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To: OCP Update Steering Committee 
 
Thank-you for your considerable efforts to update the OCP, and your success in producing a physical document that is well laid out and more accessible. 
 

The Affordable Housing Working Group (AHWG) has studied Section 7 Towards a Sustainable Future: Housing in detail, and reviewed Section 3 Towards a 
Sustainable Future: Land Use Management and parts of Section 11.5 Developer Approval Information.  Comments are on the following pages. Some additional 
housing terms are suggested for Appendix C Glossary. 
 

In addition, we provide the following comments on other parts of the OCP Update draft.  
 
#1.   Foreword: 
We commend the over-arching emphasis on” the importance of sustainability in all matters – social, economic and environmental.” 
 

#2.   1.1.7 Studies – Affordable Housing 
Please add: 
Bowen Island Affordable Housing Needs Assessment, 2007. Eberle Planning and Research. 
Bowen Island Housing Affordability Update June 2008. Eberle Planning and Research. 
Bowen Island Age Friendly Communities Project Report to Council, 2009 
 

#3.   3 Land Use Management 
In addition to our comments on specific parts of Section 3 (attached), the AHWG requests that the OCP Update Steering Committee modify or remove 
statements and policies throughout the draft that undermine the intent to meet objectives, One example is the cap on the number dwelling units (3.3.1 LU 
Principle 3) which negates many of the policies intended to support objective 7 (To be inclusive by welcoming residents with varying income levels, lifestyles 
and age groups) and is not compatible with recommended strategies in the Local Government Act moving towards sustainability (Appendix A).  This cap should 
be removed to bring integrity to the over-arching commitment to social, economic and environmental sustainability. Another example is the restriction to three 
storeys (SCLU 7.10). Affordable housing units cannot be provided without introducing smaller housing forms that make more efficient use of land; with good 
design a higher dwelling nestled among trees has a smaller footprint and can be less obtrusive than a low-rise dwelling.  
 

#4.   Density Transfer – multiple references in OCP Update draft 
Density transfer policies, except in relation to an Municipal Land Density Bank, should not apply when the intention is to produce affordable housing. Market-
based density transfer would only increase the cost of development. (Please see further comments in B. Section 3 Land Use.) 
 
In conclusion, we express our appreciation to the Committee for its work in incorporating important principles in support of the evolution of a socially inclusive, 
diverse community, and to our fellow community-members for so frequently and resoundingly endorsing the idea of a community that truly welcomes and 
accommodates individuals and families of all incomes, lifestyles and ages.  This document reflects a huge effort to capture the community consensus on moving 
toward sustainability. 
 
A brief note about the Affordable Housing Working Group follows. Our Terms of Reference and Council Affordable Housing Policy #08-03 are attached, together 
with the 2006 Census update to the Bowen Island Affordable Housing Needs  Assessment. We would be happy to meet with the OCP Update Steering 
Committee to answer any questions or discuss our submission. 
 
 
Affordable Housing Working Group members: 
 

Sara Baker Elizabeth Ballantyne (chair) 
Brian Hodgins Bruce Howlett 
Faye White Gordon Reid (unavailable to participate in the preparation of these comments) 
Tim Wake (consultant) 
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About the Affordable Housing Working Group (AHWG) 
 
The Affordable Housing Working Group (AWHG) was formed by Council in 2007, following the completion of an Affordable Housing Needs Assessment and 
Affordable Housing Strategy for Bowen Island by Bowen Community Housing Association. The AHWG Terms of Reference outlined a set of tasks intended to 
support the creation of non-market housing through opportunities generated by private market developments, one type of affordable housing identified in the 
Affordable Housing Strategy. This type was selected for immediate action as it does not involve subsidies and can be triggered by any development proposal 
involving a rezoning application or other development approval, including subdivision. The AHWG developed an inclusionary zoning policy to enable the 
production of this type of non-market housing, adopted by Council as Policy #08-03. The intent and selected statements of this Policy are incorporated in this OCP 
Update.   
 
The AHWG also began the work of the Bowen Island Housing Corporation, a municipal housing organization, mandated to  

- facilitate and/or develop affordable housing by leveraging units through the development process or with community partners;  
- to manage a waiting list of qualified prospects; to hold title to and manage the units as perpetually affordable; and  
- to develop and enforce the necessary legal agreements.  

 
On July 20, 2009, Council endorsed the concept of the creation of a Bowen Island Housing Corporation (RES #09-131) and approved the following affordable 
covenants (referred to in the Affordable Housing Policy #08-03), subject to the creation of the Bowen Island Housing Corporation (RES #09-132): 

1. The Standard Housing Agreement 219 Covenant and Rent Charge and Indemnity, and 
2. The Standard Right of First Refusal and Option to Purchase 

 
The AHWG has also completed the following tasks in its Terms of Reference: 

- Policy developed for affordable housing waitlists and policy 
- Initial waitlist for affordable housing for ownership 
- Public information meetings about affordable housing and website 
- Initial steps to incorporate Bowen Island Housing Corporation, including draft Articles of Incorporation 
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A. Section 7: Housing 
 
 
Sec. General Comment about Section 7 
7.1 The Local Government Act requires an OCP to include statements and maps in relation to eight matters, one of which is the location, amount, type and density 

of residential development required to meet anticipated housing needs over a period of at least five years (Appendix A). 
 
