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Plan Overview 

 

1.1 Community Vision Statement 

 

Our vision is to create a vibrant, healthy, sustainable 

community that exists in harmony with the natural environment, 

enjoys a balanced economy, supports all generations and 

provides the opportunities to satisfy diverse social needs. 

 

1.2 Purpose of the Plan 

The purpose of the Plan is to provide a road map for achieving long term, sustainable development goals 
that are consistent with community values and priorities. This Plan identifies natural areas for protection. 
It provides direction for creating a healthy community suitable for all ages. It is a guide for residents, 
property owners, business people, developers and investors to assess the appropriateness, scale and 
potential of their prospective developments in Lake Cowichan. In cases where a development is proposed 
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that may be harmful to the natural environment, the burden of proof lies with those proposing the 
action, rather than with those advocating protection. This precautionary principle is a keystone of the 
objectives and policies of this Plan. 

1.3 Scope of the Plan 

1.3.1 Legislative Authority 

This Plan constitutes the Official Community Plan (OCP)in accordance with the provisions of the Local 
Government Act(LGA) of British Columbia.  

The While an OCP does not commit the Council to undertake any of the projects suggested or outlined 
herein, all bylaws, enactments, permits issued, and works undertaken by the Town must  be consistent 
with the provisions of this Plan. 

Under the terms of the LGA, an OCP is a statement of broad social, economic and environmental 
objectives and specifies that a Plan must include the following: 

¶ the approximate location, amount, type and density of residential development required to meet 
anticipated  housing needs over a period of at least 5 years ; 

¶ approximate location, amount and type of present and proposed commercial, industrial, institutional, 
agricultural, recreational and public utility land uses; 

¶ the approximate location and area of sand and gravel deposits that are suitable for future sand and 
gravel extraction; restrictions on the use of land that is subject to hazardous conditions or that is 
environmentally sensitive to development; 

¶ restrictions on the use of land that is subject to hazardous conditions or that is environmentally 
sensitive to development; 

¶ the approximate location and phasing of any major road, sewer and water systems; 

¶  the approximate location and type of present and proposed public facilities, including schools, parks 
and waste treatment and disposal sites; 

¶ housing policies of the local government respecting affordable housing, rental housing and special 
needs housing; 

¶ targets for the reduction of greenhouse gas emissions in the area covered by the plan, and policies 
and actions of the local government proposed with respect to achieving those targets; and 

¶ relationship of the OCP to other Town Bylaws and Plans. 

The OCP is the primary guiding document for the implementing tools of the Zoning Bylaw, Subdivision, 
Works and Services Bylaw, and various related land use oriented Bylaws such as the Sign Bylaw. It 
provides direction for more detailed transportation planning, specific parks and trail plans, downtown 
revitalization strategies and a range of functional plans the Council may wish to consider such as ones 
addressing renewable energy or economic development. 

The Zoning Bylaw is arguably the most relevant in terms of the implementation of land use policies, 
ǇŀǊǘƛŎǳƭŀǊƭȅ ǘƘƻǎŜ ǊŜƭŀǘŜŘ ǘƻ ǎǇŜŎƛŦƛŎ ƭŀƴŘ ǳǎŜ ŘŜǎƛƎƴŀǘƛƻƴǎ ƛƴ ǘƘƛǎ ǇƭŀƴΦ ¢ƘŜ ǊŜƭŀǘƛƻƴǎƘƛǇ ƻŦ ǘƘƛǎ ǇƭŀƴΩǎ ƭŀƴŘ 
use designations to specific Zone districts is summarized in Table 1. 
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Generally, land use designations of this plan are broad in scope and reflect multiple objectives; Zone 
districts are more specific and reflect more narrow purposes. Typically there are several Zone districts 
which may implement one land use designation as shown on the Land Use Map. 
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Table 1 OCP Plan Land Use Designations and Implementing Zone Districts 

