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With the completion of the Sunshine Coast Affordable Housing Study, including the 
additional research by the consultants, the Affordable Housing Committee of the Social 
Planning Council considers that its work is done.  Based on the work of the consultants 
and the analysis of local conditions, the committee recommends the following: 
 
That the Affordable Housing Committee of the Social Planning committee formally 
dissolve, and a successor group, the Sunshine Coast Affordable Housing Task Force, be 
formed with the same broad scope and purpose of addressing the issue of affordable 
housing on the whole of the lower Sunshine Coast.   
 

1. Authority:  
The task force will be independent of the Social Planning Council, and 
independent of local governments.  It is self-constituted and self-authorizing. 

2. Composition:   
10 members: chair plus 3 individuals from local government, 3 from community-
based organizations with a social service or housing mandate, 3 from private 
sector (developers, realtors, builders, mortgage and finance).   

3. Sub-Committees:  
The Task Force may establish standing committees, technical advisory 
committees, sectoral committees and working committees and recruit additional 
members to assist in conducting the work of these committees. 

4. Timeline:   
Completion of mandate on or before June 30, 2008. 

5. Mandate:  
As a beginning set of tasks and goals, the committee recommends that the task 
force finalize and implement an affordable housing strategy for the lower 
Sunshine Coast, and in particular:   

• advocate for the creation of a regional housing reserve fund with contributions 
from each local government; 

• work to establish either a Community Housing Corporation or a Community Land 
Trust, operating outside government; 

• advocate for consistent policy by local governments on the Coast requiring new 
developments to contain appropriate forms of affordable housing at a level 
sufficient to meet community needs; alternatively, requiring developers to 
contribute an equivalent amount of money or land to a housing reserve fund or 
community land trust; 

• research, develop and document processes for building community partnerships 
among local governments, non-profit housing societies, for-profit businesses 
(builders, developers, realtors, financiers), BC Housing, CMHC, senior 
governments, philanthropists, foundations and other funders; 

• research affordable housing strategies adopted by comparable communities 
(e.g., Whistler, Canmore, Tofino, Revelstoke, Langford, Qualicum Beach, 
Aspen); 

• advocate for the adoption of the final affordable housing strategy by local 
governments. 
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Executive Summary 
 
 

The purpose of the Sunshine Coast Affordable Housing Study is to assess the extent 
and nature of the need for affordable housing on the Sunshine Coast.  It incorporates the 
findings of a housing profile and stakeholder interviews to identify priority affordable 
housing needs.  It also presents some directions or options to create housing for 
population groups that are experiencing affordability issues, examples of affordable 
housing initiatives developed elsewhere and a review of potential local government 
roles.    
 
Upon completion of the needs assessment and affordable housing options for the 
Sunshine Coast, the Housing Committee commissioned additional work that included an 
examination of governance options for moving forward, an investigation of the potential 
utility of land trusts and housing trust funds as models that could be implemented on the 
Coast, the preparation of an inventory of potential sites for affordable housing on the 
Coast, and a review of existing local government affordable housing policies and 
initiatives.   
 
Ultimately, this study is intended to serve as a resource for the Regional Affordable 
Housing Strategy project and community members seeking ways to address affordability 
issues, through the development of an affordable housing strategy.   
 
After many years of a stable or depressed property and rental housing market, the entire 
Sunshine Coast has experienced a dramatic rise in property values and rental costs and 
a shortage of rental accommodation.  At the same time, the local economy is shifting 
away from high wage resource sector jobs in forestry and fishing to lower wage service 
based employment.  Migration from the Lower Mainland and elsewhere is fuelling the 
demand for housing, and the loss of high paying jobs for Coastal residents is hampering 
some local residents’ ability to afford the resulting rising prices.  Similar situations have 
developed or are developing elsewhere in the province.    
 
There were approximately 1,700 Sunshine Coast households in core housing need in 
2001.  Core housing need refers to households living in accommodation that does not 
meet standards of adequacy, suitability or affordability and that have no other options.  
Given the changes in the real estate and rental market that have occurred since 2001, 
the number of households in need on the Coast should be viewed as a minimum.  It is 
doubtful that rising incomes have kept pace with the cost and availability of housing.    
 
Priority Needs and Options 
 

 

The table and discussion that follows show the population groups that have been 
identified as having the greatest need for affordable housing on the Sunshine Coast.  
They are presented in priority order (as reflected by stakeholders and the data).  Options 
for addressing each of the priority needs are incorporated and include both non-market 
and market responses.  These options were identified by the consultants based on 
feedback from forum participants, stakeholders interviewed for the housing needs 
assessment, and the Housing Committee of the Social Planning Council.   
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Table 1: Priority Housing Needs and Options  

                Options 
 
 
Priority needs 

Non-
market 
rental 
housing 

Support-
ive 
housing 

Secondary 
suites/ 
dwellings 

Affordable 
market 
housing 

Seasonal 
emergency 
shelter 

Low income 
renters 

 
√ 

 √   

People with 
special needs 

 √ √   

Young families 
 

  √ √  

Seniors with 
support needs 

 √  √  

Homeless 
persons 
 

√ √   √ 

 

Low-income renters (incomes under $20,000) 
 
Low-income renters are a heterogeneous group consisting of single people, students, 
families and single parent led families.  According to CMHC, there were 855 Sunshine 
Coast renter households in core housing need in 2001.  They may be working at jobs 
that pay minimum or a low wage, working part-time, or receiving income assistance or 
an unsupplemented pension.  The affordability analysis showed that household incomes 
under $20,000/year are not sufficient to afford current rental housing prices on the 
Sunshine Coast.  Stakeholders identified low income households as having difficulty 
finding and maintaining a home on the Sunshine Coast in the last few years.  Rents 
have risen with real estate prices and the supply has diminished as buyers convert 
former rental properties to ownership or take them off the market.  There has been little 
new rental construction on the Coast.  There is limited supply of non-market rental 
housing for non-senior singles and families.   For the most part, the private market 
cannot supply rental housing on the Sunshine Coast that is affordable to households 
with low incomes.   
 
Non-market rental housing would meet the needs of these low-income households, as 
might secondary suites.  Non-market housing is housing that is not subject to market 
influence on pricing, and generally is affordable to people with low or moderate incomes.  
It is usually developed by non-profit agencies and rents are controlled or geared to 
residents’ incomes.  Government programs that in the past assisted non-profit housing 
groups to develop non-profit or subsidized rental housing, such as the Coast Housing 
Society project in Sechelt, are no longer available.   
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Non-market rental housing can be developed today without government social housing 
programs.  However, it is necessary to put together partnerships and contributions from 
a number of sources, usually involving: 

• non-profit groups, 
• access to donated land or land at a reduced cost, 
• some senior government financial assistance,  
• concessions, incentives or contributions from local government,  
• volunteer labour,  
• donations,  
• grants from foundations,   
• housing agreements to ensure that the housing remains affordable, and   
• local government housing trust funds to help contribute financially. 

 
The development of non-market rental housing is a large undertaking that may require 
several years.    
 

People with special needs  
 
People with special needs often find it difficult to obtain affordable housing in the private 
rental market because of limited income, limited supply of rental housing, and because 
they need support services to help them maintain their housing.  They may also face 
discrimination.  People with special needs include persons living with a mental illness, 
addictions, developmental disabilities or youth leaving the foster care system.  
Community members interviewed for the needs assessment suggested that these 
individuals have always faced difficulty finding appropriate housing, and that the situation 
is becoming more serious.  
 
There are 52 housing units on the Sunshine Coast offering the kind of support that is 
needed for people with special needs. This includes accommodation available through 
the Sunshine Coast Community Services Society and the Sunshine Coast Association 
for Community Living, as well as other options such as Supported Independent Living 
(SIL) delivered by Vancouver Coastal Health. However there is a shortfall of housing 
units and often waiting lists to access services.  As well, some services may be 
unavailable on the Coast, for example, supportive housing for youth leaving care.  More 
housing that is affordable and offers the appropriate supports is required for people with 
special needs.   
 
Supportive housing would meet the need for affordable housing linked with appropriate 
support services.  In some cases, services are provided on site, while in others, 
residents are linked with community-based services.  It is suitable for various people, 
including individuals with special needs such as mental health issues and addictions, 
homeless individuals and seniors with limited support needs.  
 
Government support is available to develop some forms of supportive housing, 
particularly for seniors and persons with a serious and persistent mental illness.  Like 
non-market housing, partnerships and ongoing agreements with health authorities and 
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other service providers are required, as well as housing that is suitable and affordable for 
the seniors or others with special needs.     
  

Young families  
 
The affordability analysis demonstrated that households with incomes under $40,000 per 
year cannot afford to purchase a home on the Sunshine Coast at current prices, 
although this would have been possible a few year ago.  In 2001, there were 900 family 
households in core housing need on the Sunshine Coast.  In 425 of these households, 
at least one person was between the ages of 30 and 44 years.  Some of these were 
single parent led families.  
 
At current prices, the least costly form of ownership housing, apartments or 
condominiums, are affordable for households with incomes of at least $40,000 per year.  
This means that young families with limited incomes (under $40,000), that traditionally 
prefer ground-oriented ownership housing, have difficulty achieving homeownership of 
any kind, because of both the required down payment and monthly mortgage costs.  
 
Addressing the housing needs of young families is particularly important because they 
tend to leave the Coast if they cannot find adequate employment and housing.  Indeed, 
there are proportionately fewer people aged 25 to 44 years living on the Coast than in 
the rest of BC, suggesting that they have been leaving.  This is a worrisome trend 
because people in this age group are the primary household forming, family raising, and 
working age population.    
 
Low cost market housing of modest size may provide a needed alternative for this 
group as would homes with second suites or “mortgage helpers”.  A diverse housing 
supply including duplexes, townhouses, small lot housing, housing above shops or other 
alternatives can meet the housing needs of young families wishing to enter the 
ownership market.  (It may also suit seniors wishing to downsize.) Affordability is 
achieved through smaller lots, increased density and construction of modest housing.    
 
While the housing and lot forms described above are generally affordable to the first 
owner, they may be less affordable for subsequent purchasers due to market pressures.  
This permits the original buyers to benefit from an appreciating property market and the 
rising equity in their homes.  Some jurisdictions that have supported the development of 
affordable market ownership housing have placed restrictions on the resale price to 
ensure long-term affordability by means of housing agreements or covenants on title and 
the use of second mortgages.  
 
Private developers are typically responsible for developing these projects.  Local 
governments can facilitate or require these types of lots/housing units through their 
policies and zoning regulations.  They can also offer incentives.   
 
Homes with secondary suites or second dwellings can offer both affordable home 
ownership and lower cost rental housing.  They would potentially meet the needs of 
young families (where the suites are “mortgage helpers”).  Secondary suites offer a way 
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of increasing the diversity of the housing supply while maintaining the single family 
character and low density that many Coastal residents prefer.  In addition, because of 
declining household size, many homes with suites have the same number or fewer 
occupants as the traditional family home of the 1950s and 60s, and thus do not create 
much additional pressure on municipal services.   
 
There are some (illegal) secondary suites on the Sunshine Coast and some second 
dwellings on larger rural lots (permitted on larger lots over a half acre).  Municipalities 
may encourage a greater supply of secondary suites/second dwellings by legalizing 
them, including permitting secondary suites/second dwellings in all areas (with regard for 
servicing constraints) and permitting secondary suites/second dwellings in new 
developments (with regard for servicing constraints).  Local governments may provide 
incentives for secondary suites by means of a density bonus and/or require a 
percentage of single family homes in new developments to have suites.   The experience 
in other jurisdictions has been that such actions do not create an immediate increase in 
supply, but do so over the long term.   
 

Seniors with support needs 
 
Seniors age 65 or over make up a significant and growing portion of the region’s 
population, approximately 19% in 2005.  While some senior households have low 
incomes, not all seniors experience problems with housing affordability.  In fact, only 295 
out of 3,015 Sunshine Coast households with a ‘household maintainer’ age 65 and older 
were in core housing need in 2001.  Many local seniors may be benefiting from rising 
equity in their homes, although rising property taxes and maintenance costs may be a 
problem.   
 
In addition, there is a good supply of non-market rental housing for seniors on the 
Sunshine Coast provided by the Lions and Kiwanis Housing Societies including some 
supported living units.  A new complex care facility in Gibsons for seniors with high 
physical and cognitive needs and 60 assisted living units operated by the Good 
Samaritan Society are ready to be occupied.  Senior renters also have access to the 
provincial government’s SAFER program, which provides rent supplements to qualifying 
seniors. 
 
However, there is a gap for seniors who need limited assistance to help them maintain 
independent living, either in a home they own or rent.  This requires a suitable form of 
housing, both in terms of the unit itself, perhaps with features that promote accessibility, 
and in terms of proximity to services, transportation and amenities.  And, they require 
support with some aspects of daily living such as meals, transportation and house 
cleaning.   
 
Supportive housing can meet the needs of these seniors.  It is generally provided in 
dedicated buildings where seniors with similar support needs live independently, and 
receive the services they need.  The Abbeyfield project in Madeira Park and Green Court 
in Sechelt are good local examples.  Home support is also an option for seniors with 
limited support needs who are living in their own dwelling.  
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Homeless persons  
 
The Coast is seeing homelessness for the first time.  A recent survey on the Coast 
identified 33 homeless people. People who are homeless are often described as having 
”fallen through the cracks”.  They have limited or no incomes and some may have a 
condition such as an addiction, a brain injury, or a mental illness, which require treatment 
or support services.   For the first time, in 2005/06, homeless people on the Coast could 
stay at a shelter operated by the Arrowhead Society in extreme weather situations.  
However, the rest of the year homeless people sleep at relatives or friend’s places, 
outdoors in tents, in cars and other places.   
 
Emergency shelters are housing of last resort for people who are homeless and have no 
other options. They are intended for a maximum 30-day stay and in crisis situations, to 
get people indoors and connected to services.  However, recent trends in the Lower 
Mainland have shown that despite new shelter capacity, the number of homeless people 
is growing and they are staying in emergency shelters longer and more frequently.  This 
is because there is a lack of affordable housing for them to move to upon leaving a 
shelter.   
 
The “Housing First” approach is gaining prominence as a permanent response to 
homelessness.  It means giving people who are homeless direct access to permanent 
housing along with whatever services and assistance they need and want to maintain 
their housing (supportive housing). This approach assumes that the factors that 
contributed to someone’s homelessness can best be remedied once that person is 
stably housed.  
 
That being said, a cold wet weather shelter that operates from November to March or 
April would be an appropriate interim response on the Sunshine Coast until more non-
market rental housing or supportive housing can be developed.  Permanent and cold-
wet weather emergency shelters are funded by BC Housing as well as by community 
contributions.  BC Housing is conducting a province wide shelter review. 
 
Additional Work/Next Steps 
 

 

Four governance options were reviewed as potential models for the Sunshine Coast 
including a community housing corporation, non-profit housing society, housing 
foundation, and a housing committee.  All have strengths and weaknesses and could be 
used to accomplish one or more roles ranging from planning and policy making to 
funding and operating affordable housing.  In addition, the consultants were asked to 
conduct some research on the benefits and challenges associated with Community Land 
Trusts and Housing Trust Funds and provide this information to the Housing Committee 
so that they could make their own recommendation.  The consultants also identified at 
least 12 sites on the Sunshine Coast that could be used for affordable housing that are 
in varying stages of readiness.  Finally, a review of existing housing policies and 
initiatives found that the three local governments have begun to address this issue via 
their OCPs and have undertaken some initiatives to address affordability, although more 
could be done.   
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Some recommended next steps are:  
 

1. Distribute the Sunshine Coast Affordable Housing Study to provincial and federal 
government representatives, and the local Health Authority.  

2. Form a regional committee/organization to oversee development of a Sunshine 
Coast Affordable Housing Strategy. 

3. Gain community support for the Strategy. 
4. Address the need for higher wage jobs in the local economy. 
5. Maintain records of requests for non-market housing. 
6. Update the profile portion of the Sunshine Coast Affordable Housing Study when 

2006 census data becomes available. 
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Sunshine Coast Affordable Housing Study 
 

1 Introduction 

1.1 Background 
 
Affordable housing has become a growing concern on the Sunshine Coast.  After years 
of being a relatively inexpensive place to live, house prices and rents have risen 
dramatically in the last few years.  Local residents, particularly individuals and families 
with low incomes, are finding it more difficult to find housing that is affordable for them.  
 
At the community forum held in Sechelt in January 2005, participants said a top priority 
was to gain a clearer picture of the housing situation on the Coast.  To this end, the 
Housing Committee of the Sunshine Coast Social Planning Council, together with other 
community partners, commissioned a housing needs assessment.  A Technical Advisory 
Group was formed to guide project.  
 

1.2 Purpose 
 
The purpose of the Sunshine Coast Affordable Housing Study is to assess the extent 
and nature of the need for affordable housing on the Sunshine Coast.  It incorporates the 
findings of a housing profile and stakeholder interviews to identify priority affordable 
housing needs.  It also presents some directions or options for creating housing that is 
affordable to population groups that are experiencing affordability issues and considers 
some of the governance options for moving forward.  Ultimately, this document is 
intended to serve as a resource for the Regional Affordable Housing Strategy project 
and community members seeking ways to address affordability issues, through the 
development of an affordable housing strategy.   
 

1.3 Approach 
 
This project consisted of the following components:  
 
Data analysis – The consultants obtained and analysed demographic, economic, 
housing and income data to understand current trends in the housing situation on the 
Coast. 
 
Stakeholder interviews - The consultants interviewed local stakeholders to learn about 
their views on local housing issues.   
 
Working session with the Housing Committee – Presentation of housing profile 
information and discussion of examples of affordable housing initiatives and local 
government tools in support of affordable housing.  
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Needs assessment – Using all available information and feedback gathered, this task 
involved identifying the gaps in affordable housing on the Sunshine Coast. 
 
Options - Documented examples of affordable housing created elsewhere.  Described 
various roles of local governments in facilitating affordable housing.  
 
Additional work – Review of governance options, potential utility of community land trust 
and housing trust funds, potential sites for affordable housing on the Sunshine Coast 
and existing local government policies and practices for affordable housing. 
 

1.4 Scope 
 
The scope of this housing study is the Sunshine Coast Regional District, including the 
municipalities of Sechelt and Gibsons, the Sunshine Coast Indian Government District 
and the five rural areas consisting of Pender/Egmont, Halfmoon Bay, Elphinstone, 
Roberts Creek and West Howe Sound. 
 

1.5 Report Organization 
 
Following the introduction in Section 1 is the Housing Profile in Section 2.  Section 3 
contains a summary of the feedback from stakeholder interviews. Section 4 outlines the 
housing needs assessment.  Section 5 presents some examples of affordable housing 
initiatives and Section 6 provides a description of local government tools that may be 
used to support affordable housing.  Sections 7 to 12 contain the additional work 
described above.  A glossary of important terms is located at the end of the report.  
 

2 Housing Profile 
 
One way of viewing the housing situation is in terms of housing demand and supply.  
Demand represents how many people desire and can pay for housing.  Some of the 
factors that influence the demand for housing include population growth trends, 
household trends, and local economic factors such as employment and income.  
Mortgage interest rates also affect housing demand.    
 
Housing supply consists of the number of housing units available, their type and location 
as well as economic and other variables affecting the production and cost of new 
housing.  The ways in which housing demand and supply interact determines price and 
thus affordability.   
 
Data from numerous sources including Statistics Canada, BC Statistics, BC Assessment 
Authority, the Greater Vancouver Real Estate Board and others are used to paint as 
current a picture as possible.  Other sources include BC Housing, local housing societies 
and agencies with pertinent information.  Where appropriate, comparative figures are 
provided for BC. 
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Because much of the change in the housing situation on the Coast occurred after 2001, 
and since the latest year for which census figures are available is 2001, there has been 
an effort to supplement census data with more recent indicators.  However, there is 
typically a lag between the time-period under consideration and when data for that 
period becomes available.   For some variables, the most recent available figures are for 
2005; but for others we must rely on the 2001 census.  
 

2.1 Housing demand  

Population and household trends are the driving demographic force behind local housing 
demand, along with some economic factors such as employment, income and mortgage 
rates. 

2.1.1 Population  

This section describes regional population growth trends according to the latest available 
data. The Census of Canada counts people according to their usual place of residence.  
For people who have more than one dwelling, usual place of residence refers to the 
dwelling where they live for the largest part of the year1 regardless of where they are 
found on census day.  BC Statistics uses this approach as well.  The population on the 
Sunshine Coast consists of both permanent and seasonal residents.  People with 
seasonal or recreational properties on the Coast, which they use only part of the year, 
are not included in the Census or BC Statistics population or dwelling count figures.   

Regional population trends 1996 – 2005    
 
BC Statistics estimates the 2005 population on the Sunshine Coast at 28,557 persons, 
up from 27,667 people in 2004, an increase of 3.2% or 890 people.  This marks a year of 
strong population growth, confirming the perceptions of many local residents. Population 
growth was much higher on the Coast than for the provincial population, which grew by 
1.25% in the last year.  In fact, the Sunshine Coast experienced the fastest growth rate 
of all 28 regional districts in 2005.   
 

Table 2 shows regional population trends for the last 11 years.  The Sunshine Coast 
population has exhibited solid growth, having increased by 3,615 persons or 14.5% 
since 1995.2  Annual population growth has also exceeded the provincial growth rate in 
five of the last 10 years.  

 

                                                 
1 2001 Census Dictionary.  
http://www12.statcan.ca/english/census01/Products/Reference/dict/pop126.htm 
2 BC Statistics prepares population estimates for the periods between censuses using birth rate, 
death rate, and migration figures.  Municipal estimates are calculated through a regional 
estimation model that has been developed and refined over the past 25 years. This model, which 
uses indicators of population change such as residential electrical connections and telephone line 
location information, has enabled BC Stats to produce relatively accurate population estimates 
without the cost of conducting a census. 
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Table 2: Regional Population Growth 1995-2005 

 Sunshine Coast British Columbia 

Year # % chg # % chg 
1995 24,942  3,777,004  

1996 25,781 3.36% 3,874,276 2.58% 
1997 26,257 1.85% 3,948,544 1.92% 
1998 26,544 1.09% 3,983,077 0.87% 
1999 26,645 0.38% 4,011,342 0.71% 
2000 26,613 -0.12% 4,039,198 0.69% 
2001 26,713 0.38% 4,078,447 0.97% 
2002 27,006 1.10% 4,115,413 0.91% 
2003 27,388 1.41% 4,154,591 0.95% 
2004 27,667 1.02% 4,201,867 1.14% 
2005 28,557 3.22% 4,254,522 1.25% 
Source: BC Statistics, Population Section, Dec. 2005. 
 
There have been a number of swings over the period.  In 1995 and 1996, regional 
population grew very quickly, at a rate of 3.4 and 1.9%.  It slowed down in the late 
1990s, and in 2000, the population actually declined.  Since 2002, growth has continued 
steadily at just over 1% per year, until 2004.  The 2005 growth rate of 3.2% marks a 
significant departure from recent trends.     
 
Information from taxfiler records3 confirms that recent population growth rates are on the 
upswing. The total number of taxfilers and dependents reported by Statistics Canada 
increased by 3.2% between 2003 and 2004.   
 
The figure below shows the current distribution of the regional population by municipality.  
Just over half of the regional population lives in the unincorporated areas of the Regional 
District, in smaller communities like Roberts Creek, Halfmoon Bay and Madeira Park and 
outlying areas.  The District of Sechelt is the largest municipality on the Coast with 8,901 
residents, followed by the Town of Gibsons with 4,349 residents.   
 

