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CHAPTER ONE: Introduction to Project 

The topic of this Master's Degree Project (MDP) is housing and the rote of local 

government in facilitating the creation of housing. This chapter begins with an 

introduction to the research question, assumptions and thesis of this project. This is 

followed by the project purpose, objectives and approach. The reader is also 

introduced to the context (the District of Invermere) in which a local housing strategy 

will be developed and is then provided with an overview of subsequent chapters. The 

methodology used to answer the research question and fulfil[ the objectives concludes 

Chapter One. 

INTRODUCTION 

Research Questions 

To what extent do we plan housing in our communities? Can the idea of sustainable 

communities become a reality without intervention in. the housing market? As a local 

government planner, how would I begin the development of a local housing strategy? 

Position 

Strong local housing strategies are necessary if communities want to maintain local 

character and sense of community in the face of economic growth. The rote of local 

governments in the development of housing in communities is far greater than a 

simple allocation of (and and provision of services. A sustainable community is one 

where there is adequate housing for the full range of needs of community residents 

and since the market fails to create this, local governments have a rote to play in 

guiding markets down a sustainable path. Local housing strategies must be 

inextricably linked to the local economy whereby there is a strong mechanism to 

influence housing markets in desired directions. This MDP Looks at how local 

governments are involved in the development of housing and how they can contribute 

toward the development of a range of housing options for residents. 
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Definitions 

Affordability is inherent in my definition of sustainability. A sustainable community is 

one that is socially vital, economically viable, environmentally sound and 

entrepreneurial.' Affordable housing means the availability of quality housing and 

dignified living conditions for people of all incomes and at all stages of life. 

Affordable housing is not a separate class or type of housing that makes it different 

from ordinary housing.' By utilizing this definition, one can move away from the idea 

of housing that is defined in reference to social status, to one that views housing as a 

"basic human need. 

Thesis 

Local governments should play a proactive and facilitative' role in the development of 

housing through strategic planning and asset based community development 

approaches. 

Purpose 

The purpose of this project is to provide background research into the process of 

housing strategy development and to prepare a preliminary assessment of housing, 

with a particular emphasis on affordability, for the District of Invermere, with the 

goal of providing assistance in a strategic direction for local housing policy. 

Objectives 

1. Identify the toots and programs available to local governments for creating 

housing policy. 

2. Explore the use of Geographic Information Technology (G IS) as  tool in the 

'Floyd W. Dykeman, "Developing An Understanding of Entrepreneurial and Sustainable Rural 
Communities," in Entrepreneurial and Sustainable Rural communities, ed. Floyd W. Dykeman (Sackville, 

NB: Mount Allison University, 1990), P. 7. 

2Mayor's Regional Housing Task Force, "Affordable Housing Recommendations," in PlanapoUs, 
(St. Paul, MN: Login, Inc, 2001), p. 2. 
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development of a local housing strategy. Establish an inventory of current 

housing stock for the District of Invermere, for the purposes of understanding 

the nature of housing in Invermere and identifying trends relative to the area. 

3. Establish an understanding of the demographic and economic base of Invermere 

and surrounding development and the potential housing needs of those directly 

linked to that base. 

4. Develop recommendations upon which the District of Invermere may base 

strategies for a local housing policy. 

Approach 

The planning approach used in the development of recommendations for local housing 

policy has been formulated from a strategic planning approach, grounded in asset 

based community development. Strategic planning is utilized as a framework for this 

research, as well as the recommended process for the community to continue using. 

Organization of the document by chapter flows from a strategic planning process. 

Context - The District of Invermere (D of I), British Columbia 
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Figure 1. Source Stats Canada 

The District of Invermere is situated in the Columbia Valley in the East Kootenay 

region of the southeastern corner of British Columbia. The Invermere community 
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prides itself on its spectacular natural setting, unique amenities and vibrant 

industries.' The community recorded a population of 2858 in the 2001 census ,4 is 

experiencing record growth due to its amenity location, and is concerned with the 

implications that growth will have on the community. Housing is one such concern. 

What Follows 

Chapter 2: Theoretical Underpinnings 

This project demonstrates the application of two planning approaches to housing 

issues in the community of Invermere: strategic planning that is grounded in asset 

based community development. These approaches are described and explained, 

highlighting the benefits of each approach and why they would work well together to 

address housing issues. Case examples are illustrated to demonstrate their use in 

general. Strategic planning involves making an assessment of a current situation, 

deciding what is more desirable and making a plan of how to get there. Asset based 

community development focuses on strengths of a community, not the weaknesses, 

white at the same time seeks creative and sometimes external solutions. This chapter 

presents the first recommendation to the community, that of utilizing these two 

particular approaches to deal with housing issues. 