Official Community Plan 
Designation 
  

Zoning Bylaw  

Districts that implement OCP 
Designation 

 Symbol 
  

Downtown/Uptown Multi-unit Residential R-3  
General Commercial C-1 

 
Mixed Use Commercial C-1-A 

 
Limited Commercial and Residential C-1-B  
Business Commercial C-4 

 
Lakefront and Riverfront Commercial  C-3 

Urban Neighbourhood Compact Urban Residential R-1  
Multi-unit Residential R-3 

 
Mixed Use Commercial C-1-A 

Urban Neighbourhood Urban Residential R-1  
Residential R-1-A 

  Suburban Residential R-2 

  Medium Density Residential R-5  
Mobile Home Park Residential R-4 

  Modular Home Residential R-4-A 
 

Lakefront and Riverfront Commercial  C-3 

Neighbourhood Centre Local Commercial C-2 

Highway Commercial Highway Commercial (proposed) 
 

Tourist Commercial Lakefront and Riverfront Commercial  Zone C-3 

   Mixed Use Commercial C-1-A 
 

Water Recreation W-1 

Institutional Public Use  P-1 

Parks and Open Space Public Use  P-1 

Urban Reserve/Comprehensive 
Development 

Comprehensive Development  CD 

Industrial  Light Industrial  I-1 

All designations Comprehensive Development in accordance with 
objectives and policies of the land use 
designation 

CD 

 
Public Use P-1 
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1.4 Organization of the Plan 

The plan is organized on the basis of three broad themes:  

¶ the natural environment,  

¶ the built environment, and  

¶ community health and wellness.  

Supporting these themes are parts on context, development permit areas, implementation strategies, 
and maps addressing land use, parks & open space (including greenways and blueways), transportation, 
and development permit areas. All these parts support the community vision and implementation of 
policy.  

The core text elements of the plan are organized using goals, objectives, and policies which are 
distinguished as follows:  

¶ a goal describes a desired future state and is worded broadly in a single sentence; 

¶ an objective is focused on a single topic related to the goal and is directional and action oriented. 
Typical verbs used are Ψto improveΩ, ΨreduceΩ, ΨprotectΩ, or ΨminimizeΩ; and 

¶ policies are specific actions, position statements, or requirements in support of an objective or set of 
objectives.  

In all cases the text supports and is supported by the maps.  

1.5 Consultation Process 

In the spring of 2017 Council requested of the APC a review and update of the OCP. 

The APC recommended that the update involve a robust community engagement approach to the update 
that would essentially create a citizen driven plan. The professional consulting planner would coordinate 
and synthesize all the analysis, insights, and citizen inputs into a draft document for review of the APC 
and ultimately approval by Council.  

Three working groups were formed comprising volunteer citizens to address the themes of the natural 
environment, built environment, and social environment (community wellness) The groups met four 
times in the winter and spring of 2018. Collectively they reviewed and provided input on almost the 
entire OCP. Updated demographic statistics, relevant studies, and planning analyses were provided to the 
working groups to assist their work. The Advisory Planning commission was kept abreast of progress and 
provided a response in the form of concurrence or additional insight and clarification.  
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Figure 1 A Working Group meeting 

A community wide open house style workshop was offered in June of 2018, providing an opportunity for 
the entire community to comment on selected topics of interest. Topics included desired housing types, 
land use designations, greenways, public water access, transportation, built environment and health 
linkage information, and home business. An opportunity for general comments was provided using an 
Ψopen spaceΩ wall. 

Figure 2 An 'open space' comment poster at the Open House 
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Figure 3 Community Open House 

A detailed report of the community open house has been published separately and is available at 

______. Key findings are listed in Table 2, following: 
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Table 2  Community Open House Highlights 

Housing Choices 

¶ Broad level of support for all housing types within the detached, attached, and accessory 
ŘǿŜƭƭƛƴƎ ŎŀǘŜƎƻǊƛŜǎΣ ŜȄŎŜǇǘ ŦƻǊ ΨƳƻōƛƭŜ ƘƻƳŜǎ ƛƴ ŀ ǇŀǊƪΩ 

¶ Highest levels of support for single detached (larger than 1,000 square feet), small house (400 
ǘƻ мΣллл ǎǉǳŀǊŜ ŦŜŜǘύΣ ŀƴŘ ΨǊŜǎƛŘŜƴǘƛŀƭ ŀōƻǾŜ ŎƻƳƳŜǊŎƛŀƭ 

¶ Some uncertainty expressed with respect to accessory dwellings, including the carriage house, 
garden flat, and tiny house on wheels 

