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Executive Summary

This Bowen Island Affordable Housing Strategy is a response to the growing problem of
unaffordable housing on Bowen Island.Concerned community members formed the Bowen
Community Housing Association (BCHA)in 2006 with the aim of taking action to maintain the
diversity of island lifestyles and residents. The Affordable Housing Strategy Committee (AHSC)
consisting of BCHAmembers, municipal staff, Council liaison,and other community
representatives, has developed this strategy with community input to facilitate the development
of affordable housing on Bowen. The AHSC’sgoal is for the Bowen Island Municipal Council to
adopt the strategy and proceed to implementation.

The BCHAretained Eberle Planning and Research to conduct a housing ne
assist with the development of an affordable housing strategy. The Hou "I

Study was completed in May 2007 and is included as Appendix C to this report. T
included a review of the housing situation on Bowen and lntervie

developing the broad
licles and practices, a

ities, and a working
A

Itwas a discussion
‘* - Housing Strategy", included as part

With the completion of the needs assessment, the focus tur .

directions for a housing strategy. Actions included a review of l .

review of affordable housing strategies and approaches in other c
session with Affordable Housing Strategy Com

paper describing ”Directions for a Bowen Islan

views and comments of community members we
feedback.

actions, w ch together form a comprehensive
wnership housing for low and moderate—income

nable to find suitable housing.

The strategy consists of six go

approach to increase the su

households, and for other ho

Goals

The goals r a range of population groups and the need for a variety of housing
solutions.

Adequate To rental housing for low-incomehouseholds.

Adequate supply of rental housing for people with special needs.

Affordable rental housing for moderate—incomehouseholds.

Entry—|eve|ownership housing for moderate—incomefamilies.

9‘?!-"‘!"!‘

Diverse financing and housing options, and alternative ownership and tenure
arrangements, for families, couples, singles, ‘empty nesters’ and seniors.

Suitable housing and support to enable seniors to age in place.



Actions

The actions are inter—re|ated, representing a concerted effort to focus energy on achieving all of
the above goals.

1. Form a municipal|y—owned not—for—profitBowen island Housing Corporation (BIHC)to
manage, acquire and, if necessary, build perpetually affordable rental and ownership
housing on Bowen Island.

2. Obtain affordable housing through the rezoning process by BIMworking with
developers and through the use of municipal lands.

3. Complete legalization of secondary suites on Bowen.

4. Proceed with the second part of the recommendation of the Sec:«

Force Report to legalize accessory buildings for residential purposes.

5. Obtain Council's commitment to adopting a proactive, g affordable ho
agenda.

:7corporation with
residents and others to

6. Seek partnerships through the new proposed muni
government, business, community organizations, emp
create affordable rental housing.

7. Amend the Official Community Plan to hen municipal spport for affordable
housing.

8. introduce innovative building forms and s affordable housing.

9. Educate the community aboutaffordable 'ng needs and solutions.
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__Bowen.are.described below: . ._. .
__V__..

_

Introduction

Bowen Island is a family—oriented community with a mix of lifestyles and strong community values.
Rapid housing price increases in the last few years are raising concerns that Bowen is in danger of losing
its valued diversity and becoming an island paradise accessible only to high-income groups. Long—time
residents and newcomers alike are having difficulty finding housing at a price that they can afford. In
addition, the business community is challenged to find and keep employees as a result of high housing
costs. Many communities like Bowen find themselves in similar circumstances and are taking action to
respond to this crisis.

This report describes a "made on Bowen Island” Affordable Housing Strategy. The str is based on
the ”Proposed Directions for a Bowen Island Affordable Housing Strategy” present ‘ he Community
Forum held on June 24,2007, and incorporates the comments and views expre ~ ticipants.

Background

Market trends over the past five years on Bowen Island, as well as e '

Howe Sound, the Fraser Valley, and the Sunshine Coast have dra _

time homebuyers, renters and others on limited or fixed incomes, a
finding affordable housing.

The sequence of events that have led to the formula

- many off the island.
‘ng in October 2005 to share ideas and

strategize. .

June 2006 Symposium ”Af ' for a Diverse Community” is attended by 120 people.

I090‘

‘

ompleted May, 2007 and presented to Council.
”Directions fo ‘ .nd Affordable Housing Strategy” is developed for community
consultation.

0 Community Forum i 9‘id on June 24, 2007.

1 "AffordableHousing for a Diverse Community” Symposium Report Proceedings and Outcomes, Bowen Community
Housing Association, June 2006, _www.bowenhousing.org
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Purpose

The purpose of this affordable housing strategy is to guide the future actions of the Bowen community,

including municipal council,in addressing affordable housing needs on Bowen Island. The aim is to

present the strategy to Bowen Island Municipal Council for review and ultimately endorsement as
Bowen’s municipal affordable housing strategy.

Method

The strategy was developed through a process initiated in January 2007 by the Bowen Community
Housing Association (BCHA).The BCHAretained Eberle Planning and Researchto conduct a housing
needs assessment and to assist with the development of an affordable housing strateg The work was
guided by the BCHA'sAffordable Housing Strategy Committee.

The needs assessment consisted of a review of the current housing situation, a " rviews with
local stakeholders who are knowledgeable about housing issues. The needs assessment

V

.-mpleted
in May 2007 and provides background information and analysis on the c ent housing situ r on
Bowen |sland.2

With the completion of the need assessment, the focus turned to ,

for a housing strategy. Actions included a review of local policies and
affordable housing strategies and approaches, and a working session wit
Committee members. The result was a discussion pa ' scribing "Directio r’ for a Bowen island
Affordable Housing Strategy”. This paper was presen mmunity Forum held June 24, 2007

" W '" W"

Thi?TraitTe§I7éflEct?tHa?c
'

ipa ts and a summary of the views andfeedback. Appendix A of this report contains a list of f0
comments expressed at the forum.

ntations t Council at key steps, prior to commencing
t and priorto commencing the development of

Sustainable Framework Working Group. The

rocess through articles and flyers.

In addition, the consultant and BCH

the needs assessment, following t -

the draft strategy. A presentation w
BCHAhas reported to the community 0

2 Eberle Planning and Research. 2007. Bowen Island AffordableHousing Needs Assessment. For the
Bowen Community Housing Association. it can be found at www.bowenhousing.org

DRAFTBowen IslandAffordable Housing Strategy 2



Local Context

Although affordable housing is not solely a localgovernment responsibility, localgovernment sets the
policies and by-laws that control residential development, and as such can play a role in either limiting
or facilitating affordable housing.

Bowen Island Municipality (BIM)was formed in 1999 and is a member of the islands Trust, which has an
overarching mandate ”to preserve and protect the trust area and its unique amenities and environment
for the benefit of the residents of the trust area and of the province generally”. Development on Bowen
is characterized as rural, on large lots with a small village area at Snug Cove. The housing stock is fairly
homogenous, consisting predominantly of single—familydwellings. Despite this, until about five years
ago, housing prices on Bowen were relatively affordable, although rental units have a 5 been in short
supply.

A number of related local or regional initiatives are underway that support the le Housing
Strategy. These initiatives include:

- The BIMSecondary Suites Task Force recommends the lega
‘

n 0 suites in all residential
areas outside of Snug Cove subject to a number of conditi ylaw has been prepared,
reviewed by Council,presented at a public information mee“ referred to Islands Trust
for comment. The report on the feedback from this process is e d in the fall of 2007.

- The Surplus Lands Working Group was appoi .0 determine pre » ed land uses for the
Surplus Lands (39 acres of land owned by Bl
dispo§a|,’incl'udi’rTg"the role foTaffordablehous
Site 1 could accommodate 95 residential units,
townhouse/apartment units, and 25 rental hous:
amendment and re—zoning.

"W

I

commended'th’e1t'tl1e’2I.57—aEre
g o O single—familyhomes, 40

|tS.3This plan would require an OCP

-. orl<ingGroup, BIM is developing a Sustainability

_ nd success measures for integrating
day-t—ay activities. Affordable housing is acknowledged

'

ability. The objective is to ensure that the B|M’s

ission.

0 Through the Sustainabilit
Framework which willoutl
sustainability into the mumci

as a key strategy for community
decisions and 7 st support I

o The GVRD
response lf

sland is part, is developing a regional affordable housing strategy in
sing affordability issues (see PreliminaryDraftRegional Affordable

Housing Strut ~ ). The strategy proposes that municipalities be required to develop
Housing Action P specific strategies for meeting established targets. The strategy also
proposes the creatio of a Regional Housing Trust Fund.‘

3 Surplus LandsWorking Group. May 2007. Bowen island's Sustainable Future: A strategyfor the use and
Disposition ofMunicipa/ Lands in Snug Cove. Report to Municipal Council.

