December 16, 2025

City of Kamloops

Canada Community-Building Fund Requirements: Housing Needs Assessments for
Municipalities: Qualitative Questions

1) Please provide a brief history of how housing in the community has been shaped by forces
such as employment growth and economic development, transportation, and migration.
Please include any long-term housing challenges the community has faced.

The City of Kamloops witnessed population growth above the provincial average during the 2016-
2021 census period and, according to BC Stats, this growth has accelerated since 2021. Population
drivers included construction of the Trans Mountain pipeline and adverse regional events which
brought people to Kamloops such as flooding, wildfires, and mill closures. Federal policy relating to
immigration and international students contributed to increased demand for housing that outpaced
its production. Covid-19 contributed to an increased desire for greater housing space, access to the
outdoors, and working-from-home which brought many residents to Kamloops from the Lower
Mainland. Historically low interest rates and more housing demand from domestic and
international migration led to a near-doubling of housing values in Kamloops since 2016.

Kamloops has faced challenges that are widespread across Canada, such as the opioid epidemic,
housing speculation, short-term rentals, and the rise of construction and labour costs. Additionally,
Kamloops faces unique long-term challenges relating to geography including steep slopes,
geotechnical hazard lands, rivers which may flood, and protected agricultural land which limit both
outward growth and infill development. Infrastructure limitations remain a major factor with
upgrades and expansion of the complex water, sanitary, storm utility, and transportation systems
needed to accommodate growth. Regarding transportation, the eastern part of the city is almost
entirely reliant on one road (the Trans-Canada Highway), the city only as one bridge to the fast-
growing northwesterly part of the city, and one of two centrally located bridges that linked
Kamloops with the adjacent Tk’emldps te Secwepemc community was recently destroyed by fire.

2) Please detail the existing municipal housing policy and regulatory context, including
approved housing strategies, action plans and policies within Official Community
Plans (OCPs).

The OCP was updated in December 2025 to align with the 2024 Housing Needs Report and
contains numerous policies promoting diverse housing options. This includes designating for mid-
to high-density in mixed-use town centres, neighbourhood centres, and major corridors, and
encouraging infill development such as detached suites, small lot development, and townhouses in
more conventional single-detached neighbourhoods. The OCP includes three designated transit-
oriented areas which support apartment buildings within 400 m of the transit exchange with no
required residential parking. Additionally, a transit-supporting area was added to support the
development of a new town centre with a planned transit exchange. Housing policies within
document provide direction to support housing affordability, housing diversity, and housing for
vulnerable populations.



Implementation of OCP housing policy occurs through administration of other bylaws including the
Zoning Bylaw, Subdivision and Development Control Bylaw, and Development Cost Charge Bylaw,
which together provide density bonuses, reduced development cost charges (DCCs), and reduced
parking requirements in core areas to promote infill housing development. The areas identified for
the most growth in the OCP and Zoning Bylaw benefit from the Purpose-Built Rental Development
Revitalization Tax Exemption Bylaw which grants a 10-year tax exemption for purpose-built rental
developments.

The City of Kamloops created an Affordable Housing Strategy in 2018 which identified Strategic
Priorities and Actions to support the development of affordable housing. In 2020, The City of
Kamloops created a Housing Needs Assessment to better understand local housing needs in
accordance with provincial legislation. The report was updated in 2024 in response to changes in
legislation. The 2024 Housing Needs Report meets provincial requirements, noted as follows:

e Toidentify 5- and 20-year housing needs in the communities using a new standardized
methodology; and,

e Toinclude a statement about the need for housing close to transportation infrastructure
that supports walking, bicycling, public transit or other alternative forms of transportation
and actions taken by local government since the last housing needs report

3) How have population changes in your community impacted your housing market?

As identified in Question #1, Kamloops had a faster than the provincial average between 2016 and
2021 and was amongst the fastest growing CMAs in Canada during that period. The cost of housing
has doubled for both purchasing a dwelling or renting since the beginning of the last census (2016)
compared with the latest data. Vacancy rates have been low since 2016 with the largest drop
occurring during the first year of the Covid-19 pandemic (2021), which coincided with the
substantial increase in the cost of housing. The increased cost of housing (both for builders and
buyers), the demographic shift in household sizes, and the arrival of additional university students
has seen an increasing share of housing units being apartments rather than single-detached
dwellings. These apartments are primarily small studio and one-bedroom dwellings in central areas
whereas larger family-friendly units mainly being available in more suburban settings. Changes in
federal policy relating to international students may slow down the construction of additional
student-oriented developments.



