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Diverse housing for a diverse community: 
 

Proposed Directions for a  
Bowen Island Affordable Housing Strategy  

 

Community Forum Discussion Paper, June 2007 
 
 
Bowen Island has traditionally been 
a family-oriented community with a 
mix of lifestyles and strong 
community values.  Rapid housing 
price increases in the last few years 
are raising concerns that Bowen is in 
danger of losing its valued diversity, 
becoming an unaffordable island 
paradise.  Long-time residents, 
working people and newcomers 
alike are having difficulty finding 
housing at a price they can afford, 
and the business community is 
challenged to find and keep 
employees due to high housing 
costs.   Many communities like Bowen find themselves in similar circumstances and are 
taking action to respond to this crisis.  The GVRD is also developing a regional 
affordable housing strategy. 
 
This discussion paper describes preliminary “directions” for a Bowen Island affordable 
housing strategy.   It presents key background information on the affordable housing 
issue and puts forward some proposed directions for a strategy to address these needs.   
Please take time to read this material and respond to the questions on the last page. 
Your ideas and comments will be incorporated into the Affordable Housing Strategy 
report that will be presented to Council.  WE VALUE YOUR FEEDBACK. 
   
 

HOW WE GOT HERE 
 

• Rapidly rising ownership and rental housing 
costs force many off the island. 

• Many concerned Bowen citizens gather 
monthly to share ideas and strategize. 

• June 2006 Symposium: Affordable Housing for 
a Diverse Community attended by 120 people.  

• Symposium declaration and action plan 2006. 
• Formation of Bowen Community Housing 

Association 2006 (BCHA). 
• Funds raised for affordable housing needs 

study and strategy 2007. 
• Needs assessment study completed May 2007. 
• Preliminary directions for affordable housing 

strategy developed for community consultation. 

What is the Bowen 
Community Housing 
Association (BCHA)? 
 

A not-for-profit society formed in 2006 
by a group of Bowen citizens 
concerned about hard-working, long-
time residents unable to find 
affordable housing.   
Hosted the 2006 Symposium. 
Advocated for legalization of 
secondary suites. 
Kept the affordable housing issue 
before Council, the Surplus Lands 
Working Group and the community.   
Steered the process to develop an 
affordable housing strategy for Bowen 
Island.  
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THE NEEDS 
 
 
Quite simply there is a growing gap between what many island households and their 
families can afford to pay for housing and ever increasing market prices, both rental and 
ownership.  For example: 
 

• Some low-income households are paying more than 
they can afford for their housing, and likely have to 
skimp on other expenses.   

 

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

 

• A lack of rental housing makes it difficult for island businesses to hire and keep 
employees or for young people who grew up on Bowen to find a place and save 
for a downpayment. 

 

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

 

• Limited options are available to enable seniors to age in place with suitable 
housing and supports. 
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Will your 
children and 
grandchildren 
be able to 
afford to live 
on Bowen 
Island? 
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THE GAPS 
 
 
Households of different ages and stages of their lives prefer different housing types and 
tenures.  Economic circumstances also play a role in determining housing choices. 
Younger people tend to live in rental units, while families tend to live in ground-oriented 
homes that they own.  This changes as we age.  When children leave home, some 
empty nesters (age 65 to 80 years) seek low maintenance living in smaller units, either 
through rental or condominium ownership.  People age 85 and over continue this trend.   
 
There are gaps in the choice of housing available on Bowen, particularly in smaller, entry 
level ownership homes, townhouses and rowhouses suitable for empty nesters, as well 
as rental housing in general. 
 
                       

 Qualifies for a home worth 

Median Household Income 
2000 

Annual 
Income 

Can afford to 
pay / month 10% down 25% down 

   
All households  $         64,979   $         1,624   $        255,462   $           312,685  
   
One person households  $         33,671   $            842   $        137,556   $           168,368  
   
2 or more persons  $         74,236   $         1,856   $        294,765   $           360,792  
 
 
 

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

A socially and economically diverse community 
supported by the provision of affordable housing.   