A http://www.gvrd.bc.ca/growth/pdfs/RAHS_draft_Dec2006.pdf

DRAFTBowen Island Affordable Housing Strategy 3
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,_,The_char.t.describes affordabilityirends between 200

median income households can afford to pay for housi

The Needs

Quite simply there is a growing gap between what many island households and their families can afford
to pay for housing and the ever increasing market prices for both rental and ownership. Some of the
main findings include:

I Some |ow—income households are paying more than they can
afford for their housing, and li|<e|yhave to skimp on other

EXDEHSES.

0 House prices (median) increased by 80% between 2003 and 2006,
from $340,000 to $613,000. There are few small affordable homes.
Many young families cannot afford to buy a home on Bowen
Island. '

0 Empty nesters who wish to downsize from their family ho
choice in housing form and tenure.

0 Limited options are available to enable seniors to age in place
V

supports.

in 2001 the gap was $33,000. In 2006 it was $348,000.

Con your
children cind
grandchildren
offord lo live
on Bowen
Island?

aun«

unnnn:13Egc

es orfor

itablehousing and

ows—that—the—gapbetween what..—
rices has widened considerably.

43
A?orda bility Trends

E Median income can afford
$7°°'°°°

(10% down) $613,000

$600900 "

i§IActual median sales price
$500,000 -—

$4Oo'o00
$288 000 $265 00

$300300
$255,000 > '

$200,000 »—~

$100,000 »—

$
Median household income

' f 2006 - $74,000
" 1 2006

Median household income
2001 - $65,000 Y9?"
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The Gaps

Households of different ages and stages of their lives prefer different housing types and tenures.
Economic and health circumstances also play a role in determining housing choices.Younger people
tend to live in rental units, while families tend to live in ground—oriented homes that they own. These
preferences change as people age. When grown children leave home, some empty nesters (age 50 -70
years) seek low maintenance living in smaller units, either through rental or condominium ownership.
People age 65 and over continue this trend and, as their health needs change, may require housing with
supports to allow them to age in place.

The housing continuum below describes the range of housing found in many communities. The
continuum extends from emergency shelters for the homeless at one end to owners using at the
other end. At one end are market housing solutions and at the other end are non— housing types.

rowhouses, and apartment buildings. While not all aspects of the continuum ne ent within
each community or municipality, the broader the choice, the greater the iversityof popu that can
be accommodated and that can then contribute to the vitality and sust ity

Housing Continuum

Emergency Supportive Social housing Rental housing Ownership
shelter housing housing

4 F

More public funding Less public funding
Non—market Market

There are gaps in the choice of housi
and rowhouses suitable for entry-level h
general.

' 7

owen, particularly in smaller homes, townhouses, ners and empty nesters, as well as rental housing in

DRAFTBowen Island Affordable Housing Strategy 5



The Vision

A vision statement describes what a community wants to be. It is a source of inspiration and expresses
an ideal future. Residents of Bowen Island came together at the 2006 Symposium where they developed
the following vision:

A socially and economically diverse community supported by the
provision ofaffordablehousing.

Achievingthis vision will:

QOOQCOO

Core values are a set of beliefs that guide and shape ac
identified at the 2006 Affordable Housing Symposium:

QIOIOC

Values specific to h

CID’

Core Values

Create a mixed income community

Ensure that residents can afford to work and liveon Bowen

Ensure that children or people who grew up on Bowen are able to stay

Maintain the vibrant arts community
Help special needs populations to live affordably on Bowen

Ensure empty nesters and seniors have suitable places to Ii
Help businesses obtain and retain employees

ed core values build on those

lnclusivity — a welcoming pla
Diversity —- a full mix of oc
Community—based— home
Sustainability — choices mindfu -

Creativity — crea
Best practice

one
- ts incomes, ages, and stages

fit Bowen Island
we||—beingof future generations

., vironment that nourishes creativity

eking the best known or conceivablebase?ns
V

at the forum included:

High quality desi _ ure compatibility with island design aesthetic.
Affordable housing I ‘ egrated with market housing, not segregated.
Housing to remain affordable in perpetuity.

Wide variety in housing types, sizes in tenures to support full social diversity.

DRAFTBowen IslandAffordable Housing Strategy 6



Definitions

Affordablehousing — housing is considered affordable if it costs 30% or less of a household's gross
income. On Bowen, rapidly escalating rental and ownership housing costs, combined with an acute |acl<

of rental housing at any cost and predominance of large single-family homes, have affected the ability of
low and moderate—income households to afford suitable housing. Many typical Bowen households
cannot presently find suitable and affordable housing at market prices, including:

The arts community

Young families
Working people including teachers, nurses, police, trades
People working in the service or retail industry
Youth who want to continue to live on Bowen
Empty nesters who wish to move to a smaller home but stay on Bowen
Seniors who want to age in place
People with special needs such as mental illness, physical disa

DQ900000

etc.

The intention of this Affordable Housing Strategy is to help make Ii en an attainable dream

mechanism is in place to ensure that the units are prote
ensuring that this housing remains an important commu =

where the rst purchaser of a new home might benefit
from a discount on the selling pri ell at market prices. Another option is time—|imited

affordability, for example, where a ‘

‘'

rented at market prices.

use it ensures an ongoing capability to meet the community's
is systematically lost through exposure to market forces then

continual replenishment cessary, requiring even more developable sites.

Many community forum participants liked the concept of perpetually affordable housing, and likened it
to "housing as a nest, not a nest egg”. However, others wondered if homeowners would want to forego
the potential increase in equity associated with market housing. The evidence in communities that have
developed perpetually affordable housing (Whistler, Canmore) demonstrates strong demand for this
type of housing. For prospective homeowners with lower incomes, it may prove to be the only path to
home ownership. Perpetually affordable housing is a new concept that is not well understood, and that
may not appeal to all. If adopted, education around this idea will be important.

DRAFTBowen IslandAffordable Housing Strategy 7



Goals

2ll
m
mx
izx
rsn
riu
um
zu
uaa
ruu
asx
usx
srz

“Ifyou don't know where you
ore going, ony mop willdo."

e wie

Goals are statements of intended future results and they set
the direction for future actions. The following specific goals
for the Bowen Affordable Housing Strategy are proposed
based upon the needs of specific groups of households
identified in the Needs Assessment and the views expressed
by forum participants.

Lewis Corroll

Forum participants agreed with the goals presented, and suggested some refinements, in particular, that
special needs housing be a separate goal. There was most support for affordable housing for low-income
households, persons with special needs and seniors, and somewhat less support for a
for moderate-income households and empty nesters.

'

1.

able housing

Adequate supply of rental housing for low-income households.
Could be secondary suites, accessory dwellings or purpose built housing, usually at mecliu
often requiring ongoing senior government financial support to ensur u rdability for low
households.

Adequate supply of rental housing for people with specia 2

Housing with accessibility features and/orwith support services to
mental illness or other special needs to live comfortably and affordably
government financial support for low income hous ds.

ersons with disabilities and/or
equire ongoing senior

‘Affordablerent?htiusi?for moderate-In
Purpose built rental housing stock suitable for indiv
that does not exceed 30% ofincome, and who may b
modest home. Thiscould be townh
cooperative housing that would

who cannot find suitable housing
ng to save for a clown—paymentto purchase a

rtments above shops, live—worl<units or
near or below market rents.

Entry-level ownership hou
The actual form, tenure, and typ
cooperative type development, as
townhouses or r
right mix of d

' g options, and alternative ownership and tenure arrangements,
‘empty nesters’ and seniors.

This goal refers to a ' choice in the island housing stock. There needs to be broad range of housing
choices, along with d se financing options and alternative ownership and tenure arrangements for
everyone — families, couples, singles, ’empty nesters’ and seniors. In the case of older residents who want
to downsize from larger homes, this lack of choice is not necessarily an affordability issue; there are
simply no small or modest-sized, ground—oriented, well-located units suitable for ‘empty nesters’ on
Bowen —these could be produced as market-based housing.

for families, c

."'

Suitable housing and support to enable seniors to age in place.
Smaller, we||—|ocated and possibly accessible housing as above, plus access to support services as needed.
Thiscould be an Abbeyfield model or other types of supportive housing, or independent housing with
home support.

DRAFTBowen Island Affordable Housing Strategy 8
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7

Actions
Actions are the part of a strategy that maps out a route to achieve goals. After examining the current
situation on Bowen, assessing housing needs, reviewing what communities in similar situations are
doing to address their affordability issues, and seeking advice from housing professionals, the BCHA
Affordable Housing Strategy Committee has identified the following steps to achieve the goals. These
steps were presented to the Community Forum in a preliminary form on June 24, 2007.

Participants generally agreed with the directions put forward, and the text has been amended to reflect
the comments received. Four significant amendments have been made. First, the proposal to start a
housing waiting list immediately has been removed as a separate action, and suggested as a one of the

added to support the introduction of innovative housing types.

The actions are inter-related and represent a concerted effort to foc y on achieving all of the
above goals. The provision of secondary suites alone will not address th .. lem, nor can the proposed
Housing Corporation meet all the goals alone. There is not one solution bu y, and the need for
many organizations and individuals to be involved. M '- actions here are targeted to the

owever,—where—appropriate,other-
players are identified, particularly senior levels of gove ers and community
organizations.