                                                 
3 Statistics Canada. Small Area and Administrative Data Division. 2003 and 2002 Neighbourhood 
Income and Demographics for Sunshine Coast Regional District 
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Figure 1: Population Distribution 2005 
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Source: BC Statistics.  
 
Since 2000, Sechelt and Gibsons have grown the most, by 10.7% and 9.5% 
respectively, while the rural areas have grown by 5.6%.     
  
Table 3: Population Growth by Municipality 

Municipality 
2000 2001 2002 2003 2004 2005

% Chg 
00 - 05 

Gibsons 3,970 4,076 4,111 4,190 4,216 4,349 9.5 
Sechelt 8,044 8,113 8,240 8,395 8,511 8,901 10.7 
Sechelt Indian 
Governmt District 811 829 795 790 792 812

 
No chg 

Unincorporated Areas 13,720 13,695 13,832 14,014 14,183 14,495 5.6 
Sunshine Coast 26,545 26,713 26,978 27,389 27,702 28,557 7.8 
Source:  BC Statistics. 
 
The figure below shows population growth trends for the Regional District, municipalities 
and rural areas from 1996 to 2005.  Growth rates have tended to move together, 
although from 1998 to 2001, growth in Gibsons outpaced growth elsewhere.  Sechelt 
has shown the most rapid growth in the last few years, although all areas are currently 
experiencing strong growth.4      
 

                                                 
4 Figures for the Sechelt Indian Government are not displayed because growth rates in such a 
small population are less meaningful. 
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Figure 2: Population Trends 1996 – 2005 
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Source: BC Statistics.  
 

Population projections 
 
BC Statistics prepares population projections for various areas within BC using 
information on past conditions, modified to take into consideration possible future 
changes.  Projections are, however, unable to take account of unexpected changes, 
either in local or global forces.  New projections are prepared annually as new data 
becomes available.  
 
The following table shows population projections for the Sunshine Coast for the period 
from 2006 until 2031.  It shows population growth in the range of 1% to 2% per year for a 
total increase of over 11,000 persons or 40% over 25 years.  The Sunshine Coast 
population is expected to grow more rapidly than the BC population.  
 
Table 4: Population Projections 2006-2031 

 Sunshine Coast 
 
British Columbia 

Year Population 5 yr % chg Population 5 yr % chg 
2006 28,432 6.4% 4,284,100 5.0%
2011 30,753 8.2% 4,539,100 6.0%
2016 33,138 7.8% 4,823,800 6.3%
2021 35,598 7.4% 5,093,200 5.6%
2026 37,871 6.4% 5,337,400 4.8%
2031 39,798 5.1% 5,552,200 4.0%
Net increase 11,366  1,268,100 
Source: BC Statistics.  Population projections (2005-2031).  
May 2005. PEOPLE Run 30.  
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According to BC Statistics, some of the factors that will contribute to future population 
growth in the region are plans to upgrade ferry transportation, which would make the 
Coast more accessible.  The retirement of the baby boom generation will also likely 
continue to affect the regional population.  Strong migration to the region will help to 
counteract relatively flat natural population increases due to the aging population. 
 

Migration 
 
Migration occurs when people move to one area from elsewhere, including other parts of 
the world, the country or the province.  Net migration figures (in-migration less out-
migration) for the Sunshine Coast Regional District show a steady net in-migration to the 
Coast for most of the past 10 years, although there have been some swings in migration 
from year to year.  The mid-1990s experienced high levels of in-migration, slowing in the 
late 90s, only to increase early in the new century.  The latest figures show a net inflow 
of 385 persons in 2003-04.   
 
In-migration trends follow a similar pattern as population growth trends, suggesting that 
in-migration accounts for a large part of the yearly population growth.  Realtors indicate 
that a significant share of people moving to the Coast come from the Lower Mainland, 
particularly the North Shore. 
 
Table 5: Migration Trends Sunshine Coast 

Year 
Total net 
migration 

Inter-
national 

Inter-
provincial 

Intra-
provincial 

1994-95 554 39 129 386 
1995-96 496 -17 84 429 
1996-97 445 -6 100 351 
1997-98 329 -46 -35 410 
1998-99 -19 -25 -16 22 
1999-00 63 -14 -36 113 
2000-01 115 35 -4 84 
2001-02 436 17 34 385 
2002-03 332 -19 95 256 
2003-04 385 -26 155 256 
Source: BC Statistics.  BC Regional Districts Migration Components. March 2005.  
 

Population and growth trends, sub-areas 
 
Population growth among the sub-areas and municipalities that comprise the Sunshine 
Coast Regional District varies quite dramatically.   Table 6 contains Census data for 
each municipality and electoral area on the Sunshine Coast for 1991, 1996 and 2001, 
where available.  It shows that Electoral Area A, Pender/Egmont, experienced an 8% 
decline in population between the 1996 and 2001 censuses.  Area E, Elphinstone, also 
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experienced a small decline.   On the other hand, population grew significantly in  
Roberts Creek, the Sechelt Indian Government District, Sechelt and Gibsons.   
 
Table 6: Population by Sub-areas 

Municipalities and Electoral 
Areas 

 
1991 

 
1996 

 
2001 

Percent 
Chg 
96-01 

Gibsons 3140 3732 3906 4.7 
Sechelt 6123 7343 7775 5.9 
A – Pender/Egmont N/a 2581 2374 -8.0 
B – Halfmoon Bay N/a 2316 2353 1.6 
D – Roberts Creek N/a 2866 3090 7.8 
E - Elphinstone N/a 3367 3311 -1.7 
F – Howe Sound N/a 1945 1971 1.3 
Sechelt Indian Govt 703 736 795 8.0 
Regional District 20,785 24,914 25,599 2.7 
BC    4.9 

Source: Statistics Canada. 2001 Census. Community Highlights 
 

Age/gender characteristics  
 
One of the features of the Sunshine Coast population is its relative age compared to the 
provincial population. The figure and table below show the Sunshine Coast population in 
2005 by age groups, compared with BC.  It shows that 19% of the Sunshine Coast 
population is aged 65 or older, compared with 14% for the province as a whole.  
Similarly, 30% of the regional population is between the ages of 45 and 64, compared to 
27% of the provincial population.  
 
Of concern is the fact that a relatively small share (22%) of the Sunshine Coast 
population is between the ages of 25 and 44 years, the prime working and family forming 
age groups.  In contrast, almost 30% of the provincial population is between the ages of 
25 and 44 years.   
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Figure 3  Share of Population by Age Groups 2005 
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Source: BC Statistics. 
 
 
The median age of Coast residents is 44 years, six years older than the provincial 
median age of 38 years.   Females slightly outnumber males, mostly in the population 
over age 45 years. 
 
Table 7: Age and Gender 2005 

 Sunshine Coast 
British 
Columbia 

Age group Male Female Total Share BC Share 
0-14 yrs 2129 2091 4220 15% 17%
15-24 yrs 2030 2147 4177 15% 14%
25-44 yrs 3051 3235 6286 22% 29%
45-64 yrs 4178 4356 8534 30% 27%
65+ yrs 2537 2803 5340 19% 14.0%
Total 13,925 14,632 28,557  
Source: BC Statistics. 
 
In 25 years, the difference between the projected Sunshine Coast and provincial 
population by age group changes. The Coast will see a bulge in population over age 70, 
while the rest of BC's population will be somewhat younger.   
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Figure 4: Future Population by Age Group 2031 
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Source: BC Statistics.  
 

2.1.2 Households 

Household types  
 
There were 11,095 permanent households on the Sunshine Coast in 2001.  BC 
Statistics estimates that in 2005 there are almost 13,000 households, an increase of 
2,000 households in four years.  
 
2001 is the latest year for which detailed household information is available. At that time, 
the most common type of household, in terms of number and share, were couples 
without children (3,905 or 35%), followed by one-person households at 29%.   This is 
consistent with the age profile of the regional population described above.  The region 
has relatively fewer couples with children, 22%, compared to the province 28%.  
Average household size was slightly smaller than the provincial average, at 2.3 persons 
per dwelling, compared to 2.5 for the province, again consistent with an aging 
population.   
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Table 8:  Households by Household Type 2001 

 

Sunshine Coast  
Regional District 

  
British Columbia 

  

Household Type   Number  
Percent 
share Number  

Percent 
share 

Total number of households 11,095  1,534,335  

Couples with children  22% 28% 

Couple (married or common-law) 
without children  35% 29% 

One-person households 29% 27% 

13% 17% 

2,485 423,455

3,905 437,915

3,265 418,135

Other household types5  1,445 254,825
Source: Statistics Canada. 2001 Census.  Note: Rounding may cause differences in totals.  
 

Household projections 
 
Just as the number of people living on the Coast is projected to grow, so is the number 
of households.  The following table shows household projections prepared for the 
Sunshine Coast by BC Statistics.  Toward the end of this decade, about 400 to 500 new 
households will be added each year, and this will decline somewhat over the subsequent 
years.  By 2015, there are projected to be about 4,400 new households.  
   
Table 9: Household Projections Sunshine Coast 

Year Total 
Households  

New 
Households 

yr to yr 
% chg  
yr to yr 

2006 13,435 487 4%
2007 13,817 382 3%
2008 14,222 405 3%
2009 14,618 396 3%
2010 15,033 415 3%
2011 15,405 372 2%
2012 15,784 379 2%
2013 16,147 363 2%
2014 16,416 269 2%
2015 16,691 275 2%
Total increase   4,429 34%
BC Stats, Population Section, Ministry of Management Services,  
Victoria, B.C. Feb-05 

                                                 
5 Includes multiple-family households, lone-parent family households and non-family 
households other than one-person households. 
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2.1.3 Economy 
 
Economic trends on the Sunshine Coast are presented in this section.  Forestry is the 
main economic activity on the Sunshine Coast, with a pulp mill at Port Mellon and 
considerable harvesting throughout the region although this has declined in recent 
years.  Similarly, the fishery sector has declined due to a collapse of the stocks. The 
mining industry consists of a number of large sand and gravel pits. The area's proximity 
to Vancouver and frequent ferry service has been instrumental in attracting an increasing 
number of visitors. Vacation cottages are numerous; many have been improved for year-
round residency upon the owner's retirement. People seeking an alternative lifestyle and 
the newly retired currently account for most of the Coast’s population increase.  The 
construction industry is strong, in fact, it is difficult for local trades people to keep up with 
the demand. In addition, a significant number of residents now commute to jobs in 
Greater Vancouver.  Despite reductions in logging activity, prospects appear good for 
future growth, primarily in tourism and the retirement industry.  In Gibsons, for example, 
arts, culture, and retirement-based industries are of increasing importance. 6 
 

Industry 
 
One way of describing the nature of the regional economy is by type of economic activity 
that predominates.  Table 10 shows the breakdown of the labour force involved in major 
industries on the Sunshine Coast, in comparison with the provincial economy in 2001.  
The top three major industries on the Sunshine Coast according to the size of the labour 
force in that industry were: manufacturing and construction, health care and social 
service, and retail trade.  Together they accounted for almost 50% of the labour force, 
that is, people who are working and those who are not working, but seeking 
employment.   Compared to BC, the regional labour force is more heavily concentrated 
in resource-based industries such as fishing and forestry, and manufacturing and 
construction.    
 
Table 10: Labour Force by Industry 2001 

Industry 
Sunshine Coast 
Regional District   

British Columbia 
  

 Number  Percent Number  Percent 
Total labour force  12,045  2,014,600   

Resource-based industries 995 8.3% 104,335 5.2% 
Manufacturing and construction 
industries 2,240 18.6% 313,065 15.5% 

Wholesale and retail trade 1,635 13.6% 315,425 15.7% 

Finance and real estate 570 4.7% 122,165 6.1% 

Health, education and social service 2,000 16.6% 339,730 16.9% 
Business services 2,120 17.6% 395,530 19.6% 

                                                 
6 Town of Gibsons.  2005.  Official Community Plan. P. 8  
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Transportation, communication, 
government services and 
accommodation 

2,490 20.7% 424,360 21.1% 

Source: Statistics Canada. 2001 Census.  
 

Employment and labour force  
 
The types of occupations that people have are important because there is a direct 
connection with income, and thus housing affordability.  Sunshine Coast residents are 
concentrated in sales and service occupations (23%), and trades, transport and 
equipment operators occupations (17%).   Sales and service occupations tend to offer 
low wages and part-time employment.  With some of the recent changes in the forestry 
sector, there are fewer high paying resource sector jobs than in the past.  However, the 
construction industry is strong.   Sunshine Coast residents are less likely to be employed 
in higher paying business occupations (12%) compared to BC residents (18%).  
 
Table 11: Labour Force by Occupation 2001 

Occupation Sunshine Coast British Columbia 

 Number Percent Number Percent 
Total labour force   2,014,600   
Management occupations 12% 218,445 11% 
Business, finance and 
administration occupations 12% 353,710 18% 

Natural and applied sciences 
and related occupations 6% 123,755 6% 

Health occupations 5% 105,690 5% 
Social science, education, 
government service and 
religion 

9% 160,650 8% 

Art, culture, recreation and 
sport 4% 67,325 3% 

Sales and service occupations 23% 514,985 26% 
Trades, transport and 
equipment operators and 
related occupations 

17% 288,940 14% 

Primary industry 7% 84,525 4% 
Processing, manufacturing and 
utilities 5% 96,585 5% 

12,045
1,440

1,455

670

590

1,030

510

2,800

2,025

885

655

Source: Statistics Canada. 2001 Census. 
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2.1.4 Income 
 
This section outlines trends in household income using 2001 Census data for the year 
2000, supplemented with recent information, where available.   

Average and median household income trends 
 
Household incomes are important for understanding housing demand because it is 
households, not individuals, that buy or rent housing (sometimes these are single person 
households).  
 
The table presents trends in average and median household incomes on the Coast for 
the period from 1990 to 2000 (the years for which the census reports).  In 2000, median 
household income, which is the point at the middle of the income distribution (50% of 
household incomes fall above, 50% below), on the Sunshine Coast was $39,969.  This 
was below BC’s median household income of $46,802 by approximately $7,000.  
Between 1995 and 2000, median household income on the Coast had risen by about 
12%.  Current information suggests that household incomes have likely increased since 
2000.  
 
Table 12: Median Household Income 

 Income  
 
trends  

 2000 1995 1990 
Sunshine Coast 

   Average household income  $        48,887  $       45,521  $      44,908 

   Median household income  $        39,969  $       35,837  $      42,963 
British Columbia 

   Average household income  $        57,593   

   Median household income  $        46,802   
Source:  Statistics Canada.  Felix Markevicius,  Advisory Services  
 
Table 13 below displays more recent income figures for the Sunshine Coast to illustrate 
trends since the census.  However, these figures are for individuals, not households.  
They show a slight improvement in some economic indicators, such as median income 
and share of people with employment income.   
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Table 13: Selected Income Figures 2003 

Sunshine Coast taxfilers 2003 2002 
 

Median income  $19,900 $19,800 

Change in median income 02-03 0.5%  

% Employment income 68% 67% 

Statistics Canada. Small Area and Administrative Data Division.  
Taxfiler data. 2003 and 2002.   
 
 
The incidence of low income, which is the share of the population with an income below 
a certain amount (depending on family size and city size), is a potential indicator of 
housing affordability.  The measure used for low income is the Low-Income Cut-Off 
(LICO), which is defined as the amount at which families are spending 55% or more of 
their income on necessities.   
 
According to this measure, 14.5% of the Sunshine Coast population in private 
households was considered low income in 2000, a share that rises to 34% for 
unattached individuals.  Comparable figures for BC are higher, so that proportionately, 
fewer residents of the Sunshine Coast are considered low income.  
 

Table 14: Incidence of Low Income 2000     

Incidence of low income* 2000 
Sunshine 

Coast BC 

  Population in private households 14.5% 17.8% 

  Unattached individuals 33.8% 38.1% 
* under low income cut-off   
Source: BC Statistics.  2001 Census Profile of BC CSD. 
 
As Table 15 demonstrates, in Gibsons for example, the low-income cut-off for a family of 
four would be $23,892 while the low-income cut-off for an individual would be $12,696.   
A family of four in Gibsons earning below $23,892 in 2000 would be living below the 
poverty line.  In comparison, a family of four in Greater Vancouver earning up to $34,572 
in 2000 would be considered to be living in poverty, due to the higher cost of living there. 
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Table 15: Low Income Cut-offs 2000 

  Size of area of residence 
Family size Rural  

(pop under 
30,000) 

Small urban 
regions 

(pop 30,000 to 
99,999) 

Large 
metropolitan area 

(pop 500,000 +) 

1 $12,696 $14,561 $18,371 
2 15,870 18,201 22,964 
3 19,738 22,635 28,560 
4 23,892 27,401 34,572 

Source:  Statistics Canada.  
Pre-tax incomes. 
 
Most households on the Sunshine Coast (56%) receive the majority of their income from 
employment, although this is a lower share than in BC.  Self-employment and income 
from government transfers and other sources such as investments is higher on the 
Coast than elsewhere in the province.  Pensions are also more likely to be a major 
source of income on the Coast (20%) than provincially (12%).  This is reflective of the 
demographics of the region, e.g. the relative age of the population.  However, there is 
likely an economic component to this breakdown of income source.  For example, the 
“other” category includes recipients of income assistance and unemployment insurance.  
The Sunshine Coast has a higher combined share of recipients of Income Assistance 
and Employment Insurance among the working age population age 25-54 (5.3%) 
compared to BC (4.9%).7  
 
Figure 5: Source of Income 2000 
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Source:  Statistics Canada. 2001 Census.  
 

                                                 
7 BC Stats. Sept. 2004 data.  
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Median household income by sub-areas 
 
There are some variations in median household income by sub-area.  Most notably, 
households living in most of the rural areas of the region (except Pender/Egmont) had 
higher median household incomes than those living in the urban areas.  Electoral Area A 
(Pender/ Egmont) had the lowest household incomes of all electoral areas while Area F 
(West Howe Sound) had the highest median household income.  Household incomes in 
Sechelt were close to the median for the Sunshine Coast.  
 
Table 16: Median Household Income by Sub-area 2000 

Sub-area 2000 
household 

Income 
Gibsons  $      36,220  
Sechelt  $      39,921  
Electoral Areas   
  A – Pender/Egmont  $      36,774  
  B – Halfmoon Bay  $      44,142  
  D – Roberts Creek  $      41,238  
  E - Elphinstone  $      45,767  
  F – W. Howe Sound  $      49,975  
Sechelt Indian Govt  $      24,229  
Regional District  $      39,969  
Source:  Statistics Canada. 2001 Census.  
 

Household income by amount 
 
The figure below shows the distribution of Sunshine Coast household income in 2000.  
Note that the lower incomes predominate, with the largest share of households earning 
between $10,000 and $19,999 per year.  Almost 2,500 households or 23% had incomes 
under $20,000 per year. 
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Figure 6  Household Income by Amount 2000 
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Source: BC Statistics.  
 
Table 17 presents a detailed breakdown of household income by amount, showing 
figures for one person and larger households.   One-person households tended to have 
the lowest incomes. 14% of one-person households earned less than $10,000 per year 
compared to only four percent of larger households.   Households with two or more 
persons were much more likely to have an income exceeding $100,000 (11% versus 1% 
for one-person households).   
 
Table 17: Household Income by Amount 2000 

Household 
income in 2000 

All private 
households 

One person 
households 

2 or more persons 
households 

 # % # % # % 
Under $10,000 730 6.6% 460 14.1% 275 3.5%
10,000-19999 1765 15.9% 1105 33.8% 665 8.5%
20000-29999 1565 14.1% 540 16.5% 1020 13.0%
30,000-39,999 1490 13.4% 515 15.8% 980 12.5%
40,000-49,999 1240 11.2% 245 7.5% 995 12.7%
50,000-59,999 925 8.3% 145 4.4% 780 10.0%
60,000-69,999 870 7.9% 105 3.2% 765 9.8%
70,000-79,999 600 5.4% 60 1.8% 535 6.8%
80,000-89,999 590 5.3% 35 1.1% 555 7.1%
90,000-99,999 450 4.1% 15 0.5% 440 5.6%
$100,000 plus 855 7.7% 40 1.2% 820 10.5%
Total 11,080  3,265  7,830  
Source: BC Statistics. 
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2.2 Housing supply  
 
The housing supply consists of the dwellings of permanent residents, and those owned 
by seasonal residents, or seasonal dwellings.  This section described the characteristics 
of the housing supply on the Sunshine Coast and some of the factors that influence it.   

2.2.1 Dwellings - permanent  
 
While BC Statistics has estimated the number of households (and dwellings) in 2005 to 
be approximately 13,000, detailed information about the type of dwellings is only 
available from the 2001 census.  

Dwellings by type 2001 
 
Most of the 11,100 permanent dwellings in 2001 were single-family homes (82%), about 
the same share as other small town and rural communities in BC. There were few 
multiple dwelling units, altogether accounting for 1,275 units or 13% of all units.  
Movable dwellings such as mobile homes, RVs and other movable dwellings 
represented an important component of the housing supply, about 5% of the stock.  This 
is a concern given that rising real estate prices can place development pressure on 
these sites.  
 
Table 18: Dwellings by Structural Type 2001 

Dwellings by  
structural type 

 
SCRD BC 

 # % # % 
Single family dwelling 9,075 81.9% 846,615 55% 
Semi-detached 195 1.8% 46,995 3% 
Row house 410 3.7% 97,790 6% 
Apartment, detached duplex 295 2.7% 93,380 6% 
Apt - 5 or more stories 5 0.0% 101,280 7% 
Apt - less than 5 stories 565 5.1% 301,280 20% 
Other single attached house 20 0.2% 3,550 0% 
Movable 520 4.7% 43,440 3% 
Total 11,085   1,534,330  
Source: BC Statistics.  
 

New residential construction since 2001 
 
The Sunshine Coast has experienced an active residential construction market since 
2001, when the census was taken.  As Table 19 below shows, local governments issued 
between 200 and 350 building permits each year for new single family or multiple 
dwelling units beginning in 2002.  In 2005, the latest year for which information is 
available, only 6% of permits were for multiple dwelling units, continuing past trends.  In 
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all, local governments have issued 1,328 residential building permits for new 
construction since 2001.  These dwellings could be for permanent use or intended for 
seasonal use.   
 
Table 19:  Residential Building Permits 1995- 2005 

Year 
Single 
family 

Multiple 
dwelling 
units 

Total 
permits 

1995 246 174 420
1996 232 85 317
1997 237 38 275
1998 162 19 181
1999 146 8 154
2000 135 22 157
2001 130 1 131
2002 206 20 226
2003 260 11 271
2004 319 30 349
2005 330 21 351
Source: SCRD, District of Sechelt, Town of Gibsons.  
 
 
There are also many units/lots currently in varying stages of the development approval 
process in Gibsons, Sechelt and the Regional District.  According to the local planning 
departments, there are approximately 750 single-family lots in the subdivision approval 
process, and about 300 units that could be created through rezoning applications.    
Some of these are multiple dwelling units.  Thus, there is a potential addition of over 
1,000 single and multiple dwelling lots and units over the next several years.  The 
majority of these are located in the District of Sechelt and the Regional District.  It is 
likely these properties would be offered at a range of prices, but given current 
construction costs, would likely not be affordable to households with low and moderate 
incomes.  
    