Chapter 3: External Environmental Scan - Housing Markets 

This chapter begins an analysis of the external environment and focuses on 

establishing a framework for understanding the housing market for the D of I. This 

involves a general discussion of how changes and trends in society are affecting 

communities, particularly as-they relate to housing issues. From the identification of 

broader societal trends that affect housing development, a better understanding of 

the local context and the internal environment (Chapter Five: Housing in Invermere) 

'Invermere on the Lake- Industries Page. District of Invermere. 20 April 2002 
<http://www.invermere.net/industries.htm>. 

4Census 2001: BC Municipal and Regional District 2001 Census Results. Government of BC. 13 

June 2002 < http://www.bcstats.gov.bc.ca/data/cen0l /mun rd. htm>. 
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can be established. This chapter involves a general discussion of supply and demand 

and the various social and economic forces that influence housing markets. This 

chapter provides the basis for fulfilling the third objective of this MDP, that of 

establishing an understanding of the demographic and economic base of Invermere 

and surrounding development and the potential housing needs of those directly linked 

to that base. 

Chapter 4: The Housing Policy Environment 

Chapter Four is a continuation of an external environmental scan with a focus on the 

political dimension, and on the policies and programs that guide and influence housing 

development. It is through this process that the first objective of this MDP is fulfilled, 

that of identifying the tools and programs available to local governments and 

community members for creating local housing strategies. 

Chapter 5: Housing in Invermere 

Chapter Five focuses on the case study of this MDP, the D of I, by exploring the 

Invermere housing market and describing the local context in which it operates. The 

operations of the housing market can be seen as outputs of housing supply, including 

current projects. Through this process a housing profile, and an understanding of the 

demographic and economic base of Invermere and surrounding development and the 

potential housing needs of those directly linked to that base, is established, thereby 

fulfilling the second and third objectives of this MDP. This information can be used to 

inform the basis of a local housing strategy. 

Chapter 6: Addressing the Gap in Invermere 

Consideration of the appropriate tools for use in Invermere comes from developing an 

understanding of the housing market and local context, and by exploring in more 

detail its government policy and regulation. Additional considerations for identifying 

the appropriate tools include: the resource intensiveness of the tools; where the 

toots are placed with regard to the housing development process; and focusing on key 
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issues that were identified from a case of one affordable housing initiative in the 

community. 

Chapter 7: A Community With Housing For All 

This chapter presents recommendations for the development of a local housing 

strategy. This document serves to inform community stakeholders of the Invermere 

housing situation and of steps that can be taken to influence housing development 

toward desired directions. Potential housing task force members can use the 

information as background for further development. The three sets of 

recommendations represent options for a local response or a regional response, where 

either could utilize an Asset Based Community Development approach. 

Chapter 8: Conclusions 

This chapter summarizes and reflects upon the process that was undertaken towards 

fulfilling the objectives and purpose of this MDP. 

METHODOLOGY 

This MDP utilizes the traditional research strategy of case study. 

Case study is a strategy for doing research which involves an empirical 
investigation of a particular contemporary phenomenon within its real 
life context using multiple sources of evidence.' 

Important points of a case study are that it is a strategy or approach; it is concerned 

with research taken in a broad sense; it is empirical due to the cot lection of evidence; 

it is particular; it is focused on a phenomenon in context; and multiple methods of 

evidence or data collection are utilized.' The case study methodology fulfils the 

exploratory and descriptive purpose of this research by providing a means to 

understanding the development of housing in the D of I, or the phenomenon in 

context. The case study methodology is used to demonstrate application of theory 

5CoUn Robson, Real World Research, (Massachusetts: Btackwetl Publishers Inc., 1993), p. 52. 

6lbid. 
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(strategic planning and asset-based community development); as well as to inform 

the application of theory (through identification of issues to focus on within the 

community as demonstrated by a particular effort to provide more affordable housing 

options within the community - Appendix A: The Case for Social Housing in 

Invermere.) 

The evidence gathered for this MDP includes providing justification for the use of 

strategic planning and asset based community development; a literature/ policy 

review of housing; data collection of pertinent housing, demographic and economic' 

information on the D of I and the region in which it is located; and key informant 

interviews with government officials, real estate agents, community members and 

economic development agencies. The findings are then analyzed to produce 

recommendations upon which the D of I can act. This project not only represents a 

[earning process for the writer to understand the environment in which housing is 

created, but is also intended to assist the community of the D of I understand, 

develop and change their current housing situation in order to reflect the vision. 

expressed in their Official Community Plan. 

Case Study Design 

Practitioners of case study advocate a loose approach to the questions to be asked 

and the data to be collected, and design is described as implicit rather than explicit. 

One of the strengths of the case study is its flexibility where design can be emergent! 