This requirement appears to be missing in the current draft. The draft seems to assume that the current pattern of development is appropriate and adequate to 
meet needs.  The anticipated dedication of 0.5 hectare of Community Lands for affordable housing, and the policies relating to the Belterra and Seymour Bay 
developments, indicate opportunities for affordable housing, but these are not related to housing needs. Without intervention, the pattern of development will 
continue to provide mainly single-family detached dwellings, currently 91% of dwellings, continuing to erode the island’s diversity of population and to displace 
those with low and middle incomes. 
 
The Bowen Island Housing Needs Assessment of 2006, based on the 2001 Census and updated in 2007 to incorporate data from the 2006 Census, provides a 
starting point for projecting anticipated housing needs beyond market-driven demand for market single-family detached dwellings. These needs are far greater 
than what a passive approach can accommodate, and beyond what the proposed 0.5 hectare of Community Lands can support. 
 
Below are some significant statistics, beyond what is in the draft: 

- 30% of households are in core housing need: they paid more than 30% of income on housing in 2005; an increase of 31% from 2001. The percentage 
was higher for renters at 51%, representing 130 renter households. 

- 50% of families with children cannot afford to buy a home costing more than $290,000. In 2006, this represents 212 families (2006). In 2006, the 
lowest dwelling price was $290,000, and the median price was $613,000.  

- Employers report a need to accommodate at least 60 employees, mainly in the service industry. 
- The number of households of couples without children (465) and of one-person households (300) is increasing; the number of households with 

children is decreasing. 
- There is much anecdotal evidence of lower-income households being forced to leave the island due to housing unaffordability. 
- The population is aging, comparing 2001 census data to 2006. 

o Residents 65+ increased 37% to 410, representing 12% of the population 
o Residents 45-64 increased 37% to 1250, representing 37% of the population 

- In 2006, 300 dwellings or 18% of the total 1640 were seasonally occupied. 
 
These figures do not equate to the number of units that would be proposed; they are only indicators of the challenges faced by all but high-income households 
who are seeking housing in today’s market.  The recommendations of the AHWG would result in limited, small-scale increases in density that respect the 
character and scale of the surrounding dwellings, and respond to identified local housing needs. 
 
Listed below are the housing requirements described in the Bowen Island Affordable Housing Strategy; all these types and forms are needed in numbers that 
can be quantified, and they are needed today. 

- Rental housing for low-income residents 
- Affordable rental housing for low-income households 
- Diverse financing and housing options, and alternative ownership and tenure arrangements for families, couples, singles, ‘empty nesters’ and seniors 
- Suitable housing and support to enable seniors to age in place 
- Rental housing for people with special needs 
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Colour codes:   Recommend deletion of   Recommend revision of        Move New/revised text  
 

Sec. Current Wording Comment Proposed revision 

7.1 
Par. 5 
p. 2 

In 2006, the Bowen Community Housing Association 
funded a a housing study to examine local housing needs 
and identify what steps could be undertaken to respond 
to these needs. In 2008, the Municipality responded to 
the principal recommendations of this study as Policy 
#08–03, Affordable housing Policy. The intents and 
statements of this policy are incorporated in this Plan 
Update and apply to any new development granted 
through a rezoning application or other development 
approval, including subdivision.  
 
 

Repeated ‘a’. 
Revised text to convey more of what 
the Municipality has done. 
 

 

In 2006, the Bowen Community Housing Association 
sponsored an affordable housing needs assessment and 
the development of an affordable housing strategy.  
In 2007, responding to recommendations in the 
affordable housing strategy, the Municipality formed an 
Affordable Housing Working Group (AHWG) to carry out 
a number of tasks to support the creation of non-market 
housing. The AHWG an Affordable Housing Policy which 
Council adopted as Policy #08-03. The intent of and 
selected statements from this Policy are incorporated in 
this Plan Update and apply to any new development 
granted through a rezoning application or other 
development approval, including subdivision. 

7.2  A topic sentence clarifies the 
relationship between diversity and 
affordability in housing stock in 
meeting residents’ needs. 
 
 

 

Meeting the housing needs of a population with a 
diversity of incomes, ages and lifestyles requires a 
supply of housing stock with a wide range of types and at 
a broad range of prices.  Diversity of housing stock is 
important not only in addressing affordability gaps but 
also in meeting the needs of households who can afford 
market prices but require dwellings other than single-
detached units.  
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Sec. Current Wording Comment Proposed revision 

7.2 There are three significant factors that directly impact 
housing affordability in every community — the price of 
housing, household income, and for aspiring home 
owners, the costs of borrowing. Typically, households 
who spend less than 30% of their gross income on 
housing have “affordable housing”. 