1. Form a municipally owned n
acquire, and build, if nece
Bowen Island.

’

rpose such as a housing corporation has been shown to

clmanaging perpetually affordable non—marl<ethousing in
anmore and elsewhere. A not for profit corporation can produce

The primary aim o roposed corporation would be to facilitate and/ordevelop both
affordable rental housing and entry—|evelownership housing. The corporation would leverage
affordable housing units through the development process or other means that might involve
partners, maintain a waiting list of prospective buyers or tenants, and ensure that the list was
managed in a fair and transparent manner. The BIHCwould then manage these units as
perpetually affordable housing using a housing agreement or other legal mechanism. An
important task of the corporation would be to draft, implement and enforce legal agreements
that restrict ownership to eligible persons, and control purchase and resale prices.

DRAFTBowen IslandAffordable Housing Strategy 9



While other organizations, such as a community land trust or a non-profit society, can perform
some or all ofthe same functions as a housing corporation, the housing corporation has proven

to be the most successful model in Canada to date. The model benefits from strong links with
municipal government, which is especially important in a small community, and is able to

perform a range of functions from research and planning to developing and managing units. In
addition, Bowen is in the enviable position of having the individualresponsible for the successful
Whistler Housing Corporation, Tim Wake, among its new residents.

Community land trusts for housing can also perform a variety of functions, but the philosophy of
communal land ownership can prove a barrier to community acceptance of land trusts.

Residents on Salt Spring island, where there is a newly formed community land trust for
housing, found they needed to spend a fair amount of time educating the local = pulation about

including researching, planning, building, operating, and
of Bowen residents. It would be accountable for having a
affordable housing objectives. The organization would ultimat T

through revenue accruing from rental and sales of housing, but '

start—up period. A detailed business plan/pro
required to answer these questions, and to
affordabl€housing. Thi§pErTshou|d includeid
well as a workplan and timeline.

egic plan to meet specific
come self-sustaining

equire some funds in the

ource of7start7Up7unding, as

BIHCwould also advocate with
funding to support the cre

important with regard to

fund.

Communityf
understa be run professionally, held accountable, and become self—sustaining

in the long had many questions about exactly how the corporation would work,
including exa ing model, eligibilitycriteria, and process. They felt that strong and
equitable selecti , a are crucialand priority should be given to longtime residents. One of
the first tasks of the ousing corporation would be to establish criteria and initiate a housing
waiting list and to help identify more specifically the number and type of affordable housing
units required.

DRAFTBowen IslandAffordable Housing Strategy 10



Obtain affordable housing through the rezoning process, by BIM working with developers, and
through the use of municipal lands.

Many communities have been successful in leveraging affordable housing as part of an amenity

package negotiated through the rezoning process. The idea behind this is that the developer is
permitted to build more units on a piece of property and in exchange, some portion of the value
of the "bonus” or up—zoningis used to build affordable housing.

A number of developers on Bowen are interested in becoming part of the affordable housing
solution, and have indeed put forward proposals to Council. The Cates Hilldevelopment includes
some low end of market rental units that were obtained in this fashion. It is recommended that
developers be encouraged to produce the affordable units, and that cash in lie e accepted
only in unique circumstances.

Municipal land can also play an important role in working with develop

' 5 units of affordable
5 units in total, and has

, specifically sites 2 and

amenities. The Surplus LandsWorking Group has recomme
housing could be incorporated on the 21.5—acreSite 1 compri :

stated that "multi-family housing is to be encouraged in the vill
3.05

may :3; ngareETevéfpléyi?ghéld for':}WdE/ ’

with affordable housing guidelines for both the
applying for or considering re—zoning.The guideli
expectations with regard to aff
units in a rezoning to be af
rezonings willonly be co ‘

'toWd7.=vTel<i)arnunicip?fpolicy
M

d developers to refer to when
ould specify the municipality's

. mple, Langford requires one of every ten

District of entral Saanich has a policy that residential
s of affordable housing are part of the package.

nicipalities require 20 or 25% of units in major
ing to be affordable, rental or special needs. If 25% of all

at would amount to about 7-8 units per year out of an

t cash in-lieu of affordable units if a project is too small or the site
solution is less desirable because the housing still needs to be built.

The money could ,
V

ide in a Housing Reserve Fund either established by the municipality
(that can only be use for affordable housing) or as an account within the proposed GVRD
Housing Trust Fund.6(Note that the GVRD is proposing a Regional Affordable Housing Trust Fund
as part of its Affordable Housing Strategy.) Funds could then be allocated to affordable housing
proposals as they come forward. However, it is anticipated that limited funds would be obtained
in this way. it is recommended that the need for a Housing Reserve Fund be evaluated once the
Housing Corporation is established.

inappropriate,

5 Surplus Lands Working Group Report to Council,”Bowen Island's Sustainable Future: A Strategy for the Use and
Disposition of Municipal Lands in Snug Cove," May 2007.
6 Housing Trust Funds and Housing Reserve Funds are interchangeable terms.

DRAFTBowen IslandAffordable Housing Strategy 11



3. Complete legalization of secondary suites on Bowen

Secondary suites are an important component of an overall strategy to increase the supply and
diversity of affordable housing, particularly in rural communities where there is little purpose
built rental housing. Many secondary suites exist on Bowen Islandand they provide much
needed affordable rental housing. They also improve the affordability of home ownership.

Smart Growth BCendorses secondary suites as an environmentally sound approach to

affordable housing because they use existing developed land more intensively. While there are

some challenges associated with secondary suites, these can be addressed, for example by
requiring on site parking, water meters, septic approval and fire and building inspection.
Furthermore, legalization may not lead to a significant increase in supply, but i
standards for health and safety that protect both the homeowner and the
that very little changes once suites have been legalized. Most people do
secondary suite in their home and will not create one.

.
The reality is

tor need a

ATask Force set up by the Bowen Municipal Council to review ndary suites rec c ended
legalization throughout Bowen. Legalization is consistent wit policies, which allow more
than one dwelling per lot where affordable or rental hous' ' ,- and which aim to
maintain overall lot density on the island.

More and more municipalities are permitting second suites in sin ilyneighbourhoods. The
Village of Anmore permits secondary suites in tached homes, a

haverincliudedimprovediaffordabilityfor hom
types, and amorediversifiedzmixof residents

take action without delay. Ho
increase the supply of suite such as tax reaks or density bonuses were proposed as

develop secondary suites. Legalization should be

buildings for residential purposes.

Community fo nts supported the legalization of accessory dwellings on large lots,
and the develop _, uplexes within proper design guidelines given their similarity to homes
with secondary suite. Guest houses are becoming a fact of life on larger island lots, and in fact
the small cottages they emulate are often similar to Bowen's old heritage cottages.

Accessory buildings on larger lots constitute infill housing and could be a source of additional
affordable housing. Council should consider legalizing accessory dwellings for affordable housing
without delay, following the legalization of secondary suites, as was recommended by the
Secondary Suites Task Force.

5. Obtain Council's commitment to adopting a proactive, ongoing affordable housing agenda.

DRAFTBowen IslandAffordable Housing Strategy 12



Municipal councils have been active proponents in most communities that have been successful
in introducing affordable housing. Councils in communities such as Whistler have taken the
initiative to hold forums, seek outside guidance in how to address their residents’ affordable
housing challenges, and prepare supporting bylaws, policies and other mechanisms. if Bowen
wishes to be a progressive municipality representing a healthy community in balance, it is
essential that Councilhave affordable housing as an integral part of its operating agenda and
actively seek solutions to reverse continuing gentrification of the island.

6. Employ partnerships with government, business, community organizations, employers,
residents and others to create affordable rental housing; these partnerships may be facilitated
by the municipal housing corporation. “ . ”%

Murakami Gardens IS a 27-unit housing
development for low—income
individuals and families under
construction on Salt Spring Island. The
development will be operated by Salt
Spring Island Community Services. and
willlinkresidents to appropriate
community. social and health services.

Today, affordable housing is produced
through creative partnerships with a
variety of public and private organizations.
No one agency or group is able to or
willing to marshal the resources and
expertise necessary to produce housing
that is affordable. It is especially
challenging to create housing that is
affordable for very low—incomehouseholds
and housing with support services for
persons with disabilities.

The project was made possible by
partnerships between three levels of
government (including the Provincial
Homelessness initiative), the Capital
Regional District, the Murakami family,
the Real Estate Foundation of B.C. and
Salt Springrlsland Community Services. ——

Richard and Rose Murakami donated
the land for the project as a tribute to
their late parents, who were forced to
leave their Salt Spring Island home in
i942, and were incarcerated in
internment camps.