Given the exploratory nature of this enquiry, an emergent, flexible design was 

necessary. Robson points out that it is important to note that case study design is a 

continuing process: 

It is not necessary to have all, or indeed any, of these in a fully 
developed form at the start of the study. Work on design can, and 
should, continue after the start of the study.8 

7lbid., p. 148. 

'Ibid., p. 150. 
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This is reflected in the fact that at the outset of this research, the benefit of focusing 

on a specific housing affordability case within the community was not initially part of 

the design. Through consultation with members of the community, the Social Housing 

Case became part of the design because it could provide insight into the dynamics of 

housing development within the community. 

Case study design consists of four components: a conceptual framework; a set of 

research questions; a sampling strategy; and decisions on methods and instruments 

for data collection.' The following discussion outlines the design of this case study. 

There are two conceptual frameworks presented in this MDP. This MDP is about the 

process of local government involvement in housing, therefore the conceptual 

frameworks of Strategic Planning and Asset Based Community Development are 

presented. This MDP is also about what local governments are involved in, that being 

housing markets; therefore a tool to aid this understanding is established in the 

Housing Market Chart. This MDP is also about how local governments can be involved 

in housing, therefore a list with regard to local government tools is established in the 

Municipal Initiatives Classification Table. Consistency between the research questions 

and the conceptual structure(s) is necessary and is evident in this MDP. The set of 

questions drives the data collection process, and the task is to collect data relevant to 

the questions. 

The sampling strategy developed for key informant interviews in this case study was 

based on purposive sampling. This method is often used in case studies and is based 

on the researcher's judgement as to typicality or interest and how that sample 

enables the specific needs of the project to be satisfied. 1° Key informant interviews 

were chosen on the basis of how they could inform understanding of the socio-

9lbid. 

'°Ibid., pp. 141-142. 
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economic situation in Invermere in general and of housing in particular. Snowball 

sampling was also used and involves utilizing one or more individuals from the 

population of interest as informants to identify other members of the population who 

could serve as informants." 

The methods and instruments of data collection in this case study consisted of open-

ended interviews and the use of documents and records, which are commonly used 

techniques for data collection in a case study. 12 Information about the community is 

supplemented with quantitative data from Statistics Canada and various planning 

agencies. Qualitative data collection consisted of semi-structured and unstructured 

interviews, with clearly defined purposes, utilizing open-ended questions. Interviews 

with key informants were completed in order to gain insight into the person's 

professional perceptions of the situation. Data were collected to inform the writer of 

the local context in general, and specifically, to identify issues apparent in an 

attempt to bring affordability to the community in the Case for Social Housing in 

Invermere. 

Documentary analysis was completed in a number of areas: to develop an 

understanding of the socio-economic situation in Invermere; to develop an 

understanding of the planning environment in which housing in Invermere is created; 

and to develop an understanding of the process and issues apparent in one attempt to 

bring more affordable housing to the community in the Case for Social Housing in 

Invermere. 

Methodology by Chapter 

As stated previously, organization of this document by chapter flows from a strategic 

planning process. The methodology used to prepare chapters two through four 

involved a literature/ policy review of the theoretical context that will guide 

"Ibid., p. 142. 

'2lbid., p. 159. 
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recommendations: sustainable communities, asset based community development, 

and strategic planning; of housing policy at the federal, provincial and local levels, as 

well as housing markets. This was accomplished through both library and internet 

searches and was done in order to establish a broad understanding of the environment 

in which housing is created. Given the theoretical approach of Asset Based 

Community Development advocated in this MDP, the process the writer went through 

to establish this understanding is viewed to be of use to the community as well. From 

this review, justification for the approach is established, tools and programs available 

to local governments for the creation of housing policy are identified and a framework 

for understanding housing markets is provided. Through this process, objective one of 

this MDP is fulfilled and the basis for fulfilling the second and third objectives is 

established. 

Chapter five and six consist of data collection and analysis of housing, demographic 

and economic information for the D of I and surrounding region. Discussions of the D 

of I socio-economic profile established from data sets derived from use of the 

economic workbook Measuring Change in Rural Communities13 are utilized, with the 

inclusion of 2001 census data where available. Available community assets are also 

identified. Sources of data include statistics from Census Canada, and various levels 

of government, as well as key informant interviews. Qualitative information is 

gathered from interviews with local government officials, with real estate agents, 

economic development agencies, and other local experts. That information is then 

utilized to establish an understanding of the socio-economic conditions of Invermere, 

its housing market, and issues relevant to these conditions. 

Chapters six and seven represent synthesis and analysis and address the appropriate 

tools and programs for use in Invermere in relation to the policy and theory review 

above and the social and economic analysis of Invermere. From an analysis of the 

'3Meredith Hamstead, A Toot-Book for Economic Education and Trend Analysis in Canadian Rural 
Communities (Calgary, AB: University of Calgary, September 2001). 
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above information, specific recommendations for a strategic housing initiative are 

developed. Chapter eight succinctly sums up what this MDP has accomplished. 