Secondary suites 
 
Secondary suites are a form of rental housing that is typically affordable, ground-oriented 
and suitable for families.  Since secondary suites are not legal in any of the 
municipalities on the Sunshine Coast, it is difficult to track their numbers.  This is a 
common problem throughout the province.   Second dwellings are permitted in some of 
the rural areas of the Regional District, depending on lot size.  A survey of newspaper 
rental listings for two separate months within the last year as part of this project found 
secondary suites listed for rent. 
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The Tenants Rights Action Coalition estimates that secondary suites account for about 
20% of the province’s rental housing supply,8 while a recent study in Prince George 
estimated that 16% of detached homes in that city have ‘additional living quarters’ and 
the percentage increases to 25% in the older areas.9  Using these figures as a guide 
produces local ‘guesstimates’ of between 482 (20% of rental stock) and 636 second 
suites (16% of single family dwellings in Gibsons and Sechelt).   
 

Dwellings by tenure 
 
On the Sunshine Coast, most people own their homes (78%).  According to the 2001 
Census, there were 2,410 rental units comprising 22% of the stock.  Many of these units 
would be located in detached homes, although there is some multi-family housing in 
Gibsons and Sechelt.  The number of rental units has likely dropped since 2001 when 
this information was collected.  There is a concern that with rising real estate prices, 
many previously rented dwellings have been sold, and the purchasers have converted 
the dwellings to ownership tenure.     
 
Table 20: Dwelling Tenure 2001 

 
Sunshine Coast 

Regional District  British Columbia  

  Number  
Percent 
share Number  

Percent 
share 

Total dwellings   1,534,335  

Number of owned dwellings  78% 66% 

Number of rented dwellings  22% 33% 

11,095
8,625 1,017,490

2,410 512,365
Source: Statistics Canada. 
 

Dwellings by area and tenure 
 
In 2001, rental units were concentrated in the two urban areas close to services and 
amenities and there were fewer rented dwellings in any of the rural areas.  The Town of 
Gibsons had proportionately more rental units, comprising 33% of the stock, than 
elsewhere.  Sechelt had the largest absolute number of rental units.  
 

                                                 
8 Tenant’s Rights Action Coalition Secondary Suites: A Call for Safe and Legal Housing. Nd. 
http://www.tenants.bc.ca/othpubs/position.html 
 
9 Prince George Housing Coalition Legalizing Suites, A Study for Prince George,  2003. 
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Table 21: Dwellings by Area and Tenure 2001 

Sub-area Owned  Rented  Total 
 # % # % # 

Gibsons 1,210 67% 585 33% 1,800
Sechelt 2,765 80% 685 20% 3,445
Electoral area      
A - Pender/Egmont 895 81% 215 19% 1,110
B- Halfmoon Bay 1,015 100% 135 13% 1,015
C - Roberts Creek 980 78% 270 22% 1,255
D - Elphinstone 1,040 80% 265 20% 1,300
E - West Howe Sound 615 75% 210 26% 820
Source: Statistics Canada.  
 

2.2.2 Dwellings – seasonal 
 
The Sunshine Coast is a vacation area drawing visitors from the Lower Mainland and 
elsewhere with its abundant recreational opportunities.  In addition to housing stock 
occupied by permanent residents, there are seasonal dwellings that are not included in 
the census dwelling count.  BC Assessment Authority (BCAA) records provide an 
estimate of the number of seasonal dwellings as of July 2005.  The BCAA determines 
seasonality in a number of ways including building records and conversations with 
owners and builders, but notes that it may not be up to date on changes in use, for 
example.  Their records indicate that there were almost 1,100 seasonal use dwellings on 
the Coast in 2005, mostly located outside the urban areas of Gibsons and Sechelt.   

 
Table 22: Seasonal Dwellings 2005   

 Seasonal dwellings 
   
By Assessment area # % 
Town of Gibsons 14 1%
District of Sechelt 113 10%
SIGD 19 2%
Sechelt rural (rest of SCRD) 936 87%
Total 1,082 100%
 Source:  BC Assessment Authority.  As of July 1, 2005.      
 
The seasonal stock augments the number of permanent dwellings on the Coast by 
approximately 8%, for a total of 14,030 units (12,948 permanent plus 1,082 seasonal).    
These dwellings represent a seasonal increase in population as well.  If average 
household size among the seasonal households is 2.5 persons, the provincial average, 
that represents an additional 2,705 persons in the summer months.10  
 
                                                 
10 Many more seasonal visitors to the Coast stay in hotels/motels/campgrounds etc.  
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2.2.3 Age and condition 
 
The housing stock on the Coast is relatively new; over 50% of the dwellings have been  
constructed since 1981.  Between 1996 and 2001, 1,250 new units were built, 
representing over 11 percent of the stock.     
 
Table 23: Age of Housing Stock 2001 

 Sunshine Coast 
 
British Columbia 

Time period constructed # of units % # of units % 
Pre- 1946 650 5.9 135,990 8.9% 
1946-1960 805 7.3 179,310 11.7% 
1961-1970 1,335 12 222,170 14.5% 
1971-1980 2,500 22.5 355,125 23.1% 
1981-1990 2,565 23.1 302,975 19.7% 
1991-1995 1,990 17.9 195,605 12.7% 
1996-2001 1,250 11.3 143,160 9.3% 
Total 11,095  1,534,335  
SOURCE: 2001 Census Profile of BC’s CSDs SCRD. BC Stats.  Rev Sept 2005. 
 
According to the Census, the housing stock on the Coast is in reasonable condition 
compared to the rest of the province.   About a quarter of the housing units require minor 
repairs.  
 
Figure 7: Condition of Housing Stock 

67%

25%

8%

regular maintenance

minor repairs

major repairs

 
 Source: Statistics Canada. 2001 Census. 
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2.2.4 Social housing supply  
 
In addition to housing that is provided through the market, the Sunshine Coast has some 
non-profit or subsidized housing that was built mostly using government social housing 
programs and is operated by non-profit societies. 
 
Table 24 shows that there are close to 370 subsidized housing units on the Sunshine 
Coast.  Most of these units and subsidies are targeted to seniors (75%), followed by 
people with special needs who may be living in group homes or receiving a Supported 
Independent Living (SIL) subsidy for people with mental illness (14%).  A small 
percentage of units are available for families, and singles/couples with disabilities. 
 
Table 24: Social Housing Supply 

Sponsor/ Municipality 

Seniors 
Units 

SAFE
R 

Special 
Needs 
Units 

Group 
Home 
Beds/ 
Other  

SIL  Family 
Units 

Rural/ 
Native 
Units 

Singles/ 
/couples/
disabled

Total  

Coast Housing Society - 
Sechelt      16 

 
5 21 

Lions Housing Society - 
Sechelt 85      

 
 85 

Sunshine Coast 
Community Services 
Society - Sechelt   4    

 

 4 
Sunshine Coast 
Association for 
Community Living - 
Sechelt   2 4   

 

 6 
Kiwanis Non-Profit 
Housing Society – 
Gibsons 42      

 

 42 
Good Samaritan 
Society - Gibsons 60*      

 
 60 

Vancouver Coastal 
Health      9** 23  

 
 32 

Provincial Rental 
Housing Corporation - 
Gibsons and Sechelt     10   

 

 10 
Rural and Native 
Housing (CMHC 
Program)       

 
 

21  21 
SAFER Program  87       87 
Total number 187 87 6 23 23 16 21 5 368 
Percentage 51% 24% 2% 6% 6% 4% 6% 1% 100%
 

 

*These units are under development.  The project is scheduled to open in the summer 2006.  The 
development will include an additional 80 beds for clients with high physical and cognitive needs 
and dependencies.    
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**This includes 6 beds in a short-stay licensed residential facility and 3 beds in two family care 
homes for people with a mental illness. 
 
Seniors housing 
 
As noted in Table 25, three housing societies on the Sunshine Coast provide 187 
housing units for seniors.   
 
The Lions Housing Society provides 85 units of housing in Sechelt for seniors defined as 
55 years and older.  The units are in three developments known as follows: 
 
Table 25: Lions Housing Society 

Lions Housing Society Bachelor 1-Bedroom Total 
 

Green Court – bungalows 29 10 39 
Green Court – apartments  24 24 
Green Court – housing and supports  22 22 
Total 29 54 85 

 
More than 100 applicants are on the waiting list for these housing units, although 
demand is greater for the 1-bedroom units than the bachelor suites.  Bachelor units may 
be rented to non-seniors with a disability if the Society is unable to fill these units with 
seniors.  
 
The Kiwanis Non-Profit Housing Society provides 42 units of housing in Gibsons for 
seniors defined as 55 years and older.  These units are in two developments as noted 
below. 
 
Table 26: Kiwanis Housing Society 

Kiwanis Non-Profit Housing Society Bachelor 1-Bedroom Total 
 

Heritage Apartments  22 22 
Village Apartment 13   7 20 
Total 13 29 42 

 
About 30 applicants are on the waiting list for these housing units.  As with the Lions 
Housing, demand is greater for the 1-bedroom units than the bachelor suites.  Bachelor 
units may be rented to non-seniors with a disability if the Society is unable to fill these 
units with seniors. 
 
The Good Samaritan Society is developing housing for seniors in Gibsons, using a 
“campus of care” model.  The purpose of this approach is to allow seniors access to 
differing levels of support on one site as they age.  Sixty units will be considered 
“assisted living” self-contained apartments where tenants may receive personal care and 
hospitality services, such as some meals, housekeeping and laundry services, and 
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recreational opportunities.11   In addition, the campus will provide 80 “complex care” 
beds for clients with high physical and cognitive needs and dependencies.  Thirty of 
these 80 beds are designed for dementia clients who will be housed in three cottages on 
the site.  This development is scheduled to open in the summer 2006. 
 
In addition to the 187 housing units built for seniors, 87 seniors receive assistance 
through the Shelter Aid for Elderly Renters (SAFER) program operated by BC Housing.  
SAFER helps make rents affordable for BC seniors with low to moderate incomes. It 
provides monthly cash payments to subsidize rents for eligible BC residents who are age 
60 or over and who pay rent for their homes.  
 
Housing for people with special needs 
 
There are 52 units on the Sunshine Coast targeted to people with special needs, as 
described below.  About 10 people are on the waiting list to receive a SIL subsidy. 
 
Table 27: Special Needs Housing 

Sponsor Units/beds Type of units/clients served 
 

Sunshine Coast Community 
Services Society – Sechelt 

4 units These are short-term subsidized housing units 
provided through the Thyme Second Stage 
Program for women and children who have 
experienced abuse and who need additional 
support to rebuild their lives.  The maximum 
length of stay is about 1 year. 

Sunshine Coast Association 
for Community Living 

2 units 
4 beds 

For people with developmental disabilities. 

Vancouver Coastal Health 6 beds  4 long term, 2 short stay beds in a licensed 
residential facility at Wilsons Creek. 

Vancouver Coastal Health 3 beds Two family care homes in Gibsons for mental 
health clients.   

Vancouver Coastal Health 23 SIL units Rent subsidies are provided under the 
Supported Independent Living (SIL) Program 
for people with severe and persistent mental 
illness.   

Provincial Rental Housing 
Corporation 

10 beds 4 beds are in a group home in Sechelt and 6 
are in a group home in Gibsons.  (Don’t know 
who operates these beds.) 

Total 52  
 
 

                                                 
11These units are funded under the Independent Living BC (ILBC) program, which aims to bridge the 
gap between home care and residential care for those who need some assistance, but do not want or 
need 24-hour care.  Seniors and people with disabilities are referred to the ILBC program by their local 
health authority. They pay 70% of their after-tax income to live in assisted living homes offered through 
ILBC which includes: accommodation; hospitality services such as meals, housekeeping, laundry, 
recreational opportunities and 24-hour response; and personal care services such as assistance with 
grooming, mobility and medications. 
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Families and single people 
 
The Coast Housing Society provides 16 units for families in Sechelt.  The units are in a 
development known as Mountainview Court that includes a mix of 2, 3 and 4-bedroom 
units.  The Coast Housing Society also provides housing for single individuals in 5 1-
bedroom units located in Mountainview Court.  About 36 families and single people are 
on the waiting list for these units.   Twenty-one additional units are available for families 
under CMHC’s Rural and Native Housing Program (see below). 
 
Rural  and native housing 
 
The B.C. Native Housing Corporation manages 21 units on the Sunshine Coast as 
shown in Table 28.  Most of these units are three and four bedroom bungalows.  They 
are targeted to low income families, including Native and Non-Native households who 
are in “core housing need” as defined by CMHC.  The housing may also be adapted for 
persons with disabilities, if deemed necessary.  Where demand exceeds the number of 
available units, eligible applicants are prioritized on the basis of greatest need. 
 
Table 28: Rural and Native Housing 

Location Number of Units 
Gibsons 10 
Halfmoon Bay 4 
Sechelt 3 
Madeira Park 2 
Egmont 1 
Roberts Creek 1 
Total 21 

 
 
Emergency housing 
 
The following emergency and transitional housing services are available on the 
Sunshine Coast in Sechelt. 
 
The Extreme Weather Emergency shelter is located in the Arrowhead facility and is 
intended to provide emergency accommodation in severe winter weather for people who 
are homeless.  Up to 5 people can be accommodated at one time.  The shelter was 
open for 17 days in November and December 2005, and served 3-5 people per night. 
 
The Yew Transition House is a 7 bed transition house that provides safety, shelter, 
support, advocacy and referrals to women and children affected by abuse.  Staff 
responds to crisis calls 24 hours a day.  The community supports this program through 
donations of clothing, housewares and furniture.  
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2.2.5 Available stock 

Market housing supply 
 
The supply of market housing, both rental and homeownership, has come under 
increasing pressure in recent years.  In December 2005, there was an average of 45 
units advertised for rent each week in the Coast Reporter.  Compared to the 2,410 rental 
units counted in the 2001 Census, this represents a 2% vacancy rate, which is low.12  
The summer vacancy rate would likely be much lower using these figures. Key 
informants confirm that there are few units available for rent, and that the condition of 
some of those units is poor.  They also state that the most affordable rental housing units 
are not advertised in the newspaper because they are rented first via word-of-mouth.  
 
Most of the advertised rental units were located in Gibsons and Sechelt.  Compared to 
June 2005, there were more units for rent in December.  This may be due to seasonal 
residences being made available during the winter months.   
 
Table 29: Units for Rent 2005 

 
Number of units for rent 
 

Month Gibsons Sechelt 
Rest of 
region Total 

Dec-05 19 17 9 45 
Jun-05 11 12 4 27 
Source: Coast Reporter.  
 
In terms of ownership housing, there have been between 200 and 300 active listings per 
month in the last year for single family homes for sale, and much fewer active listings for 
multiple dwelling units (between 10 and 45 per month). 

Social housing waiting lists  
 
Housing providers on the Sunshine Coast have indicated that more than 266 households 
are on a waiting list for housing assistance although some people may be on two lists. At 
the same time, because of lengthy waiting lists, some agencies are not taking new 
applications.  Most current applicants are seniors and band members: 
 

• 130 seniors (100 in Sechelt and 30 in Gibsons) 
• 36 families/single persons in Sechelt 
• 10 mental health clients waiting list for a SIL subsidy 
• 90 households on a waiting list for housing with the Sechelt Indian Band. 

 

                                                 
12 A vacancy rate of 3% is generally considered the minimum for a healthy rental market.  
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2.3 Housing cost and affordability 

2.3.1 Cost of ownership housing 
 
The following tables show residential real estate prices in Gibsons, Sechelt, Roberts 
Creek, Halfmoon Bay and Pender/Egmont for the years 1995 to 2005 using Greater 
Vancouver Real Estate Board median sales prices for single family homes.  Figures 8 
and 9 show that the cost of homeownership on the Sunshine Coast has risen 
dramatically since 2001 after being stable for several years in the late 1990s.   
 
Figure 8: Median Single Family Sales Prices 1995-2005 Gibsons and Sechelt 

100,000

150,000

200,000

250,000

300,000

350,000

1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005

Year

Pr
ic

e

Gibsons
Sechelt

 
 
In 1995, the median price of a single-family home in Gibsons was $177,000 and in 
Sechelt, it was $165,000.13  Today the median price of a single-family home is $315,000 
in Gibsons and $279,000 in Sechelt.  The lowest single-family sale price in Gibsons in 
2005 was $225,000.14  Since 2001, the median single-family home price has risen by 
86% in Gibsons, and by 26% in 2005 alone.   Condominium trends are similar.  The 
median price of a condominium unit in Gibsons has risen by 58% since 2001 and in 
Sechelt, 73%. 
 

                                                 
13 The median sales price represents the typical sales price as it is not influenced by extreme 
prices at either the high or the low end. 
14 P. MacHale.  GVREB data.  
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Table 30: Gibsons Median Sales Prices 1995-2005 

 SFD  Condo  
Year $ price % increase $ price % increase

1995 177,000 123,000 
1996 178,000 0.6% 122,000 -0.8%
1997 170,000 -4.5% 133,000 9.0%
1998 169,000 -0.6% 122,000 -8.3%
1999 163,000 -3.6% 115,000 -5.7%
2000 162,000 -0.6% 101,500 -11.7%
2001 169,000 4.3% 110,000 8.4%
2002 179,500 6.2% 112,000 1.8%
2003 217,500 21.2% 134,900 20.4%
2004 250,000 14.9% 158,882 17.8%
2005 315,000 26.0% 174,305 9.7%
Source:  GVREB, provided by Paulean MacHale.  
Note that these figures are in nominal dollars.   
 
 
Prices of single family homes in Sechelt have risen dramatically as well; 70% since 
2001.  
 
Table 31: Sechelt Median Sales Prices 1995-2005 

 SFD Condo 
Year $ price % increase $ price % increase

1995 165,000 138,900 
1996 165,000 0.0% 137,500 -1.0%
1997 170,000 3.0% 145,900 6.1%
1998 162,000 -4.7% 145,900 0.0%
1999 163,500 0.9% 130,000 -10.9%
2000 153,000 -6.4% 106,900 -17.8%
2001 164,000 7.2% 118,500 10.9%
2002 174,000 6.1% 117,000 -1.3%
2003 194,000 11.5% 135,000 15.4%
2004 235,000 21.1% 160,000 18.5%
2005 279,455 18.9% 207,000 29.4%
Source:  GVREB, provided by Paulean MacHale. 
Note that these figures are in nominal dollars.  
 
A similar rise in the median sales price of single detached homes has occurred in 
Roberts Creek, Halfmoon/Redroofs and Egmont/Pender.  Although median prices in 
Pender/Egmont started the period lower, by 2005, all three areas had median prices of 
about $340,000.   Since 2001, when real estate prices began to rise, there has been an 
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increase of 47%,15 90%, and 146% respectively in these three areas. There were few 
condominium sales in these areas over the period.    
 
Figure 9:  Median Sales Prices 1995-2005 Roberts Creek, Halfmoon/Redroofs and 
Egmont/Pender  
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Table 32: Median Sale Prices Roberts Creek, Halfmoon/Redroofs & Egmont/Pender 

Year Roberts Creek  
Halfmoon/ 
Redroofs Egmont/Pender

1995 $206,000 $190,000 $167,000
1996 194,000 189,000 181,000
1997 245,000 186,000 168,000
1998 210,000 181,750 142,500
1999 230,000 190,000 145,000
2000 260,000 160,000 134,000
2001 185,000 177,500 135,000
2002 238,000 195,000 185,000
2003 257,000 239,000 195,000
2004 297,999 297,000 229,900
2005 350,000 339,000 332,500

Source:  GVREB, provided by Paulean MacHale. 
Note that these figures are in nominal dollars.  
 

                                                 
15 Change since 2002, since 2001 median sales price an anomaly.  
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The BC Assessment Authority reported that the overall residential assessment for all 
areas on the Sunshine Coast increased by 19.7% for the 2006 assessment year 
(referring to values in 2005).16  A change in assessed value is reflective of movements in 
the real estate market and can vary greatly from property to property, depending on the 
characteristics of the property.  Table 33 provides some examples, not averages, of the 
assessed values of different types of homes in several areas of the Coast.17    
 
Table 33: Residential Assessed Values  

 
 

Location and property type 

Assessed  
 

July 1, 2003

Values by 
 

July 1, 2004

 Valuation  
 

July 1, 2005  

Date 
 

Increase 
2003-05 

Town of Gibsons  

Non waterfront – Single Family Dwelling $236,500 $280,000 $345,000 45.9%
Waterfront – Single Family Dwelling  $410,200 $557,700 $657,000 60.2%
3 Bedroom Townhouse  $133,900 $170,500 $212,000 58.3%
District of Sechelt 
 
Non waterfront – Single Family Dwelling $174,600 $210,000 $246,000 40.9%
Waterfront – Single Family Dwelling  $403,000 $547,500 $606,200 50.4%
2 Bedroom Apartment  $248,000 $296,000 $255,300 2.9%
Pender Harbour   

Non waterfront – Single Family Dwelling $172,900 $215,800 $246,000 42.3%
Waterfront – Single Family Dwelling  $526,000 $634,000 $786,000 49.4%
Roberts Creek   

Waterfront – Vacant Lot  $292,000 $405,000 $511,000 75.0%
Non waterfront – Vacant Lot  $100,000 $123,000 $152,000 52.0%
Source: BC Assessment, News Release. Jan 3, 2006 and Jan. 4, 2005.    
 

To place this phenomenon in context, the Sunshine Coast is not alone in experiencing a 
strong real estate market and rising prices.  For example, sales of detached properties in 
Greater Vancouver increased 5 per cent in December 2005 from one year ago and the 
benchmark price of a detached home was $567,417, up 18.5 per cent from 2004.18  

                                                 
16 BC Assessment, News Release. Jan 3, 2006 
17 These figures reflect the changing assessed values of the same house over time, chosen to be 
representative of a type, and not unusual or outstanding in any way. 
18 GVREB. Monthly report for Dec 05.  January 4, 2006. 
http://www.realtylink.org/statistics/monthlyreport.cfm?news=0106&TYPE=buyers  
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Similarly, the median price of a single-family home in Nanaimo in Dec 2005 was 
$275,000, compared to $195,000 in December 2004, an increase of 41%.19 

A growing population certainly places pressure on house prices. In-migrating retirees 
from Greater Vancouver where house prices are high, are able to sell their home, buy a 
nice property on the Coast and have some money left over.  Therefore, prices paid are 
not related to local purchasing power, but the wages and salaries of Greater Vancouver 
residents.  In addition, there is anecdotal evidence that the Lower Sunshine Coast 
around Gibsons is becoming part of the commuter belt of the Lower Mainland.    
 
Seasonal residents also contribute to price inflation, and their numbers are not captured 
in population figures or projections.   
 

2.3.2 Cost of rental housing 
 
Unfortunately, rental prices are not tracked as diligently as house prices.   Census 
information on rental rates is out of date and Canada Mortgage and Housing Corporation 
does not conduct a rental survey on the Sunshine Coast. To fill this important gap, the 
consultants conducted a survey of newspaper listings for rental units covering two 
separate months, June and December 2005.   While not a representative sampling, the 
figures do provide an indicator of average rents.   
 
It showed that the average rent for one bedroom apartment ranged from $553 to $809 
per month depending on location and quality of unit.  Three-bedroom units ranged in 
price from $950 to $1,045/month, again depending on location and other factors.  In 
general, units outside the two main centres are less costly to rent. 
 
Table 34: Rental Rates 2005 

Area 1 bedroom 3 bedroom 
Gibsons $809 $1,039
Sechelt $724 $1,045
Rest of region $553 $950
Greater Vancouver $788 $1,184
 Source: Coast Reporter and CMHC Rental Market Report. 
Vancouver CMA. October 2005. 
 