"Aty?c? low-ihcomehousing
’

development may have contributions from
four or five different partners such as non-

governments, private foun
others. Senior levels ofg

urms4;smaatviananxxuunuwaw xseuaummnnlxnmnu«ugm~:lxxinmm-xmusx5xn:nnn umuts:nuummmx i:mwimriaimnrimzzrtsucr

r community organizations. Employers might wish to purchase units
* g for their staff. Residents might wish to donate land or cash to aid

in the achieveme . se goals. Once the BIHC is formed, the role of the BCHAcould be to

focus on supporting ernative community—based models of providing affordable housing such
as co—housingand co—op housing, in addition to continuing their community education and
fundraising roles.

to provide affo

Some government funding programs that should be examined include: the HRSDCHomeless
Partnership Initiative (or its subsequent incarnation), BC Housing’: Independent Living Program
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(for seniors), and the Provincial Homelessness initiative (which provides funding for supportive
housing for persons with low incomes and special needs).7

Community forum participants agreed with the development of partnerships and hoped that the
expertise of existing community and housing organizations could be tapped. A range of potential
partners is envisioned including Abbeyfield, Habitat for Humanity and others as appropriate.

7. Amend the Official Community Plan to strengthen municipal support for affordable housing

OfficialCommunity Plans provide the broad policydirection for development. The new Bowen
Island Municipality inherited the 1995 OCP, which has since been amended several times, most
significantly in 2000 and 2002. Dave Witty examined the Island OCP in 2006 fro the
perspective of affordable housing and determined that "the OCP has substa olicies that

Forum participants expressed the view that the OCP presen e hurdles to affordable
housing and that amendments in some key areas were re
amendments and zoning bylaw changes may be required _

affordable housing strategy. Where possible, these amendme
relevant action.

e implementation of this
ve been identified underthe

Council should consider giving favourable co 3

proposals requiringOCPamendmentsthat are

At the same time, it must be acknowledged that - wen, as in other communities, some
residents have expressed their bout incre density and overstepping what some
perceive as a "population c P. Other ba riers or conditions that may preclude or
delay amendments are, f about septic systems or staff time to enforce
regulation of second suites. , . . ed to be addressed, as do issues around
community awareness (see acti Thus, there may be a benefit to a global affordable
housing OCP a --ent process, K ate from bylaw amendments associated with specific
developmen order to provide the community with the opportunity to become

ble housing issues, and to clear the path to meeting urgent

The adoption of ‘V
Strategy is a natural
housing on Bowen.

egy described in this document as the Bowen Island Affordable Housing
d practical first step towards facilitating the production of affordable

7 In some communities, the securing of funding from other levels of government for social housing is taken on not
by the housing corporation but by other community non-profits (see Whistler, Canmore).
8

Dave Witty. Potential DraftBowen Island OCP Amendment. For BCHA.No date.
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8. introduce innovative building forms and techniques for affordable housing

One way to make housing more affordable is to reduce land and building costs by reducing the
size of the units, reducing the amount or type of finishing, or by achieving efficiencies in the way
housing is constructed and/oroperated. Modular or factory built housing, floating homes and
”grow” homes are examples of innovative alternatives that can reduce housing costs. Live work
spaces and "rooming houses or lodges” were also identified as potential innovations.

Modular housing or manufactured housing reduces costs through economies of scale made
possible by factory production. According to research sponsored by Canada Mortgage and
Housing Corporation (CMHC)in 2006, “even with increased quality standards, a factory—bui|t
home still costs an estimated 18 per cent less per square metre to produce tha n equivalent
site-built home.”9Although often associated with mobile homes or trailer p odular or
manufactured housing today has come a long way in terms of design, ae, nd community
acceptability. Consumer acceptance of factory—bui|t homes is rising as .. tter design,
higher quality, and improved aesthetic standards. Many manufacturers of these “ are
increasingly favouring higher-end modular homes rather than tr 'tiona| manufact or
mobile) homes.

’

ials and systems to build
formance, architecturally

One such designer/manufacturer uses environmentally frie
homes that are competitive with other equivalent high-end,
designed homes. 1" Other manufacturers focus more on affordab d less on modern design
and "green” features. Likemany municipalit‘ anada, Bowen's * Ing by—|awprohibits
trailers and manufactured ”home parks," wh defined.This prohibition is likely in
responseto poor design and qualityof earlyrtr ' Wirailerparks. The zoning bylaw
does not refer to modular housing per se. Some ro d these definitions may be
required.

could be co sidered a natural fit in an island community

uses (limited to 2% of marina berths) and live-
. omes can reduce housing costs because units are

sent. A water lease is usually involved. While floating

Floating homes are another
like Bowen. The zoning b
aboards subject to sewage

smaller and the land compone
home prices are - affordable, . tenure has tended to be unstable. A new development
is the strata . ‘ ch gives the floating homeowner more control over their water lot
and tenur ‘ issues with floating homes; they should be considered along with

Housing that can s In an unfinished form for completion by the purchaser is another
option. The ”grow -4 e" is one example. The Grow Home is a three—storey townhouse that is
14 feet wide and contains approximately 1,000 square feet of space. The home begins with a

small living room, dining room/kitchen, bathroom, and one or two small bedrooms on the
second floor. At the time of purchase, the Grow Home's upper floors are un—partitioned.As the
homeowner’s need for space and financial resources increase, the homeowner can
progressively complete the house. Avi Friedman and Witold Rybczynskiof the Affordable Homes

9
CMHC.July 2006. Pro?le and Prospects of the Factory—bulltHousing Industry in Canada. ResearchHighlight.

10
MichelleKaufmann Designs MKD. www.mkd—arc.com
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Program in the School of Architecture at McGillUniversity developed the Grow Home concept in
1990. The purpose of the Grow Home was to create a home that could be built for sale and be
affordable to low—incomehouseholds. Over 10,000 Grow Homes have been constructed
throughout North America, 6,000 of which are in the Montreal area.

Cost savings can also be achieved in the operation of a home. Housing will be more affordable in
the long run (and be more palatable from a community acceptance point of view) if affordable
housing units meet the highest possible standards of energy efficiency and hence lower
operating and maintenance costs. The production of less costly structures that are
disproportionately expensive to operate would not be acceptable.

Introducing new building forms or techniques can be difficult and time consum
law amendments will likely be required to permit options such as modular h
homes. Such amendments would provide scope to property owners, bull ‘

Zoning by-
g and grow

developers to

some of these ideas.

9. Educate the community about affordable housing needs an ~a

The BCHAhas been successful in raising the le community aw ess around affordable
housing issues on Bowen Island. Members h tters and articles, organized meetings

7

and forums’,distributed brochures,and made '

W

ions. However,forum
participants recognize that many island residen be aware of the housing
affordability issues facing some of their neighbo
that results from gentrificati ’ng prices 5

lack of affordable housing
understand what actions at

the issues and possible solut
proposals that come forward.

ide affordable housing. Enhancing awareness of
inimize community resistance to specific

Ongoing co tion is recommended as follows:
a D sage about the changing housing situation in the island, the erosion

of s ..
' d the need for affordable housing

I Relate ' ‘
’ s of individuals or families in need

Describe suc ess stories or examples of what other places have achieved (ie Murakami
Gardens on Salt Spring Island).

- Use a pilot project to promote community awareness about the importance of
affordable housing and some innovative means of attaining it

0 Focus on the affordable aspects of the pilot project development, such as the design,
the environmentally sustainable features, the tenure model and the purchase
agreement terms.
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Potential partners in the education program could include the BCHA,BIMand the proposed new
Housing Corporation. Funding could be sought from sources like the VanCity Community

Foun

Activ
O

0000!

Suggested themes include:

Other Recommendations

DRAFTBowen isla

olation, RealEstate Foundation, Vancouver Foundation and Bowen’s developers.

ities might include:
Write letters to the editors of local publications.
Distribute brochures and flyers.

Engage speakers.
Organize tours or a slide show of affordable housing projects elsewhere.

Promote affordable housing at events such as Bowfest and Run for the Ferry.

Distribute information about a pilot affordable housing project.

The proposed new housing corporation, examples of others, su

Perpetually affordable housing: What does it mean and how cl . tw

The legalization and building code requirements of secondary suites.

BIM to consider obtaining further public input on the st
awareness and understanding of the affordable housing cr

consider an online or mail drop survey.

as part ofthe action to build
‘

ng Bowen Island. It could

ealth Authority, the Greater

_ H ing Corporation, Canada
rowth BC.BIMto arrange a meeting to

lementation.

Distribute the strategy to BC Housing, Va
Vancouver Regional District, the Greater V
Mortgage and Housing Corporation and Sm
present the strategy and r ssistance

9 dable Housing Strategy approximately every five
als for Bowen continue to match current needs.

- ned to the Housing Corporation.

housing cporationonce it is established, to connect with other
urces such as GVRDPolicy and Planning housing staff and the Lower
ffordable Housing.

housing corporation once it is established, to establish a channel of
communicatio ith other communities at various stages of implementing affordable
housing delivery strategies.
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Appendix A: Community Forum June 24, 2007

Feedback Form Results

Goals Agree Disagree DK/NA

Affordable rental housing for low—income 29 0

households including persons with special needs.
Affordable rental housing for moderate—income 28 1 9households.
Entry-level ownership housing for moderate- 26

income families.
Diverse housing options to meet the needs of 28 1

”empty nesters” and others.
Suitable housing and support to enable seniors to 28 0 1

age in place.