The range of housing types available 
is a factor as important as the three 
currently cited. 
 
 

 

There are four significant factors that directly impact 
housing affordability in every community — the price of 
housing, the range of housing types available, household 
income, and, for aspiring home owners, the costs of 
borrowing. Typically, households who spend less than 
30% of their gross income on housing have “affordable 
housing”. 

7.2 Households who do not have a choice, and must spend 
30% or more of their gross incomes for suitable, 
adequate housing are considered to be in “core housing 
need.” While this figure is not available for Bowen Island, 
in 2006, 129,000 households in Metro Vancouver were in 
“core housing need” and “living in below housing 
standards”. Sixty percent of these were renters. 

The figure is available for Bowen 
Island. 

Households who do not have a choice, and must spend 
30% or more of their gross incomes for suitable, 
adequate housing are considered to be in “core housing 
need1.” On Bowen Island in 2006, this figure was 
estimated to be approximately 100 renter and owner 
households on fixed or very low incomes, and may 
include young families, single parents, self-employed 
individuals, artists, persons with disabilities and other.2 

H1B To provide for a range of housing types and tenures 
on Bowen Island within the overall context of the 
spirit and intent of this Plan. 

The deleted words are unnecessary/ 
redundant – it is inconceivable that 
housing that is not in the overall 
context of the spirit and intent of this 
Plan would be allowed.   
Section 7 Housing has specific import 
for objective 7 (p. 11), which should be 
reproduced here. 

To provide for a range of housing types and tenures 
on Bowen Island in support of Fundamental 
Objective #7 “To be inclusive by welcoming 
residents with varying income levels, lifestyles and 
age groups.” 

H1.1 Within Snug Cove Village, the following types of housing 
are supported: detached homes, detached homes with a 
secondary suite, duplexes, and low-rise, multi-unit 
housing types, subject to the provisions of Section 3 of 
this Plan and the regulations of the Zoning Bylaw.  
 

Detached dwellings cannot be 
produced in today’s markets at 
affordable prices for low- and 
moderate-income households; as the 
theme in Section 7 is diversity and 
affordability, and as detached and 
duplexes are already allowed in Snug 
Cove, the emphasis of the policy 
should be on adding diversity.   
Delete this obvious statement which 
clutters the policy. 

Within Snug Cove Village, multi-unit housing types are 
supported for affordable housing and a mix of unit sizes 
in developments is encouraged. 
 

H1.2 Outside of Snug Cove Village, the following types of 
housing are supported: detached homes and detached 
homes with a secondary suite 

In efforts to deliver affordable housing 
and to increase diversity of types, 
there needs to be greater flexibility 
island-wide to meet the island’s 
affordable housing needs and to meet 
the OCP objective of supporting a 
diverse population. 

Outside of Snug Cove Village, the following types of 
housing are supported: detached homes and detached 
homes with a secondary suite, as well as duplexes and 
multi-unit types where the intention is to produce 
affordable and diversified housing stock that addresses 
Bowen's identified housing needs. 
 

                                                             
1 Canada Mortgage and Housing Corporation. The Adequacy, Suitability and Affordability of Canadian Housing. 2004, 
2 Eberle Planning and Research. Bowen Island Affordable Housing Needs Assessment. 2007 
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Colour codes:   Recommend deletion of   Recommend revision of        Move New/revised text  
 

Sec. Current Wording Comment Proposed revision 

H1.3 Within the Seymour Bay area of the Cowan Point  
Comprehensive Development Area, consideration may 
be given to low-rise, multi-unit housing which meets the 
needs of Island residents.  
 

The opportunities for producing a 
diversity of housing units on Bowen 
Island are so limited that we should 
be encouraging efforts to provide 
them wherever possible. 

Within the Seymour Bay area of the Cowan Point  
Comprehensive Development Area, multi-unit housing 
types in a wide range of types and prices that meet the 
needs of Island residents should be encouraged.  
 

H1.4 Within Snug Cove Village, the following tenures are 
supported: freehold, rental, and various forms of shared 
ownership, including cooperatives and co-housing.  
 

The full range of shared ownership 
types needs to be supported to meet 
the diversity of housing needs in 
both type and cost. 
Shared ownership cannot be legally 
restricted, not can an owner’s right 
to rent a dwelling. 

Various forms of shared ownership are supported for the 
purpose of providing housing that meets diverse needs in 
housing types and housing costs, including cooperatives 
and co-housing as well as covenanted non-market and 
subsidized social housing. 
 

H1.5  As a type of affordable housing 
already supported in municipal 
policy, this addition to the bulleted 
list is essential. 