In addition, there were several rooms/shared accommodation/housekeeping suites 
advertised which were renting for between $325 and $450/mo.   
 
These is no historical data on trends in rental rates on the Sunshine Coast, however, 
numerous key informants have suggested that there has been a significant increase in 
rents over the past few years.  In order to provide an indicator of the relative cost of 
renting an apartment on the Sunshine Coast, rental rates for Greater Vancouver are 
                                                 
19 Vancouver Island Real Estate Board. Dec 05.  
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provided in the table.  The advertised rates for the Sunshine Coast are close to those in 
Greater Vancouver.   

2.3.3 Housing affordability  
 
Rental housing is generally considered affordable if monthly rental costs do not exceed 
30% of tenant gross monthly household income, excluding utilities. Similarly, affordable 
ownership housing is housing where monthly housing costs (consisting of mortgage 
principle, interest and property tax but excluding insurance or utilities) do not exceed 
30% of gross monthly household income.  A shelter to income ratio exceeding 30% is 
considered unaffordable, given that households have other expenditures they must 
make. 

Households with affordability issues 
 
Core housing need is the standard approach for looking at housing affordability issues.   
According to CMHC, a household is in core housing need if it falls below one of CMHC’s 
housing standards of affordability, adequacy and suitability and is unable to afford 
acceptable alternative local housing.20   Based on this definition, there were 1,695 
households in core housing need on the Sunshine Coast in 2001.  Most were below 
affordability standards (e.g. shelter costs at least 30% of income).   

Table 35 provides some information about the characteristics of these households.   
Renters and owners were evenly represented, as were family households and non-
family households (likely mostly single persons).21    Most households in core housing 
need were living in single-family homes (that they rented or owned) and most had at 
least one member between the age of 30 and 64 years.  

Table 35: Households in Core Housing Need 2001 

Sunshine Coast 
Households in Core Housing Need Number Percent
Tenure 
Rent 855 50%
Own 840 50%
 1695 100%
Household Type 
Family households 
 Couples 495 29%
 Lone parents 400 24%
 Multi-family households 0 0%
Non-family households 790 47%

                                                 
20 Adequacy refers to house condition and suitability refers to the number of bedrooms in relation 
to the number of occupants.   
21 Non-family households consist either of one person living alone or of two or more persons who 
share a dwelling, but do not constitute a family (e.g., a couple with or without children). 
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 1695 100%
Structural Type 
Single family dwellings 1240 73%
Apartments/multiple dwelling units 345 20%
Movable dwellings 100 6%
 1695 100%
Age of Maintainer 
15-29 yrs 160 9%
30-44 yrs 620 37%
45-64 yrs 615 36%
65+ yrs 295 17%
 1695 100%
Source: Statistics Canada and CMHC (census-based housing indicators and data).   
J. England. CMHC National Office. Special tabulation.     

Homelessness 
 
Homelessness is an indicator of extreme poverty, lack of housing and often other issues, 
such as mental illness, addiction and family breakdown.  Homelessness is now a reality 
on the Sunshine Coast, although not entirely visible.  Usually the number of homeless is 
difficult to measure, given that people who are in this unfortunate circumstance tend to 
be invisible, either because they are staying in places others do not normally visit, or 
because they move from place to place.      
 
Brent Fitzsimmons of Coast Garibaldi Health Unit undertook a homeless count over four 
weeks in the spring of 2005.  Staff at three agencies - the Arrowhead Centre Society, 
Sunshine Coast Needle Exchange and the Salvation Army - asked clients who they 
thought might be homeless, if they were homeless.  Of 40 separate individuals they 
asked, 33 reported that they had been homeless before.    
 
Many of the homeless people had been homeless for between one and six months.  
They stayed in a number of different types of places, including with relatives, friends, 
outdoors, in cars and off the Coast.   
 
Table 36: Homeless Survey Results 2005 

Homeless persons  
(n=33) 
How many days 
homeless in 2004 

 

Less than one week  0 
1-4 weeks 4 
1-6 months 15 
6 months to 1 year  3 
1 year + 3 
Unspecified/NA 8 
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Where did you sleep? 
Relatives 3 
Friends  4 
Outdoors 4 
Other (e.g. car) 4 
More than one above 16 
Off Coast 2 

 
An emergency shelter operates on the Sunshine Coast in extreme weather conditions, 
and can serve five persons/night.   In addition, the Ministry of Employment and Income 
Assistance reports that approximately 10 local individuals/families per year are provided 
with hotel accommodation because they have been evicted or are without somewhere to 
stay.22 

Affordable rents and ownership costs 
 
Affordable rent and ownership costs were calculated for Sunshine Coast household 
incomes in increments of $10,000 up to $50,000, using 2000 incomes and current 
housing costs.  If current incomes were used, the situation might be improved 
somewhat.  
 
Table 37 shows that 730 households with incomes under $10,000 per year in 2000 could 
afford to pay monthly rent of less than $250.  This would not even be enough to share 
accommodation today.  In December 2005 shared accommodation was advertised for 
rent between $325 to $450/month.  The cost of a 1-bedroom rental unit on the Coast is 
between $550 and $800/mo, and consequently is only affordable to households with an 
income of $20,000 or more.  
 
At a 6% mortgage interest rate and current real estate prices in Gibsons and Sechelt, 
multi-family homeownership is beyond the means of households earning less than 
$40,000/yr (assuming a 10% down-payment).  The lowest sale price for a single family 
home in Gibsons in 2005 was $225,00023 and the median price of a condominium was 
$174,305.  Only once household incomes reach $40,000/yr does homeownership 
become affordable.  Buying a median priced single-family home of $279,455 with a 6% 
mortgage rate in Sechelt generally requires a minimum $60,000 household income.   
 

                                                 
22 Linda Wallin. MEIA Jan 12, 2006 
23 P. MacHale. GVREB data. 
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Table 37: Affordable Rent and Ownership Costs  

Household 
income 

Number of 
hholds 

Monthly 
gross income

 
Affordable 

Rent 
(monthly)  

6% interest 
 

Affordable 
Ownership Cost   

7% interest 
 

Affordable 
Ownership Cost 

Under $10,000 730 Under $250   
10,000-19,999 1,765 $833-1,667 250-500  Under $69,485 Under $63,472
20000-29,999 1,565 $1,667-2,500 500-750 $69,485 -123,437 $63,472-104,978
30,000-39,999 1,490 $2,500-3,333 750-1,000 $123,437 -164,584 $104,978-146,435
40,000-49,999 1,240 $3,333-4,166 1,000-1,250 $164,584 - 205,692 $146,435-187,893
50,000-59,999  925 $4,166-5,000 $1,250-1,500 $205,692 - 251,131 $187,893- 229,400
60,000-69,999 870 $5,000-5,833 $1,500-1,750 $251,131-296,514 $229,400-270,856
$70,000+ 2,495 $5,833+ $1,750+ $296,514+ $270,856+
Based on 2001 census income data, 30% gross income and for owners, 10% down.  Current real 
estate and rental prices are used.  
 
The last column in Table 37 shows the effect of rising interest rates on affordability.  With 
a 7% mortgage interest rate instead of 6%, affordability declines.  The median priced 
Sechelt single-family home of $279,455 is affordable only for households earning 
$70,000 or more.  
 

2.4 Summary  
 
The following is a summary of the main findings of this housing review.   
 

• The Sunshine Coast has experienced strong population growth in the past few 
years, and was the fastest growing Regional District in 2005. Gibsons and 
Sechelt are growing most quickly, as is the community of Roberts Creek. 

• In-migration of retirees, particularly from the Lower Mainland, is a strong factor in 
population growth and is projected to continue. 

• The population is older, having a higher median age than the province and 
continued aging of the population is projected. Couples without children and 
single people predominate. 

• The local economy is based on forestry, construction and the service sector with 
some high paying occupations, but others are low paying. 

• The median household income in 2000 was lower than the provincial average by 
$7,000.  

• The region had fewer low-income residents proportionally than BC in 2000 but 
34% of unattached individuals were considered low income. 

• Median household income in 2000 was lower in urban areas and the rural area of 
Pender Harbour. 

• Almost one quarter of Sunshine Coast households had incomes below 
$20,000/yr in 2000, below the Low Income Cut Off for a family of four in a rural 
area. 

• There were 1,695 Sunshine Coast households in core housing need in 2001.  
They were both renters and owners, lived mainly in single family dwellings, were 
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mostly between the ages of 30 and 64, and consisted of single persons and 
family households. 

• The Sunshine Coast has experienced strong residential construction activity in 
the last few years, with most new homes being single-family dwellings. 

• The rental housing stock is concentrated in towns, but there are few rental 
vacancies, and what is available is in poor condition and expensive. 

• Prices for a single-family homes have risen dramatically since 2001 - 86% in 
Gibsons,  83% in Sechelt.  Roberts Creek, Halfmoon Bay and Pender/Egmont 
have also seen significant increases.  

• Current rental rates are high compared to a few years ago, and approach those 
charged in Greater Vancouver.  

• There are 266 households on waiting lists for housing assistance, consisting 
mainly of seniors and Sechelt Indian Band members.  

• 33 homeless people were counted on the Sunshine Coast in 2005. Most had 
been homeless for one to six months.  

• Households in the lowest income categories can barely afford to share rental 
accommodation on the Sunshine Coast given current prices.   

• Rental accommodation is generally affordable for a household earning over 
$20,000 per year.   

• Apartment condominium ownership is beyond the means of households earning 
less than $40,000/yr (assuming a 10% down-payment). 

• Ownership of a median priced single family home requires a household income 
exceeding $60,000 per year.   

 
 
 
 

Sunshine Coast Affordable Housing Study   Eberle Planning and Research 
Final report July 2006 
 
 

 



  39 

3 Stakeholder Views 
 
To help understand local perceptions of affordable housing needs and priorities, the 
consultants interviewed 30 community stakeholders from throughout the Sunshine Coast 
using a list compiled by the Technical Advisory Group, with assistance from the project 
coordinator. Interviewees were asked eight questions prepared in a guide. Twelve 
interviews were conducted in person, and the remainder by telephone.  
 
The following people kindly consented to be interviewed:  
 
Name Organization 
Jean Bennett Dean of Capilano College, Sechelt campus, and Chair of the 

Sunshine Coast Affordable Housing Committee of the Social 
Planning Council 

Glynden and Diane Cross Salvation Army 
Chris Denley Sunshine Coast Community Services Society 
Vicki Dobbyn Sunshine Coast Community Services Society 
Ken Goddard Kiwanis Non-Profit Housing Society 
Michel Grondin RCMP 
Lucy Joe Sechelt Indian Band  
Dave Kapinsky Lions Housing Society 
Ron Le Blanc Extreme Cold Weather Facility 
Charlotte Mallory Sunshine Coast Employment Centre  
Chris Marshall Municipal Planner, Gibsons 
Kathy Matsuzaki Home Support Society 
Glen McClughan SC Association for Community Living 
Kennan McKenzie Habitat for Humanity, Realtor 
Judy Minchinton Extreme Weather Emergency Shelter Task Force 
Ray Niebergall Habitat for Humanity 
Joan O’Brien, Jill Halliwell Coast Housing Society 
Marg Penney Abbeyfield House, Madeira Park  
Bill Perlstrom Royal Canadian Legion 
Art Phillips Development Consultant 
Robbie Robson Sechelt Seniors Society 
Ray Seymour Beachcomber Realty & Property Management Ltd. 
Judy Skogstad Planning Manager, SCRD 
Tanya Upper Deck Hostel 
Sally Thicke Alternative School 
Judy Thompson Mental Health, VCHA   
Sue Towers Sunshine Coast Community Services Society, Food Bank 

Manager 
Linda Willan Ministry of Employment and Income Assistance 
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The following is a summary of the questions asked and the answers received.  
 
1. What do you think are the most significant trends affecting housing 

affordability on the Sunshine Coast (e.g. changes in the last 3-4 years)?   
 
In general, most people felt that increased property values and increased tourist trade 
have resulted in a reduction in the stock of affordable rental housing for a variety of 
reasons including that:   
 Houses formerly serving as rental units have been sold to owner-occupiers.  
 In most cases, rents have risen to where they are no longer affordable.  It is now 

almost impossible to find a decent unit for someone on a pension or Income 
Assistance, and this is especially devastating for those who cannot share due to 
disabilities such as mental health issues.  

 Houses that were once rented to Coast residents are now being rented to tourists.  
Often there are seasonal evictions. Tenants who rent a property for the winter are 
then evicted to accommodate summertime tourists. 

 Properties with small affordable cottages and cabins have been redeveloped and lost 
to the rental stock.  

 Mobile home parks are being gentrified. 
 
Also cited were the increasing cost of construction combined with a shortage of 
construction workers, and that while property values are rising, there has been a loss of 
high paying resource industry jobs on the Coast.  
 
 
2. Which areas of the Sunshine Coast do you think are experiencing the most 

significant changes in terms of housing affordability? 
 
Most of those interviewed felt the problem of affordability is occurring throughout the 
Coast, although several mentioned that prices were highest for waterfront properties and 
the closer you get to the ferry.  
 
 
3. Which population groups do you think are experiencing the most difficulties in 

being able to access affordable housing on the Sunshine Coast?  What 
particular issues do they face? 

 
Many of those interviewed stated that they could speak only about the difficulties of the 
population group they served and were not knowledgeable about other groups. With that 
in mind, the table below demonstrates the population groups identified by the 
interviewees as experiencing the most difficulties. The three groups most cited were:  
 
 Anyone with a low income, e.g. disability pension/Income Assistance/ working poor. 
 People with mental health and or addiction issues/disabilities/illnesses. 
 Single parent families with limited income. 
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Others included:  
 
Single people with low and marginal incomes 
Seniors who need supports 
Young families  
Youth  
Elderly single people 
People with pets 
Students 
 
Interviewees with knowledge of seniors stated that there is an adequate stock of 
independent housing for seniors on the Coast and that with the opening of the new Good 
Samaritan facility in Gibsons, there would be enough spaces for those qualifying for 
assisted living.  What seniors on the Coast need most is affordable, independent 
housing with some support services (called supportive housing).  (Green Court has 45 
people on the waiting list for their supportive housing units and it was noted that once a 
waiting list grows too long, people stop submitting their names.)   Also several 
interviewees pointed out that many seniors were actually reasonably well off as a result 
of selling their homes. 
 
Interviewees noted the following issues that certain population groups face on the Coast: 
 Due to the decline in rental stock, landlords can be increasingly selective when 

choosing a tenant. 
 There is need for supportive housing for people with special needs (e.g. those with 

mental health or addiction issues; and seniors).  For example, there are no 
transitioning placements for youth leaving care, places where youth can learn the 
skills of how to live independently.  Without such skills, some youth formerly in care 
will find themselves living on the street.  

 Families have had their children taken into care because they are unable to access 
suitable stable housing with support.  

 There is almost no housing affordable to people on income assistance or disability 
pensions. Sharing with others is often not an option for people with certain health 
issues.    

 Young adults entering the housing market used to be able to rely on affordable rental 
units. These are no longer readily available.  

 
 
4. What do you think is the most significant housing issue/top priority that needs 

to be addressed on the Sunshine Coast, i.e. what kind of housing is most 
needed? 

 
Most interviewees cited increasing the stock of affordable, mainly rental, housing.  
 
As well, interviewees cited increasing the stock of supportive subsidized housing for 
those with special needs (such as seniors, people with mental health or addiction issues, 
low-income youth, etc.) and emergency housing. It was also noted that housing for those 
with low-incomes should be situated near amenities or a decent bus route, and should 
not be concentrated in one area.  
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5. What do you think are some opportunities to address the need for affordable 
housing on the Sunshine Coast? 

 
There was no general theme to the responses. Individual responses largely depended 
on what the interviewee’s organization/agency required for its clients or an individual’s 
knowledge of how affordable housing issues were addressed in other jurisdictions.  
 
Opportunities cited more than once were: 
 That local governments require large developments to contribute to affordable 

housing either through direct donation of land or through a payment in lieu to be used 
for affordable housing; and  

 Legalizing secondary suites  
 
Other opportunities included: 
 Redeveloping lower density existing sites into higher density projects.  
 Converting buildings or portions of buildings no longer being used for their original 

purpose (such as the old care facility in Gibsons) to include affordable housing units.  
 Partnering (e.g. a social service agency partnering with a housing provider, where 

the housing provider would guarantee a certain number of units to clients of that 
agency).  

 That there are organizations on the Coast with available funds to develop housing 
from existing buildings if such buildings could be found.  

 Likewise, some organizations have land available for additional or new units, but 
there is no government program to fund the housing.  

 Allowing for second houses on smaller lots to be used as rental units. 
 Encouraging smaller lot sizes and smaller and less expensive houses. 
 A housing registry that would assist tenants in finding available housing. 
 A Coast-wide housing society to act as a resource and as a lobby force.  
 Planned giving by seniors who have no descendents.  
 That the fundraising effort now aimed at covering the shortfall in the new recreation 

centre be extended once funding goals for the centre are achieved to fund affordable 
housing.  

 That Income Assistance be raised. (It was noted that rental subsidies work only in a 
market where there are available units to rent.)  

 That municipalities use density bonus provisions with housing agreements to fund 
affordable housing. 

 That an effort be made to promote renting units for less than market value as a 
socially responsible response to the lack of affordable housing. (Some landlords 
already do this.) 

 That federal and provincial governments be encouraged to institute programs to 
increase the supply of affordable housing.  
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6. What do you think are some of the challenges for addressing the need for 
affordable housing on the Sunshine Coast? 

 
Again there were many different responses to this question. The leading responses 
were: 
 Funding/financing; 
 The high costs of land/rents/construction; 
 That DCCs are levied on non-profit housing projects; and 
 Education (educating local governments on the need for affordable housing and 

educating the public on the benefits). 
 
Another challenge mentioned by several interviewees was the lack of municipally owned 
land close to amenities and served by public transportation that could be used for 
affordable housing. It was also mentioned that in rural areas, the requirements of 
services such as a septic system might make it costly to build affordable housing and 
that because local governments and provincial branches (e.g. Highways) are so busy 
due to the building boom, the approval process is slow.   
 
 
7. What possible obstacles or opposition do you think any new affordable 

housing projects might encounter?      
 
The overwhelming response was NIMBY (Not In My Back Yard). Almost everyone who 
answered this question mentioned NIMBY as an obstacle. It was noted that NIMBY is 
not typically a factor with seniors’ projects and that there is generally stiff opposition on 
much of the Coast to any type of densification, not necessarily to affordable housing.  
 
Interviewees also mentioned that on the Coast there is a history of groups working 
separately, leading to duplication of effort and lack of coordination.  
 
 
8. What suggestions do you have about how to address any potential opposition 

to affordable housing? 
 
The largest response was for public education/community involvement.  Several people 
mentioned that effective education would include the personal side of peoples’ 
desperation to access housing, i.e. telling individual stories, “putting a face to the 
problem.” 
 
Other multiple responses were:  
 Having a strategy to overcome NIMBY; 
 Keeping the community diverse/not ghettoizing; 
 Passing bylaws to encourage affordable housing; and 
 Being compassionate. 
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4 Affordable Housing Needs 
 
The review of housing demand and supply and findings from the stakeholder interviews 
suggest that affordable housing is a growing issue on the Coast as a significant number 
of households cannot obtain adequate, suitable and affordable housing.   This is cause 
for concern as the availability of housing that meets a range of needs is essential for 
sustaining a diverse community. 
 
The objective of the housing needs assessment is to identify gaps in the housing supply 
on the Sunshine Coast and some potential directions to meet these needs and gaps.   
Additional materials describing examples of affordable housing initiatives and potential 
local government roles are contained in Sections 5 and 6.   
 

4.1 Priority needs and options 
 
After many years of a stable or depressed property and rental housing market, the entire 
Sunshine Coast is experiencing a dramatic rise in property values, rental costs and a 
shortage of rental accommodation.   At the same time, the local economy is shifting 
away from high wage resource sector jobs in forestry and fishing to low wage service 
based employment.  Migration from the Lower Mainland and elsewhere in BC is fuelling  
demand for housing, and the loss of high paying jobs for Coastal residents is hampering 
some local resident’s ability to afford the resulting prices.  Similar situations have 
developed or are developing elsewhere in the province as well.    
 
There were approximately 1,700 Sunshine Coast households in core housing need in 
2001.  Core housing need refers to households who were living in accommodation that 
does not meet standards of adequacy, suitability or affordability and were unable to 
afford acceptable alternative local housing.  Given the changes in the real estate and 
rental market that have occurred since 2001, the number of households in need should 
be viewed as a minimum. It is doubtful that rising incomes have kept pace with the cost 
of housing.    
 
The table and discussion that follows show the groups that have been identified as 
having the greatest need for affordable housing on the Sunshine Coast.  They are 
presented in priority order (as reflected by stakeholders and the data).  Options for 
addressing each of the priority needs are incorporated and include both non-market and 
market responses.  These options were identified by the consultants based on feedback 
from forum participants, stakeholders interviewed for the housing needs assessment, 
and the Housing Committee of the Social Planning Council.   
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Table 38: Priority Housing Needs and Options  

                Options 
 
 
Priority needs 

Non-
market 
rental 
housing 

Support-
ive 
housing 

Secondary 
suites/ 
dwellings 

Affordable 
market 
housing 

Seasonal 
emergency 
shelter 

Low income 
renters 

 
√ 

 √   

People with 
special needs 

 √ √   

Young families 
 

  √ √  

Seniors with 
support needs 

 √  √  

Homeless 
persons 
 

√ √   √ 

 
**Further information about and examples of some these approaches are contained in 
the next sections. 
 

4.1.1 Low-income renters (incomes under $20,000) 
 
Low-income renters are a heterogeneous group consisting of single people, students, 
families and single parent led families.  According to CMHC, there were 855 Sunshine 
Coast renter households in core housing need in 2001.  They may be working at jobs 
that pay minimum wage, working part-time, receiving income assistance or an 
unsupplemented pension.  The affordability analysis showed that household incomes 
under $20,000/year are not adequate to afford current rental housing costs on the 
Sunshine Coast.  Stakeholders identified low income households as having difficulty 
maintaining a home on the Sunshine Coast in the last few years.  Rents have risen with 
real estate prices and the supply has diminished as buyers convert former rental 
properties to ownership or take them off the market.  There is little new rental 
construction on the Coast.  There is limited supply of non-market rental housing for non-
senior singles and families, with the exception of Mountainview Court operated by Coast 
Housing Society and 19 CMHC Rural and Native Housing units.   
 
For the most part, the private market cannot supply rental housing on the Sunshine 
Coast that is affordable to households with low incomes.   Non-market rental housing 
would meet the needs of these low-income households, as might secondary suites. 
 
Non-market housing is housing that is not subject to market influence on pricing, and 
generally is affordable to people with low or moderate incomes.  It is usually developed 
by non-profit agencies and rents are controlled or geared to residents’ incomes.  
Government programs that assisted non-profit housing groups to develop non-profit or 
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subsidized rental housing in the past, such as the Coast Housing Society project in 
Sechelt, are no longer available.   
 
Non-market rental housing can be developed today without government social housing 
programs.  However, it is necessary to put together partnerships and contributions from 
a number of sources, usually involving: 

• non-profit groups,  
• access to donated land or land at a reduced cost, 
• some senior government financial assistance,  
• concessions, incentives or contributions from local government,  
• volunteer labour, 
• donations, 
• grants from foundations,   
• housing agreements to ensure that the housing remains affordable, and 
• Local government housing trust funds to help contribute financially.  