Comments

COCO 000.09

Special needs to be separate goal, as m
Add entry-level ownershipfor low—incom
Add alternate tenure arrangements

Change empty nesters to .se groups"
Clarify "others”

I

'ity in perp uity

r Humanity

Agree Disagree Don't Know]
Not Applicable

1. Form municipal housing corporation. 25 1 3
2. Obtain affordable housing through development 29

process.
3. Create partnerships to develop affordable housing. 27 1 1

4. Legalize secondary suites. 28 1
5. Start municipal housing reserve fund. 26 2 1
6. Amend OCP to support housing innovations. 29

7. Create waiting/interest list for affordable housing. 25 2 2
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Comments

Action 1
0 Want more info and examples of proposed Housing Corp

0 Strong and equitable selection criteria willbe crucialfor Housing Corp — priority for long-
time residents? In 5-6 yrs when first housing built, will there by any low-incomeearners
left?

0 ls Bowen large enough to support a Housing Corp — more bureaucracy?
0 Bylaw ASAPto create BIHC,FCM provides funding to do this

Action 4
0 Allow duplexes where secondary suites allowed; same effect, and c variety of

housing
Offer incentives to homeowners to build/createa legal suite
Legalizesecondary suites with controls- i.e., fire safety, a

Barrier » people with suites will be reluctant to come
will increase, or if upgrade requirements are onero

c Legalizing suites probably won't make a difference i
here already

Action 6

I Action 6 is urgent

rd if they think property tax

er of suites; they are

Action 7
0 Don’t want to get hopes up when afford "

- Wait until Housing Corp created for waitin
Miscellaneous

0 Offer financial couns
0 Denser housing clo

V

0 Allow spot zoning for ‘ ing SF zoned areas with design guidelines

Reserve Fund may be part ,, osed Housing Corporation

Find go
_

examples - co—housing

Overall

Density
0 Need politicalll for density increase
0 Need low rise medium density for affordable hsg and to minimize impact on

environment
Densify Cove, encourage smaller homes close by
Allowadditional density for rental, in addition to existing current max density

0 Calculate allowable density differently— based on max floor space, not units
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Diversity of housing types/forms/tenure
0 Need to think about other housing types/forms than SFD, i.e., build halfa house, expand

later, floating homes (this is an islandl), modular housing can bring building costs down,
artist live—workspaces
Lodges for workers/young people where facilities are shared
Provide choice — buy, rent, group housing, temporary, permanent

Combine ages, incomes occupations, family types not segregate
0 Exploreaffordable co-housing models with eco—developmentguidelines

Secondary Suites
0 Secondary suites approve now
0 Need to allow accessory dwellings "granny flats” on properties of 2.5

secondary suites, allow sustainable development of already deve
Educate community ’

0 Next steps — public meeting to educate community about eco-density
- Develop illustrative material for attractive Bowen style

How to
0 Lobby - Property transfer tax — % to local sale locati
or If affordable housing so important, then Bowen Isla

through taxes
0 Lookfor partners with experience rather than reinventing t .

Humanity
"

BIM role
0 BIM can help with enabling legislation a .

bonuses for worthy projects that are well
‘

0 Reduce/eliminateparkin
Miscellaneous

'

0 Concern about dep
Not one way to ac

or more, like

00000

' imeline, objectives and strategy to make it happen
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Group Report Summary

Each group was asked to comment on some general questions, then asked to reflect on the
proposed goals. Two specific actions were assigned to each group for their views/opinions.

Group 1

Goals
0 Fullagreement on all 5 goals
0 3 — be explicit that it allows for a variety of housing forms
0 4 — empty nesters —- not affordability issue, rather a supply issue
0 Change to diverse housing options "and tenure arrangements”

Action 1- Housing Corporation
'

,
0 No problem with housing corporation, but need to be very clear about an a

structure
0 Could municipality shut it down in the future if politic
0 Costs? money to start up from FCM (50%)

V

I Must ensure legal structure assures accountability a ness
Action 5 — Reserve Fund

0 Why separate from housing corporation?
0 Why wouldn't funds go to proposed h orporation inste cl?
0 How to ensure funds go to housing?
i Set aside land for corporation to have as

ds changed?

Group 2

Goals
0 Endorsed all goals,
0 Perpetual affordability .,

Action 2 — Work with developers
’

'

0 Encour '

ing, what barriers to co-housing,
'

‘ llow outside of Cove,

~eeds
at are the legal mechanisms?

o nee .

Action 5 — Res -

Campaign to encourage donations
UBCM lobbying for property transfer tax proceeds to home community

idea — 1% sale of real estate could go to charitable organization

Many ways to underwrite cost of housing, apply to ”Green Fund"
Idea of "homes as nests, rather than nest eggs"
Offer financial counselling for investments other than real estate
Paradox — how to ensure people move through, not stay forever in affordable housing?
Continue pressure for second suites bylaw
In surplus lands, affordable housing integrated with market, not warehoused

0000000..’

DRAFTBowen IslandAffordable Housing Strategy 21



Group 3

Goals
5

0

Action 4 — Secondary Suites
0

0.00030

0

O

0

Action 6 - OCP
I

Group 4

Goals

0 iii

Likegoals generally
Special needs should be separate goal
Goals not necessarily commonly shared by all on island, many people probably don't
think about or care, so need education to increase awareness
Perpetually affordable housing is only answer in long run, many around table couldn't
afford today's prices

Housing continuum concept is good — i.e., need range of housing for:
people on Bowen), people with physical disabilities, renters, hom

less (12

Agreed let's get secondary suites done
Supporters should go to meetings and speak in favour
Accessory dwellings too, many people build anyway
Addwording "in single family zones”
Water meters take care of water use concerns

Septic approval requirement takes care of septic concer

go up and onerous building and fire an ' ments

Send out guidelines to homeowners des
owners would know
Most places would be gr
Only investigate upon
Could give tax brea

ered

.‘ ng - Modular/manufactured?—trai|ers prohibited inSuppor
' ured housing allowed?oc

Need separate goal for special needs housing
Habitat for Humanity could provide some |ow—income ownership opportunities

Must avoid segregation/isolation of afford housing
Probable a good portion of the community not on the same page with respect to need
for affordable housing, many who are indifferent
May be changing but slowly doesn't affect them, need education
Perpetually affordable housing good idea but concern that there will be poor buy—in,
because people want to accumulate equity

Instead Holland example, create medium density to increase supply
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Suites are part of answer, need incentives to create, i.e., tax rebate
Also can duplex SFD
Provide subsidies and incentives to create housing

- Need a better way to measure density (units per acre clumsy)
Action 3 - Partnerships

0 Funding comes through partnerships
0 Future development pays for affordable housing
0 Local Habitat for Humanity part of solution
0 Make sure new Housing Corporation really needed

Action 6 -OCP

0 Yes needs updating
Density transfer difficult
Use amenity zoning

Must happen now, can't wait 5-10 yrs

Most urgent of all actions

O0000..

Forum Participants

Fritz De Vries Stephanie L ’

Alison Morse Mark Sager
Wolfgang C. Duntz

Rondy Dike
David Hocking
Carol Cram

Allice Bernards
Jamie Shaw
Sara Baker
Robin Berger
Naomi Ho Serrano

Peter Frinton
Cpl. Don Southern

Shelagh MacKinnon James Glave
Deborah Bram " Kat Hayduk
Morganne K Richard Best
Marilyn Ha Elizabeth Ballantyne
Roger McGil|i Tim Wake

Note: Thislist represe only those participants who signed themselves in.
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Diverse Housing for a Diverse
Community:

Proposed Directions for a
Bowen Island Affordable Housing Strategy

Community Forum Discussion Paper, June 2007

concerns that Bowen is in danger of losing its valued diversity, becoming
V

paradise. Long—timeresidents, working people and newcomers alikeare having d finding

circumstances and are taking action to respond to this crisi
regional affordable housing strategy.

Thisdiscussion paper describes preliminary ”directions” for a Bow d affordable housing
strategy. It presents key background informati e affordable hosing issue and puts

forward some proposed directions for a strate ese needs. Please take time to

read this material and respond to the questions Your ideasrand comments will
be incorporated into the Affordable Housing Strat ort that will be presented to Council.
WE VALUEYOURFEEDBACK.

How we got here

G:-’-&HtI¢z»‘?1UElKHO|1H1l?Rld19'B <'-'-

What is the Bowen
Community Housing
Association (BCHA)?
A nobforvproflt society formed in 2006

by a group of Bowen citizens concerned
about hard-working, long-time residents
unable to find affordable housing.

pidly rising ownership and rental housing costs
force many off the island.
Many concerned Bowen citizens gather monthly to
share ideas and strategize.