- housing that is protected from market-driven price 
increases. 

H1.6 In the interest of creating a diverse inventory of affordable 
housing, all new development of three or more units 
requiring a rezoning will: 

The inclusionary zoning policy #08-
03 should be referenced here as it 
contains additional provisions 
beyond what can be noted here. 

In the interest of creating a diverse inventory of affordable 
housing, in accordance with Bowen Island Municipality 
Policy #08-03, all new development of three or more units 
requiring a rezoning will: 

H1.6 - provide 15% of the gross floorspace as “affordable 
housing”, integrated on-site with market housing, or  
 

The definition of ‘affordable housing’ 
in Policy #08-03 is specific to the 
policy context rather than the 
generic one in the Glossary, and 
relates specifically to non-market 
units that must be owned or rented 
under the terms of housing 
covenants registered on title in 
favour of the Municipality. 

- provide 15% of the gross floor space as non-market 
“affordable housing”, integrated on-site with market 
housing,  
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Colour codes:   Recommend deletion of   Recommend revision of        Move New/revised text  
 

Sec. Current Wording Comment Proposed revision 

H1.6 - make an equivalent financial contribution to the 
Municipality  
 

This provision is not in Policy #08-03 
and should be deleted from the OCP. 
The intent of the policy is to make the 
provision of affordable units cost-
neutral to the developer; cash-in-lieu 
payments add to the cost of the 
project. However, it may be 
worthwhile to include a clause 
enabling staff to negotiate cash-in-
lieu in circumstances where the 
provision of affordable housing is not 
practical. In such cases, the cash-in-
lieu amount should be high enough 
to ensure that it is not an incentive to 
avoid building the housing. 

H1.6 deleted 
Possible alternative: 
- in circumstances where the provision of affordable 
housing is not practical, staff may negotiate a cash-in-lieu 
contribution which should be high enough to ensure that 
there is no incentive to avoid building the needed housing. 

H1.7 The provision of “perpetually affordable” rental or home 
ownership housing may be considered by the 
Municipality as a amenity at the time of rezoning (cross-
reference: Section 7).  

 

This policy statement should be 
deleted.  There is already an 
inclusionary zoning policy applicable 
to all rezonings (#08-03), and it does 
not consider the affordable units as 
an amenity. 

H1.7 deleted 

H1.8 To ensure that affordable rental or home ownership 
housing is “perpetually affordable”, the Municipality will 
require a Housing Agreement registered as a covenant 
through the Land Title Act. 

Two types of covenants have already 
been prepared under Policy #08-03; 
both should be itemized here. 

To ensure that affordable rental or home ownership 
housing is “perpetually affordable”, the Municipality will 
require the following covenants to be registered as 
covenants through the Land Title Act:  The Standard 
Housing Agreement 219 Covenant and Rent Charge and 
Indemnity, and The Standard Right of First Refusal and 
Option to Purchase. 

H1.9 The Municipality may, as a requirement of a rezoning 
proposal for any residential development, require the 
applicant to undertake a study to:  
- assess the impacts of the proposed development on the 
affordability of housing on Bowen Island;  
- provide an assessment as to the suitability of the 
proposed development to respond to housing 
requirements on Bowen Island.  

 

This policy needs to be deleted.  It 
introduces needless additional 
barriers to producing affordable 
housing.  It is appropriately the job of 
staff to assess a proposal against 
housing needs, using data already 
available. 

H1.9 deleted 

 



Affordable Housing Working Group - Comments on OCP Update Draft July 5, 2010 8 
  
 
Colour codes:   Recommend deletion of   Recommend revision of        Move New/revised text  
 

Sec. Current Wording Comment Proposed revision 

To 
here 
from 
H2.4 

The Municipality will consider establishing a Housing 
Reserve Fund or a Housing Trust Fund. If either fund is 
created, revenue sources may be through contributions 
by the Municipality, potential proceeds from the sale of 
surplus land owned by the Municipality, charitable giving 
and by way of contributions through the rezoning 
process. Disbursements from this fund will be for capital 
projects of non-market housing societies/agencies that 
provide affordable and special needs housing on Bowen 
Island.  

This policy relates to more than 
‘special needs’ housing and belongs 
under objective H1. 
The Bowen Island Housing 
Corporation needs to be listed. 
Only actual proceeds can be 
contributed; delete ‘potential’. 
‘Not-for-profit’ is the accepted term. 

The Municipality will consider establishing a Housing 
Reserve Fund or a Housing Trust Fund. If either fund is 
created, revenue sources may be through contributions by 
the Municipality, proceeds from the sale of surplus land 
owned by the Municipality, charitable giving, and by way 
of contributions through the rezoning process. 
Disbursements from this fund will be for capital projects of 
the Bowen Island Housing Corporation or other not-for-
profit housing societies/agencies that provide affordable 
and special needs housing on Bowen Island.  