 
The development of non-market rental housing is a large undertaking that may take 
several years.   
 

4.1.2 People with special needs  
 
People with special needs often find it difficult to obtain affordable housing in the private 
rental market because of limited income, limited supply of rental housing, and because 
they need support services to help them maintain their housing.  They may also face 
discrimination in the rental market.  People with special needs include persons living with 
a mental illness, addictions, developmental disabilities or youth leaving the foster care 
system.  Community members interviewed for the needs assessment suggested that 
these individuals have always faced difficulty finding appropriate housing, and that the 
situation is becoming more serious.  
 
There are 52 housing units on the Sunshine Coast offering the kind of support that is 
needed for people with special needs. This includes accommodation available through 
the Sunshine Coast Community Services Society and the Sunshine Coast Association 
for Community Living, as well as other options such as SIL and Super SIL delivered by 
Vancouver Coastal Health. However there is a shortfall of housing units and often 
waiting lists to access services.  In other cases, the service is not available on the Coast, 
an example being housing for youth leaving care.  More housing that is affordable and 
offers the appropriate supports is required for people with special needs.   
 
Supportive housing is affordable housing linked with appropriate support services.  In 
some cases, services are provided on site, while in others, residents are linked with 
community-based services.  It is suitable for various people, including individuals with 
special needs such as mental health issues and addictions, homeless individuals and 
seniors with limited support needs.   If needed, the local health authority may deliver 
health services by special arrangement or as they would to any other individual living 
independently in the community.   
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Government support is available to develop some forms of supportive housing, 
particularly for seniors and persons with a serious and persistent mental illness and the 
Provincial government has identified housing for “the most vulnerable” as a priority.  Like 
non-market housing, partnerships and ongoing agreements with health authorities and 
other service providers are required, as well as housing that is suitable and affordable for 
the seniors or others with special needs.   
 

4.1.3 Young families  
 
The affordability analysis showed that households with incomes under $40,000 per year 
cannot afford to purchase a home on the Sunshine Coast at current prices, although this 
would have been possible a few year ago.  In 2001, there were 900 family households in 
core housing need on the Sunshine Coast; in 425 of these, at least one person was 
between the ages of 30 and 44 years.  Some of these are single parent led families.  
 
Multi-family homeownership (apartments or condominiums) is beyond the reach of 
households earning less than $40,000 per year.  This means that young families with 
limited incomes under $40,000 per year who traditionally prefer ground-oriented 
ownership housing now have difficulty entering the home ownership market because of 
both the required down payment and monthly mortgage costs.   
 
Addressing the housing needs of young families is particularly important because they 
tend to leave the Coast if they cannot find adequate employment and housing.  Indeed, 
there are proportionately fewer people aged 25 to 44 years living on the Coast than in 
the rest of BC, suggesting that they have been leaving.  This is a worrisome trend 
because people in this age group are the primary household forming, family raising, and 
working age population.   The health of the local economy, particularly the availability of 
jobs paying a decent wage, plays a significant role in determining whether young 
families can afford to live on the Sunshine Coast. 
 
Low cost market housing of modest size may work for this group as would homes with 
second suites or “mortgage helpers”.  A diverse housing supply including duplexes, 
townhouses, small lot housing, housing above shops or other alternatives can meet the 
housing needs of young families wishing to enter the ownership market.  (It is also 
suitable for seniors wishing to downsize.) Affordability is achieved through smaller lots, 
increased density and construction of modest housing.   Some support for a mix of 
housing types was expressed in the 2002 Regional Growth Planning Study, although 
single-family housing was the preferred housing form.24  
 
While the housing and lot forms described above are generally affordable to the first 
owner, they may be less affordable for subsequent purchasers due to market pressures.  
This permits the original buyers to benefit from an appreciating property market and the 
rising equity in their homes.  Some jurisdictions that have supported the development of 
affordable market ownership housing have placed restrictions on the resale price to 

 

                                                 
24 Thirty-two percent of respondents overall supported development of many different types of 
housing in their neighbourhood, although the overwhelming preference was for single family 
housing.   
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ensure long-term affordability by means of housing agreements or covenants on title and 
the use of second mortgages.  
 
Private developers are typically responsible for developing these projects.  Local 
governments can facilitate or require these types of lots/housing units through their 
policies and zoning regulations.  They can also offer incentives.  See Section 6 for an 
explanation of local government tools such as density bonuses and inclusionary zoning.  
 
Homes with secondary suites or second dwellings can offer both affordable home 
ownership and lower cost rental housing.  They would potentially meet the needs of 
young families (where the suites are “mortgage helpers”), low-income renters, and to 
some extent, persons with special needs if they could access support.  Secondary suites 
offer a way of increasing the diversity of the housing supply while maintaining the single 
family character and low density that many Coastal residents prefer.  In addition, 
because of declining household size, many homes with suites have the same number or 
fewer occupants as the traditional family home of the 1950s and 60s, and thus do not 
create much additional pressure on municipal services.   
 
There are some (illegal) secondary suites on the Sunshine Coast and some second 
dwellings on larger rural lots (permitted on larger lots over a half acre).  Municipalities 
may encourage a greater supply of second suites/second dwellings by legalizing them, 
including permitting secondary suites/second dwellings in all areas (with regard for 
servicing constraints) and permitting secondary suites/second dwellings in new 
developments (with regard for servicing constraints).  Local governments may provide 
incentives for secondary suites by means of a density bonus and/or require a 
percentage of single family homes in new developments to have suites.   (See Canmore 
example in Section 5, under Secondary Suites.) 
 
The experience in other jurisdictions has been that such actions do not create an 
immediate increase in supply, but do so over the long term.   
 

4.1.4 Seniors with limited support needs 
 
Seniors age 65 or over make up a significant and growing portion of the region’s 
population, approximately 19% in 2005.  While some senior households have low 
incomes, not all seniors experience problems with housing affordability.  In fact, only 295 
our of 3015 Sunshine Coast households with a ‘household maintainer’ age 65 and older 
were in core housing need in 2001.  Many local seniors may be benefiting from rising 
equity in their homes, although rising property taxes and maintenance costs may be a 
problem.   
 
In addition, there is a good supply of non-market rental housing for seniors on the 
Sunshine Coast provided by the Lions and Kiwanis Housing Societies including some 
supported living units.  A new complex care facility in Gibsons for seniors with high 
physical and cognitive needs and 60 assisted living units operated by the Good 
Samaritan Society is ready to be occupied.  Senior renters also have access to the 
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provincial government’s SAFER program, which provides rent supplements to qualifying 
seniors. 
 
However, there is a gap for seniors who need limited assistance to help them maintain 
independent living, either in a home they own or rent.  This requires a suitable form of 
housing, both in terms of the unit itself, perhaps with features that promote accessibility, 
and in terms of proximity to services, transportation and amenities.  And, they require 
support with some aspects of daily living such as meals, transportation and house 
cleaning.   
 
Supportive housing can meet the needs of these seniors.  It is generally provided in 
dedicated buildings where seniors with similar support needs live independently, and 
receive the services they need.  The Abbeyfield project in Madeira Park and Green Court 
in Sechelt are good local examples.  Home support is also an option for seniors with 
limited support needs who are living in their own dwelling.  

4.1.5 Homeless persons  
 
The Coast is seeing homelessness for the first time.  There were 33 homeless people 
identified in a recent survey on the Sunshine Coast.  People who are homeless are often 
described as having ”fallen through the cracks”.  They have limited or no incomes and 
some may have a condition such as an addiction, a brain injury, or a mental illness, 
which requires treatment or support services.  Government cutbacks in income 
assistance, social housing and treatment for substance abuse and mental illness 
contribute to this phenomenon.   For the first time, in 2005/06, homeless people on the 
Coast could stay at a shelter operated by the Arrowhead Society in extreme weather 
situations.  However, the rest of the year homeless people sleep at relatives or friends’ 
places, outdoors in tents, cars and other places.   
 
Emergency shelters are housing of last resort for people who are homeless and have no 
other options. They are intended for a maximum 30-day stay and in crisis situations, to 
get people indoors and connected to services.  However, recent trends in the Lower 
Mainland have shown that despite new shelter capacity, the number of homeless people 
is growing and they are staying in emergency shelters longer and more frequently.  This 
is because there is little housing that is affordable for them to move to upon leaving a 
shelter.   
 
The “Housing First” approach is gaining prominence as a permanent response to 
homelessness.  It means giving people who are homeless direct access to permanent 
housing along with whatever services and assistance they need and want to maintain 
their housing (supportive housing). This approach assumes that the factors that 
contributed to someone’s homelessness can best be remedied once that person is 
stably housed.  
 
That being said, a cold wet weather shelter that operates from November to March or 
April would be an appropriate interim response on the Sunshine Coast until more non-
market rental housing or supportive housing can be developed.  Permanent and cold-
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wet weather emergency shelters are funded by BC Housing as well as community 
contributions.  BC Housing is about to begin a province-wide shelter review process.  
  

4.2 Future needs 
 
A number of factors will shape future housing needs on the Sunshine Coast, including 
the economy, local employment opportunities, interest rates, migration trends and others 
making it difficult to predict the extent of the future need for affordable housing.  
However, it is safe to say that if present trends continue, there will continue to be a gap 
between what many households can afford to pay, and market rent or ownership costs.  
If the real estate market slows, there may be a period of stability.   
 
In addition, as the population ages, growing numbers of seniors already living on the 
Coast will require support and older seniors will require care in facilities.  Population and 
household projections predict continued strong population and household growth on the 
Sunshine Coast. 
 

4.2.1 Opportunities 
 
There are a number of opportunities on the Sunshine Coast for addressing these needs: 
 

• Community support for action to address need  
• Some potential surplus or under utilized land owned by non-profit agencies 
• Local government support 

 

4.2.2 Barriers 
 
Some potential barriers to addressing these needs include: 
 

• Lack of capital 
• Funding required to cover operating costs 
• Potential neighbourhood resistance to increased density and non-market rental 

housing  
• Challenges in creating partnerships and making them work  
• Long development process 
• High construction costs, including development cost charges 
• Low wages hindering affordability 
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4.3 Next steps 
 
Although by no means comprehensive, some recommended next steps are:  
 

• Distribute the Sunshine Coast Affordable Housing Study to provincial and 
federal government representatives, and the local Health Authority.  

• Develop a Sunshine Coast Affordable Housing Strategy. 
• Consider forming a regional committee/organization to develop and 

implement the Strategy. 
• Gain community support for the Strategy. 
• Address the local economy, in particular the need for higher wage jobs. 
• Maintain records of requests for non-market housing. 
• Update the profile portion of the Sunshine Coast Affordable Housing Study 

when 2006 census data becomes available. 
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5  Examples of Affordable Housing  
 
These are a few of many examples of existing affordable housing projects or initiatives 
that illustrate some of the ways that other communities have used local government tools 
and other resources to develop affordable housing, in the absence of senior government 
housing programs.  They are listed according to the type of housing they have produced 
including non-profit rental, co-housing ownership, condominium ownership, and 
ownership. 
 

5.1 Non-profit rental 
 
Cates Hill Development, Bowen Island The driving force for this initiative was a 
lack of affordable housing and the desire for a mix in the island’s social fabric. Vacancy 
rates on Bowen Island are low. Many people rent their summer cottages during the 
winter but use them in summer, so finding year-round accommodation can be difficult. 
Secondary suites are illegal, although they do exist.   
 
Inclusionary zoning, which allows a development to be rezoned for added density in 
exchange for amenities or affordable housing, was successfully used with a large market 
housing project on Bowen Island, the Cates Hill development, to produce 26 rental units. 
A covenant on title and a housing agreement ensure that the rental accommodation will 
remain rental for 25 years, as a condition of rezoning. Rents are required to be at least 
15% below the average Vancouver Census Metropolitan Area (CMA) rents determined 
by CMHC. 
 
While the OCP contains policies to guide rezoning proposals, council is cautious when 
considering requests. However, it was recognized that some municipal intervention was 
necessary if affordable housing units were to be built. The Islands Trust conducted the 
initial negotiations for rental housing at the Cates Hill development. When the 
Municipality of Bowen Island was created in 1999, it endorsed the inclusion of rental 
housing on the Cates Hill site. 
 
Rezoning for the Cates Hill Development took six years because of lengthy public 
consultation.  
 
Need 
• Housing agreement 
• Density bonus 
• Inclusionary zoning 
• Partner with developer 
• OCP policies supporting density bonuses 
 
Replicability 
All municipalities have authority for inclusionary zoning and density bonuses. 
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Norgate House, completed in 1998, is a 36-unit non-profit rental project for seniors 
and individuals with disabilities. The District of North Vancouver leased the land to a 
non-profit housing sponsor, Norgate Housing Society, for 60 years, with payments 
deferred until there is a positive cash flow. Ten of the units are rented on a geared-to-
income basis using rent supplements provided by BC Housing. The other units serve 
those with moderate incomes. Every unit is wheelchair-accessible, and 11 suites have 
been designed to accommodate people requiring a higher level of care. The many 
barrier-free principles adopted in the project resulted in a FlexHousing™ award. 
 
The project serves the North Shore of Vancouver. The area had limited housing options 
for seniors, particularly seniors with disabilities. Many seniors with physical disabilities 
are inappropriately housed in acute care hospitals or long-term care facilities. 
 
Norgate Housing Society, formed in 1995, initiated and oversaw development of the 
project.  The Society’s Board put in many hours of volunteer effort, as did the designer 
and resource group.  
 
Need 
• A municipal land lease with deferred payment.  
• Charitable status.  
• Major donations. 
• Rent supplements through BC Housing for low-income residents.  
• Volunteer hours donated by Society’s Board.  
 
Likelihood of success 
Could use donated land and some rent supplements.  
 
Peterborough Community Housing Development Corporation (PCHDC) 
is a private, non-profit housing organization in Peterborough Ontario. It builds new units 
or takes buildings that have been condemned or are in disrepair, and turns them into 
affordable rental housing. Some units are slated for eventual home ownership. So far, 
PCHDC has renovated and converted 8 houses into single family homes or apartments, 
for a total of 11 units. It is also converting a former rectory to house 6 women on low, 
fixed incomes, who will be paying $375/month; constructing a 4-family emergency 
shelter in a new building on a lot owned by the corporation; and converting a factory into 
50 apartments for tenants in shallow core need.  
 
New initiatives from PCHDC include a community development fund to finance 
affordable housing, and an affordable home ownership plan. Under this plan, PCHDC 
will sell lots donated to the corporation by the municipality to enable it to buy older 
houses on lots large enough to subdivide. After renovations, the houses, but not the lots, 
will be sold to individuals in need of affordable housing on condition that they purchase 
the land after 10 years. Affordable houses built on the new, subdivided lots will be sold 
with the same conditions.  
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Need 
• Partnerships including significant support and contribution from Peterborough council 

and staff. 
• Contributions by community organizations, trades programs, charitable foundations, 

and government agencies.  
• Local donations of time and materials.  
 
 

                                                

Lionsview Redevelopment  is an initiative of the BC Housing Foundation in 
Vancouver. To create more housing for low-income seniors, the Foundation decided to 
re-develop and increase the density on their existing under-utilized 3-acre non-profit 
housing site conveniently located in a residential neighbourhood near shopping facilities. 
The site contained 91 units in 14 two storey-walk up apartment buildings that had 
passed their useful life.  
 
The 14 buildings were replaced with:   
 Subsidized units: two low-rise apartment buildings, with 92 units, were built using BC 

Housing’s subsidized unit allocations.  
 Condominiums: a section of the site was sold for a market condominium 

development generating proceeds to fund Lionsview 3. 
 Non-subsidized affordable units: Lionsview 3, a non-subsidized 34-unit affordable 

rental building, was constructed without any government subsidy. Rent is set at a 
minimum of $500 per month or 30% of income. The building qualifies for BC 
Housing’s SAFER25 program, since there are no on-going government subsidies. 

  
Need 
• Ownership of a large parcel of land.  
• Charitable status (reduces GST by 50%). 
• Equity generated from development of market housing on a portion of the site. 
• Provincial housing subsidies for first replacement building for existing tenants. 
• Successful rezoning to higher density. 
• Partnership with market developer. 
 
Replicability 
The Gibsons Legion and the Kiwanis, and the Sechelt Lions all own property that they 
would like to develop or redevelop for affordable housing for seniors. 

 
 
A Youth Safe House in the District of North Vancouver located a large home owned 
by the District that had been slated for demolition. When the need for a youth safe house 
was identified, it proved an ideal location and structure. The home is rented to St. James 
Community Services, which serves as the Safe House operator. Rent was originally set 
at half of market rent, but is now $1/year. Youth come from all three North Shore 
municipalities and recently an arrangement was signed with the municipality of 
Squamish for the safe house to take referrals from that community, and for Squamish to 
provide $30,000 annually toward operating costs.   

 
25 SAFER stands for Shelter Aid for Elderly Renters. It is a program of BC Housing provides 
monthly cash payments to subsidize rents for eligible BC residents aged 60 years or older.  
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Need 
• Free rent from municipality. 
• Cooperation and coordination by all three levels of government.  
• Local grocery stores and restaurants donate much of the food served.  
• Collaboration between the medical health officer, addictions services from the Health 

Authority, youth mental health services from MCFD, service agencies and the 
business community.  

 

5.2 Co-housing ownership 
 
Quayside Village is a co-housing community located in North Vancouver. The project 
contains 19 residential units (including one rental unit). The development also features 
retail space on the ground floor, currently occupied by a convenience store.  Homes 
range in size from bachelor suites to three bedroom units.  Every unit includes a kitchen, 
bathroom, living room with gas fireplace, and a yard, deck or balcony.  
 
The 2,500 sq. ft. of common area includes the common house, urban courtyard, third 
level deck and reading room, and outdoor pathways.  The project incorporates several 
unique environmental features. 
 
Residents of Quayside Village include a diverse group of two-parent and single-parent 
families, couples and single people, including people with special needs.  
 
To reduce costs for some low-income families, the development company designated 
five of the co-housing project’s 19 total units as affordable-housing. Four of these five 
units were sold at prices 20% below market rates and a two-bedroom unit in the project 
rents at $840 per month compared to $1,000 to $1,200 per month for a similar unit.  
 
Need 
• 10% density bonus from City allowed two additional units. 
• Municipality excluded the common area space from floor space calculations. 
• Housing agreement with City of North Vancouver to assure long-term affordability. 
• Internal cross subsidy to provide four affordable units and one below market rental 

unit. 
  
Replicability 
Requires individuals with equity.  Roberts Creek Co-housing development is good local 
example.   
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5.3 Condominium ownership  
  
Options for Homes This condominium ownership model was designed by Options for 
Homes, a non-profit developer in Toronto. It involves the creation of a building co-
operative that purchases the land and acts as the developer with the assistance of 
Options for Homes. This significantly reduces development costs. Marketing costs are 
minimized because of the reliance on mailings, word-of-mouth and meetings. There is no 
need to create a model suite. Creating modest-sized units and providing fewer amenities 
also reduces costs.  Once the building is registered as a condominium, it operates as a 
typical condominium.  
 
Initial purchasers receive a discount on the purchase price based on the difference 
between the cost to develop the unit and the market value, which is registered as a 2nd 
mortgage, to be repaid upon resale.  Subsequent purchasers pay the full market price 
for the unit.  
 
The model provides for the ability to create additional projects on an ongoing basis.  
When the 2 nd mortgage is repaid, the funds are deposited into an equity pool that is 
used to start another similar project elsewhere. To date 1,500 units have been 
completed and 1,300 units are under development in Ontario.  
 
Need 
• A registered 2nd mortgage, which is repayable upon resale, is deposited into an 

equity pool to develop additional housing. 
• Free or discounted land. 
  
Replicability 
Columbia Housing Advisory Association of Vancouver has a licence arrangement with 
Options for Homes to use the model in BC.  There have been no developments in BC to 
date. 
 

5.4 Ownership 
 
Freehold tenure row houses Freehold tenure row houses are ground-oriented 
rowhouses that are held in fee simple, like a regular single-family home.  Freehold row 
houses are commonplace in many cities and towns in Ontario. They usually consist of 
several attached units, in a linear form, facing the street, with parking in the back.  This 
type of housing typically has a front and backyard.  It is a suitable and affordable 
housing and tenure form for young families. 
 
They differ from rowhouses held via condominium tenure.  A common complaint about 
condominium tenure housing is dealing with the strata council.  The advantage of fee-
simple row housing is that the owner has all the same rights as a single-family 
homeowner, without having to deal with a strata council.   Freehold row houses may be 
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slightly more costly than comparable condominium townhouse because units are 
typically connected with separate services.  
 
BC has few examples of this form of housing and tenure, although it is recognized as a 
way of efficiently using the land base and creating affordable housing.  Financial 
institutions look favourably on this type of housing because of the freehold ownership.  
Constraints include a lack of suitably zoned sites and competition from lower cost 
condominium projects.  
 
A developer wishing to develop freehold row housing initiated a process with the City of 
Port Coquitlam.  The City amended its OCP and zoning bylaw to accommodate this form 
of housing and the project was completed. 
    
Central Edmonton Community Land Trust (CECLT) A community land trust is a 
non-profit corporation created to acquire and hold land for the benefit of the community.  
Some are designed to secure affordable access to land and affordable housing; many 
others aim to preserve environmental features.   Community land trusts for housing 
typically acquire land either by purchasing it directly or through donations of land, land 
and buildings or cash to buy land.  Land is held in perpetuity to be used for the intended 
purpose of the trust.   Some CLTs are registered charities.  CLTs retain ownership of the 
land but grant the right to use that land to third parties through long-term lease 
agreements.    
 
The goal of the Central Edmonton Community Land Trust (CECLT) is to use the 
Community Land Trust model to promote affordable homeownership among low-and 
moderate-income residents in inner city Edmonton neighbourhoods.  Affordable 
homeownership is seen as a means of promoting community development and 
neighbourhood revitalization. CECLT uses a rent-to-own approach to promote affordable 
homeownership. It purchases existing homes in inner city Edmonton that are in 
substandard condition. Using a variety of CMHC and other grants, CECLT renovates 
these homes and makes them available to CECLT member households. 

CLTs have existed in the US since the early 1960s, but grew and spread strongly in the 
last 10-15 years. At of the end of 1997, there were 89 CLTs located in 32 states, and 
many others were under development.   

Most CLTs focus on home ownership, which is considered important for allowing families 
to build equity and to have security of tenure. It is also the type of housing that most 
CLTs, especially the smaller ones, are able to administer most effectively.  Some CLTs 
have expanded into other activities as their expertise has grown. Some own and operate 
other forms of housing: rental housing, co-operatives, condominiums, shelters, SROs 
and even mobile home parks. Some of the buildings have been acquired by the CLTs, 
and they have developed others.   

Need 
• Donated or purchased land.  
• Charitable status. 
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• Sustainable business model where revenues meet expenses on a consistent basis. 
Government grants and private donations can provide necessary seed funding at 
outset i.e. CMHC, municipal, foundations etc. 

• Additional supports to prepare households for homeownership may be required and 
the rent-to-own period may need to be extended in higher-cost centres.  

• Paid staff as well as a core of community volunteers. Also a skilled and experienced 
Board of Directors supported by administration.  

• Effort, energy and resources of a broad spectrum of community supporters.   
 