Limitations of this MDP 

Because a case study is particular, issues with regard to what kind of generalizations 

are possible from the case are raised. 14 Robson points out that the case study 

methodology has been criticized in a number of ways: as being a soft option and that 

it should only be used with a more rigorous methodology such as an experiment or 

survey; it is a practice that is flawed because the accounts can be biased and 

selective even when done competently; it is not true research because it focuses on 

artistic or literary skills as opposed to skills of numeracy and statistical analysis;" 

and, the scientific nature of case study has been questioned where the aims and 

intentions of the study and the methods used are of concern. 16 

It should be made clear to the reader at the outset that the case study methodology 

in this MDP was not utilized to test, challenge, prove or disprove, but only to 

demonstrate practical application of planning theory. The case of social housing was 

used for illustrative purposes only, and makes no conclusions with regard to why the 

project did not come to be in the community. The purpose of introducing the case 

was to highlight issues within the community as they relate to the tools available to 

local government for creating affordable housing. The views presented by those 

interviewed are their individual professional opinions. 

14 Robson, p. 52. 

"Ibid., pp. 56-57. 

'6lbtd., pp. 57-59. 
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CHAPTER TWO: Theoretical Underpinnings 

Recommendations for housing policy for the District of Invermere are based on a 

strategic planning process that has been grounded in asset based community 

development. Strategic planning is a tool that involves assessing the current 

situation, deciding what is more desirable and making a plan of how to get there. 

Asset based community development is a model that focuses on strengths of a 

community, not the weaknesses, while at the same time seeks creative and 

sometimes external solutions. These approaches are further described and justified. 

The bulk of housing supply has historically been left to the market to provide. As 

stated previously, it is the writer's viewpoint that the market does not effectively 

create the necessary housing required in communities and that local government 

initiatives in housing supply must be more than simple allocations of residential land. 

The complexity surrounding the development of housing leads to the assertion that a 

collaborative, community-based, visioning approach is required for effective strategic 

planning and management of local housing. 

STRATEGIC PLANNING 

The process of strategic planning and management within the public sector is not as 

well defined theoretically as it is for a firm. A good deal of the literature on strategic 

planning theory comes from the corporate sector; however, some argue that the main 

ideas of this approach have been part of planning education for decades. 17 Mintzberg 

has criticized traditional planning schools for making the strategy process a formal, 

systematic analysis that does not encourage creativity. Rather, it should be the heart 

17 Jerome L. Kaufman and Harvey M. Jacobs, A Public Planning Perspective on Strategic 
Planning, APA Journal (Winter 1987), pp. 21-31. 
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of strategy making- 18 Review of a popular planning textbook reveals the following 

commentary on strategic planning: 

Strategic planning processes, long used in business planning, have been 
adapted for community use. It is a more interactive method than CIP 
[Capital Improvements Planning] and can involve a wide array of 
community stakeholders to decide upon the actions and projects they 
wish to have their local council take. The process usually starts with' 
developing a vision, of the community ...and then identifying the actions 
that need to be taken to achieve the vision, that is, developing a 
strategy. A strategic planning process can be a valuable supplement to 
preparing the overall community plan because it can involve citizens 
quite directly in the implementation of the plan. 19 

Given that the public sector is progressing toward a more corporate culture, there is 

an opportunity for learning valuable lessons on the strategic planning process from the 

corporate literature. What is learned can then be applied to a community domain.20 

This requires minor adaptations in the language used to describe the processes and 

concepts. 

The Strategic Planning Model 

There are three major elements to the strategic planning model: the process of 

formulating a strategy, making a decision on which strategy to follow and 

implementation of the strategy. Key words that have been used to define strategic 

planning include: long term planning, proactive, action oriented, dynamic, interactive 

and iterative. The basis of strategic management has been described as a strategy-

structure-performance relationship. Within this relationship it can seen that strategy 

'8Henry Mintzberg, The Rise and Fall of Strategic Planning: reconceiving roles for planning,  
plans, planners (New York: The Free Press, 1994), P. 328. 

'9Geratd Hodge, Planning Canadian Communities An Introduction to the Principles, Practice and  

Participants, 3rd ed. (Scarborough: ITP Nelson, 1998), p. 287. 

20Tazim B. Jamal Q Donald Getz, "Visioning for Sustainable Tourism Development: Community-
based Collaborations" in Quality Management in Urban Tourism, ed. Peter E. Murphy (Chichester: John 

Wiley a Sons, 1997), p.201. 
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affects performance and organizational structure should support the strategy (though 

this is not always the case. )21 Successful implementation of strategy requires 

allocation of resources, establishment of policies and procedures, assignment of 

responsibilities and direction reflecting an overall mission. 