4) How have employment and labour conditions (e.g., prevalence of precarious employment,
temporary or seasonal workforces, reliance on less predictable sectors such as natural
resources, agriculture, tourism, etc.) in your community impacted housing supply and
demand?

The construction of the Trans Mountain pipeline brought several hundreds of well-paid skilled
professionals and trades people to the city which increased housing demand. The completion of
the pipeline and subsequent departure of some of these workers did not noticeably impact the
housing market as additional pressures relating to Canada-wide population growth and Covid-19.
Kamloops is home to Thompson Rivers University (TRU) which in in recent years saw a large
increase in the number of international students and housing development on university owned
land. Limited housing supply saw conversion of older motel units to housing, including units for
students. Future international student enrollment changes at TRU related to changes to federal
policies on international student admissions, including caps on the number of study permits, which
were implemented at the end of the 2023/2024 fiscal year may impact the housing market.

Kamloops is not subject to any known impending large resource industry closures or openings;
however, Kamloops is affected when smaller communities lose their anchor industries (particularly
mines and mills) as those residents tend to move to larger regional centres for employment.
Kamloops role as a regional centre has grown stronger with a growing medical sector which has
brought additional well-paid staff that are often on short-term rotations; these staff often use short-
term rentals which increases the demand for secondary suites and other rentals.

5) Please describe the housing needs and challenges of priority populations in your
community, specifically for the 13 groups identified by CMHC: women and their children
fleeing domestic violence; women-led households (especially single mothers); seniors 65+;
young adults aged 18-29; Indigenous peoples; people with physical health or mobility
challenges; people with developmental disabilities; people dealing with mental health and
addiction issues; veterans; 2SLGBTQIA+; racialized groups; recent immigrants (including
refugees); and people experiencing homelessness.

Core housing need is an indicator that a population group is facing affordability challenges related
to housing. While Census data does not disaggregate core housing need data by all priority
populations, there are several priority population groups where this information is available, as
shown on the following figure:
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In Kamloops, 9.7% of all households were in core housing need in 2021. There are some priority
groups where core housing need is more prominent. The priority group with the greatest rate of core
housing need in Kamloops was single mother-led households with nearly one in four (22.3%)
households in core housing need. This is followed by 18.3% of black-led households and 13.2% of
women-led households in core housing need.

Many households may have members in multiple priority categories which may also not be
represented in the data. Housing-related challenges will vary from group to group and could include
experiencing prejudice by property owners or property management groups in relation to renting to
specific demographic groups, lack of units accessible for persons with mobility challenges, and
challenges of persons with mental health conditions accessing housing where adequate support
resources are not available.

6) How has your community engaged with priority populations? Please provide an overview of
the methodology and assumptions used to conduct engagement with priority groups. Please
provide a description of who was engaged, the type of engagement that took place, and the
nature of the engagement (e.g. interviews, consultations). If a private individual has been
engaged, please anonymize and remove any identifying features from the narrative.

As part of the 2020 Housing Needs Assessment, opportunities for housing and homelessness
service providers, non-profit housing providers, youth, and persons with lived experience of



homelessness were provided via focus groups. As part of the 2024 Housing Needs Report, City of
Kamloops engaged with the local First Nation, Tkemltps te Secwépemc (TteS) on a government-to-
government basis. The discussion included development of a future update to the Housing Needs
Report addressing housing needs on reserve lands, with methodology to be determined based on
input with TteS. The City is also engaging with TkemlUps te Secwépemc and the urban indigenous
community regarding the 2025 update to the Official Community Plan. The engagement format will
include an in-person session with non-profit Indigenous housing and social service providers.

7) Please describe local factors that are believed to contribute to homelessness in your
community (e.g., the closing of a mental health facility, high numbers of refugee claimants,
etc.).

What is evident from the Point-in-Time homelessness count data is that the causes of
homelessness are a combination of structural factors, systems failures, and individual
circumstances. Notable within the data is the legacy of colonization and residential schools, and
how this has contributed to the over representation of Indigenous Peoples experiencing
homelessness.