June 2005 Symposium: A?ordableHousing fora
Diverse Community attended by 120 people.
Symposium declaration and action plan 2006.

, :55!ii:tincm:lxmxlminmium:unimlztsfxuktmnnnnnnnxiztixuixinx:mmnx:nxxmm

.
O O

Hosted the 2006 Symposium.
Advocatedfor legalization ofsecondary Formation of Bowen Community Housing
suites, - -

Kept the affordable housing issue before Assoclatlgn2006 (BC!-IA)’
_

Counc|l,theSurp|us Landsworklng - Funds raised for affordable housing needs study
Group and the community. and Strategy 2007_
Steered the process to develop an
affordable housyngmategyfu, Buwen Needs assessment study completed May 2007.
|S|a"d- 0 Preliminary directions for affordable housing

strategy developed for community consultation.
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The Needs

Quite simply there is a growing gap between what many island households and their families
can afford to pay for housing and ever increasing market prices, both rental and ownership. For
example:

Vi/f.Ll.50w
children avwl

:
gmvwlol/iitolrem.be

5 ableto affordto
; Liveoweowew

0 Some |ow—income households are paying more than they can
afford for their housing, and likelyhave to skimp on other
expenses.

0 House prices (median) increased by 80% between 2003 and
2006, from $340,000 to $613,000. There are few small
affordable homes. Many young families cannot afford to buy
a home on Bowen Island.

a§.+mmmmmmi.ui.mm.im.m:l.

‘

sto hire and keep
0

place and save for a

0 A lack of rental housing makes it difficult for island busi
employees or for young people who grew up on B0
downpayment.

0 Empty nesters who wish to downsize from their family re confronted with a lack
of choice in housing form and tenure.

0 Limitedoptions are available to enabl . age in place with suitable housing and
supports.

$900,000

$800,000
$700,000

$600,000

$500,000
$400,000

$300,000
$200,000

$100,000
$_

2003 2004 2005
Year

2006 2007*

*as|<ingprice
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The Gaps

Householdsof different ages and stages of their lives prefer different housing types and tenures.
Economic circumstances also play a role in determining housing choices. Younger people tend to
live in rental units, while families tend to live in ground—oriented homes that they own. This
changes as we age. When children leave home, some empty nesters (age 65 to 80 years) seek
low maintenance living in smaller units, either through rental or condominium ownership.
People age 85 and over continue this trend.

entry level

4 s rental
There are gaps in the choice of housing available on Bowen, particularly in small
ownership homes, townhouses and rowhouses suitable for empty nesters, as
housing in general.

Qf?esfor a home ww
Median Household Income Can afford to

2000 Annual Income pay/ mont lo?wn 25% clown
V

Allhouseholds $ 64,979 $ 1,624 462 S 312,685

One person households $ 33,671 §%§_42 $ *6 $ 168,368

2 or more persons S 74,236 8 294,765 5 360,792

The Vision

unity wan to be. It is a source of inspiration and
wen Island came together at the 2006 Symposium

A vision statement describes
expresses an ideal future.
where they developed the fo

A ' lly and eco lly diverse community supported by
ble housing.

Ensure that r ~' dents can afford to work and live on Bowen
Ensure that kids who grew up on Bowen are able to stay

Maintain the vibrant arts community

Help special needs populations to live affordably on Bowen

Ensure empty nesters and seniors have a suitable place to live as they age
Help businesses obtain and maintain employees

0090000
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Core Values

Core values are a set of beliefs that guide and shape action. The proposed core values build on
those identified at the 2006 Affordable Housing Symposium:

lnc|usivity— a welcoming place for everyone
Diversity — a full mix of occupations, interests, incomes, ages, stages

Community—based — home—grown solutions fit our community
Sustainability — choices mindful of the well—beingof future generations
Creativity — creative solutions E an environment that nourishes creati
Best practices — decisions based on seeking the best known or conce

000000

What We Mean by Affordable Housing

ome. On Bowen, are
ip housing costs on the

g. We wish to ensure

Housing is affordable if it costs 30% or less of a household's gros
concerned about the effect of rapidly escalating rental and o
ability of low and moderate—income households to afford s _

that a_l_|island residents can afford to live on Bowen.

In particular, we seek solutions for those households that cannot fl table and affordable
housing at market prices, such as:

’

-I

"P,erpetually,'f affordable housing
...is housing that is affordable forever notlust
for a period of time. For example, purchasers
would buy entry-level ownership units at

W

below market prices. When they wish to sell,

Ethey must do so at a price set by a formula
” determined at the outset, usually related to

inflation.A legal mechanismwouldbe put in
, place to ensure thatthe units are protected .

' ‘r from market price increases thus ensuring that
'

in place; this housing remains an important community
I

such as mental L
"55°”’Ce-

,-"the artscommunity;
'1 young families;
0 working people including teacher urses,

police, trades;
0 youth who want to contin

Bowen; ‘

in empty nesters who wish to l
home;

0 seniors who
0 people wit

illness, p

~ » u::::«n2umnnzsnunxsos

Perpetually affor ng is desirable because it ensures that the enormous amount of
time, effort and reso that contribute to making housing affordable today are not lost upon
resale. Also, perpetually affordable housing is integral to the vision of a sustainable diverse
community; we must plan to be always able to meet our community's housing needs.
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Goals

i3

Goals are statements of intended future results and they
‘ffU9“”l°Wt WWWWl’l5l’9U9“ set the direction for future actions. The following specific
We 99l'V”9r“W5VVWPWm50-" goals for the Bowen Affordable Housing Strategy are

proposed based upon the needs identified in the Needs
‘—8W'iSGWYDl-l»EAssessment:

mum

;;
x'
1
r
1
n
i

n!‘

Adequate supply of rental housing for low—incomefamilies and individuals, including
persons with special needs.

Affordable rental housing for moderate—incomehouseholds.
Entry—levelownership housing for moderate—income families.
Diverse housing options to meet the needs of ’empty nesters’ an
Suitable housing and support to enable seniors to age in place.

S":'>S"-‘!‘-’

Actions

.After looking at the
ommunities in similar

ce from housing
mmittee has ientified the following

ion along with a brief rationale, to

, . rt. Other ideas identified
rporated into the strategy report.

Actions are the part of a strategy that map out a route to ach
current situation on Bowen, assessing housing needs, reviewing

,

situations are doing to address their affordability issues, and seekin
professionals, the BCHAAffordable Housing St
steps to achieve the goals. They are presented
be more fully developed in the Affordable Housi
through the community consultation process will

it will be important to update a, ssessmen riodicallyto ensure that affordable
housing goals for Bowen co

1. Form a municipal not-for-
build perpetually affordable

and Housing Corporation (BIHC)to manage and
and ownership housing on Bowen island.

housing at prices that moderate—income residents cannot afford to
' n with a single purpose such as a housing corporation has been
. creating and managing perpetually affordable non—mar|<et housing
tler, Canmore and elsewhere. A not for profit corporation can

ss cost than a private developer.
in communiti

produce housin

The aim of the proposed corporation would be to facilitate and/ordevelop both affordable
rental housing and entry~leve| ownership housing. It would leverage affordable housing
units through the development process or other means that might involve partners. These
units would then be managed by BIHCas perpetually affordable housing using a housing
agreement or other mechanism. Thus an important task of the corporation would be to

draft, implement and enforce legal agreements that restrict ownership to eligible persons,
and control purchase and resale prices.
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BIHCwould also advocate with senior levels of government for tax measures, programs and
funding to support the creation of more affordable housing on Bowen. This is particularly
important with regard to subsidizedor social housing, which is no longer funded by senior
levels of government and which municipal governments do not have the resources to fund.

The corporation would be wholly owned by the municipality, operate at arms length from
the municipality and have a Board of Directors comprised of community members with
diverse skills. It would have a small staff directly engaged in all aspects of housing from
researching, planning, building, operating, and managing affordable housing on behalf of
Bowen residents. it wouldbe accountable for having a current strategic plan meet

developers on Bowen who are interested in becoming part of fordablehousing
solution, and have indeed put forward prop s to Council.Th 5 Hilldevelopment
includes some low end of market rental u “ obtained in this fashion. Langford
has obtained entry-level ownership housing ommended that developers be
encouraged to produce the affordable units n lieuis only accepted in unique
circumstances.

f "surplus ’. nds" in and adjacent to Snug Cove. These
to contribute to future affordable housing as well

ands Working Group has recommended that 25

rporated on the 8.7 hectare Site 1. The remaining lands

The municipality has title
lands represent an eno .

as other community ame
units of affordable housing

i hen applying for or approving re»zoning. Ifa project is too small, or

hen the proposed Housing Corporation could accept cash in—lieuof
units, which coul en be applied to future projects.

Municipality to approve secondary suites in single-family areas outside Snug Cove.