Strategic planning processes are not necessarily linear, 22 in fact models have been 

described in a variety of ways, with more complex models developed for specific 

contexts. However, they each contain the same basic steps as follows: 

Table 1. BASIC STEPS OF STRATEGIC PLANNING 

Environmental Scan (Environmental Analysis, Situation Analysis): components of a strategic plan 
include a situation analysis of both the external and internal environments of an organization. This 
is a SWOT analysis whereby strengths, weaknesses, opportunities and threats are identified. The 
term "gap analysis" is used to describe what has been identified in this process. Upon completion of 
a thorough situation analysis, a good understanding of an area will be developed. It is advantageous 
to list chronological events, identify what has been done, and identify stakeholders and issues. 

Develop a Vision: A situation analysis informs the development of a mission, vision or guiding 
philosophy. This statement defines where an organization is going. Within a public context, this 
means having a community define their vision. 

Establish Goals Et Objectives: From the vision specific goals and objectives can be established and 
translated to strategies or actions. 

Develop Alternative Scenarios: This is the stage where possibilities for achieving the vision or 
mission are generated. 

Implementation: Implementation requires that the proper structures, policies and rules be in place. 
Leadership is an important ingredient in successful implementation. 

Evaluation Strategy: All strategies need monitoring and follow-up. Various controls and evaluation 
methods are built into the strategy allowing new information to inform and revisit goats, objectives 
and strategies. 

The corporate literature describes a situation analysis as the monitoring of the 

dynamics of the internal and external environment within which an organization 

operates. An analysis of the external environment involves developing an 

understanding of the broad forces affecting society such as changes and trends in: 

technology, the environment (ecological changes), politics (governments, regulations, 

21 Paul W. Beamish and C. Patrick Woodcock, Strategic Management 5th ed. (Toronto: McGraw-
Hill Ryerson, 1999), p. 7. 

22Ibid., p. 17. 
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Laws), economics (interest rates, inflation, unemployment, etc.) and sociocultural 

activities (values, demographics). Additionally, the dynamics of the internal 

environment must be monitored to identify forces affecting the industry with regard 

to: changes in the supply of resources, shifts in competitor behaviors, industry 

legislation and regulation, and changes in an organization's customer market. The 

challenge is to see how events in the external environment (the factors and forces 

outside of the organization's control), as well as the internal environment, will affect 

a firm. 23 In this case, the concern is how these changes and trends will affect housing 

development in a community. Another way of looking at this process from a 

community rather than business perspective is to identify what is happening in the 

wider societal context that affects housing development and then focus in on the 

local context. 

The second step in the strategic planning process is the development of a community 

vision. The strategy making process generally begins with the identification of an 

issue and encompasses the concept of a strategic vision (or mission) that embodies 

the desired direction and values of an organization and its stakeholders. There are 

three distinct stages to the strategic visioning process: envisioning an image of a 

desired future, effectively communicating the vision to followers, and empowering 

followers to enact the vision. 24 

The bulk of this MDP focuses on these first two steps, providing background material 

for the community to further carry out the process. Within the strategic process, an 

asset based community development approach is utilized in order to ensure solutions 

embody a community perspective. Strategic planning will be used to inform the 

writer's understanding of the dynamics of housing development in general and of the 

dynamics of housing in Invermere in particular, while guiding the direction of 

23 Ibid., p. 32. 

,24F. Westtey & H. Mintzberg, Visionary Leadership and Strategic Management, Strategic 
Management Journal 10 (Special Issue - Summer 1989): 17-32. 
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recommendations. 

The benefits to a community of using the strategic planning process, are that it: 

• gets important things done; 

• educates the public; 

• builds consensus; 

• builds a shared vision that extends beyond the next civic election; 

• positions a community to seize opportunities; 

• sheds new tight on important issues; 

• identifies the most effective use of resources; and 

• provides a mechanism for public/private co-operation .21 

ASSET BASED COMMUNITY DEVELOPMENT 

Asset based community development is built upon the traditions of community 

organizing, community economic development and neighborhood planning. There are 

three simple, interrelated characteristics of asset-based community development: 

• It is a strategy that starts with what is present in the community, not with what 

is absent or needed. The focus is on discovering a community's capacities and 

assets. 

• It is internally focussed and stresses the importance of local definition, 

investment, creativity, hope and control. 

• It is relationship driven; the challenge is building relationships among residents, 

associations and institutions. 26 

If individuals in a community desire more affordable housing, they are much more 

likely to get involved in activities that will see the realization of that goal if they are 

given the opportunity to do so. They must feel that their needs are recognized and 

will be supported through the community building process. Those in charge of the 

25Kaufman and Jacobs, p 22. 

