individuals into permanent housing.  
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