To 
here 
from 
H2.5 

The Municipality supports providing serviced land owned 
by the Municipality at no cost to a non-market housing 
provider that is a member of the BC Non Profit Housing 
Association, subject to a public expression of interest. An 
initial amount of land for this purpose would be 0.5 
hectare (1.25 acres), sufficient to construct affordable 
detached and multi-unit attached housing. If a sewer 
connection is not immediately available, other forms of 
sewage treatment would be considered, so as not to 
delay the construction of this form of housing.  

This policy relates to more than 
‘special needs’ housing and belongs 
under objective H1. 
The Bowen Island Housing 
Corporation needs to be listed. 
Membership in the BCNPHA is a 
needless limitation; also, BCNPHA 
produces only social housing, not 
non-market covenanted housing. 
Delete ‘public.interest’ - ambiguous. 
Delete ‘sufficient to construct…’ - it is 
clearly sufficient to construct multi-
unit affordable housing, but not 
detached affordable housing. 
CD zoning will encourage creative 
solutions. 

The Municipality supports providing serviced land owned 
by the Municipality at no cost to the Bowen Island 
Housing Corporation or a not-for-profit housing provider. 
An initial amount of land for this purpose would be 0.5 
hectare (1.25 acres). If a sewer connection is not 
immediately available, other forms of sewage treatment 
would be considered, so as not to delay the construction 
of this form of housing. This land should be re-zoned for 
Comprehensive Development to encourage creative 
proposals for a mix of affordable types. 
 
 

To 
here 
from 
H2.6 

The Municipality supports the concept of co-housing for 
the Belterra property adjacent to Carter Road and subject 
to a density transfer from other property or properties on 
the Island, as well as standard reviews and approvals 
related to the subdivision of land, as those approvals 
support the intent of this Plan.  

This policy relates to more than 
‘special needs’ housing and belongs 
under objective H1. 
Density transfer is not an applicable 
tool in the provision of affordable 
and/or alternative forms of housing.  
It increases the cost unjustifiably. 
Co-housing projects should be 
considered regardless of location.  
Surely it is redundant that the 
subdivision process will follow 
existing procedures and the OCP 
 

The Municipality supports the concept of co-housing for 
the Belterra property adjacent to Carter Road, and will 
consider proposals for co-housing elsewhere on the 
Island. 
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Colour codes:   Recommend deletion of   Recommend revision of        Move New/revised text  
 

Sec. Current Wording Comment Proposed revision 

To 
here 
from 
H2.7 

The Municipality will consider reducing parking 
requirements in any affordable housing project and 
encourages the initiatives for car-sharing.  
 

This policy relates to more than 
‘special needs’ housing and belongs 
under objective H1. 
Let’s encourage moving off car-
dependence. 
 

The Municipality will consider reducing parking 
requirements in any affordable housing project and 
encourages initiatives for car-sharing and alternative 
transportation modes.  
 

H2 To provide opportunities for the development of 
affordable, rental and special needs housing, 
including supportive and assisted living for older 
Island residents, primarily within Snug Cove Village.  
 

Objective H2 is confusing. It 
appears that the intent was to make 
a distinction between residents who 
require diversity in housing types 
and affordable housing choices who 
don’t have special needs (H1), and 
residents who require diversity in 
housing types and affordable 
housing choices who have special 
needs (H2). 
Re. the addition of ‘multi-llevel care:’ 
Including only supportive housing 
and assisted living for seniors 
implies that we support the idea that 
seniors who need additional care 
have to leave the Island.  Multi-level 
residential care would be inclusive 
of all the housing/care options. 

To provide opportunities for the development of 
housing, primarily in Snug Cove Village, for residents 
of all ages and incomes with a range of special needs, 
including supportive housing, assisted living and 
multi-level residential care for seniors. 
 
 

H2.1 The majority of affordable and special needs housing 
should be located within Snug Cove Village. If any other 
location is proposed, it will be easily accessible to public 
transit.  
 

‘Special needs’ includes affordable 
and market options. 
‘Easily’ is a subjective term. 

The majority of special needs housing should be located 
within Snug Cove Village. If another location is proposed, it 
should be accessible to public transit.  
 

H2.2 The Municipality encourages proposals for housing in 
Snug Cove Village that are suitable for affordable rental 
or home ownership, supportive and assisted-living 
housing for aging residents, and supportive housing for 
residents with special needs.  

 

Edits for clarity and consistency The Municipality encourages proposals for affordable 
rental or ownership housing in Snug Cove Village that 
provides supportive, assisted-living housing or multi-level 
residential care for seniors, and supportive housing for 
residents with special needs.  
 

H2.3 The Municipality encourages proponents of affordable 
and special needs housing to provide a mix of units sizes 
in each development.  
 

‘Special needs’ includes affordable 
and market options. 