26.john P. Kretzmann, a John L. McKnight, Building Communities from the inside out - A path 
toward finding and mobilizing a communitys assets. (Chicago, IL: ACTA Publications, 1993), P. 9. 
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community building process must seek to ensure that voice of those whose voice often 

goes unheard, is given a forum to do so. 

Capacity-focussed development leads toward the development of policies and 

activities based on the capacities, skills and assets of people within the community. 

The concept of mapping community assets involves identifying individuals,. 

associations, and institutions. A community's assets can also include physical 

characteristics such as land, buildings and infrastructure. Asset-based community 

development is about mobilizing an entire community. 

Table 2. BASIC STEPS OF ASSET BASED COMMUNITY DEVELOPMENT: 27 

Map completely the capacities and assets of community. 

Build relationships among local assets for mutually beneficial problem solving. 

Mobilize assets fully for economic development and information sharing purposes. 

Gather a broadly representative group for the purpose of building a community vision and plan. 

Leverage activities, investments and resources from outside the community to support asset-based, 

locally defined development. 

Asset Based vs. Needs Based Approach 

Traditional approaches to planning have often focussed on a communityS needs, 

deficiencies and problems. The consequences of following a needs based approach 

have been identified as: 

• Leading to fragmentation of efforts to provide solutions. 

• Targets resources to service providers rather than residents. 

• Can negatively affect the nature of local community leadership (e.g., the 

ability to attract resources). Leadership becomes focussed on problems rather 

than capacities and strengths. 

• The most important relationships become those with the expert rather than 

community members. 

271bid., p. 345. 
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• Deepens the cycle of dependence. 

• Ensures a maintenance and survival strategy targeted to individuals rather than 

an entire community. 

• Can never lead to serious change or community development. 28 

Reasons for shifting toward asset based (capacity focussed) community development 

include: 

• Avoidance of the consequences of a needs based approach. 

• Communities are not built top-down, or outside in, but from within. Significant 

change will only occur when local people take ownership of issues and invest in 

efforts to create solutions. 

• Continuing budget constraints will leave less dollars from senior governments .29 

Most people would welcome the opportunity to change a negative situation, they 

would prefer a "hand up" to a "hand out." An asset based approach provides a "hand 

up." This approach goes beyond the individual, to the collective as welt. A 

community who knows their strengths will not expect higher levels of government to 

fix their problems, but will do what it takes to be part of a solution. 

Government Role in an Asset Based Approach 

Local governments can provide support for asset-based development by investing their 

resources in three important neighborhood assets and processes: citizen problem-

solving, community plans and local economies. Local governments can create a local 

government environment that supports local people in identifying and mobilizing local 

assets through connecting, assisting, supporting and encouraging local community 

groups and boards; and by being accountable to the public regarding who gets what, 

when, where and why. 3° 

281b1d., p. 4. 

"Ibid., p. 5. 

"Ibid., p. 
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Higher Levels of government can also support asset-based community development 

through the adoption of three important policies: 

• gathering data on local assets 

• investing in local economy 

• removing barriers to local innovation." 

Recommendations for the development of a local housing strategy for the D of I utilize 

an asset based community approach in light of Limited Local government human 

resources, in addition to being an approach that will create locally defined solutions. 

LITERATURE IN SUPPORT OF RECOMMENDED MODELS 

Floyd W. Dykeman looks at what small communities need to do to ensure they are 

viable, sustainable and dynamic. In his article Developing an Understanding of 

Entrepreneurial and Sustainable Rural Communities, he takes the reader through the 

meaning of sustainable development from a community perspective; reviews the 

realities facing small communities and their meaning for the development of a 

sustainable community; suggests management and policy approaches that must be 

embraced by the sustainable community; and identifies the challenges that need to 

be addressed for sustainable communities." From a review of the contributions in the 

literature regarding sustainable community models he synthesizes the following 

definition: 

Sustainable communities are those that aggressively manage and control 
their destiny based on a realistic and well thought through vision. Such 
a community based management and control, approach requires that a 
process be instituted within the community that effectively uses 
knowledge and knowledge systems to direct change and determine 
appropriate courses of action consistent with ecological principles. The 
process must be comprehensive and address social, economic, physical 
and environmental concerns in an integrated fashion while maintaining 

32Dykeman, p. 3. 
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central concern for present and future welfare of individuals and the 
community. 

Sustainable communities are ones that aim for a workable balance between supply 

and demand factors that affect community development. The concept of 

sustainable community is a state of becoming more than a state of being and 

illustrates the fluidity of the concept. By its nature then, a sustainable community is 

one that can manage change; adjust or induce change when needed and also act in an 

entrepreneurial fashion, because a sustainable approach involves qualities (such as 

motivator, confidence builder, risk taker) that are entrepreneurial. 35 Dykeman 

suggests that one can operationalize the sustainable community concept as a guiding 

principle at the community level through community development which uses an 

entrepreneurial approach. 