Replicability 
They have been established in range of jurisdictions, but most serve smaller 
communities and neighbourhoods.  There are few in Canada.  In BC, the Co-operative 
Housing Federation of BC formed the Community Housing Land Trust Foundation in 
1993.  
 
The rent-to-own model can be problematic, especially in higher-costs centres. According 
to CECLT, households earning incomes below the Statistics Canada Low-Income Cut-
Offs (LICO) may not be able to contribute enough equity within a five-year period to save 
for a sufficient down payment.  
 
 
Recycle existing houses  There is a market for moving houses that would otherwise 
be demolished. They are typically moved by barge from locations in the Lower Mainland. 
Nickel Brothers moves about 250 houses per year. There will be 150 1,100 sq. ft. homes 
available from CFB Chilliwack in the next couple of years.  The company has a website 
listing homes for sale to move.   
 
Need 
• Suitable land.  
• Suitable house for moving. 
• Local government approvals. 
• Prepared site. 
 
Replicability 
Affordability depends upon the location and type of receiver site, and the specific 
house(s) to be moved.  It is estimated that after delivering the homes to the Sunshine 
Coast by barge, the cost of the finished home could be about 20% less expensive than 
new construction, although costs are determined on a case by case basis. 
 
 
 
For more examples see CMHC Affordable Housing Ideas website http://www.cmhc-
schl.gc.ca/en/inpr/imhoaf/afhoid/ 
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6 Local Government Tools  
 
The following describes the ways local governments can assist in the affordable housing development process.  The tools are organized by increasing levels of local 
government involvement, from education, to permissive zoning, removing barriers, providing incentives for the private sector, requiring the private sector to deliver, 
using municipal land and finances, and establishing a municipal housing corporation to deliver.  Some local and other examples are provided. 
 
 

Tool Describe  Examples Factors to consider How often used* Type of 
housing 
created 

Policy, 
planning, 
research, 
education and 
advocacy 

Housing policies, needs 
assessments, housing 
committees, strategies, 
OCPs, zoning bylaw, 
inventories 

Saanich Housing Needs Assessment, Sunshine 
Coast Regional Affordable Housing Strategy 
project, Capital Region Housing Affordability 
Strategy  

Staff and volunteer time required. 
 
Funding 

67% of larger BC 
communities have 
housing policies in 
OCPs etc. 47% of 
smaller communities 
have them. 

All.  

Zoning for 
affordability 

Zoning that permits small 
lots, housing above 
shops, manufactured 
housing etc. 
 
 
 
 

Gibsons, Sechelt– Permit housing above shops, 
example Royal Terraces. 
 
Canmore, Alberta -  narrow lot zoning, 
manufactured home zoning, z-lot zoning (small lots 
and house rotated on lot to provide perception of 
larger yard.) 
 
Burnaby – neighbourhoods can initiate a zoning 
change to increase density.  If granted, the new 
zoning allows existing large lots with single-
dwelling units to be developed into smaller lots.  
 
 
 

Servicing constraints in areas with 
no in ground sewer services. 
 
Extra density may not be desirable 
in rural areas for people seeking 
rural lifestyle. 
 
Burnaby example requires older 
neighbourhood with large lots.  
 
Usually affordable for first buyer, 
but prices rise with market, so not 
necessarily affordable over long 
term. 

Small lots - 56% of 
medium sized BC 
communities and 
40% of smaller 
communities 
 
Housing above shops 
– 83% medium BC 
communities, and 
63% of smaller 
communities permit. 

Affordable 
market home 
ownership for 
first time 
buyers and 
rental housing. 

 
*  From BC Ministry of Community Aboriginal and Women’s Services. Planning for Housing 2004.  An Overview of Local Government Initiatives in BC.  Conducted a 
survey of local governments in 2003 to assess use of Local Government Act tools to address affordable housing. 
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Tool Describe  Examples Factors to Consider How often used Type of 

housing 
created 

Secondary 
suites/second 
dwellings 

Existing suites can be 
legalized, and/or new 
suites may be 
permitted.  
 
Density bonus can be 
offered for suites in new 
areas.  
 
Second dwellings can 
be permitted. Could be 
manufactured homes, 
garden suites, 
converted garages and 
carriage suites. 
 
 
 
 

SCRD  - permits second suites/dwellings on lots over 
2000 sq. ft or 55 sq metres.  
 
Whistler - Employee housing encouraged in single-
family dwellings using a density bonus.  Second 
suites and auxiliary dwellings such as detached 
garages with suites and detached suites are 
permitted.  In 3 zones, a density bonus of up to 56 sq 
m or 600 sq ft is permitted for a restricted employee 
suite. The owner must register a housing covenant 
with rental and resale restrictions as per Whistler 
Housing Authority requirements.  This is permitted 
only where .35 FSR is possible, therefore is only 
applicable where the lot is a certain size (exceeds 
11,000 sq ft.).   
 
Muskoka, Ont – considering permitting accessory 
suites in all single detached dwellings in urban 
centres (Bracebridge and Gravenhurst) as of right 
subject to fire and building codes.  
 
City of Vancouver - legalized secondary suites in all 
single-family zones in 2003.  There was virtually no 
community opposition.  
 
Nanaimo  - Permits second suites in all single family 
residential and rural/agricultural residential zones as 
of 2005.  
 
Port Coquitlam  -uses incentives rather than penalties 
to encourage legalization of its suites.  It charges 
houses with suites an additional 40% in utility fees, 
whereas homeowners of non-registered suites are 
charged the full rate. A 1999 study in 3 BC 
municipalities showed that secondary suites 
increased usage of municipal services by no more 

Can be controversial to legalize 
existing suites.   
 
Requires community consultation, 
policy decisions re degree of 
Building Code compliance, and 
administrative input for 
enforcement and inspections.  Cost 
for municipality. 
 
Concern about legal liability for 
non-enforcement of bylaws. 
 
In communities with long standing 
permission for suites, there are no 
problems. 
 
Some municipalities charge extra 
utility fees for suites. 
 
Consistent approach throughout 
municipality creates a sense of 
fairness. 
 
Avoid or minimize fees and 
requirements to legalize in order to 
encourage legalization of existing 
suites. 

Significant portion of 
rental stock, 
estimated at 20% of 
provincial rental 
stock.  
 
Suites - 50% of 
medium BC 
municipalities permit 
and 36% of small 
communities (as of 
2003/4). 
 
Second dwellings - 
50% of medium BC 
municipalities permit 
and 37% of small.  

Produces new 
ground 
oriented 
private rental 
units. 
 
Increases 
affordability of 
home 
ownership.  
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Tool Describe  Examples Factors to Consider How often used Type of 
housing 
created 

than 30 to 40%. 
 
Nantucket, Mass – permits second home on lots 
which must be affordable and placed under a 
covenant for 30 yrs.  

 
Tool Describe  Examples Factors to Consider How often used Type of 

housing 
created 

Streamline 
development 
approvals 
process 

• Fast tracking – 
ensuring applicants 
with affordable 
housing 
components receive 
immediate attention 

• Streamlining 
development 
applications – 
proceeding with the 
application more 
quickly with fewer 
steps 

• Guidelines – clearly 
stating expectations 
to facilitate the 
process 

Central Saanich - Developers must meet specific 
guidelines for a rezoning to be considered.  The 
goal is to ensure that affordable housing is part of 
any rezoning application in the community.  
Guidelines outline conditions for increasing density, 
types of tenure, access to services and achieving 
neighbourhood acceptance.  
 

 

Staff time. Fast-tracking – 46% 
of medium sized BC 
communities and 
19% of smaller. 
 
Streamlining – 49% of 
medium and 25% of 
small. 

Ownership and 
rental 
 
Market and 
non-market 

Waiving/reducin
g municipal 
fees/taxes 

Removing some financial 
barriers. 
• Development cost 

charges, building 
permit fees or 
property taxes may 
be waived or reduced 

• Development cost 
charges (DCCs) 
using gradient 
system.  The DCC 

Muskoka, Ont - considering waiving fees and 
charges for planning approval applications, OCP 
and zoning bylaw amendments, site plan 
approvals, building permit fees, development fees 
and charges, parkland dedication fees and 
stormwater management fees for new rental 
housing that meets definition of affordable housing. 
 
Kelowna - DCCs are based on the density of a 
project and its location within the City.  Smaller 
units at higher densities cost less to service, as do 

Reduces municipal revenues. 
 
Competing demands for 
exemptions. 
 
Need policy for consistency. 
 
May be viewed as downloading 
from senior governments. 
 
In private development, for 

Waive/reduce fees 
and taxes - 20% of 
medium- sized BC 
communities and 
12% of small do this. 
 
 

Ownership and 
rental 
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Tool Describe  Examples Factors to Consider How often used Type of 
housing 
created 

Best Practices Guide 
identifies the density 
gradient approach as 
a “best practice”. 

 
 
 

units that are more centrally located, where 
infrastructure is already in place.  With the gradient 
system, DCCs are adjusted to account for these 
factors therefore creating a more affordable 
housing cost for the consumer.  The goals of the 
gradient system are to make the charges as 
equitable as possible and to make smaller, 
centrally located units more affordable.   
 
Township of Langley and City of Kamloops also 
employ gradient approach for DCCs.  

affordability to occur, developer 
must pass on the savings to the 
consumer. 

Relaxation/ 
exclusions 

An incentive created by 
excluding certain types of 
floor space from total floor 
area calculations, thereby 
increasing density.  Can 
include reducing parking 
requirements, and 
excluding certain types of 
floor space from area 
calculations.  

City of North Vancouver -  20-45 sq ft excluded 
from floor area calculations that meet guidelines for 
certain types of adaptable (accessible) multi-family 
units. 
 
Muskoka Ont. -  Considering reduced parking 
standards for new rental housing projects that meet 
affordable housing definition.  
 
 

Same effect as a density bonus.  It 
means more square footage 
permitted in a location than usual.  

Not available. Ownership and 
rental 

Density bonus Provide incentive for new 
affordable housing by 
allowing a developer to 
increase the density on a 
site in exchange for a 
community amenity, like 
affordable housing. 
 
A Zoning Bylaw may 
establish two densities in 
a zone – the “normal” one 
and a higher one that 
provides a bonus, where 
amenities are being 
provided, or a housing 
agreement is entered into 

Madeira Park- Abbeyfield project received a 
density bonus.  
 
Burnaby - Community Benefit Bonus (CBB) offers 
additional density to developers in four town 
centres in exchange for affordable housing, social 
amenities or a combination of the two.  In the case 
of affordable housing, the city receives and 
maintains title to the affordable units created. It 
then leases the units to a non-profit organization, 
which selects eligible recipients, and if required, 
provides supports to residents.  The bonus is 
implemented thorough a zoning bylaw that includes 
base densities and ultimate densities, and provides 
clear guidelines for assessing bonus density 
proposals.  Housing provided through a CBB is 

Effective in fast-growing areas 
where properties are built to the 
maximum density and in areas 
zoned for medium or high density. 
 
Won’t work if developers not 
interested in higher density. 
 
May require mechanism to ensure 
housing remains affordable – 
housing agreement. 
 
Successful projects use local 
organizations to administer the 
housing created. 
 

Central Saanich -goal 
is to approve 100 
affordable or 
subsidized units over 
3 yrs  
 
Burnaby obtained 25 
affordable housing 
units between 1998 
and 2004. 
 
Used by 15% of small 
BC municipalities and 
37% of medium BC 
municipalities 
 

Mostly non-
market rental.  
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Tool Describe  Examples Factors to Consider How often used Type of 
housing 
created 

for the provision of 
affordable and/or special 
mixed housing.   

 
The bonus can also be 
obtained on a site by site 
basis through 
comprehensive 
development zoning.  
 
Typical bonus 10 – 25% 
additional floor space. 
 
“Cash in lieu” instead of 
provision of amenity may 
sometimes be accepted. 
 
 
 

secured through a housing agreement registered 
on title.   
 
Whistler – density bonus for secondary suites. See 
above.  
 
Ucluelet – density bonus in exchange for affordable 
housing units in multi-family and comprehensive 
developments. 
 
Colwood – A density bonus is considered for 
rezoning applications that propose an increase in 
residential density, in exchange for a contribution to 
the affordable housing reserve fund. See below. 
 
 

Increased density over what would 
ordinarily be permitted can reduce 
marketability of project. 
 
From a community acceptance pt 
of view, works best in already 
dense areas. 
 
May be challenged as selling 
zoning.  
 
Some municipalities have found 
that payment in lieu programs don’t 
produce affordable housing 
because payments are too low. 

 
Tool Describe  Examples Factors to Consider How often used Type of 

housing 
created 

Inclusionary 
zoning  

Developers are required 
to include an amenity, in 
this case affordable 
housing, through 
comprehensive 
development zoning or 
rezoning, or the transfer of 
density from one site to 
another. 
 
Usually require 15-20% 
affordable housing. 
 
Can be used with density 

Bowen Island.  Rental housing was required in the 
re-zoning of a large site.  Created 26 rental units.  
The market project includes 106 single-family lots, 
commercial space and parkland.  A covenant on 
title requires the rental units to remain rental for 25 
years and that rents shall be no greater than 15% 
below average rents for the Vancouver CMA as 
determined by CMHC. 
 
Canmore, Alta – 1998, Master Zoning Bylaw for a 
new large 2000+ acre development required 25% 
of residential units to be entry level housing (less 
than 1000 sq ft), up to 30 acres for community 
housing (non-market housing) and 25% of 

Effective on larger parcels and 
multi-family developments.   
 
Smaller projects may not be able to 
bear the associated costs. 
 
Better in high growth areas. 
 
OCP policies to support housing 
amenities in rezoning packages 
 
Mechanism to ensure housing 
remains affordable – housing 
agreement or covenant. 

Used by 4% of small 
BC municipalities and 
10% of medium-sized 
municipalities 

Often non 
market rental, 
but can be 
used for other 
forms of 
housing i.e. 
Canmore 
market 
ownership 
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Tool Describe  Examples Factors to Consider How often used Type of 
housing 
created 

bonus. 
 

residential units with rough in for a second suite. 
 
Nantucket, Mass – require 10% of lots in 100+ unit 
residential developments to be subject to a 
covenant for long-term affordability. 

Housing 
agreements 

Provide local government 
with a legally enforceable 
means of ensuring that 
affordable housing 
created through incentives 
or otherwise remain  
affordable over the long 
term.   
 
Agreements are filed in 
the Land Titles Office.  
They must define:  

• The form and tenure 
of the housing to be 
provided 

• To whom the 
housing will be 
available 

• Administration of the 
housing units 

• Sales, lease, rental 
or share rates, and 
how these may be 
amended in future 

Madeira Park.  Abbeyfield project. Housing 
agreement used to secure seniors housing through 
a density bonus.  
 
Bowen Island.  See example under Inclusionary 
Zoning. 
 
Burnaby: Uses with density bonus. The agreement 
includes details of ownership, the value of the 
bonus, the size of the units, and other pertinent 
details.  Each housing agreement is negotiated 
separately with the developer. 
 
Have been used in Cowichan Valley, Kelowna and 
Cache Creek.  

Used with density bonuses or 
inclusionary zoning.  
 
Complicated legal agreement. 
 
Requires ability to administer 
housing agreement over long term. 

28% of medium sized 
BC communities and 
9% of smaller BC 
communities.  

Non-market 
rental, often 
resident 
restricted or 
employee 
restricted. 

Partnerships Local governments can 
cooperate or partner with 
other local governments, 
community 
organizations, health 
authorities, universities, 
and provincial agencies 
to help address housing 

Sunshine Coast Housing Needs Study, Bowen 
Island housing agreement, and District of North 
Vancouver land lease for Norgate House.  
 
 

Time and effort to create and 
nurture successful partnership. 
 
Needs a champion to drive the 
process.  

Partnerships for 
affordable housing 
are used by 20% of 
medium sized BC 
communities and 8% 
of smaller 
communities 

All. 
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Tool Describe  Examples Factors to Consider How often used Type of 
housing 
created 

issues through 
research/planning, 
regulatory, financial 
contribution or other 
means.  

Land Making municipal land 
available to non-profit 
housing developers 
through land grants, 
leasing land at or below 
market value and/or 
deferring payments on 
land leases. 

 
 

North Vancouver- Leased land to Norgate House, 
60-year lease, payment deferred for 10 years.   
 
District of West Vancouver - Ambleview Place 
Housing Co-operative – The City leased the site to 
co-operative for 60 years at 60% of market value.  
 
 

Requires municipal land.   
 
May be surplus, donated to 
municipality or purchased through 
Housing Reserve/Trust Fund. 
 
Donated or cheap land often a 
catalyst for affordable housing 
projects. 

Land grants or cash - 
14% of medium and 
13% of small 
communities. 
 
Leasing municipal 
land – Done by 22% 
medium sized BC 
communities and 
12% of smaller 
places.  

Usually non-
market rental. 
 
In the case of 
Ambleview, an 
equity co-
operative 

Housing 
Reserve/Trust 
Funds 
 

Special municipal funds 
earmarked for affordable 
housing. 
 
Contributions obtained 
from different sources 
including sales of 
properties, donations, 
cash in lieu contributions, 
linkage programs etc. 

Capital Region - Capital Region Housing Trust 
Fund created in 2005 by six of the thirteen 
municipalities in the Capital Regional District to 
financially assist affordable housing initiatives in 
the region. The six municipalities have pledged to 
allocate $615,000 per year to the trust fund.   
 
City of Victoria - set up the Victoria Housing Trust 
fund for similar purposes and will fund it with an 
annual contribution of $215,000 out of its GST 
rebate fund. 
 
Kelowna – Housing Opportunity Reserve Fund 
established in 2001 to acquire land for housing that 
could be leased back to non-profit organizations or 
to developers through public-private partnerships.  
Projects using the fund are subject to a housing 
agreement to ensure long-term affordability.   
 
Colwood –For rezoning applications that propose 
an increase in residential density (density bonus), 

Cooperation between local 
governments for regional fund.  
 
A challenge for smaller 
communities to amass significant 
funds to be able to create much 
affordable housing. 
 
Depending on source of funds, may 
be viewed as downloading from 
senior government. 
 
 

The Capital Region 
Trust has approved 
three projects that will 
include 32 units. 
 
Housing reserve 
funds used by 10% of 
BC’s medium 
communities and 2% 
of smaller towns.  
 
As of 2004, Kelowna 
fund had a balance of 
$300,000 and had not 
allocated any funds 
for housing.  Fund 
has rec’d only $2,000 
in donations from the 
public.  

Usually non-
market rental. 
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Tool Describe  Examples Factors to Consider How often used Type of 
housing 
created 

the City will consider requiring contributions to the 
affordable housing reserve fund. The contribution 
for each additional dwelling unit permitted by a 
rezoning is $500 per additional detached, duplex 
and townhouse dwelling unit.    
  
Whistler – Employee service charge by-law 
generated $46.5m for Housing Fund used to create 
144 restricted units.  Whistler considering applying 
employee service charge to large residences over 
3500 sq ft. 

Municipal 
Housing 
Authority 

Non-profit agency 
formed by municipality to 
facilitate or create 
affordable housing. 
 
Originally created to 
deliver senior 
government non-profit 
housing programs.  Now 
used to coordinate and 
develop non-market 
housing. 

Town of Canmore - established the Canmore 
Community Housing Corporation (CCHC) in 2001. 
Given the necessary structure, funding and land to 
tackle the issue of perpetually affordable housing. 
The CCHC is responsible for identifying and 
prioritizing housing needs, working with local 
service organizations and businesses to improve 
the supply of affordable housing and identifying 
and securing potential lands for the provision of 
perpetually affordable housing. The first project is 
an option to lease land to the Mountain Homes for 
Humanity Cooperative on community lands.   
 
Whistler  - Housing Authority created in 1997 to 
oversee creation, administration and management 
of resident restricted housing in Whistler. 

Lack of senior government 
programs means such 
organizations have to be much 
more creative in facilitating 
affordable housing. 

Not available.  Usually non-
market rental. 
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7 Potential Governance Models 
 
This section reports on four approaches successfully employed by BC and Alberta 
jurisdictions to plan, coordinate/facilitate, develop, operate, monitor, and fund affordable 
housing.  It describes each approach, provides some applicable examples (including 
governance) and assesses the strengths and weaknesses of each.  They are: 
 

1. Community Housing Corporation (or Authority) 
2. Non-Profit Society 
3. Housing Foundation 
4. Affordable Housing Steering Committee  

 
In some cases the same organization undertakes all of the above roles related to 
affordable housing. In other examples these roles could be shared by several 
organizations. For example, an Affordable Housing Steering Committee could coordinate 
and monitor the implementation of the Affordable Housing Strategy while a Non-Profit 
Society could undertake the development and operation of affordable housing. 
 

7.1 Community Housing Corporation (or Authority) 
 
A Community Housing Corporation or Authority is typically a non-profit corporation that is 
formed by local government and is a subsidiary of the local government. Corporations 
such as these are usually created in response to an identified community need for 
affordable housing and often in response to a growing crisis. 
 
In BC there are at least three existing community housing corporations. These include 
the Greater Vancouver Housing Corporation and the Capital Region Housing 
Corporation, both created in the early 1980’s by their respective regional districts to take 
advantage of federal government housing programs. The third corporation is the Whistler 
Housing Corporation. It was created in 1997 in response to an affordable housing crisis 
to develop housing for staff working in the community.  
 
Other communities in the province, such as Revelstoke and Squamish, have developed 
community affordable housing strategies, and are considering forming housing 
corporations.  
 
There are also housing corporations in Alberta.  
 The Town of Canmore created the Canmore Community Housing Corporation 

(CCHC) with the objective of providing housing solutions for the Town, and  
 The Regional Municipality of Wood Buffalo, that includes Fort McMurray, created the 

Wood Buffalo Housing and Development Corporation, a non-profit housing company, 
to grapple with a housing crisis related to the influx of employees in the tar sands 
developments.  

 
The most relevant models of Community Housing Corporations for the Sunshine Coast 
appear to be the Whistler, Canmore and Wood Buffalo experiences. The economies of 
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Whistler and Canmore are primarily based on service industries, but they are 
communities similar in size to the Coast and that have also found themselves with a 
quickly developing shortage of affordable housing. Wood Buffalo is a regional level of 
government that incorporates the City of Fort McMurray and therefore has some 
similarities to the Sunshine Coast.  The two Alberta corporations have strong 
representation and participation from the business community, which is not generally the 
case with the BC examples. 
 

7.1.1 Canmore Community Housing Corporation 
 
The Canmore Community Housing Corporation (CCHC) has two mandates:  
• To provide an overall strategy for the Town of Canmore that addresses the 

community’s affordable housing issues, and  
• To facilitate (including the ability to build) a supply of community perpetually 

affordable housing. (CCHC’s mandate does not extend to social housing, seniors 
housing, staff accommodation being built by developers or businesses, entry-level 
housing, or market housing.) 

 
Driven by information and advice from housing meetings, conferences, and studies, the 
Town of Canmore created the CCHC in 2000. CCHC hired its first Managing Director in 
May 2001, and spent the first two years working through its start-up policies and 
procedures, and developing its first housing project. The primary focus of the CCHC is 
affordable homeownership opportunities for Canmore residents, but several 
developments also include affordable rental units. The ownership housing is sold at 
below market rates and the resale arrangements are controlled over time to maintain 
affordability in perpetuity.  
 
CCHC’s annual funding (currently estimated at $450,000 capital plus $150,000 
operations, for a total of approximately $600,000) comes from a funding formula of 1/3 
developers, 1/3 business community, and 1/3 residential taxpayer. 
 