The Municipality encourages proponents of special needs 
housing to provide a mix of unit sizes in each 
development.  
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Colour codes:   Recommend deletion of   Recommend revision of        Move New/revised text  
 

Sec. Current Wording Comment Proposed revision 

H2.4  Moved to Objective H1 
 

 

H2.5  Moved to Objective H1 
 

 

H2.6  Moved to Objective H1 
 

 

H2.7  Moved to Objective H1 
 

 

H2.9 - give continuing consideration to a range of housing 
options, including granny flats, park model homes, co-
housing, Abbeyfield House, and assisted living / multi-
level care;  
 

Add ‘non-market and affordable’ - give continuing consideration to a range of housing 
options, including granny flats, park model homes, co-
housing, Abbeyfield House, assisted living / multi-level 
residential care, and a variety of non-market and 
affordable options;  
 

H2.10 The Municipality will request Vancouver Coastal Health 
Authority to investigate the building of assisted-living and 
extended care facilities within Snug Cove, or support 
private sector proposals to build these facilities in Snug 
Cove.  
 

Replace ‘extended’ with ‘multi-level 
residential.’ 
Locations outside Snug Cove 
should not be ruled out. 

The Municipality will request Vancouver Coastal Health 
Authority to investigate the building of assisted-living and 
multi-level residential care facilities, or support private 
sector proposals to build these facilities.  
 

 



Affordable Housing Working Group - Comments on OCP Update Draft July 5, 2010 11 
  
 
 B. Section 3: Land Use 
 
 
Sec. Page Current Wording Comment 
3.3.1 2 LU Principle 1 

New development should primarily take place in areas that are 
already been altered from their natural state. 

Typo? Could be: 
 that have already been altered 

3.3.1 3 LU Principle 3 
Notwithstanding the potential to adjust the distribution and 
location of dwelling units on the Island, the overall number of 
primary dwelling units anticipated in the 1986 OCP (Bylaw 14) 
will remain the same14. 

LU Principle 2 states that adjustments to density may be 
acceptable. LU Principle 3 says that the overall number of units is 
fixed, then has a footnote to say “The total number of units may 
vary…”  This seems to be a contradiction over a fundamental 
point. Perhaps you could eliminate LU Principle 3 and further 
qualify LU Principle 2 as per the footnote.  

3.3.1 3 LU Principle 4 
Developments that would have a significant negative effect on 
the existing lifestyle and environment of the island are not 
acceptable. 

An OCP is meant to enable rather than disable. Principles that 
prescribe what is not allowed should be re-written to describe 
what is encouraged, i.e. developments that would have a 
significant positive effect are encouraged. 

3.3.2 3 LU 1B– Objective 
To prevent those developments which would have a major 
negative effect on the existing lifestyle and environment of the 
island. 

Same as above. Words like “negative” and “prevent” are not 
helpful, and it seems obvious that we would prevent things that 
are negative whether we had an OCP or not. What is it that we 
want to encourage?  

3.3.2 4 SCLU 1.3 - Policy and SCLU 1.4 - Policy In this document, we refer to Snug Cove, Snug Cove Village, the 
Village centre and Snug Cove Village Periphery. In SLCU 1.4 we 
define Snug Cove Village Periphery. Have we defined what we 
mean by Snug Cove, Snug Cove Village and the Village centre? 
Are they all the same thing? Could these terms be clearly defined 
in the Glossary? 

3.4.1 6 LU 2.5 – Policy 
Impact Assessment. Proponents of new residential development proposals 
that require rezoning may be required to include an impact assessment in their 
rezoning submission at no cost to the Municipality. 

These impact assessments, when performed by the proponent 
are of limited value. Referral to committees like APC and AHWG 
would be more valuable. We should also be able to rely on staff to 
provide this kind of oversight. 

3.4.1 7 LU 2.6 – Policy 
In Snug Cove and the Belterra lands, the Municipality will consider applications 
for affordable, rental and special needs housing (cross-reference: Section 7) 

We have heard repeatedly that Snug Cove is where we would like 
to see most of the residential growth, but that other areas with 
access to transit will also be considered. Could this policy be 
expanded to include them? 

3.4.1 7 
 

LU 2.8 – Policy 
The type of amenities or affordable and special needs housing that is required 
in exchange for additional floorspace of development will be determined 
through the identification and consideration of: 
• existing deficiencies in institutional, public facility, public service, park, green 
space or recreation requirements; 
• the need for institutional, public facility, public service, park, green space or 
recreation requirements due to the additional density that may be created. 

 
 
 
 
Consider adding another bullet: 

• Identified need for affordable and special needs housing 
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Sec. Page Current Wording Comment 
3.4.1 7 LU 2.12 – Policy 

Rural development proposals will only be considered by the Municipality if they 
contribute significant amenities that support identified community aspirations as 
set out in this Plan, and, as may further be identified by the Municipality. 