Dykeman further suggests that strategic planning is an operational tool that can be 

used in applying the community development approach for it provides structure and a 

framework. 36 Strategic planning is described by Dykeman as 

a process that involves a wide variety of participants from the 
community, responsible through information collection and research, for 
developing an understanding of the strengths, weaknesses, threats and 
opportunities faced by the community now and into the future. It is a 
rigorous process based on a credible and realistic assessment of the 
community. 37 

Finding solutions to community problems is generally not difficult when looking at, a 

problem as being fixed in space and time; however, this is not the context in which 

331bic1., pp. 6-7. 

14 Ibid., pp. 7-8. 

351b1d., p. 8. 

361bid., p. 12. 

37 Ibid., p. 11. 
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issues arise. Communities are facing changes in technology, demographics, economic 

issues and government policy. The challenge is to institute and maintain a process 

that will ensure that the issues are accurately identified and defined, that 

appropriate information is available and key stakeholders are involved." 

Community development as a process, utilizing strategic planning as a 
tool, offers an approach that integrates at the community level the 
interest of key stakeholders, recognizes the trade-offs that are required 
among competing interests within the community, acknowledges the 
linkages among components of the community while offering sufficient 
flexibility for decision-making 

The strategic planning process can have time and financial constraints40 which 

necessitate strong political support at the local level. For this reason, this MDP 

represents a beginning, not an end solution for the community. It is meant to be of 

educational value to the community, offering insight into several directions that 

can be pursued. 

For the researcher, strategic planning offers a comprehensive framework within 

which to analyse a particular situation. The visioning necessary for a successful 

strategic plan is strengthened when coupled with an asset based community 

development approach because it involves stakeholders of the community, not just 

government. It has been argued that when the strategic planning tool, is utilized in 

community development, a sustainable community program can be launched." 

Accordingly, how are strategic planning and asset based community development 

381bid., p. 19. 

39lbid. 

40Wi1uam T. Perks and Neil MacDonald, "Selecting Strategic Development Options: Experience 
in the Crowsnest Pass," in Entrepreneurial and Sustainable Rural communities, ed. Floyd W. Dykeman 
(SackviLle, NB: Mount Allison University, 1990), p. 71. 

41Dykeman, p. 10. 
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being utilized in communities and what insight into critical success factors do they 

have to share? 

Strategic Planning and Asset Based Community Development in Practice 

While the preceding section has discussed the two recommended approaches from 

an academic perspective, the following section discusses them from an application 

or more practical perspective. Most of the literature on strategic planning, from a 

community planning perspective (that was reviewed), centres on its use in terms of 

visioning. Many communities have utilized the visioning process to develop their 

Official Community Plans (or other similar documents). A vision is only the first 

step in an overall community strategic plan and requires several more focussed 

strategic plans in order to make the vision a reality. In this regard, strategic 

planning is discussed in terms of broad visioning for community planning and then 

discussion is focussed on the application of strategic planning as it relates to 

housing issues. Asset based community development will also be discussed in terms 

of practical application to the issue of housing. 

Strategic Planning Visioning 

A great deal of the literature regarding the application of strategic planning to 

community planning centres on the visioning process outlined previously as step 

two. This is an important stage when communities discusses what they hope to 

become. Those communities that have gone through the process can illustrate its 

importance. 

The Successful Communities Program, which was initiated by the US based 

Conservation Foundation in 1988, is an advocate for the concept of an overarching 

community vision and lists it as one of the success factors identified for managing 

growth and change in communities. According to the guidelines set forth by the 

Successful Communities Program, a community should build land-use policies 

around a vision of what the community should be. A positive, shared vision is 
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critical.. 42 It  has also been recognized that the principle shortcoming of many 

communities is local land use policy that is reactive rather than proactive. The 

vision, the goal, needs to stay out front. 43 Ideally the vision is uplifting and 

enduring, and can serve as the foundation upon which goals and plans are based. 

Communities, such as Aspen, Colorado and Port Colborne, Ontario, have utilized 

visioning as part of their community planning process and can therefore add insight 

into the benefits of the process. Aspen characterized the process as one that had 

maximum citizen involvement in issue identification; it used a multi-stakeholder 

and consensus-based approach to formulate the plan, and the vision statement was 

developed based on themes identified by participating citizens. Main community 

development features were identified, and became the focus of committees who 

would create action plans in order to help implement the vision. Each plan was 

organized under three sub-headings: intent, philosophy, and policies.45 Key to this 

example is that this community did not stop with the vision statement, but sub-

committees were organized in order to create action plans that would help 

implement the vision. 