Of those who responded, 55% identified as Indigenous in the 2024 Point-in-Time Count. This is a
slight increase from the 52% of respondents who identified as Indigenous in the 2023 Point-in-Time
Count and the 47% in 2021. This indicates a growing overrepresentation of Indigenous Peoples in
the unhoused population of this region. Of those who responded, 35% (88 people) stated that they
had residential school experience, which means they, their parent(s), and/or their grandparent(s)
attended a residential school.

The data also provides signs that the systems set up to support vulnerable youth have significant
gaps that negatively impact social and health outcomes for many young people.

In the 2024 results, 37% (84 individuals) identified as being a part of the foster care system. Of
those who responded, 45% first experienced homelessness during their youth (0—24 years of age).
Of those who were in the foster care system as a youth, 83% did not feel that they were properly
supported in transitioning to independence.

The data also points to the housing crisis, economic precarity and limited health resources as key
factors contributing to increased and chronic homelessness.

Respondents were asked about their barriers to housing. The most common barrier to housing was
rent being too high (80%), followed by low income (78%), addiction issues (48%), and
discrimination (37%).

More than half of respondents identified as having either an illness or medical condition (51%), and
53% said they had a physical mobility challenge. Of those who responded, 39% identified as having
challenges related to their senses, such as sight or hearing. 37% of respondents identified as
having a brain injury that occurred after birth. When asked, 43% of respondents stated that their
health-related challenges have impacted their ability to access services.



8) Please identify temporary and emergency relief resources available for individuals
experiencing homelessness in your community (e.g., number of shelter beds, resource
centres, transitional beds available). If possible, please indicate whether capacity levels are
commensurate with need.

As per the 2024 Housing Needs Report, Emergency Housing Resources are as follows:

Provider

Canadian Mental
Health Association

ICS — Youth Sheiter
The Mustard Seed

YMCA BC-
Women's
Emergency Shelter

Out of the Cold

Population

All individuals over
19

Youth

All individuals over
19

All individuals over
19

All individuals over
19

Women and children
expenencing or at
risk of violence

Overnight shelter
and support
services 1o persons
expenencing
homelessness

Number of Beds

42 low barrier for
women and men
(Emerald)

50 (Merit Place)

41 low barrier beds
(Moira House)

For Moira House,
access Is
determined through
a triage process.
The beds are
reserved for
individuals who are
actively working
towards recovery
and maintaining
sobriety.

4

22 (WestEnd
(Co-ed))

24/7 Permanent
Shelter

12 (Harbour House
(Women Only))

24/7 Permanent
Shelter

20 (Yacht Club (Co-
ed))

24/7 Temp Winter
Shelter (Operated
from November
2023- March 2024
and getting ready to
open for the 2024-
25 year)

23

25

Occupancy Rates

Generally full

95% (Moira House)

50%
88%

93%

97%

80-90%

*Depends on size of
family

100%

Clients Served
2023

623 (Emeraid)
749 (Merit)

114 (Moira House)

61
452

2,081

N/A

There are not enough shelter beds in the community. During the 2024 Point-in-Time Count, a
minimum of 313 individuals were identified as unhoused. The shelter occupancy rate the night of
the count was 87%, and 89 people identified that they had stayed outside or in a makeshift shelter
or tent, suggesting that at least 89 shelter beds are currently needed.

Using the Housing Needs Report method, the 5-year (2026) need for units to reduce homelessness
is 391, and the 20-year (2041) need is 782 units.



In addition to increasing the number of shelter beds, additional transitional and long-term
affordable housing is needed in Kamloops for individuals experiencing homelessness.

While many people experiencing homelessness could be housed in affordable housing without
supports, it is estimated that 292 people who have experienced or are at high risk of homelessness
require supportive affordable housing by the end of 2024. Based on population growth rates, it is
projected that another 17 people will require housing with supports by 2029 and an additional 71 by
2044,

9) Some groups, including students, those in congregate housing, and temporary foreign
workers, may be excluded from publicly available core housing need data sources.
Communities are encouraged to use this section to describe the housing needs of these
respective populations to ensure that all groups are represented in their HNR.