 
Achieving this vision will:  
 

• Create a mixed income community 
• Ensure that residents can afford to work and live on Bowen 
• Ensure that kids who grew up on Bowen are able to stay  
• Maintain the vibrant arts community 
• Help special needs populations to live affordably on Bowen 
• Ensure empty nesters and seniors have a suitable place to live as they age 
• Help businesses obtain and maintain employees 

 
 

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

• Inclusivity – a welcoming place for everyone 
• Diversity – a full mix of occupations, interests, incomes, ages, stages 
• Community-based – home-grown solutions fit our community 
• Sustainability – choices mindful of the well-being of future generations 
• Creativity – creative solutions and an environment that nourishes creativity 
• Best practices – decisions based on seeking the best known or conceivable 

 
 
 

WHAT WE MEAN BY AFFORDABLE HOUSING 
 
 
Housing is affordable if it costs 30% or less of a household’s gross income.  On Bowen, 
we are concerned about the effect of rapidly escalating rental and ownership housing 
costs on the ability of low and moderate-income households to afford suitable housing.   
We wish to ensure that all island residents can afford to live on Bowen.   
 
In particular we seek solutions for those households that cannot find suitable and 
affordable housing at market prices, such as: 
 
• the arts community; 
• young families; 
• working people including teachers, 

nurses, police, trades; 
• youth who want to continue to live on 

Bowen; 
• empty nesters who wish to leave their 

family home; 
• seniors who want to age in place; 
• people with special needs such as mental 

illness, physical disability etc.   
 
 

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

“Perpetually” affordable 
housing … 
…is housing that is affordable forever not 
just for a period of time.  For example, 
purchasers would buy entry-level 
ownership units at below market prices.   
When they wish to sell, they must do so at 
a price set by a formula determined at the 
outset, usually related to inflation.  A legal 
mechanism would be put in place to 
ensure that the units are protected from 
market price increases thus ensuring that 
this housing remains an important 
community resource. 
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GOALS 
 
 

Goals are statements of intended future results and 
they set the direction for future actions.   The following 
specific goals for the Bowen Affordable Housing 
Strategy are proposed based upon the needs identified 
in the Needs Assessment: 
 

1. Adequate supply of rental housing for low-income families and individuals, 
including persons with special needs.  

 

2. Affordable rental housing for moderate-income households.  
 

3. Entry-level ownership housing for moderate-income families.  
 

4. Diverse housing options to meet the needs of ‘empty nesters’ and others. 
 

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

ACTIONS 
 
 
Actions are the part of a strategy that map out a route to achieve goals.  After looking at 
the current situation on Bowen, assessing housing needs, reviewing what communities 
in similar situations are doing to address their affordability issues, and seeking advice 
from housing professionals, the BCHA Affordable Housing Strategy Committee has 
identified the following steps to achieve the goals.  They are presented here for 
discussion along with a brief rationale, to be more fully developed in the Affordable 
Housing Strategy report.  Other ideas identified through the community consultation 
process will be incorporated into the strategy report. 
 
It will be important to update the Needs Assessment periodically to ensure that 
affordable housing goals for Bowen continue to match current needs. 
 
 

1. Form a municipal not-for-profit Bowen Island Housing Corporation (BIHC) 
to manage and build perpetually affordable rental and ownership housing 
on Bowen Island.   

 
The market is producing housing at prices that moderate-income residents cannot afford 
to buy or rent. An organization with a single purpose such as a housing corporation has 
been shown to be successful in creating and managing perpetually affordable non-
market housing in communities like Whistler, Canmore and elsewhere.  A not for profit 
corporation can produce housing at less cost than a private developer. 
 
The aim of the proposed corporation would be to facilitate and/or develop both affordable 
rental housing and entry-level ownership housing.  It would leverage affordable housing 
units through the development process or other means that might involve partners.  
These units would then be managed by BIHC as perpetually affordable housing using a 
housing agreement or other mechanism.  Thus an important task of the corporation 

“If you don’t know where 
you are going, any map 
will do.” 
Lewis Carroll 

Lewis 
Carroll 
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would be to draft, implement and enforce legal agreements that restrict ownership to 
eligible persons, and control purchase and resale prices. 
 
BIHC would also advocate with senior levels of government for tax measures, programs 
and funding to support the creation of more affordable housing on Bowen.  This is 
particularly important with regard to subsidized or social housing, which is no longer 
funded by senior levels of government and which municipal governments do not have 
the resources to fund. 
 