Secondary suites are an important component of an overall strategy to increase the supply
and diversity of affordable housing. Many secondary suites exist on Bowen Island and they
provide much needed rental housing. They also improve the affordability of home
ownership.
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Smart Growth BCendorses secondary suites as an environmentally sound approach to

affordable housing because they use existing developed land more intensively. While there
are some challenges associated with secondary suites, these can be addressed, for example
by requiring on site parking, water meters, septic approval and fire and building inspection.
Research has shown that secondary suites exist in similar proportions in all communities
regardless of their legal status. Legalization may not lead to a significant increase in supply,
but it does set standards for health and safety that protect both the homeowner and the
tenant.

While currently not permitted on Bowen, a Task Force set up to review seco

recommended legalization in all residential neighbourhoods outside of 5 ve.
Legalization is consistent with OCP policies, which allow more than on

where affordable or rental housing is provided. More and more mu
permitting second suites in sing|e—fami|yneighbourhoods. The Village of Anm rmits
secondary suites in all detached homes. There, the benefits h

'

community organizations, employers, residents and others t e affordable rental
housing.

Today, affordable housing is created throu
and private organizations, through a process
marshal the resources and expertise necessa roduce housing that is affordable. It is
especially challenging to cre 'ng that is dable for very low income households,

ersons with disabilities. A typical housing development
ifferent partners such as non—profitorganizations,

wum -

Murakami Gardens is a 27~unit housing
development under construction for low-income
individuals and families on Saltspring Island. It will
be operated by Salt Spring Island Community
Services,and willlinkresidents to appropriate
community, social and health services.

en community
ess of the

wen Islandstrategy, in
Chamber of Co Bowen Community
Housing Assoclat the Abbeyfield Society
and other community organizations. The
Bowen Community Housing Association

2
3
E
E
E
§
9
E The recent groundbreaking was made possible by

partnerships between three levels of government,
Could help form the proposed Housing the Capital Regional District,the Murakami family,
Corporation and continue their community the Real Estate Foundation of B.C. and Salt Spring

education role. Empmyers might Wishto Island Community Services. Richardand Rose

purchase units to provide affordable |\/lurakamidonatedthe land for the project as a
tribute to their late parents, who were forced to

housing for their staff’ Residents that might
V leave their Salt Spring Island home in 1942 and

Wish to donate resources (larld or Ca5h)to A

were incarcerated in internment camps.
aid in the achievement ofthese goals. ’

DRAFTBowen IslandAffordable Housing Strategy 30



5. Create a municipal Housing Reserve Fund

Municipalities may establish "housing reserve funds” by bylaw to receive moneys earmarked
for affordable housing and assist affordable housing projects financially. There are several
such funds in BC,mainly in large municipalities with high housing costs, however many
smaller communities are working to create them such as Tofino, Revelstoke and the
Sunshine Coast. Funds may be obtained in several ways including donations of land or cash,
cash in lieu payments by developers, and other potential sources. Funds generated could be
used as seed money to contribute to various affordable housing projects being facilitated
and/ormanaged by others, including for example, the proposed Bowen lslan Housing
Corporation. Note that the GVRDis proposing a Regional Affordable Hous ust Fund to
perform a similarfunction on a region—widebasis.

6. Amend Official Community Plan to enable affordable housing

Some of the strategies being followed in other communit'
affordable are disallowed by our Official Community Pl
manufactured houses, and housing that can sold in an
the purchaser. An amendment to the OCP could provide sc
and developers to explore innovative strategies for developin
units that enable a diverse population with

roduce housing that is
se include modular or

rm for completion by
property owners, builders
,iety of smaller housing

o live on Bowen.

7. BCHAto initiate a Waiting List of expressio ._

housing
7

- ifferent types of affordable

An essential step in matchin
interest list. Until there is .
immediately to collect,
type of housing that they .
formed, and accelerate the r

ble housin‘ he needs is the creation of a waiting or
orporation ction 1), the BCHAcould begin

‘ sis, names of individuals and persons and the
. . t could be transferred to the BIHCwhen it is

s of bringing affordable housing to Bowen.

Next Step
,‘

.‘
N

ffordable Housing Strategy Committee will refine the directions
our comments and ideas, into an Affordable Housing Strategy for

Bowen Island for s n to Council in July.

About BCHA

The BCHAboard members are: Sara Baker (President), Richard Best, Robin Burger, Carol Cram,
Deborah Kirby,Gordon Reid,Tim Wake.

The BCHAAffordable Housing Strategy Committee members are: Elizabeth Ballantyne (Chair),
Sara Baker, Bruce Howlett, Morganne Keplar, Jason Smith (BIMPlanner), Faye White
(Abbeyfield), Tim Wake, Alison Morse (Council liaison).
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Appendix B: Potential OCP Amendment: Draft

Draft
Bowen Island

Potential OCP Amendment

Affordable Housing 11

Background

Bowen island completed an intensive and comprehensive Official Community Plan
and adoption in the early to mid ’90’s.Since its original adoption as Bylaw 139 (m
the OCP has had two major amendments: one in 2000 and one in 2002. The 2
one item related to affordable housing that required action: "review of g ca
dwellings of limited floor area on a property as a means to provide affordable housing.”
the early 2000's, a Task Force examined that item and made recom . ' ations to Council I 03. The
current Council is implementing the recommendations.

Bylaw review
an 10 years ago),

ent identified
‘ secondary

The 2002 Amendments included an item (Section 5) that added
.

ng to Schedule "A", Section
3.1.4 Affordable Housing. Rental Housing, Special Needs Housing oft

Seniors’ supportive housing should be located close to community
policy, such supportive housing for up to 24 resi nts, including staff,
same dwelling density as four dwellings (sic)

'

Senior supportive housing should be located a
designation.

The preceding appears to have been written specifica

s. For the purpose of OCP
d be considered to be the

~ - Court within the Snug Cove land use

e Abbeyfield proposal.

Section 3.1.4 Affordable Hous
comprehensive. Given the fore
of affordability related to 5

however, indicates that many h
needs housing, including the recog
related to a diversity of roups.

, I Ial Needs housing, of the OCP is quite
rs that Council and the community have taken a serious View

econdary suites. Research of other municipalities,
listic view of other forms of affordable and special

f a diversity of special needs, and a range of affordability issues

sociation was formed in the summer of 2006 to address that broader
of housing types and affordability.

Bowen Com

notion of ac

Proposed A ts to Current OCP

The current OCP (inc|udi g amendments 2000, 2002) includes some discussion of affordable housing. As
noted above, there are limited references to affordable housing in the 2000 and 2002 OCP Amendments.

Suggestion: New definitions:

Dwelling unit, affordablehousing: is a deed restricted and/ora rent controlled dwelling unit that is
secured by a housing agreement registered in title, and may include special needs housing and
seniors dwelling units.

11 Prepared by Dave Witty.
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Special needs housing is housing that provides for the residential accommodation of an individual or
individuals who require specific housing designs or services to enable them to live relatively
independently or in a supported environment.

Principles:

This is an important part of the OCP and sets out broader community expectations and guiding principles.
There are no references to the notion of the intrinsic value of social and economic diversity in the existing
Principles Section. Given that diversity has been an increasing theme of discussions related to quality of
life on Bowen Island, it seems logical and essential that the maintenance of a sociall cleconomically
diverse community be promoted as a Principle ofthe OCP.

Suggestion:

Principle One be modified to read as follows:

ens of serenity of the island,
y, and recognition of the

exhibit local initiative and

Maintenance of the intrinsic attraction, insular rural identity
celebration and maintenance of a socially and economically d
desire of existing residents to be independent, self~re|iant an
cooperation. litalisednew wording)

Broad Objectives:

Several Broad Objectives in the OCP address afforda
To encourage maintenance of a population with
To ensure that Bowen Island is a healthy commu
quality of life. ~

To provide for the basic nee

om evels, lifestyles and age groups.
residents working together to improve the

residents, s onal residents and visitors.

Suggestion: no changes requ

Section 3: Objective an - cies for Land Use

3.1 Residential

fhousing options are available;
7) to provide for non—profit special needs housing situations to meet the special needs
associated with ag , sability, and/orlow or moderate income.
8) to ensure that the location and development of special needs housing is consistent with the
general character ofthe Island and the neighbourhood.

Section 3: Residential Policies
3.1.4: Affordable Housing, Rental housing, Special Needs Housing

Background; this is a comprehensive section. Changes as noted above will confirm the importance of this
policy section.

Assuming a re-read for consistency, changes could include:
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Suggestions: add following new policies:
3,1.M Residential (and other?) designated parcels that have demonstrated ability to meet other
objectives of the OCP and are capable of supplying necessary infrastructure, including but not limited
to water supply, waste treatment and other health and environmental requirements, may be
considered upon application for social housing designation and subsequent site specific rezoning and
regulations. A development plan shall be required upon application for re-designation or rezoning
that includes a detailed site plan and building concept drawings identifying scale, materials, form and
elevations, projected densities, services, amenities and potential remedial measures to minimise
effects upon the neighbourhood and natural environment.
3.1.N Affordable and special needs housing shall be of a scale and character that is compatible with
the neighbourhood ambience and the natural environment.