Downtown Character 

¶ LƳŀƎŜǎ ƻŦ {ŎŀǊƭŜǘǘΩǎκ 5ƻǘǎ ŀƴŘ /ƻǳƴǘǊȅ DǊƻŎŜǊ ƎŀǊƴŜǊŜŘ ŀǇǇǊƻǾŀƭ ǊŀǘƛƴƎǎ ƻŦ тр҈  ŀƴŘ фп҈ 
ǊŜǎǇŜŎǘƛǾŜƭȅ ŦƻǊ ǘƘŜ ŎƻƳōƛƴŜŘ ŎŀǘŜƎƻǊƛŜǎ ƻŦ ΨƭƛƪŜ ǾŜǊȅ ƳǳŎƘΩ ϧ ΨƭƛƪŜΩ 

¶ The image of the Fields store had a disapproval ratƛƴƎ ƻŦ ур҈Σ ŎƻƳōƛƴƛƴƎ ǘƘŜ ΨŘƻƴΩǘ ƭƛƪŜΩ ŀƴŘ 
ΨǊŜŀƭƭȅ ŘƻƴΩǘ ƭƛƪŜΩ 

¶ NOTE:  the results of visual preference surveys for building character are somewhat predictable: 
people like articulated walls, landscaping, no parking in front of buildings, sidewalk furniture, 
and natural colours 

Economic Development 

¶ Regarding expanded opportunity for home business: mƛȄŜŘΥ рн҈ ΨƭƛƪŜΩ ŀƴŘ ΨǊŜŀƭƭȅ ƭƛƪŜΩ ǘƘŜ ƛŘŜŀΣ 
нп҈ ΨŘƻƴΩǘ ƭƛƪŜΩ ŀƴŘ ΨǊŜŀƭƭȅ ŘƻƴΩǘ ƭƛƪŜΩ 

Downtown Districts 

¶ Mixed reactions; some uncertainty as to the rationale and the ability to successfully implement 

Greenways / Blueways 

¶ High level of interest, generating many comments and additions to the map 

¶ Top comments related to desire for improved access to the lake and river for the public 

Land Use 

¶ Ecological protection received the most interest and comments of support 

Open Space (What do you think?) 

¶ Concern about sufficient river and lake access for the public 

¶ Concern about red tape that discourages new businesses 

¶ Desire for a nearby beach for families 

¶ Need for affordable and seniors housing 

¶ Appropriate and consistent bylaw enforcement 

¶ More indoor recreation facilities 
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Final community meetings to be added after bylaw readings and public hearing. 

 

 

Final community meetings to be added after bylaw readings and public hearing. 

  

Figure 4  Community Open House Word Cloud 
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PART 2 |  CONTEXT  

Community Overview  

 

2.1 Plan Area, Location, Climate 

¢ƘŜ tƭŀƴ ŀǊŜŀ όŀǎ ǎƘƻǿƴ ƻƴ ǘƘŜ ƳŀǇ ƻƴ {ŎƘŜŘǳƭŜ ά!έύ 
comprises 805 hectares (8.05 square km). The 
Community Plan area borders Cowichan Valley 
wŜƎƛƻƴŀƭ 5ƛǎǘǊƛŎǘΩǎ 9ƭŜŎǘƻǊŀƭ !ǊŜŀ άCέ ό/ƻǿƛŎƘŀƴ [ŀƪŜ 
South/Skutz Falls) and ElŜŎǘƻǊŀƭ !ǊŜŀ άLέ 
(Youbou/Meade Creek), and the Cowichan Lake First 
Nations reservation.  

At an average of 180 m above sea level, the Town is 
located in the western portion of the Cowichan Valley 
on southern Vancouver Island. The Cowichan Valley 
Highway (Highway 18) connects the Town to the 
Trans-Canada Highway and the .un-numbered 
Provincial highway, the Pacific Marine Road, connects 
the Town directly to Port Renfrew and points along 
the Pacific Ocean, ultimately connecting to Greater 
Victoria 

Lake Cowichan ǎƛǘǎ ƻƴ ǘƘŜ Ŝŀǎǘ ŜƴŘ όǘƘŜ άŦƻƻǘέύ ƻŦ 
Cowichan Lake, the second largest lake on Vancouver 
Island. The Cowichan River, designated as a Heritage 
River, runs from Cowichan Lake, through town, to 
Cowichan Bay.  