The corporation would be wholly owned by the municipality, operate at arms length from 
the municipality and have a Board of Directors comprised of community members with 
diverse skills.  It would have a small staff directly engaged in all aspects of housing from 
researching, planning, building, operating, and managing affordable housing on behalf of 
Bowen residents. It would be accountable for having a current strategic plan to meet 
specific affordable housing objectives. The organization would ultimately become self-
sustaining through revenue accruing from rental and sales of housing, but would require 
some start-up funds in the start-up period. 
 
 

2. Request that the municipality work with developers to obtain affordable 
housing through the rezoning process and through the use of municipal 
land.   

 
Many communities have been successful in leveraging affordable housing as part of an 
amenity package negotiated through the rezoning process. There are a number of 
developers on Bowen who are interested in becoming part of the affordable housing 
solution, and have indeed put forward proposals to Council.  The Cates Hill development 
includes some low end of market rental units that were obtained in this fashion.   
Langford has obtained entry-level ownership housing this way.  It is recommended that 
developers be encouraged to produce the affordable units, and that cash in lieu is only 
accepted in unique circumstances. 
 
The municipality has title to 39 acres of “surplus lands” in and adjacent to Snug Cove. 
These lands represent an enormous opportunity to contribute to future affordable 
housing as well as other community amenities.  The Surplus Lands Working Group has 
recommended that 25 units of affordable housing be incorporated on the 8.7 hectare Site 
1.  The remaining lands may have an affordable housing component as well.  
 
A way to ensure that the playing field is level for all developers would be to develop 
affordable housing guidelines as part of amenity bonus provisions for both the 
municipality and developers to refer when applying for or approving re-zoning.   If a 
project is too small, or the site inappropriate, then the proposed Housing Corporation 
could accept cash in-lieu of units, which could then be applied to future projects.   
 
 

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

 
Secondary suites are an important component of an overall strategy to increase the 
supply and diversity of affordable housing.  Many secondary suites exist on Bowen 
Island and they provide much needed rental housing. They also improve the affordability 
of home ownership.   
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Smart Growth BC endorses secondary suites as an environmentally sound approach to 
affordable housing because they use existing developed land more intensively.  While 
there are some challenges associated with secondary suites, these can be addressed, 
for example by requiring on site parking, water meters, septic approval and fire and 
building inspection. Research has shown that secondary suites exist in similar 
proportions in all communities regardless of their legal status. Legalization may not lead 
to a significant increase in supply, but it does set standards for health and safety that 
protect both the homeowner and the tenant. 
 
While currently not permitted on Bowen, a Task Force set up to review secondary suites 
recommended legalization in all residential neighbourhoods outside of Snug Cove.   
Legalization is consistent with OCP policies, which allow more than one dwelling per lot 
where affordable or rental housing is provided.  More and more municipalities are 
permitting second suites in single-family neighbourhoods. The Village of Anmore permits 
secondary suites in all detached homes. There, the benefits have included improved 
affordability for homeowners and renters, a better mix of housing types, and a more 
diversified mix of residents in the community.   
 

 
4. Proposed new Housing Corporation to seek partnerships with government, 

business, community organizations, employers, residents and others to 
create affordable rental housing.    

 
Today, affordable housing is created through creative partnerships with a variety of 
public and private organizations, through a process called “stacking”.  No one agency or 
group can marshal the resources and expertise necessary to produce housing that is 
affordable.  It is especially challenging to create housing that is affordable for very low 
income households, as well as housing with supports for persons with disabilities.  A 
typical housing development may have contributions from four or five different partners 
such as non-profit organizations, provincial or federal government, private foundations 
and others.  Senior levels of government expect partners to come to the table with land, 
cash or other in kind contributions before they will participate in affordable housing 
initiatives.  
 
Various sectors of the Bowen community 
can contribute to the success of the 
strategy, including the Bowen Island 
Chamber of Commerce, Bowen 
Community Housing Association, the 
Abbeyfield Society and other community 
organizations.  The Bowen Community 
Housing Association could help form the 
proposed Housing Corporation and 
continue their community education role.  
Employers might wish to purchase units 
to provide affordable housing for their 
staff.  Residents that might wish to donate 
resources (land or cash) to aid in the 
achievement of these goals.   
 