Summary

it appears that the OCP has substantial policies that support affordable and speci Inee
ensure OCP consistency, it appears that some amendments are n eded (such as »~ es, and
Residential Objectives and Policies) to ensure consistency, con

"

and less ambig Those
suggestions and the specific proposals for Section 3.1.4 are not sig '
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Appendix C: Needs Assessment

Executive Summary”

House prices have climbed dramatically on Bowen Island in the last several years and this
concerns community members who perceive that this will limit the ability of new and existing
families to contribute to its vibrant community life. Some fear that the high cost of housing will
forever change the resident mix on Bowen and threaten its diversity. This needs assessment
reviewed housing demand and supply information and interviewed key informants to discover
the local issues that illustrate the growing disparity between housing costs, bo. nership and
rental, and the incomes of localhouseholds.

Issues

The housing needs assessment identified the following issues.

sehold incomes of
el housing and the typical

High incomes are needed to purchase modest Bowen
between $85,000 and $100,000 are now needed to buy e

V

non—waterfront single—familyhome respectively. While this o ts newcomers to the
island, or those who currently rent, only the ghest earning 41 owen households
could afford to buy these units today. Resi - already seeing a difference in the new
Bowen homeowners. This suggests that Bo may continue to shift towards
those with higher incomes ashousing chang » .« mg the diversity of the island
community that many value.

.y modest '5 es on Bowen today. House prices are
earned by many island households. Over half (51%)of

‘ 1

'

incomes of between $20,000 and $79,000 per
ypical starter or non—waterfront single family home today.

d residents, but it is for those newcomers seeking to
ilymembers of existing residents. The affordability

ncome households is a region wide phenomenon. It is also affecting
ses to find and retain employees.

Moderate-income earner
divorced from the mod
Bowen households, thos
year, could not afford to bu
This is not an issue for existing

A few very lo V - households face extreme affordability issues. In 2001, 95 or 8% of
island househol re paying more than 30% of their income for shelter and could not
afford the average priced rental units on Bowen. They would be spending money on shelter
that they could otherwise spend on food or other necessities. These households are actually
worse off than their counterparts on the mainland. On Bowen, core need households are
primarily renters, families with children and self-employed persons. Some of these
households will be individuals on fixed incomes like income assistance or disability pensions
who may also have special needs associated with their disability.

12 Complete Needs Assessment Report can be found at www.bowenhousing .org
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Limited housing options available to promote diversity. The housing stock on Bowen Island
consists predominantly of single—familydwellings, there is no market based medium density
housing liketownhouses or row houses and there is a limited supply of rental units. This
seriously limits housing options for those with low or fixed incomes, renters, those who
might wish to live on Bowen for awhile before buying, temporary workers, as well as empty
nesters who wish to sell their family home and buy something smaller and suitable for their
changing lifestyle. New rental housing construction is unlikely given rental market
economics.

Priorities

Based on this review, the following groups of individualsand household
priorities for affordable housing on Bowen Island. The focus is on low and moder come
households. They are not presented in order of priority, as this is
determined during the planning process for the Affordable Ho

suggestions regarding the appropriate type of housing are _

government are not likely to subsidize affordable housing, t .
medium density housing options as a way of achieving afford

-‘ smaller, market based

Core need households
This group consists of approximately 100 rent

incomes, and may include young families, single
persons with disabilities and others. They need h
whatever that may be, and this usually requires a
rental housing with a rent suppl r social hou

households on fixed or very low
M ployed individuals, artists,

Renters ,

Again this is a varied group, c = ng families (perhaps saving for downpayment),
service industry employees, per .. ithdisabilities and perhaps some seniors with low to

moderate income, 001, there »‘ .=bout 200 renter households on Bowen. Since
ilt apartme t rental housing is not likely, options for Bowen would be

- dwellings, small cottages or townhouses/rowhouses. Some low
Id be appropriate, perhaps protected by covenants or housing

‘tal prices are often too high.

Young families and 1?erate-income households
Not traditionally viewed as a group that needs assistance in the housing market, this priority
group is becoming more of a concern on Bowen and elsewhere. They typically earn moderate
incomes, and may include young families, artists or others. Some options for this group would
be houses with suites or accessory dwellings that would act as a mortgage helper or medium
density market housing like townhouses or row houses which are the predominant housing
choice of young families elsewhere in Greater Vancouver. Another option is smaller cottage

style homes. There would need to be some protection from rising resale prices to preserve
affordability over the longer term. At this time, the number of young family/moderate income
households seeking affordable housing on Bowen is unknown. They likely comprise some of the
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current renter households. it may be prudent to initiate a waiting list or application system that
would help to gauge the size of this group.

Empty nesters
Although not necessarily falling into the low or moderate—income category, empty nesters have
significant unmet housing needs and could help to meet some of the priority needs. These
households would like to purchase well- located medium density market housing |il<e

townhouses or row houses and they have the ability to pay for it. However, if these units
contained a secondary suite or if the empty nester decided to rent their unit for a period, they
could be a source of needed rental housing accommodation. Examples of marke ased
townhouses with suites located at SFU and UBCmight be worth investigating
development of the Bowen Affordable Housing Strategy.

Next Steps

The needs assessment will form the basis for the next step, w
affordable housing strategy for Bowen Island. Affordable H
interested members of the general public willconsider the
recommendations concerning a Bowen Affordable Housing Str

: the development f an
'

ittee members and
priorities, and make
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Glossary

Abbeyfield housing - Abbeyfield Houses offer supported housing for between 6 and 12 older
people. They provide non—profitshared housing for older adults with private rooms, shared
eating facilities and a |ive—in housekeeper.

Assisted living - Offers housing and some care services, such as eating, mobility, grooming,
management of medication and valuables, nutrition, behaviour management and rehabilitative
therapies, on site, usually on an as-needed basis. Assisted living is a form of car t takes place
in a housing—typesetting and is a term used by independent Living BC.

'

funding, proposal development funding and mortgage insura d undertakes research and
facilitates partnerships for affordable housing.

Care facilities —- facilities offering high levels of care to seniors a rs needing 24-hour care.
Licensed as community care facilities.

Co-housing - a form of housing where resident »

clustered around a "common house" with share
kitchen and dining room, children's playroom, wo
arts and crafts area, laundry and m _,- Shared me
for those who wish to participa

heir individual homes, which are

e amenities may include a

5, guest rooms, home office support,
e often available at the common house

Co-operative housing - a le '

members on a continuing basi
ownership structure and its com “

a for the purpose of providing homes to its
p is ent from other housing associations in its

tto cooperative principles. The housing form may vary.

Independent
people wit
facility care

)—A housing—for—healthprogram for seniors and
quire some care, but who do not need 24-hour

. hing accommodation.

Mobile home — A s welling, designed and constructed to be transported on its own chassis
and capable of being moved to a new location on short notice. It may be placed temporarily on a
foundation, such as blocks,posts or a prepared pad (which may be covered by a skirt).

Modular housing - a form of factory built housing in three-dimensional modules that are
combined on—siteto make one», two— or three—storey homes. Typically, a bungalow will consist
of two modules, while a two-storey home willuse four or five, or more modules. The homes are
set on full—perimeterfoundations—a crawl space or full basement. Insulation, air/vapour barrier,
plumbing, wiring, exterior siding and other construction details are largely completed in the
factory. Interior work is usually well advanced, including drywall, trim, flooring, cabinets and
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bathroom fixtures. Finishing the home on—sitegenerally ta|<es a couple of weeks, sometimes
more, depending on the size, style and features of the home. Some features are best done on-
site, such as brick siding and some types of flooring.

Non-market housing — affordable housing built without ongoing senior government subsidy,
usually with municipal concessions and donations of land or cash. It may be affordable for a
period of time or forever.

Perpetually affordable housing - housing that is affordable forever notjust for a period of time.
This may be accomplished by rental rate restrictions and re—sa|e restrictions.

Rental Assistance Program (RAP)- The provincial Rental Assistance Progr 'des direct cash
assistance to eligible low—income,working families with at least one chil 9

and a gross household income less than $28,000 per year. The families must have
Columbia for the last 12 months.

'n British

Shelter Aid for Elderly Renters (SAFER)— A program of the
BC Housing offering monthly cash payments to subsidize re

to moderate incomes who are age 60 or over and pay rent.

' ernment operated by
le BCresidents with low

federal/provin -

V

or provincial programs
ublic housing as well as non-profit

ubsidy from government. Also

Social housing — refers to housing built under f ‘

for households with low or moderate incomes.
and cooperative housing. Usually receives an o ‘

called non—profithousing.

Supported Independent Living ,

mental illness to live indepen ‘ ordable, sel —containedunits with the assistance of
outreach services. It is adm

Supportive housing - form of ho hat helps seniors in their daily livingby combining a
physical environ ‘ .

' '
" esigned to be safe, secure, enabling and homelikewith

support serv
offers no
support than
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