The HNR accounts for the local university’s enrolment and recognizes previous conversations with
the Student Union in 2020. In these conversations, it was understood that there has been
significant increases in on-campus headcounts in the last several years. The affordability of many
units was cited as the key challenge for students. At the time, the Student Union was hearing from
students that it is cheaper to live in the city than in student housing, some stating they are living in
motels. These trends are creating higher demand for affordable market rent units across the city.

10) How have average rents changed over time in your community? What factors (economic,
social, national, local, etc.) have influenced these changes?

Rents have doubled since 2016. This question has also been addressed in Questions #1 and #3
which outlines Kamloops’ rapid population growth and associated impacts on the housing market.

11) How have vacancy rates changed over time? What factors have influenced this change?

Vacancy rates have slightly improved since 2016, however there was a substantial drop in vacancy
rates during the 2021-2022 pandemic period to a low of 1.0%. Kamloops has been under the 3%
vacancy rate, that is considered a healthy rate, since 2014.

Rental Vacancy in Kamloops, overall and for each type of Unit (2013-2023) is provided in the
following figure:
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This question has also been addressed in Questions #1 and #3 which outlines Kamloops’ rapid
population growth and its causes and effects.

12) How have trends in core housing need changed over time between both tenant and owner-
occupied households?

When breaking it down by tenure, core housing need has remained fairly stable between the 2006-
2016 period between owner and renter households in Kamloops. There was an almost 10%
decrease in the percentage of renter households in core housing need in 2021 as compared to the
previous years; it is important to note the impact the COVID-19 financial benefits had on this, and
that core housing need is likely underrepresented in 2021. Please see the following table for
reference:

Figure 3.11: Households in Core Housing Need by Tenure, City of Kamloops (2006-2021)
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13) In the last five years, how many affordable units for low and very low-income
households have been built, and how many have been lost? If data is not available, please
describe how the loss of affordable housing units may have impacted your community.

Affordable housing units built in the last 5 years are shown in the table below. Data is not available
on loss of existing affordable units. Unit loss through redevelopment has been minimal as most
multi-unit re-development has taken place on properties previously used for commercial or very
low-density residential purposes (e.g. small single detach dwellings). Housing affordability has also
been impacted by increases in rent occurring when rental units switch occupants.

Project Name Project Type |Time of Housing| Population Target Numl;ter Year
of Units | Opened
Spero House New Build Supportive general 58 2019
Rosethorn House New Build Supportive general 42 2020
Kikekyelc New Build Supportive Metis/Indigenous 31 2020
Stollery Suites New Build Affordable seniors 43 2021
The Lightwell New Build Affordable seniors 12 2022
Sunrise Centre New Build Affordable seniors 112 2022
Cookie's Place New Build Affordable seniors 37 2022
Diversity Flats New Build Affordable general 60 2022
Genesis Place Renovated Hotel | g nhortive | general/indigenous | 28 2022
Lamplighter Renovated Hotel | gynhortive general 31 2022
Women's Housing New Build Affordable women 14 2023
Active Care Housing New Build Affordable general 40 2024
Katherine's Place New Build Supportive youth 39 2025

14) Please describe available affordable and community housing options and
needs/gaps currently in your community. Examples can include:

a) Are any of these affordable housing units accessible or specifically designed
for seniors, including long-term care and assisted living?

In Kamloops, there are approximately 485 housing units for low-income seniors. In most cases
seniors housing is 55+ as shown on the following Table:



Table 4.7 Seniors Housing Providers (as of November 2024)

- o - Waiting List
Provider Criteria Number of Units Access (Dec 31, 2023)
PA & JM Gaglardi Adults 60+, low- 150 units (100 On site (140) 86
Senior Citizens income, able to live studio, 50 1-bed)

Society independently and ASK Wellness (10)

arrange for own

supports
Lejeune Manor Adults 55+, low- to 39 On site Always accepting
(Lejeune Housing moderate- income applications
Society)
Oncore Seniors RiverBend, Mayfair, 150 Directly apply to N/A
Society (RiverBend, | and Silvercrest: Adults Oncore

Waiting List

Provider Criteria Number of Units Access

(Dec 31, 2023)

Mayfair, Silvercrest, | 55+, low- to moderate-

and Lightwell) income (BC Housing)