The Town of Canmore is the sole shareholder of the CCHC and, thus, its Directors are 
appointed at the Town’s discretion and are accountable to the Town. On an annual 
basis, CCHC publicly solicits applications from those interested in sitting on its board and 
then forwards the names of seven recommended individuals to the Town for approval. In 
addition, two members of the Town Council are also appointed to the board.  
 

7.1.2 The Whistler Housing Authority 
 
The Whistler Housing Authority (WHA) was formed in 1997 to oversee the development 
of employee restricted housing through the use of the Employee Housing Fund. WHA is 
a wholly owned subsidiary of the municipality. It performs the combined function of two 
agencies: The Whistler Valley Housing Corporation (WVHC), a municipal corporation 
that is legally responsible for employee-restricted housing developments and the 
Whistler Valley Housing Society (WVHS), a volunteer non-profit society formed under 
the Societies Act as a legal entity qualified to acquire CMHC financing.  
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By collecting a linkage fee related to commercial development called “Housing and 
Works Service Charge” on all developed properties in Whistler Village, the WHA can 
guarantee a fixed cost on residential housing to those who can prove they live year-
round in Whistler. The fee is collected from hotels and from businesses that rent out 
property, e.g. condos, in the Village area and is put towards the cost of building 
affordable employee rental and ownership housing. The ownership housing is sold at 
below market rates and the resale arrangements are controlled over time to maintain 
affordability in perpetuity. If a company demonstrates that it can house its employees, 
the fee is waived. 
 
To qualify for the affordable housing, all applicants must be of legal age, Canadian 
citizens or landed immigrants, and must be qualified employees or qualified retirees. 
Employees must fulfil a minimum average of twenty hours of work per week within the 
Resort Municipality of Whistler, based on the most recent twelve months. 
 
The WHA Board has seven members, appointed by the municipality. Three of these 
members, along with four other directors, sit on the WVHS board. 
 

7.1.3 Wood Buffalo Housing and Development Corporation 
 
The Wood Buffalo Housing and Development Corporation (WBHDC) is a non-profit 
housing company created by Regional Council in 2001. Since the Corporation’s 
inception, it has created over 400 new housing units, with 456 units planned for 
completion or construction in 2006.  These housing developments were primarily funded 
through the Canada - Alberta Affordable Housing Program. The WBHDC is also the lead 
agency for all homelessness initiatives in the region. 
 
Any resident, 18 years of age or older, who resides permanently within the corporate 
boundaries of the Regional Municipality of Wood Buffalo, is eligible to apply for 
appointment to the Board. 
 

7.1.4 The pros and cons of a Community Housing Corporation model 
 
Pros Cons 
• A Community Housing Corporation 

can take advantage of financial 
resources collected by the local 
governments specifically for the 
purpose of developing affordable 
housing 

• To be effective a community housing 
corporation for the Sunshine Coast, with 
a Coast wide mandate, will require the 
cooperation and agreement of all three 
local governments, services providers, 
existing housing societies and possibly 
the Sechelt Indian Band 

• It ensures accountability and 
transparency by the appointment of 
public officials to the board of the 
corporation and reporting directly to 
that government 

• A funding formula and an acceptable 
mandate will need to be developed that 
meets the needs of all three local 
governments and possibly the Sechelt 
Indian Band 

• It has been demonstrated to be 
effective at developing and managing 

• It will likely take a year or two to create 
and make operational a community 
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rental, ownership and emergency 
forms of housing 

housing corporation 

• It can act as a community catalyst to 
focus local resources on a single 
affordable housing organization and 
effort 

• No or limited senior government 
housing programs to obtain funding 

• The model can be adapted to serve a 
region as well as a municipality 

 

• It can act as a perpetual advocate in 
the community for local affordable 
housing solutions 

 

 
 

7.2 Non-profit Housing Society 
 
A non-profit housing society tends to be a non-partisan, usually independent 
organization that is created in response to an identified community need for affordable 
housing. The society can buy, sell, exchange, develop and mortgage property as well as 
borrow money, give security, enter into contracts and leases and employ persons to 
operate a housing portfolio. This option has been the primary affordable housing delivery 
model in BC for the last 45 years. There are three non-profit housing societies currently 
operating on the Sunshine Coast.   
 
The Gibsons Kiwanis Housing Society and the Sechelt Lions Housing Society each have 
a specific mandate to house seniors in their respective communities. The Coast Housing 
Society currently operates a project in Sechelt that primarily houses families, but the 
Society has a broader mandate to house people in need. It has considered the 
development of additional housing in other communities on the Coast.  Other societies 
operating non-profit housing for specific population groups on the Coast include the 
Sunshine Coast Community Services Society, Vancouver Coastal Health Authority and 
the Sunshine Coast Community Living Society. 
 
A non-profit housing society on the Sunshine Coast with a broad mandate to implement 
an affordable housing strategy, including implementation of specific actions and 
developing and operating affordable housing for a number of different target populations 
would require broad support from stakeholders.  It could be an existing society or a new 
one. The following example illustrates where this approach has been used in a smaller 
community. 
 

7.2.1  Ksan House Society 
 
The Ksan House Society of Terrace, BC has been providing services to the Terrace 
community for over 25 years. It operates a transition house for women and their children 
fleeing abusive situations and a 13-bed emergency shelter and hostel. 
 
As well, Ksan owns and operates Skeena Kalum, a 50-unit family housing complex, and 
a 3-unit house for adults with serious mental illness. It is developing a two-unit second 
stage house for women leaving the transition house. The society also manages an 
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outreach service helping people in the shelters and the transition house connect to 
services and housing. 
 
The Ksan Housing Society seeks volunteers from the community with appropriate skills 
and an interest in its programs and housing to sit on its board of directors.  
 

7.2.2  Habitat for Humanity 
 
The Habitat for Humanity chapter on the Sunshine Coast, a non-profit affiliate of Habitat 
for Humanity Canada, has successfully demonstrated a model to provide affordable 
homeownership for low-income families. It may be possible for a non-profit housing 
society on the Sunshine Coast with a broad mandate to implement the affordable 
housing strategy to work in partnership with Habitat as the primary delivery organization 
for ownership housing. 
 

7.2.3 The pros and cons of a Non-Profit Housing Society model 
 
Pros Cons 
• A housing society can receive 

financial contributions specifically for 
the purpose of developing affordable 
housing from a number of sources 
including senior government 
programs and local governments  

• A housing society on for the Sunshine 
Coast, with a Coast wide mandate, will 
require the cooperation and agreement 
of all three local governments, services 
providers, existing housing societies 
and possibly the Sechelt Indian Band 

• It can act as a community catalyst to 
focus local resources on established 
housing priorities 

• It will likely take a year or two to create 
and make operational a new housing 
society 

• The model can be adapted to serve a 
region as well as a municipality 

• There are currently no announced 
senior government affordable housing 
programs 

• It can act as a perpetual advocate in 
the community for local affordable 
housing solutions 

• CMHC requires a new societies to 
partner with an experienced one to 
obtain Proposal Development Funding  

 
 

7.3 Housing Foundation 
 
A charitable foundation can be used to implement affordable housing strategies. The 
best example in Canada is the Calgary Homeless Foundation. Although their mandate is 
housing and programs for the homeless, the model could be adapted to cover a broader 
range of affordable housing. 
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7.3.1 Calgary Homeless Foundation 
 
A Calgary businessman conceived the Calgary Homeless Foundation (CHF) in 1998 
after hearing a representative of the Salvation Army speak on a radio show about people 
being turned away from emergency shelters. He received strong backing from the 
Premier and from the former Mayor of Calgary, who had positioned homelessness near 
the top of the City’s agenda. The City’s business community and the community at large 
assisted in the development of the Foundation. The Calgary Chamber of Commerce and 
United Way of Calgary & Area became Foundation sponsors. Through partnerships with 
service agencies, governments and the private sector, the Foundation has raised more 
than $70 million to fund projects and develop solutions to homelessness. 
 
The Mission of the CHF is to: 
 
• Serve as a community partner in identifying the causes of and solutions to 

homelessness; 
• Develop plans, in conjunction with all aspects of the community, that will provide 

access to housing for the homeless in Calgary; 
• Provide leadership and focus to address homelessness issues in Calgary; and 
• Raise such funds as may be necessary to achieve their mission. 
 
It is committed to working with other agencies that have been dedicated to helping the 
homeless in Calgary and does not see itself as either a substitute or a duplication. 
 
CHF developed the Collaborative Granting process to invite, review, and prioritize 
applications for funding of capital projects and programs. This process coordinates 
different potential sources of funding. All proposals are first peer-reviewed and prioritized 
by the non-profit organizations working to address the housing needs of Calgary's 
homelessness. Proposals are then forwarded to the Funders Table for funding 
consideration. The Funders Table is made up of representatives of over 12 foundations, 
government departments, agencies, and the United Way of Calgary.   
 
Volunteers from the real estate and/or construction industry identify property 
opportunities based on their real estate knowledge. Once a property is identified, the 
Calgary Homeless Foundation seeks to find a local non-profit organization that has the 
capacity to manage a housing project on that site. The Foundation’s Facilities and 
Accommodation Committee and Project Development Planner work with the non-profit 
organization to complete the property purchasing process. The objective of the 
opportunity driven grants is to capitalize on properties that offer good value and the 
potential for low NIMBY resistance. 
 
The volunteer board of directors includes people from the business community, service 
providers, government agencies and the community at large.  
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7.3.2 The pros and cons of a Housing Foundation model 
 
Pros Cons 
• A foundation can issue charitable 

receipts for contributions. It can use 
its funds to leverage additional 
financial resources such as local 
government contributions, senior 
government programs and from the 
business community 

• To be effective a community housing 
foundation for the Sunshine Coast, with 
a Coast wide mandate, will require the 
cooperation and agreement of all three 
local governments, service providers, 
existing housing societies and possibly 
the Sechelt Indian Band 

• It provides an arms length 
adjudication of proposals received 
from the community 

• If local governments are to contribute, a 
funding formula and an acceptable 
mandate will need to be developed that 
meets the needs of all three local 
governments  

• It is an effective way of funneling 
funding from a number of different 
sources, including charitable 
donations, through one funding body 

• It will likely take a year or two to create 
and make operational  

• It can act as a community catalyst to 
focus local resources on established 
priorities 

• Achieving charitable status with the 
Canada Customs and Revenue Agency 
may take more than a year 

• The model can be adapted to serve a 
region as well as a municipality 

• The small population of the Coast may 
limit the amount charitable donations 

• It can act as a perpetual advocate in 
the community for local affordable 
housing solutions 

 

• The Sunshine Coast Community 
Foundation could create a separate 
fund for housing. 

 

 
 

7.4 Affordable Housing Steering Committee 
 
A permanent steering committee with broad representation from local housing providers, 
service delivery organizations, government agencies and the three local governments 
(and business) could plan, coordinate and monitor the implementation of a Sunshine 
Coast Affordable Housing Strategy and act as a permanent advocate for affordable 
housing on the Coast. The best local example of this model is the Greater Vancouver 
Regional Steering Committee on Homelessness. While this organization’s mandate is 
focused on housing and services for the homeless, the mandate of such a committee 
could be expanded to cover a range of affordable housing types. 
 

 



  74 

7.4.1 Greater Vancouver Regional Steering Committee on 
Homelessness  

 
The Greater Vancouver Regional Steering Committee on Homelessness (RSCH) was 
formed in 2000 to bring together a range of people and organisations working to address 
homelessness in Greater Vancouver communities. The RSCH now includes over 40 
members representing service providers, community-based organizations and all levels 
of government. The RSCH developed and oversees the implementation of the Regional 
Homelessness Plan for Greater Vancouver.  It is the designated “community entity” for 
Human Resources Development Canada’s Supporting Community Initiatives Program 
(SCPI) in Greater Vancouver.  The Greater Vancouver Regional District, in partnership 
with the United Way of the Lower Mainland, provides administrative and policy support to 
the Regional Steering Committee on Homelessness, with funding from SCPI. 
 
The Greater Vancouver Regional Steering Committee on Homelessness includes 
representation from service providers from the health, housing and advocacy sectors, 
the Aboriginal Homelessness Steering Committee, the Government of Canada, the 
Province of British Columbia, the GVRD, seven municipalities and the two health 
authorities. 
 

7.4.2 The pros and cons of an Affordable Housing Steering 
Committee  

 
Pros Cons 
• It can help to set community housing 

priorities by combining resources and 
talents from a number of community 
organizations, including local and 
senior governments 

• A community housing steering 
committee, with a Coast wide mandate 
will require the cooperation and 
agreement of all three local 
governments, service providers, 
existing housing societies and possibly 
the Sechelt Band 

• It can act as a community catalyst to 
focus local resources on established 
priorities 

• Role may be limited to planning, 
coordinating and monitoring 

• The model has worked well in serving 
a region  

• Doesn’t have accountability to elected 
officials  

• It can act as a perpetual advocate in 
the community for local affordable 
housing solutions 

 

• Might only take six months to set up 
and make a committee operational  
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8 Community Land Trusts 
 
This section reports on the nature and characteristics of a community land trust 
approach, which has been identified as a potential direction for consideration on the 
Sunshine Coast.  
 

8.1 What is a Community Land Trust? 
 
A community land trust (CLT) is a democratically controlled non-profit or charitable 
organization that owns real estate in order to provide benefits to its local community - 
and in particular to make land and housing available to residents who cannot otherwise 
afford them.  They differ from conservancy land trusts, which are formed to protect lands 
with unique habitats or environmental features.  The following are some characteristics 
of community land trusts for housing.  

• They acquire and hold land for the community in perpetuity for affordable 
housing. 

• Land may be donated or purchased, with or without buildings. 
• May develop housing or may hold the land beneath housing produced by other 

non-profit groups. 
• Separates ownership of land and buildings. 
• May build new homes, purchase existing or buy mobile home parks. 
• Many CLTs help people own their own homes on CLT land. 

 
An essential feature of a community land trust is that the land is leased to individuals or 
groups for use for affordable housing.   

• Land is leased to homeowners on a long-term lease, similar to land on a First 
Nations reserve. 

• Lease rates are based on use, not the market and are typically at below market. 
• Residents and their descendents can use the land for as long as they wish to live 

there. 
• When LT homeowners decide to move, CLT has a right to buy back for a pre-

determined amount set by the CLT resale formula. 
• Land lease requires that owners live in their homes as their primary residence, 

not absentee owners. 
 
The land lease agreement establishes a resale formula that ensures individual 
households are able to benefit from a portion of the appreciation of their homes (a fair 
return on their investment) while the majority of the appreciation remains with the CLT. 
As a result, CLT homes appreciate at a slower rate than homes bought and sold on the 
open market, and therefore remain affordable to future purchasers. 

• Can work with a range of housing types, tenures and ownership structures 
(single family homes, multi-family housing, including co-operative, co-housing, 
rental etc.) as long as land is retained by CLT. 

• Can be a charitable organization allowing it to acquire land through charitable 
donations and provide that land to other organizations or non-profits. 
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• Controlled by members. Members include current and potential future residents, 
general community residents and others who support goals (local service orgs, 
local govt, professionals).   

• Governance by Board of Directors, typically one third residents, one third general 
community and one third local service providers/professionals. 

 

8.2 Why are they formed? 
 
Community Land Trusts are established in response to a variety of issues, mostly 
concerning neighbourhood decline and the need to limit the escalating resale value of 
homes in high-growth communities.   As on the Sunshine Coast, there are many 
communities where population growth and economic investment are driving up real 
estate prices to the point where they are out of reach of working people. The cost of 
housing (rental and ownership) may be so expensive that local businesses find it difficult 
to hire and retain staff.   
 
The Community Land Trust approach is usually selected over other potential approaches 
to affordable housing because it ensures that the land remains in the hands of the 
community and benefits the community in perpetuity.  This is in contrast to projects 
developed and managed by non-profit housing societies where the land is protected for 
affordable housing for a certain number of years via lease of municipal or provincially-
owned land (typically 60 years). 
 
Also behind the CLT is a unique philosophy based on the notion that people did not 
create land and therefore the value of land should not accrue to the individual. This 
philosophy distinguishes between land and the improvements on the land, how the 
benefits and value of both land and improvements are accrued, and to whom. The CLT 
model seeks to balance the legitimate interests of individuals (often short-term) with the 
legitimate interests of the community (often long-term).  This philosophy tends to run 
counter to the prevailing market ethos and can prove to be an obstacle to community 
acceptance. 
 
In addition, many CLTs aim to promote affordable homeownership, based on the view 
that ownership is the key to building assets and ties with the community.  Other 
affordable homeownership schemes approaches typically ensure affordability only for 
the first time buyer, after which the price rises in accordance with the market (unless 
covenants or housing agreements are in place).  
 

8.3 Examples  
 
A recent review of housing land trusts found only eight in Canada, although from 
conversations with representatives of existing CLTs, it appears that other communities, 
such as Bowen Island and Hornby Island, are looking at this model as well.  Community 
land trusts are more common in the US.   
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8.3.1 Calgary Community Land Trust  
 
This CLT was formed in 2003, under the auspices of Calgary Homeless Foundation, with 
start-up costs funded by the Alberta Real Estate Foundation.  It does not develop 
housing directly, but rather works with other local non-profits and charities that have the 
capacity, skills and resources to develop and manage housing projects.  The first land 
donation was surplus federal property under the Surplus Federal Real Property for 
Homelessness Initiative (SFRPHI).  The first project is a partnership with Habitat for 
Humanity consisting of 27 homes for low-income families (under the Low Income Cut-
off).  Three more projects are underway or in a planning phase including more family 
housing, seniors rental housing and housing for persons with disabilities.  It took 1½ yrs 
to receive charitable status.  The Trust found that after a couple of years, and more 
exposure, donations have been coming in.  The board has 17 very active members 
representing a cross section of the Calgary community and housing industry (land 
development, home inspections, property management, community services, law etc).  
There is one paid part-time staff person.  
 
Beatrix Downton, Coordinator, 403-262-2921. Calgarylandtrust@calgaryhomeless.com 
 

8.3.2 Central Edmonton Community Land Trust  
 
Edmonton, Alberta, 1998.  CECLT uses a rent-to-own approach to promote affordable 
homeownership.  It purchases existing homes in inner city Edmonton that are in 
substandard condition.  Using a variety of CMHC and other grants, CECLT renovates 
these homes and makes them available to CECLT member households.  Trustees are 
representatives from the Edmonton Coalition on Housing and Homelessness, the 
Province, City of Edmonton, Homebuilders Association, and Interfaith Centre. 
 

8.3.3 Salt Spring Community Housing and Land Trust Society  
 
Formed in 2002, this CLT seeks to help low income residents of the island (having lived 
there for at least three years) to obtain affordable ownership housing.  The Society 
purchased a 5-acre parcel for 8 single-family dwellings, but was unable to complete a re-
zoning on the site.  Eventually the site was sold.  Obtaining community support for the 
land trust concept has required much time and effort.  The trust received its charitable 
status within five months of incorporating.  There is a five member Board, which is 
supported by a large working group.  There is no paid staff.  The Board looked at the 
Whistler Housing Authority model of restricted resale ownership, but determined that the 
Land Trust offers better protection for the land over the long term.    
 
Ellen Garvie, Executive Director 250-653-9555 egarvie@saltspring.com, 
housing@saltspring.com 
 
Others: 
Community Housing Land Trust Foundation, CHF BC. 
West Broadway Community Land Trust, Winnipeg  
Portland Community Land Trust, Portland, Oregon 
 

 

mailto:Calgarylandtrust@calgaryhomeless.com
mailto:egarvie@saltspring.com
mailto:housing@saltspring.com
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8.4 Conditions for success 
 
CLTs have met with varying levels of success.   A CMHC study of Canadian and 
American CLTs identified some factors for success as follows. 
 

• Sustainable business plan and operating budget - must be self-financing rather 
than relying on ongoing government support; 

• Strong leadership and administration; 
• Community support - The more successful Land Trusts have learned that 

community outreach is a core function of their operations. CLTs are a relatively 
“new” idea based on an unconventional philosophy about affordable housing and 
homeownership. Successful CLTs have often placed a strong emphasis on 
building broad community support and buy-in for their mandate through 
education, outreach, and advocacy; 

• Partnerships with other community agencies, groups, etc. for credibility, funding, 
housing development, lending, and support services; 

• Government support, particularly at the outset, in the form of grants, donated 
land, seed funding etc;  

• Donated land; 
• Charitable status; 
• Paid staff and volunteers; 
• Capacity building; and 
• Support and technical assistance to form the CLT.  

 

8.5 Challenges 
 
Land trusts in Canada and the US have experienced a number of challenges.  One of 
these challenges is associated with building broad community understanding and 
support for this relatively new concept.  Saltspring Island Community Housing and Land 
Trust Society has found that it takes considerable time and energy to educate the 
community about the model and its potential long-term benefits.   
 
CLTs also face a challenge obtaining the necessary funding to cover general operating 
expenses, particularly at the outset, and must rely on government or private sector 
support.  
 
The cost of land and housing continues to rise in many communities making it 
increasingly difficult to develop affordable housing without government grants and 
community partnerships.   
 
In order to issue a tax receipt for donated land, capital, or stocks, a CLT must be a 
registered charity. However, CLTs have been regarded as a unique and new 
phenomenon in Canada, and there is no formalized structure and evaluation protocol for 
assigning charitable status. The Charities Directorate of Canada Revenue Agency (CRA) 
evaluates each application on a case-by-case basis.  In the past few years, acquiring 
their charitable status has been a difficult and lengthy process for some CLTs (although 
this may be changing), and significant limitations may be placed on their operations in 
order to be registered.  
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While a CLT may have its charitable status and be able to issue tax receipts, the value of 
that receipt may not necessarily offset the capital gains a donor must pay on the 
appreciated value of that donation.  One option for Canadian CLTs to overcome this 
challenge is to acquire land through a public-private partnership. Governments are 
exempt from paying either income or capital gains taxes and thus are in a better position 
to donate land to CLTs.  This can take the form of an outright donation or a long-term 
lease that allows the CLT to use the land and sublease it to low- and moderate-income 
households.  This latter case is an example of a government allowing the CLT to earn 
income from government land while retaining both the ownership of that land and the 
flexibility to use that land for another purpose in the future.  In many cases, Canadian 
CLTs purchase land on the open market with the help of funding from private or public 
sources.  If the CLT has been able to acquire its charitable status, it can issue tax 
receipts for donations of capital and stocks without the barriers associated with capital 
gains tax on land.   
 
The long-term goal is to attract private donations of land and money, but this requires a 
track record.  At the outset, the CLT may need government support, therefore competing 
with other agencies for scarce resources.  
 
Buying land and developing affordable housing is a long-term process.  Expecting 
volunteers to undertake this role may be unrealistic.  At the same time, finding funding 
for staff might be a challenge.   
 
There is a lack of capacity within the land trust sector in Canada, including a lack of 
technical supports or a network of CLTs who work together on common initiatives. 
 

8.6 Resources 
 
The Land Trust Alliance of British Columbia provides education, research and 
services which support land trusts, conservancies and other agencies, organizations and 
individuals dedicated to the stewardship & conservation of our natural and cultural 
heritage. 
 