The Town is a gateway to the West Coast, which 
includes wilderness areas such as Carmanah Walbran 
Provincial Park and trailheads to the West Coast Trail at Bamfield and Port Renfrew. 

The Town lies within a maritime climatic zone, and generally experiences warm, dry summers and mild, 
wet winters. The average annual precipitation is 81 cm snowfall is around 28 cm. Summer temperatures 
are warmer than those of the coastal areas, with average high temperatures around 25 degrees C in July 
and August. 

2.2 Area History 

Until the end of the 19th century, the pristine waters of Cowichan Lake had been under the stewardship 
ƻŦ ǘƘŜ ŀǊŜŀΩǎ ŀōƻǊƛƎƛƴŀƭ ǇŜƻǇƭŜΣ ǿƘƻ ŎŀƭƭŜŘ ƛǘ ΨYŀŀǘȊŀΩΣ ƳŜŀƴƛƴƎ ΨDǊŜŀǘ [ŀƪŜΩΦ The Town lies within the 
ǘǊŀŘƛǘƛƻƴŀƭ ǘŜǊǊƛǘƻǊȅ ƻŦ ǘƘŜ [ŀƪŜ /ƻǿƛŎƘŀƴ CƛǊǎǘ bŀǘƛƻƴΦ ¢Ƙƛǎ ƴŀǘƛƻƴΩǎ ŎǳǊrent reserve of 39 hectares lies to 
the northwest of the Town boundary along North Shore Road and Highway 18. 
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By the end of the 19th Century the forest around the lake was discovered by non-native settlers.  Soon the 
area became a small logging community, exporting a treasure trove of huge logs. Harvested logs were 
floated down the adjoining Cowichan River to points of delivery.  

A cedar shake mill operated in the town and large saw mills operated in the surrounding area for many 
years until the closing of the Youbou Mill in 2001.  

The industries were served for much of the first half of the 20th century by two railways, the Esquimalt & 
Nanaimo and the Canadian National Railway. The railways spurred the development of the town and by 
1912 it boasted a railway terminus, hotel, government fish hatchery and its own mail service. 

The first settler houses were on the lakeshore, creating a small community that was originally called 
Sutton Creek before the turn of the 20th century. In 1910 news of a rail line resulted in a name change to 
Riverside. 

 

Figure 5 Logs transported by rail from Lake Cowichan region 

 In 1922, the community became known as Lake Cowichan.  

Timber was in worldwide demand so the community prospered through two World Wars. The Depression 
had little effect overall on the isolated community, which, in the year 1944, became incorporated as a 
Village.  

The first ŎƻƳƳǳƴƛǘȅ Ǉƭŀƴ ǿŀǎ ǇǊŜǇŀǊŜŘ ƛƴ мфтп ōȅ .ǊƛǘƛǎƘ /ƻƭǳƳōƛŀΩǎ 5ŜǇŀǊǘƳŜƴǘ ƻŦ aǳƴƛŎƛǇŀƭ !ŦŦŀƛǊǎΦ  

In 1996, the village became a town requiring substantial rules and regulations befitting the needs of an 
increasing population.  Thus, an updated community plan became a necessity to responsibly and fairly 
address the needs of the growing Town. In the late 1990s the Town prepared its own OCP. It was adopted 
by the Town Council in January of 1999 and updated in 2011. 

Within the past decade the Town has seen important investment in its institutions and infrastructure, 
notably the following:  

¶ a new Vancouver Island Regional Public Library, 
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¶ the ¢ǎΩǳǳōŀŀ-asatx Town Square,  

¶ major streetscape and pedestrian safety improvements to South Shore Road, 

¶ wayfinding and entry signage, 

¶ water treatment facility, 

¶ renovation and expansion of the Lake Cowichan Recreation Centre, and 

¶ sports field upgrades at Centennial Park. 

 

The opening of a major music festival venue, the LakeTown Ranch, just beyond the town boundaries has 
heightened regional awareness of the town and its amenities. 