Lightwell: Adults with

disabilities, tenant

selected by ICS and

waitlist managed by

CLBC
ASK Wellness Adults 55+, low- 13 (Bridgeway) ASK referral N/A
(Bridgeway, income
Cookies Place, and 37 (Cookies Place) | BCH Registry
Stollery Suites)

30 (Stollery Suites) | BCH Registry

Norkam Seniors Adults 55+, low- 19 Direct referral 520+
Housing income
Cooperative
Association?”
North Kamloops Adults 55+, person 32 (30 1-bed; 2 2- BC Housing 50+
Building Society with a disability, low- bed)

income Direct referral Multiple year wait

time

CMHA (Golden Adults 55+, person 15 Rent geared to 400+
Vista) with a disability income

Fully accessible

The units above do not include assisted living units.

b) Does your municipality provide rent supplements or other assistance programs that
deepen affordability for households?

Rent supplements are provided by BC Housing. BC Housing has a total of 889 social/subsidized
housing units in the Kamloops: 581 for low-income families and 308 for low-income independent
seniors. In addition, BC Housing administers 748 rental assistance agreements in the private
market across the city: 83 for families, 549 for seniors, and 117 under the Canada Housing Benefit.
The data published in 2024 by BC’s Housing Research and Corporate Planning Debt excludes
homeownership units funded under the BC HOME Partnership program and other affordable
market rental/homeownership programs.

c) Is your community in need of supportive housing units with wrap-around supports,
such as for those with disabilities?

Yes. Currently, there are approximately 670 transitional and supportive housing units/beds for
people with living with mental health illness, people with physical and developmental disabilities,



and youth in the community. Based on estimated gaps and prevalence rates, and assuming current
needs are met, to best meet the needs of households requiring various supports over the next 20
years:

¢ Approximately 1,730 more households would benefit from housing with supports for people with
physical disabilities.

¢ Between 112 and 279 units of housing and supports will be needed for people with severe mental
illness and addictions.

¢ Approximately 82-98 units of housing and supports will be needed for adults with intellectual
disabilities

15) This final section aims to determine how your community anticipates using the results and
findings captured in the HNR to inform long-term planning, as well as concrete actions that
can address identified needs. Please use the following questions to describe how those
linkages will be made.

a) How will this HNR inform your OCP, housing policies and/or actions going forward? For
example, if the HNR identifies specific needs in your community across the housing
spectrum - such as housing needed for priority populations, units for large households
in denser form factors, more diverse structural types such as missing middle housing,
or more affordable and higher-density housing near transit — how could actions and
changes in policy and planning help address those needs?

Currently, the City of Kamloops is updating the OCP primarily to address the housing
situation. In addition to provincially mandated transit-oriented areas, which have already
been recently incorporated, new high-density town centres and corridors are being
proposed to support medium- to high-density residential and mixed-use developments. The
OCP update will also better address housing needs for specific demographic groups,
including the unhoused population, seniors, and families. Impacts of redevelopment
projects on existing affordable housing developments such as mobile home parks will also
be addressed.

In 2024, Kamloops updated its zoning bylaw to allow missing middle housing (4 units per
lot) as of right as per provincial legislation and is now incorporating such housing types into
OCP policy. The City has recently reduced residential parking requirements by roughly 50-
60% for most new dwellings and is incorporating these changes into OCP policy. Core areas
of Kamloops benefit from lower transportation- related Development Cost Charges, lower
residential parking requirements, area-specific tax exemptions for multi-unit residential
development more broadly applicable tax exemptions for new purpose-built rental
buildings. Collectively, these policies support and incentivize more units to be built, reduce
the cost per unit, and allow households to live either car-free or car-light lifestyles further
reducing overall household expenses.



b) How will data collected through the HNR help direct those plans and policies as they

aim to improve housing locally and regionally, and how will this intersect with major
development patterns, growth management strategies, as well as master plans and
capital plans that guide infrastructure investments?

The data collected in the HNR provide guidance for updating the Official Community Plan’s
policies on residential growth and specific housing needs. The data provides rationale for
OCP policies regarding what is required of private developers such as having a percentage
of units with a certain bedroom count or for a particular purpose/demographic. The number
of additional units needed will be factored into the ongoing OCP update which aims to add
additional town centres and growth corridors. These updates will formulate the number of
anticipated units in each sector and their respective demand for utility and transportation
infrastructure. The OCP update in turn informs updates to the Zoning Bylaw to permit
housing growth, and updates to the Development Cost Charge Bylaw and Capital Plan to
ensure adequate infrastructure is available in a timely and cost-effective manner to
accommodate anticipated housing growth.