 
Suggest adding: 
….if they contribute significant amenities or affordable or special 
needs housing  that support identified community aspirations….. 

3.4.1 8 LU 2.13 – Policy 
There will be no net increase in the number of residential units. 

This limitation would suggest that a 5000 sq.ft. single family home 
is equal in impact to a studio apartment. Consider replacing this 
with “no net increase in allowable Gross Floor Area (GFA)”. 

3.4.1 9 LU 2.18 – Policy 
…. Alternatively, the the Municipality may place the difference in density 
between the Land Use Bylaw and the OCP Land Use Designation for that 
property in a Municipal Land Density Bank to be used to further the intent of 
this Plan. 

Typo, extra “the”. 
As above, measuring density in units/acre or units/hectare is 
problematic and will create a barrier to producing more diverse 
forms of housing clearly needed on Bowen. Again, consider using 
GFA.  
A Density Bank is an excellent tool for creating opportunities for 
affordable and special needs housing, and arguably the only tool 
Council has at its disposal to facilitate the development of a 
diverse inventory of housing. We fully support the use of this tool 
by Council. 
The OCP Land Use Designation Density does not seem appear 
anywhere in the Draft Update. Where can it be found? Itshould 
appear somewhere in the document, ideally contrasted with the 
Land-Use Bylaw densities.  

3.4.1 9 LU 2.22 – Policy 
The Municipality will consider the use of accessory buildings for boarding for 
residential purposes, along with associated, appropriate regulations of the 
Land Use Bylaw. 

The Secondary Suites Task Force recommended accessory 
buildings for residential use.  This policy should reflect that 
intention by removing the words ‘for boarding.’ 

3.4.1 9 LU 2.25 – Policy 
A Development Permit Area is established for any multi-unit or 
attached housing, and small lot residential, for the purposes of 
form and character (cross-reference: Section 11). 

LU 2.25, LU 2.26, LU 2.27 and LU 2.28 should all be included or 
at least referenced in Section 7, Housing. These are critical 
policies for the development of a more diverse inventory of 
housing to meet the demonstrated need on Bowen. 

3.4.1 9 LU 2.26 – Policy 
As a minimum, a proposal to rezone for multi-unit or attached housing will 
require the following amenities: 
• any residual land not used for access, parking, or the building footprint and 
associated site area will be permanent green space; and 
• strategically located green space dedicated for public ownership will be part 
of the permanent green space. 

See above 

3.4.1 9 LU 2.27 – Policy 
Multi-unit or attached housing will be designed as garden apartments or row 
housing that is compatible in building form and character to existing multi-unit 
or attached housing in Snug Cove Village. 

Are we limiting Multi-unit or attached housing to garden 
apartments or row housing? These are good forms, but what 
about apartments over commercial space, stacked townhomes, 
duplexes, triplexes, four-plexes? These could all be compatible 
with existing housing in Snug Cove. 

 9 LU 2.28— Policy 
The provision of multi-dwelling units will be achieved through density transfer – 
there will be no overall increase in the total number of primary dwelling units 
anticipated in the 1986 OCP (Bylaw 14) 17. 

Same comment as LU 2.13 and LU 2.18. Use GFA, not “units”. 
Transferring density in units is unlikely to create anything other 
than single detached housing that is already in surplus on Bowen 
Island. 
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Sec. Page Current Wording Comment 
3.4.6 16 SCLU 7.10 – Policy 

Notwithstanding Policy SCLU 7.9, the Municipality may varyindividual 
equivalent lot density on individual parcels of landwhere the building form and 
character and building height addresses the intent and objectives of the Plan 
and does not exceed three storeys. 

Limiting building height to three storeys severely limits the 
opportunity for diverse and affordable housing forms in Snug 
Cove. Consider amending this to up to four stories if the scale is 
compatible with the surroundings and slope is utilized to minimize 
the visual impact. 

3.4.6 17 SCLU 7.16 – Policy 
Residential uses within commercial buildings is supported to  help reinforce 
and strengthen the viability of the Village  Commercial area. 

This Policy is less enabling than the current OCP Policy 3.1E “All 
commercial land uses shall be encouraged to have a residential 
component as part of the site development.” The word 
‘encouraged’ should be restored.  

3.4.6 17 SCLU 7.17 – Policy 
Notwithstanding any policy in this Plan, the Snug Point area will remain a 
single detached dwelling area. No other forms of housing will be supported in 
this area. 

This is very restrictive and limits the possibilities for diversity in 
the Snug Cove area, where we are looking for diversity. Consider 
allowing Development Permit Areas in Snug Point where building 
size would be limited to the scale of single detached, but there 
could be up to four dwelling units. 

3, 7  LU 2.13, LU 2.15, LU 2.18, H 2.6 - Numerous policies re. Density and Density 
Transfer 
 

Density is arguably the least understood concept on Bowen 
Island. It does not mean high rise apartments, urbanization or the 
end of the neighbourhood. For Bowen it simply means moving 
beyond the single detached home as a housing form. 
 