 

Figure 6 CBC's Still Standing featured Lake Cowichan's economic comeback in 2017 

2.3 Current Economic Overview 

Over the past several decades tourism has become a significant component of the economy. An 
increasing number of workers are also commuting to Duncan and as far as Victoria and Nanaimo for jobs. 
Lƴ Ƴŀƴȅ ǊŜǎǇŜŎǘǎΣ [ŀƪŜ /ƻǿƛŎƘŀƴ ƛǎ ōŜŎƻƳƛƴƎ ŀ άōŜŘǊƻƻƳέ ŎƻƳƳǳƴƛǘȅΦ 
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Retail trade now comprises the largest sector of the labour force at 17%, eclipsing the still sizable, but 
declining, logging and forest products sector at 5.3%.  Accommodation and food services comprise 11% of 
the workforce; healthcare and social assistance 11%; and public administration7.9 %.1 

Unemployment was relatively high in 2001 at 16.6%, declining somewhat to 12.5% in 2006 and staying 
relatively steady at 12.3% in 2016. Many high school graduates need to look for work beyond the Town. 
Overall, however, the total labour force has grown from 1270 in 2001 to 1590in 2016, an increase of 25%. 
The labor participation rate is 56.5%. 

  

                                                           
1Census 2016. 
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2.4 Demographic and 2016 Census Overview 

2.4.1 Population description 

¢ƘŜ ¢ƻǿƴΩǎ ǇƻǇǳƭŀǘƛƻƴ increased by 8.5% between the 2011 and 2016 census. Highlights of the 2016 

Census are provided in Table 3 

 

 

 

 

 

 

 

 

 

The largest population group comprises the cohorts (55 to 74 )that roughly match the baby boomers 
generation, comprising 1840 individuals, or 57% of the population (see Figure 7: 2016 Population by 5 
Year Cohorts) 

The age 20 to 34 cohorts, comprising young workers, are relatively small, representing 425 individuals or 
13% of the total population. 

 

Table 3 Census 2016 Highlights 

¶ Population:    3,226 

¶ 2011 Population:    2,974 

¶ Population increase over 2011: 252, or 8.5% 

¶ Median age:    49.5 

¶ Land area in square kilometers:  8.29 

¶ Population density per square km: 389 

¶ Private dwellings:    1,534 

¶ Private households:    1,475 

¶ Households increase over 2011:  150, or 11.3% 
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Figure 7 2016 Population by 5 Year Cohorts 

 

 

 
Figure 8 Population Characteristics 
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A view of the entire population using the traditional three broad components reveals that 13% are 
children (age 0-14), 64% are students and working age (15-64), and 23% are seniors (age 65+) (See Figure 
8 Population Characteristics). 

There are 470 households with children; 300 couples with children; 170 lone parent families. 

One-person households are 445; 30% of all households. 

Aboriginal identity in private households is claimed by 79 individuals.  

2.4.2 Income 

Lake Cowichan has a relatively low household median income compared to other communities in the 
region: $53,440 (2015). This figure has remained relatively unchanged over the past decade: in 2005 it 
was $53,005. 8.1% of households receive social assistance. Prevalence of low income based on the Low-
Income Measure--After Tax (LIM-AT) in 2015 is 20.5%. This compares to a LIM-AT of 15.5% for the 
province of BC. 

The relatively high number of one-person households skews the household median income downward. 
Median income of economic families n 2015 is $66,389 and Ψcouple economic familiesΩ is $92,932. 
Median income of lone-parent economic families is lower than the household median income and stands 
at $41,216 (2015). 

2.4.3 Mobility 

Newcomers between the 2011 and 2016 census represent 795 people, or 28% of all residents.2 The 
majority (665) came from other parts of BC. 

2.4.4 Commuting 

A third of the people who work outside their home commute to work within the Town. Slightly more than 
half (52%) commute to places within the CVRD and 14% commute to another place in BC, which most 
likely is to jobs within the adjacent regional districts of Nanaimo and Victoria (see Figure 9 Commuting 
5ŜǎǘƛƴŀǘƛƻƴύΦ [ŀƪŜ /ƻǿƛŎƘŀƴ Ŏŀƴ ǊŜŀǎƻƴŀōƭȅ ōŜ ŎƻƴǎƛŘŜǊŜŘ ŀ ΨōŜŘǊƻƻƳΩ ŎƻƳƳǳƴƛǘȅ ŦƻǊ ŜƳǇƭƻȅƳŜƴǘ 
centres beyond its boundaries. 