   

Murakami Gardens is a 27-unit housing 
development under construction for low-income 
individuals and families on Salt Spring Island.  
It will be operated by Salt Spring Island 
Community Services, and will link residents to 
appropriate community, social and health 
services. 
 
The recent groundbreaking was made possible 
by partnerships between three levels of 
government, the Capital Regional District, the 
Murakami family, the Real Estate Foundation 
of B.C. and Salt Spring Island Community 
Services. Richard and Rose Murakami donated 
the land for the project as a tribute to their late 
parents, who were forced to leave their Salt 
Spring Island home in 1942, and were 
incarcerated in internment camps.  
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5. Create a municipal Housing Reserve Fund   

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

6. Amend Official Community Plan to enable affordable housing 
 
Some of the strategies being followed in other communities to produce housing that is 
affordable are disallowed by our Official Community Plan (OCP).  These include modular 
or manufactured houses, and housing that can sold in an unfinished form for completion 
by the purchaser.  An amendment to the OCP could provide scope to property owners, 
builders and developers to explore innovative strategies for developing a variety of 
smaller housing units that enable a diverse population with a range of income levels to 
live on Bowen. 
 
 

7. BCHA to initiate a Waiting List of expressions of interest in different types 
of affordable housing 

 
An essential step in matching affordable housing to the needs is the creation of a waiting 
or interest list.  Until there is a housing corporation (Action 1), the BCHA could begin 
immediately to collect, on a confidential basis, names of individuals and persons and the 
type of housing that they are seeking.  This list could be transferred to the BIHC when it 
is formed, and accelerate the process of bringing affordable housing to Bowen.
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IT’S YOUR TURN 
 
We would like to hear your views on these proposed “directions.”  
If you are unable to complete this form during the Community 
Forum, please send it in to the address below.  
 
Goals 
 

The following goals are proposed - what do you think?  I AGREE I DISAGREE
  

1. Adequate supply of rental housing for 
low-income families and individuals, 
including persons with special needs.  
 

2. Affordable rental housing for 
moderate-income households.  
 

3. Entry-level ownership housing for 
moderate-income families. 
 

4. Diverse housing options to meet the 
needs of “empty nesters” and others. 
 

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

  

 
 
 
 
 
     
 
 
     
 
 
     
 
 

______________________________________________________________________ 

______________________________________________________________________

______________________________________________________________________ 

 
Actions 
 

The following actions are proposed - what do you think? I AGREE I DISAGREE
  

1. Form municipal housing corporation. 
 
2. Obtain affordable housing through 
development process. 
 
3. Create partnerships to develop 
affordable housing. 
 
4. Legalize secondary suites. 
 
5. Start municipal housing reserve fund. 
 
6. Amend OCP to support housing 
innovations. 
 
7. Create waiting/interest list for 
affordable housing  

  
 
 
 
 
 
 
     
 
 
     
 
 
     
 
 

 
______________________________________________________________________ 

______________________________________________________________________

______________________________________________________________________ 
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COMMENTS 
 
We welcome your comments.  
 
______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

______________________________________________________________________

______________________________________________________________________ 

 
THANK YOU  ! 
 
 

HOW TO SUBMIT YOUR COMMENTS 
 
1. At the Community Forum on June 24th, Cates Hill Chapel, 1:40 – 4:30 
2. Mail to: Bowen Community Housing Corporation, Box 264, Bowen Island V0N 1G0 
 

For more information, background materials and this comment form, go to: 
www.bowenhousing.org 

 
 
NEXT STEPS 
 
The consultant and the BCHA Affordable Housing Strategy Committee will refine the 
directions outlined here, incorporating your comments and ideas, into an Affordable 
Housing Strategy for Bowen Island for submission to Council in July.  
 
 

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

The BCHA Affordable Housing Strategy Committee members are: Elizabeth Ballantyne 
(Chair), Sara Baker, Bruce Howlett, Morganne Keplar, Jason Smith (BIM Planner), Faye 
White (Abbeyfield), Tim Wake, Alison Morse (Council liaison). 