Currently, 91% of the housing stock on Bowen is single detached. 
Arguably, we have all the single detached housing we will ever 
need. Certainly, we need to diversify the mix with duplexes, 
townhomes and apartments. Collectively we call this multi-family. 
We especially need this in Snug Cove, but we also need to 
consider it in other locations, anywhere on the island that has 
access to transit. 
 
Multi-family housing builds community. Neighbours get to know 
each other. Generations inter-mingle. It is healthy. 
 
In this Draft OCP Update, we say that we support multi-family 
housing in Snug Cove and on the Belterra site. But we support it 
only if there is a density transfer from elsewhere on the island, 
and that transfer is measured in units or lots, where a unit or a lot 
is a single detached home. A studio apartment is also called a 
unit. A single detached home and a studio apartment are not 
equivalent and yet we treat them as equivalent for the purposes 
of density transfer and measuring density. Density transfer on this 
basis will not work. There is no incentive to transfer density. 
 
It is clear that we need another way to measure density. This 
would be an OCP Amendment, and would require some serious 
thought. One possibility would be to replace unit per acre with 
developable gross floor area (GFA) per acre. 
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C. Section 11: Implementing the OCP Update 
 
 
Sec. Page Current Wording Comment 
11.2 4 Initiatives Section 7 - Housing 

• consider the provision of “perpetually affordable” rental or home 
ownership housing by the Municipality as a amenity at the time of 
rezoning (Policy H 1.7) and will require a Housing Agreement 
registered as a covenant through the Land Title Act to ensure it 
remains “perpetually affordable”. (Policy H 1.8)  

 

This statement should be made consistent with Section 7 as 
revised: 

• continue to apply Housing Policy #08-03 (Policy H1.7) 
to generate non-market affordable housing. 

 

11.2 4 Initiatives Section 7 - Housing 
• support providing serviced land owned by the Municipality at  no cost to a 
non-market housing provider that is a member of  the BC Non Profit Housing 
Association, subject to a public  expression of interest. An initial amount of land 
for this  purpose would be 0.5 hectare (1.25 acres), sufficient to  construct 
affordable detached and multi-unit attached  housing. (Policy H 2.5)  

This statement should be made consistent with Section 7 as 
revised. 

 

11.2 5 Initiatives Section 7 - Housing 
•support in principle the concept of co-housing for the Belterra  property and 
subject to a density transfer from other property  or properties on the Island. 
(Policy H 2.6)  
• support the initiative of the Abbeyfield House34 of Bowen  Island Society to 
build and operate an affordable, supportive  care House. This will involve 
extending sewer and water connections to the existing Snug Cove systems.  
(Policy H 2.8)  
• ensure that all new buildings, consistent with the Age  Friendly Community 
Project, incorporate “universal design”  principles as set out in the BC Building 
Code. (Policy H 2.9) 
 

These statements should be made consistent with Section 7 as 
revised. 

 

 
Sec. Page Current Wording Comment 
11.5 11 Application of Development Approval Information Bylaw 

…. The bylaw will also specify the matters for which additional on-site and off-
site  information will be required…  

This statement should read: 
…The bylaw will also specify the matters for which additional 
on-site and off-site information may be required…. 
[not all will be applicable to all properties]  

11.5 11 Application of Development Approval Information Bylaw 
- Impact on housing affordability 

Delete – see comment for Policy H 1.9 
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D.  Appendix C: Glosssary 
 
Add new housing terms: 
 
Multi-unit Housing Refers to all housing types that contain three or more units, including row houses, town houses, apartments. 

 
Non-market Housing means residential dwelling units that  may only be owned or rented under the terms of housing covenants registered 

on title which control occupancy and price 
 

Perpetually Affordable Housing see Non-market Housing 
 

Social Housing means housing for individuals who are recipients of government income support programs; generally managed by 
non-profit organizations and may offer supportive services; also called subsidized social housing 
 

Assisted Living means housing for older adults that includes Supportive Housing services with additional assistance with personal 
activities such as bathing or taking medications; available with or without subsidies. 
 

Supportive Housing means housing for older adults including at a minimum one meal a day, emergency response system, housekeeping 
and social and recreational opportunities; not usually subsidized. 
 

Multi-level Residential Care provides a higher level of personal assistance than Assisted Living for people who require 24-hour supervision, 
personal nursing care and/or treatment by skilled nursing staff in a community care facility; often referred to as 
extended care, intermediate care, long-term care or complex care; available with or without subsidies. 
 

Special Needs Refers to individuals who have significant limitations in age appropriate daily activities and require significant 
additional supports to enhance or improve health, development, learning, quality of life, participation and community 
inclusion; available with or without subsidies. 
 

 
 