                                                           
22016 Census; based on 25% sample data. 
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Figure 9 Commuting Destination 

 

2.4.5 Population Change  

The 2016 census population of Lake Cowichan was 3,226, an 8.5% increase over the 2011 population of 
2974.  Between 1986 and 2016 the town grew from 2,170 to 3,226, an increase of 1,056 people 
representing a 50% increase over the 30 year period. Figure 10 Historic Population Change illustrates the 
population changes in 5 year increments between 1976 and 2016. 

 

Figure 10 Population Change 1976 to 2016 

The number of households has increased at a faster rate than population due to declining average 
household size.  The number of households increased by 11.3 % from 2011 to 2016 (1325 to 1475), with 
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average household size declining from 2.24 to 2.2. This decline is expected to continue as the population 
ages and birth rates decline. 

Population change projections for the Local Health Area (LHA) which comprises the Town and the 
adjacent Electoral Area F (Cowichan Lake South / Skutz Falls) and Electoral Area I (Youbou / Meade Creek) 
serve as a reasonable proxy for changes that may be anticipated within the Town. 

The character of the population is changing dramatically as the baby boomers age and newcomer retires 
settle in. Figure 5 Local Health Area Population Projections and Table 1 Local Health Area Population by 
Age Groups illustrates the percentage change in 5-year increments to the year 2041 for the age groupings 
of 0-19, 20-44, 45-64, 65-74, and 75+. By 2041 the youngest group, 0-19 will see a decline of 
approximately 10%, declining to 16.1% of the population; the group of ages 20-44 will see a modest 
increase of 20%, increasing to 25.4% of the population; the group of ages 45-64 will experience a 
substantial decline of almost 40%, declining from 35.1% to 22.3% of the population; the group of ages 65-
74 will increase over the next several years and then decline by almost half to represent only 11.4% of the 
population; finally, the oldest group of 75+ will increase three-fold from 8.3% to almost 25% of the 
population. These changes represent a process of post baby boom bulge stabilization to a more evenly 
structured population pyramid. 
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Figure 11Local Health Area Population Projections to 2041 

 Table 4Local Health Area Population by Age 
Groups Projections to 2041 
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2.4.6 Population Projection for the Town 

Stats BCΩǎ tΦ9ΦhΦtΦ[Φ9. estimates a population growth rate averaging substantially less than 1% per year 
for the western Cowichan Valley (inclusive of the Town and the adjacent Electoral Areas F and I) over the 
next 25years (to 2041).This projection, however, is already superseded by recent population gains and 
does not recognize the ¢ƻǿƴΩǎ faster rate of growth relative to the ongoing population decline in the 
Electoral Areas. A hybrid projectionΣ ŎƻƳōƛƴƛƴƎ ./ {ǘŀǘΩǎ ǇǊƻƧŜŎǘƛƻƴ ŀƴŘ ƘƛǎǘƻǊƛŎŀƭ ǊŀǘŜǎ ƻŦ ƛƴŎǊŜŀǎŜ 
suggest an annual rate of growth of slightly below 1% per year, for a total increase to 4,000 in 2041: an 
additional 774 people representing an increase of 24%. Recent trends of in-ƳƛƎǊŀǘƛƻƴ ƻŦ ǘƘŜ ΨŀƳŜƴƛǘȅ 
ŘŜƳƻƎǊŀǇƘƛŎΩ ςretirees from colder areas of Canada--, and households fleeing the rapidly rising housing 
costs in Greater Victoria and Metropolitan Vancouver suggest that more rapid growth is likely. 

Table 5 Town Population Projection to 2041 

2.4.7 Public School Enrolment 

Public school enrollment ǿƛǘƘƛƴ ǘƘŜ Ψ[ŀƪŜ ½ƻƴŜΩ has stabilized after many years of decline. In 1998 there 
were 1063 students enrolled in K-12. A 2017 report3 prepared by Yates, Thorn & Associates identifies 
current 2017 enrollment at 446 and projects a modest increase of approximately 15% by 2029 to 512 
students (See Figure 12, prepared by Yates, Thorn &Associates). The report notes that there is no need 
for any additional school sites to accommodate the projected enrollment increase.  