Based on the findings of this HNR, and particularly the projected housing needs,
please describe any infrastructure gaps that may potentially limit the ability of your
community to support forecasted growth unless they are addressed, or that could
facilitate more complete and resilient communities. This can relate to any type of
enabling infrastructure needed for housing, including fixed and non-fixed assets, as
well as social, community or natural infrastructure. Communities are encouraged to
illustrate how infrastructure gaps impact their housing systems and growth. Examples
of types of enabling infrastructure may include:
a. Public Transit
Kamloops currently has a relatively low percentage of commuters that use
alternative modes of transportation. Transit expansion is necessary to support
housing growth in a sustainable manner. Expansion of transit hours and additional
routing will require additional funding from senior levels of government.
Improvements in alternative transportation infrastructure are needed to minimize
adverse impacts related to traffic congestion and increased demand for parking
associated with high occupancy vehicle usage otherwise needed to accommodate
housing growth.

b. Water/Wastewater Systems
Kamloops operates a complex water network system that purifies drinking water
from the South Thompson River and distributes it to residents as high up as 700
metres above river level. This situation faces climatic issues as Kamloops is one of
the driest climates and hottest climates in Canada and there is a surge in demand
during the summer. Much of water infrastructure in Kamloops is aging and/or
inadequately sized to support higher density growth mandated by the province of
British Columbia. Kamloops also has numerous isolated parts of the city that are



still on well-water, non-municipal community water providers, and/or septic
systems.

Roads and Bridges

As identified in Question #1, Kamloops faces numerous geographic issues which
then affect transportation due to chokepoints and limited infrastructure. Kamloops
and the neighbouring Tk’emllps te Secwepemc community share only two centrally
located bridges between them, after one was destroyed by fire. Two rivers and
numerous steep slopes and cliffs isolate many portions of the city and neighbouring
Tk’emlups te Secwepemc. The eastern part of Kamloops is an important
development area, due to the availability of vacant flat land, but is hampered by
traffic and highway access concerns as there is being one municipal road and one
provincial highway connecting it with the rest of the city. The north and northwestern
portions of the city are reliant on one bridge connecting them with the rest of the
city. Kamloops is also greatly affected by CP Rail and CN Rail tracks and yards that
divide the city and offer limited crossings while also adding noise and particulate
pollution in urban areas.

Schools, Parks, Community or Recreational Centres

The population growth and future housing needs identified in the Housing Needs
Report are being considered in providing growth projections in the Official
Community Plan. New growth will influence demand on schools, parks, and
recreational centres. As part of the OCP update the City of Kamloops consults with
the local school district to inform the district’s planning for school expansion.
Future schools are identified in the Official Community Plan in accordance with
legislation. The OCP growth projections and growth strategy are being used to
update the City of Kamloops Parks Plan which will identify future parks and
recreation needs.

Parkland acquisition and construction of park amenities necessary to service the
densifying community impose costs on the municipality. The City’s Recreation
Master Plan identifies the need for additional recreational amenities in the
community to accommodate to the growing population. The City is currently in the
planning and financing phase for two large recreational centres that require
substantial loans to meet the demand for ice time and arts and culture space.

Broadband Service and Access
This is not a concern.

Climate Risks/Impacts

Kamloops faces development challenges due to climatic issues. Climate change
may contribute to flooding and a significant portion of Kamloops identified for
higher-density development is within the 200-year flood plain. Other growth areas



experience landslide risks and wildfire interface threats. While secondary
emergency routes have been made to isolated neighbourhoods at risk of wildfire,
additional transportation connections are necessary to create redundancy to
support public safety.

During the wildfire season, large wildfires in western Canada can produce enough
smoke to blanket the city in hazardous smoke during the peak construction season.
Lack of shade trees and loss of tree canopy in conjunction with urbanization may
exacerbate public health and safety during heatwaves. Draught may impacts the
ability to provide irrigation for shade trees and other vegetation and may affect water

supply.
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