The Land Trust Alliance of BC 
Sheila Harrington, Executive Director: 
204-338 Lower Ganges Rd 
Salt Spring Island, BC   V8K 2V3 
Phone: (250) 538-0112 
Fax: (250) 538-0172 
sheila@landtrustalliance.bc.ca 
 
Institute for Community Economics (US) is an American organization providing 
technical advice, assistance and resources to new land trusts.  ICE, founded in 1967, is 
a national organization that promotes the just allocation of resources in communities in 
ways that address the needs of low-income families.  Through technical assistance, 
financial support, and advocacy, ICE builds the capacity of a national network of 
community land trusts (CLTs) and other locally controlled organizations for permanently 

 

mailto:sheila@landtrustalliance.bc.ca
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affordable housing and community economic development.  It has developed a model 
for community land trusts. www.iceclt.org 
 
 
 
 

 

http://www.iceclt.org/
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9 Housing Reserve Funds (Housing Trust Funds) 
 

9.1 Description 
 
Housing Reserve Funds (HRFs) are created by local governments to provide a way for 
municipalities to assist financially with building and preserving affordable housing in the 
absence of senior government funding. They are sometimes called “housing trust funds” 
and in BC are enabled by Section 499 of the Local Government Act (Special Reserve 
Funds). 
 
Housing Reserve Funds are distinct funds established by bylaw to receive public 
revenues, which can only be spent on housing or other amenities.  The key 
characteristic of a housing trust fund is that it receives on-going revenues from dedicated 
sources of funding such as taxes, fees or loan repayments.  
 
Funds exist in a number of Canadian municipalities, including at least nine in British 
Columbia.  They tend to become established in cities or regions with high housing costs. 
 

9.2 Advantages  
 
Leverage: HRFs create a source of equity that can be used to lever funds from other 
sources, both public and private.  Research on housing reserve funds has shown that 
every $1 in a fund could leverage up to $18. 
 
Flexibility: Funds are flexible and can be structured to meet the particular housing needs 
of communities in which they are established.  Most funds in Canada and the US support 
any type of housing provider – public, private, non-profit, for-profit – and any type of 
housing – rental, ownership, cooperative – that serves the targeted population.  Virtually 
any type of housing activity can be funded including new construction, rehabilitation, rent 
supplements, land transfers at preferential rates, and many other mechanisms.  Local 
governments may develop policies to guide the use of these funds.  
 
Targeting: Because Funds are established locally to meet local needs; they can be 
precisely targeted to meet the most pressing needs.  Some funds focus exclusively on 
low-income renter households; others on the homeless or moderate-income home 
ownership.   Still others include a spectrum of housing needs in their mandates. 
Municipalities can also target their contributions to deal with particular needs in their own 
communities, or could coordinate with other jurisdictions on its provision and distribution. 
 
Partnerships: Housing Reserve Funds rely on partnerships at the local level to 
accomplish their goal of building and preserving affordable housing.  The facilitation of 
partnerships is a useful way to marshal resources from a number of community-based 
agencies and to create synergies. 
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9.3 Challenges 
 
The major challenges surrounding the creation of a housing trust fund concern the 
development of operational policies and procedures, and obtaining sufficient funds.  
 

9.4 Sources of funds 
 
HRFs tend to rely on development fees of some type, such as linkage fees or density 
bonuses.  The most successful trust funds are those funded by a regular revenue source 
directly linked to housing, such as development fees or property taxes.  HRFs can also 
receive private donations.  
 

9.5 Examples 
 
• Capital Region District - Regional Housing Trust Fund - apportioned contribution 

from each local government assessed by the CRD. The original six municipalities 
pledged to allocate $615,000 per year to the trust fund. 

• City of Langford -  General Amenity Reserve Fund – contribution of $2000 per 
residential unit created by rezoning on large projects. 

• Whistler - commercial development levies on commercial, residential and industrial 
development.  Employee Service Charge By-law generated enough funds to create 
1431 employee restricts units or 4311 employee beds as of 2003.  

• Surrey – Affordable Housing Statutory Reserve Fund – is financed from the interest 
on the reserve fund which was established via a $750 per unit rezoning charge  

• City of Kelowna – Housing Opportunity Reserve Fund – funded by municipal land 
sales and donations 

• City of Richmond – Affordable Housing Statutory Reserve Fund – funded by 
donations by developers upon rezoning and land lease revenues 

 
 

9.6 Capital Regional District Regional Housing Trust Fund  
 
The CRD and six of the municipalities in the Regional District created the Capital Region 
Housing Trust Fund in 2005 to assist affordable housing initiatives in the region.  The 
Regional Housing Affordability Strategy recommended establishment of such a fund as a 
high priority.  In 2005, the fund approved contributions to three projects that will include 
32 units.  The following description of the structure and operation of the CRD fund is 
provided to clarify the governance of a regional fund.   
 

9.6.1 How are projects selected for funding 
 
The CRD Board decides how to allocate money from the Fund. Only representatives of 
the participating areas (municipalities contributing to the Fund) are entitled to vote, and a 
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minimum of three participating areas must vote in the affirmative for a resolution 
regarding the RHTF to pass.   
 

9.6.2 RHTF Commission 
 
The Board's decision-making is based on input from the Housing Trust Fund 
Commission, a group of elected officials representing the participating areas. The 
Commission's role is to: 

• establish policies and review applications for funding, and  
• make recommendations to the Board on the annual budget and service plan.  

9.6.3 RHTF Advisory Committee 
 
The RHTF Advisory Committee supports the Commission. The Committee: 

• reviews RHTF applications and make recommendations to the Commission, and  
• responds to specific requests from the Commission.  

The Committee is composed of local representatives of funding partners and major 
stakeholders in the RHTF, including: 

• Canada Mortgage and Housing Corporation.  
• BC Housing.  
• Vancouver Island Health Authority.  
• Private sector (i.e. Canadian Home Builders’ Association or the Urban Development 

Institute).  
• Housing Affordability Partnership (HAP).  
• First Nations.  
• The Chair and the Vice Chair of the RHTF Commission.  

The Executive Director of the Capital Region Housing Corporation is the Committee 
Coordinator and a resource for administrative support for the Committee. 
 

10 Discussion 
 
The following table organizes the various governance models and options discussed 
above including Community Land Trusts and Housing Reserve Funds according to the 
roles they can play, from planning to developing housing to raising funds and holding 
land.   It shows that some of the models can perform more roles than others.  For 
example, a community housing corporation, housing foundation and community land 
trust probably perform the widest variety of roles, while a non-profit society, affordable 
housing committee and housing reserve fund are more restricted.   
 
That is not to say that it is necessary for one organization to perform all these roles.  In 
fact, many communities have more than one of these entities, for example, the Capital 
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Regional District has a Community Housing Corporation and a Housing Reserve/Trust 
Fund. 
 
Note that only local government can establish both the Community Housing Corporation 
and Housing Reserve Fund, be it at the regional or local level. 
 
 
Role Community 

Housing  
Corporation*
* 

Non-profit 
Housing 
Society 

Housing 
Foundation 

Affordable 
Housing  
Steering 
Committee 

Community 
Land Trust 

Housing 
Reserve 
 Fund** 

Plan X  X X X  
Coordinate 
/facilitate 

X  X X X  

Develop X X   X  
Operate X X   X  
Monitor X  X X X  
Raise funds   X  X X 
Provide funds   X   X 
Hold land X    X  
** Can only be created by a municipality.  
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11 Potential Sites for Affordable Housing 
 

This section describes some sites that may potentially be suited for affordable housing development on the Sunshine Coast.  They 
were identified by local government planning departments and non-profit organizations that own surplus land or land that is ready for 
redevelopment.  A development consultant working on the project identified the Porpoise Bay parcel. The sites listed below are at 
various stages of readiness ranging from under active development to long-range opportunity. 
 

Site Description Owner/contact   Status Comments
1. Lions Housing Society – Green 

Court, 5583 Ocean Ave, Sechelt  
39 bachelor units built in 1965.  

Sechelt Lions Housing 
Society 
Dave Kapinsky, Chair 
Person 
604-885-5962 

The Society has developed 
conceptual redevelopment plans 
and has had preliminary 
discussions with the District of 
Sechelt  

The society has paid out 
its CMHC mortgage and 
plans to redevelop site at 
a much higher density of 
100 to 120 units 

2. Porpoise Bay Developments 
East Porpoise Bay near Porpoise 
Bay Provincial Park 
Sechelt 

Porpoise Bay developments 
Art Phillips 
604-886-3733 

A rezoning application is 
pending for a golf course and up 
to 1600 housing units  

The developer has 
agreed to provide 
Sechelt with a 4.3-acre 
parcel for affordable 
housing.  

3. Former RCMP building on Dolphin 
Street, Sechelt 

District of Sechelt 
Ray Parfitt, Director of 
Planning & Development 
604-885-1986 

The property has been 
transferred to the District of 
Sechelt through a Federal 
Government program disposing 
of surplus lands for affordable 
housing 

A 5-year lease 
agreement has been 
reached with the 
Arrowhead Society for 
the building to be used 
as a drop-in and 
outreach program 
supported by Vancouver 
Coastal Health. 
Construction Aggregates 
has committed to build 3 
housing units on the 
property.  
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4. Gibsons Kiwanis Society – Kiwanis 
Heritage Apartments, 824 Kiwanis 
Way, Gibsons 
Vacant land next to Heritage 
Apartments 

Gibsons Kiwanis Housing 
Society 
Ken Goddard, property 
manger 
604-886-3432 

The Society has had preliminary 
discussions about developing 
additional seniors housing on 
the site, but has not proceeded 
due to a lack of government 
funding 

The site might 
accommodate 12 to 15 
units of housing 

5. Royal Canadian Legion Hall,  
      747 Gibsons Way 
  

Royal Canadian Legion 
Bill Perlstrom, Board Chair  
604-886-3433 

The Legion has had preliminary 
discussions about redeveloping 
the site to include seniors 
housing for their members and a 
new hall but has not proceeded 
due to a lack of interest from 
members 

The Legion investigated 
a life lease development, 
but did not achieve 
enough interest to 
proceed 

 
6. Upper Gibsons Neighbourhood 

Plan area, Gibsons 
Town of Gibsons 
Chris Marshall 
604-886-2274 

The Upper Gibsons 
Neighbourhood Plan was 
presented to the public on May 
9, 2006, but due to public 
concern about traffic patterns 
the plan will be reviewed 

The Town will receive a 
3.5 acre parcel of land 
that will be designated 
for community use and 
might accommodate 
affordable housing 

7. Shaw Road south of Christenson   
Village, Gibsons 

 

Town of Gibsons 
Chris Marshall 
604-886-2274 

Town-owned site that through a 
covenant is designated for 
seniors housing or community 
use. No active proposal in place 

The 5 acre property is 
zoned for public 
assembly 

8. Forty acre parcel at the south end 
of Shaw Road at the site of the 
botanical gardens, Gibsons 

Town of Gibsons 
Chris Marshall 
604-886-2274 

A 5-acre parcel remains after 
dedicating the majority of the 
site to the botanical gardens. No 
active proposal in place  

The 5 acre parcel is 
designated for 
community use in the 
OCP 

9. Holland Park contiguous to the 
Town Hall/Library, Gibsons 

Town of Gibsons 
Chris Marshall 
604-886-2274 

4-5 acre parcel, of which one 
half might be available for 
housing. No active proposal in 
place 

The site is currently used 
as a community park  
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10. A number of dedicated but unused 

road ends in various locations 
around the Town of Gibsons 

Town of Gibsons 
Chris Marshall 
604-886-2274 

No active proposal in place Might be possible to 
combine some of these 
with an adjacent property 

11. Gospel Rock Neighbourhood Plan 
area, Gibsons 

Town of Gibsons 
Chris Marshall 
604-886-2274 

A 125 acre site consisting of a 
number of privately owned 
parcels proceeded through a 
neighbourhood planning process

The neighbourhood plan 
calls for affordable 
housing to be included in 
future development of 
the neighbourhood 

 
12. Sunshine Coast School District 
 

 

Sunshine Coast School 
District  
John Pritchard, Secretary 
Treasurer 
604-886-8811 

 At this time, the District is 
not in a position to 
discuss the reserve lands
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12 Local Government Policies and Practices for 
Affordable Housing 

 
Local governments play a key role in establishing the planning and regulatory context for 
the development of new affordable housing, and the maintenance of existing affordable 
housing.   While responsibility for income support and capital funding for non-market 
housing rests with senior levels of government, there is a role for local governments in 
facilitating affordable housing provision.  
 
This section briefly summarizes the Town of Gibsons, District of Sechelt and the 
Sunshine Coast Regional District policies and activities in the area of affordable housing.  
It identifies existing activities, policies and potential future directions as outlined in local 
Official Community Plans (OCPs), neighbourhood plans and zoning bylaws. The 
discussion is organized by major type of activity, and these are listed according to 
increasing level of involvement.  
 
Local governments on the Sunshine Coast have employed several policy and other 
approaches in recent years to promote affordable housing and have indicated that other 
approaches may be worthy of further consideration.   

12.1.1 Policy, planning, research, education and advocacy 
 
Raising community awareness and expanding knowledge of housing issues is a first 
step in planning for affordable housing.  Typical approaches used by local governments 
include needs assessments, housing committees or task groups, and development of 
housing strategies and housing policies.   Local governments can also advocate for 
more senior government assistance in addressing affordable housing needs.  
 
On the Sunshine Coast, all three local governments have begun to consider affordable 
housing issues in their policies, planning and research.  They participated in the funding 
of the housing needs assessment, have attended public meetings/open houses about 
affordable housing, and participated in the Technical Committee for the Housing Needs 
Assessment.  The Town of Gibsons is considering the potential of a housing policy 
similar to the City of Langford’s, which stipulates a certain number of affordable units 
within all rezonings of 10 or more residential lots and an amenity contribution.  
 
Most local governments have updated their OCPs within the last two or three years, with 
the exception of some of the electoral areas.  An OCP is a policy document, which 
provides direction regarding the nature of future development in the municipality, 
including housing density and form.  OCPs may be revised through adoption of an 
amending bylaw following the provisions outlined within the Local Government Act. 
Community plans are typically reviewed at least once every 5 years to assess whether 
the goals and objectives and subsequent policy directions remain valid. 
 
Although housing affordability is a fairly recent concern on the Coast, all three 
governments have identified affordable housing, including special needs housing, as a 
policy goal in their OCP(s).  In addition, in Gibsons, the Upper Gibsons neighbourhood is 
identified as a neighbourhood plan area, with a goal of encouraging affordable housing.   
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The Town of Gibsons defines affordable housing as:  “housing where the cost is less 
than 30% of gross household income”. 

12.1.2  Zoning for affordability 
 
A zoning bylaw establishes the permitted use of land within the District as well as 
maximum density, heights, yard setbacks, lot coverage, and on site parking.  It is the 
legal means by which a local government controls the development of land.  Most zoning 
bylaws set minimum lot sizes, which may have the effect of reducing housing 
affordability.  Some municipalities are now using zoning bylaws to permit smaller, more 
affordable lots, housing above commercial premises, and manufactured housing etc in 
certain zones. This allows private developers to build more affordably due to lower land 
costs.    
 
Gibsons and Sechelt permit housing above commercial uses in certain locations, and 
Gibsons and the Regional District consider in their OCPs the need to change zoning 
bylaws to encourage innovative zoning.  The Upper Gibsons Neighbourhood plan calls 
for small lot housing in the form of cluster housing (multi family housing in single family 
form), cottages, townhouses and live-work units (housing above commercial).  The 
Pender/Egmont OCP refers to opportunities to create zoning providing for auxiliary 
dwellings, duplexes, mobile homes, special needs housing, and transition homes.  
Cluster housing has been implemented in Madeira Park through a comprehensive 
development zone.   

12.1.3  Second suites/dwellings 
 
Municipalities can encourage the development of second suites or second/auxiliary 
dwellings through their zoning bylaws.  Secondary suites are not currently permitted in 
Gibsons or Sechelt. The Sunshine Coast Regional District does permit a second 
dwelling or dwelling unit on larger lots.  For instance, in the Pender/Egmont Country 
Residential zone, for parcels exceeding 3500 square metres the additional permitted 
uses are: (a) a second dwelling unit to create a duplex; or (b) one auxiliary dwelling unit.  
The two urban municipalities could change their zoning bylaws to permit second suites in 
certain areas, or in all areas.  

12.1.4 Remove barriers  
 
Municipalities have in place rules, regulations, standards, taxes and fees that may act as 
barriers to affordable housing development.  If these barriers are removed, private 
developers may be able to offer more affordable homes for sale or rent.   Some 
municipalities, usually working in conjunction with the development or building industry, 
have looked at ways to streamline the development approval process so that it takes 
less time; or change development standards where appropriate; or waive/reduce certain 
municipal fees and taxes.  Generally, units created with the benefit of these reductions 
are affordable only to the first time buyer.  
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12.1.5  Density bonus 
 
Density bonuses provide incentives for new affordable housing by allowing a developer 
to increase the density on a site in exchange for a community amenity, like affordable 
housing.  A Zoning Bylaw may establish two densities in a zone – the “normal” one and a 
higher one that provides a bonus, where amenities are being provided, or a housing 
agreement is entered into for the provision of affordable and/or special mixed housing.   
The bonus can also be obtained on a site-by-site basis through comprehensive 
development zoning.  The typical bonus provides 10 to 25% additional floor space to the 
developer.  In some cases, the developer may provide “cash in lieu” instead of the actual 
amenity.  The Sunshine Coast Regional District has used a density bonus for the first 
time in connection with the Abbeyfield seniors’ housing project in Madeira Park. 

12.1.6  Inclusionary zoning 
 
Municipalities may adopt a policy whereby developers, as a condition of the rezoning 
process, must include an amenity desired by the municipality (which could be affordable, 
rental or special needs housing).  Usually 15 to 25% of the overall development (usually 
large scale) is required to be affordable.    At present, no local governments on the 
Sunshine Coast have adopted inclusionary zoning, although the Sechelt OCP 
recommends that it “investigate its ability to require new developments to incorporate 
affordable units within proposed developments.”   Units created through inclusionary 
zoning can be protected as affordable using housing agreements or covenants.   

12.1.7 Housing agreements 
 
Housing agreements provide local governments with a legally enforceable means of 
ensuring that affordable housing created through incentives or otherwise, remain 
affordable over the long term.  Agreements are filed in the Land Titles Office.  They must 
define: the form and tenure of the housing to be provided, to whom the housing will be 
available; administration of the housing units, sales, lease, rental or share rates, and 
how these may be amended in future.  The Sunshine Coast Regional District is using a 
housing agreement in connection with density bonus for the Lily Lake Village 
development to provide a site for the Abbeyfield Housing Society in Madeira Park.    

12.1.8  Discounted land  
 
Municipalities with an inventory of land sometimes donate or lease this land at below 
market rates to non-profit housing groups for affordable housing.  Local governments on 
the Sunshine Coast have not done this although Sechelt is participating in a complex 
arrangement to transfer some surplus federal land to the Arrowhead Society.  A separate 
section of this report looks at the supply of land that may be available for affordable 
housing on the Sunshine Coast, both municipally owned and other land. 

12.1.9 Housing reserve funds  
 
These are special municipal funds created under the Local Government Act earmarked 
for affordable housing. (See section on Reserve Funds).  Contributions to the fund are 
obtained from different sources including sales of properties, donations, cash in lieu 
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contributions, or other sources   The fund can then be used to help support deserving 
affordable housing projects that require additional financial assistance to become 
financially viable. There are no housing reserve funds on the Sunshine Coast.  
According to the OCP, Sechelt would consider a statutory reserve fund subject to need.   

12.1.10  Community Housing Corporation (or Authority) 
 
Many municipalities across Canada have established municipal housing corporations to 
plan, develop, manage or buy affordable housing directly or through partnerships. (See 
section on Community Housing Corporations)  Some of these corporations have been in 
existence for 40 years and were set up to use various federal and provincial non-profit 
housing programs, which no longer exist.  There are both municipal and regional 
housing authorities.  There is no municipal housing authority on the Sunshine Coast.  

12.1.11  Discussion 
 
Affordable housing has become an issue on the Sunshine Coast in the last few years.   
Recognizing these changing circumstances, municipalities on the Sunshine Coast have 
begun to address the affordable housing issue in a number of ways: through policy, 
planning and research, zoning for affordability, and the use of density bonuses and 
housing agreements.  It is recognized that there are some opportunities for further 
action, particularly in the area of inclusionary zoning and second suites.  However, if 
local governments were to pursue these approaches, both these types of initiatives 
require a fair amount of effort in terms of developing suitable policies, public 
consultation, amendments to zoning bylaws etc.  
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Glossary 
 
 
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 care that takes place in a housing-type setting and is a term used by BC 
Government program, ILBC. 
 
Canada Mortgage and Housing Corporation (CMHC) – The federal government’s 
housing agency, with a mandate to help Canadians gain access to a choice of quality, 
affordable homes. It is a Crown corporation with a Board of Directors, reporting to 
Parliament through the Minister of Human Resources and Social Development, and 
Minister Responsible for Canada Mortgage and Housing Corporation.   
 
Care facilities offer higher levels of care and are licensed as community care facilities. 

Core housing need  A definition of housing need developed by CMHC.  A household is 
in core housing need if its housing falls below at least one of the adequacy, suitability, or 
affordability standards and it would have to spend 30% or more of its total before-tax 
income to pay the median rent of alternative local housing that is acceptable (meets all 
three standards). 

● Adequate dwellings are those reported by their residents as not requiring any 
major repairs. 

● Suitable dwellings have enough bedrooms for the size and make-up of resident 
households, according to National Occupancy Standard (NOS) requirements. 

● Affordable dwellings cost less than 30% of total before-tax household income. 

A household is not in core housing need if its housing meets all of the adequacy, 
suitability and affordability standards 
OR, 
If its housing does not meet one or more of these standards, but it has sufficient income 
to obtain alternative local housing that is acceptable (meets all three standards). 

NOTE: Non-family households with at least one maintainer aged 15 to 29 attending 
school full-time are considered not to be in core housing need regardless of their 
circumstances. Attending school full-time is considered a transitional phase, and low 
incomes earned by student households are viewed as being a temporary condition. 

Household maintainer  - Refers to the person or persons in the household who pay the 
rent, or the mortgage, or the taxes, or the electricity, etc., for the dwelling. If no person in 
the household is responsible for such payments, Person 1 is considered to be the only 
household maintainer. 

Independent Living BC (ILBC) - A housing-for-health program for seniors and 
people with disabilities and require some care, but who do not need 24-hour 
facility care.  Builds assisted living accommodation.  
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Mobile home – A single dwelling, 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). 

Multiple dwelling unit –  A dwelling that is attached to another dwelling unit. May be 
ownership (condominium) or rental tenure.  
 
Non-family households - Non-family households consist either of one person living 
alone or of two or more persons who share a dwelling, but do not constitute a family 
(e.g., a couple with or without children). 

Other movable dwelling – A single dwelling, other than a mobile home, used as a place 
of residence, but capable of being moved on short notice, such as a tent, recreational 
vehicle, travel trailer or houseboat.    

Shelter Aid for Elderly Renters (SAFER) – A program of the provincial government 
operated by BC Housing offering monthly cash payments to subsidize rents for eligible 
BC residents with low to moderate incomes who are age 60 or over and pay rent.  

Supported Independent Living (SIL) – A subsidy available to people with severe and 
persistent mental illness to live independently in affordable, self-contained units with the 
assistance of outreach services.  It is administered through regional health authorities.   
Also Super SIL. 
 
Supportive housing Supportive housing is first and foremost housing that offers limited 
support to the resident, but no medication or rehabilitative services.  It requires more 
independence and offers less support than Assisted Living.    
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