 

 

Figure 12 Lake Zone Enrolment History and Projections 

                                                           
3Final Report on District Demographics and Changing School Capacities, Prepared for the Cowichan Valley School 

District (SD79), November 2017. 

 2016 2041 Percentage change  

Modest Growth Scenario 3,226 4,000 24% 
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2.4.8 Housing Characteristics 

The Town of Lake Cowichan has a typical housing mix for a community of its size and location. Of the 
1470 private dwellings 82% single-detached, 11% multi-unit dwellings, and the remaining 7% comprising 
duplexes, semi-detached and movable dwellings (see Figure 13 Dwelling Characteristics). The tenure ratio 
is comparable to Ladysmith and North Cowichan, with 34% of households being renters. On the whole, 
the housing stock is in relatively good condition, with 7% (roughly 102 units) in need of major repair. The 
community reported occurrences of poor conditions in rental housing supply, including mold and poor 
insulation, further increasing household costs with respect to high heating bills. Residents living in these 
conditions are reported to be living in unsafe and inadequate housing, which can lead to compromised 
immune systems for seniors and other persons living with health challenges. 
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2.5 Housing Need Projections 

2.5.1 Housing Need as it Relates to Population Increase  

Based upon an average two person per dwelling unit occupancy, the plan projects a need for 345 
additional dwellings.  

Table 6 Required Dwelling Units to 2041 

 2041 Population Increase  Required dwelling units based 
on 2 person/ unit occupancy 

Projection 4,000 774 387 

2.5.2 New Greenfield Land Use Demand (In Gross Acres) Estimate in Five-Year 
Increments  

Based upon population projectioƴǎ ŀƴŘ ǊŜǉǳƛǊŜŘ ŘǿŜƭƭƛƴƎ ǳƴƛǘǎΣ ǘƘŜ ƴŜŜŘ ŦƻǊ ŀŘŘƛǘƛƻƴŀƭ ΨƎǊŜŜƴŦƛŜƭŘΩ ƭŀƴŘ ƛǎ 
projected in 5-year increments to the year 2041 (see Table 7 ΨDǊŜŜƴŦƛŜƭŘΩ [ŀƴŘ ¦ǎŜ 5ŜƳŀƴŘ 

Table 7 Greenfield Land Use Demand 

Note that this land use demand estimate assumes an average gross density of 10 dwelling units per acre 
which accounts for a significant increase in the percentage of townhouses and apartments. Land use 
demand may comprise a mix of infill and redeveloǇƳŜƴǘ ƘƻǳǎƛƴƎ ƛƴ ŀŘŘƛǘƛƻƴ ǘƻ ΨƎǊŜŜƴŦƛŜƭŘΩ ŘŜǾŜƭƻǇƳŜƴǘ 
on the edge of existing development.  

2.5.3 Affordable and Special Needs Housing 

1) Housing Costs and Income 

The relationship between household income and housing costs determines the extent to which housing is 
affordable, particularly for special needs populations.  The plan uses the Canadian Mortgage and Housing 
/ƻǊǇƻǊŀǘƛƻƴΩǎ ό/aI/ύ ƳŜǘǊƛŎ ƻŦ ƘƻǳǎƛƴƎ ǎƘŜƭǘŜǊ Ŏƻsts being affordable if they are no greater than 30% of 
gross income.  

The median income levels in Lake Cowichan of $53,440 are the lowest in the region for couple families 
and single persons (but slightly higher than Chemainus for single parents). The affordability analysis in the 
2016 Housing Needs Assessment revealed that Lake Cowichan is one of the most affordable communities 
in the region in which to rent (based on both income levels and rental prices), but challenging for finding 
an affordable rental unit in adequate condition, and in terms of purchasing a home. Similar to North 
Cowichan, couple households earning the median income levels in Lake Cowichan would have to stretch 
their financial ability to afford the average cost of a single detached home. 

.ŀǎŜŘ ƻƴ /aI/Ωǎ ƳŜǘǊƛŎ ƻŦ ол҈ ǎƘŜƭǘŜǊ Ŏƻǎǘǎ, 20% of owner households are overspending on housing 
and 51% of tenant households are overspending (see Table 8 Overspending on Housing). 

Year 2021 2026 2031 2036 2041 

Gross Acres 10 15 25 35 40 




















































































































































































