The Port Colborne community identified similar benefits: 

• anyone who was interested could be part of the process; 

• the planning exercise was not the product of one single body in the 

community, but evolved from a partnership of groups; 

communication and mutual awareness among stakeholders was created; 

• allowed a wider range of issues to be addressed than is typically done in a 

physical plan; 

42W. Abberger a L. Propst, as quoted in Jamal a Getz, p. 201. 

43Luther Propst, as quoted in Jamal a Getz, p.203. 

44Jonathan Schteter as cited in Jamal a Getz, p. 203. 

45Jamat a Getz, p. 207. 

-23-



• consensus-building enhances the role of citizens in community planning. 46 

A collaborative visioning exercise creates better understanding among stakeholders, 

develops a sense of shared values and increases recognition of the interdependence 

among stakeholders.47 Such exercises also provide an opportunity for planners to 

share their knowledge with the community, and serve to empower local 

participation and action which facilitates the application of asset based community 

development to the issues identified in the process. 

Invermere Community Visioning Process 

In July 1999, a sustainable community development process entitled the Successful 

Communities Forum (SCF) was initiated in Invermere by the Sonoran Institute. 

Members of that organization came to the valley to meet with local citizens and 

talk about what their organization does. A local grassroots group was loosely 

formed because they were interested in what the Sonoran Institute did. After 

approximately six months it was decided that a SCF should be initiated in the 

Upper Columbia Valley. The Sonoran Institute acted as the driver, and the local, 

grassroots group acted as the workers.48 Many of the issues identified were utilized 

in the development of the D of l's Official Community Plan (OCP), which was 

adopted in October 2001. The process undertaken to develop the OCP is 

characterized as having a high degree of community involvement, 49 and the SCF was 

one of the means taken to facilitate the process. The Forum is described as a 

collaborative process, which sees local residents define and seek solutions to 

identified community issues. 5° 

46Manf red Fast, "Community Can Make It Happen: forging the Port Colborne Ontario Strategic 
Plan," Small Town V26, no. 1 (July-August 1995), pp. 10-15. 

47JamaI. Et Getz, p. 217. 

48 Interview with Robert Earl, Administrator District of Invermere, Invermere, B, 11 July 2002. 

49District of Invermere, Official Community Plan (October 2001), 1.2 and 1.7 

50Hamstead, p. 4. 
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Strategic Planning Applied to Housing Issues 

Housing is only one of many issues that could be identified in, a visioning process, 

and one that was identified at the SCF held in the D of I. In order for the vision 

established to be realized, more focussed strategies must be developed. 

Recommendations for the D of I can be informed by drawing from examples where 

strategic planning has been applied to housing matters elsewhere. 

The Ontario Professional Planners Institute (OPPI) advocates a community based 

strategic approach to affordable housing for the following reasons: 

• Due to the complex nature of housing, affordability must be addressed from 

a variety of directions, utilizing a wide range of ideas, tools and resources. 

• The decline in funding from senior levels of government necessitates action 

at the local level. 

• Planners are the ideal candidates to be front and centre in the process. 

• A strategic planning framework works well because it can change how we 

think, act and communicate." 

The strategic planning model is advocated by the American Association of Housing 

Educators (AAHE) as is evidenced by their assistance in the distribution of a self-

help guidebook for non-metropolitan communities entitled Developing Community 

Housing Needs Assessments and Strategies. The guidebook is intended for towns 

and counties that do not employ professional housing or planning staff. 52 In this 

guidebook, they provide a seven step process, with associated tasks, which is 

outlined in Appendix B of this document. 

51Edward Starr and Christine Pacini, The Municipal Rote in Meeting Ontario's Affordable Housing 
Needs (Ontario: OPPI, [February 2001]), pp. i-ii. 

52 White, Betty Jo et at, Developing community Housing Needs Assessments and Strategies: A 
Self-help Guidebook for Non-metropolitan Communities (Kansas Center for Rural Initiatives, [September 
1992]), p. 3. 

-25-



The most specific and comprehensive examples of the use of strategic planning as 

applied to housing come from Local Housing Strategy Guidance, a web page 

developed by Scottish Homes." This web site was in part based on a book by Sue 

Goss and Bob Blackaby entitled Designing Local Housing Strategies - A Good 

Practice Guide (1998). The most comprehensive example in a Canadian context has 

been prepared for Canada Mortgage and Housing Corporation (CMHC) and titled A 

Guide to Developing a Municipal Affordable Housing Strategy (September, 2001) by 

Ray Tomalty, Anna Hercz, and Christine Warne. From these documents we can 

obtain a definition of housing strategy, and identify the elements of a good housing 

strategy. 

The CMHC document defines a municipal affordable housing strategy as a 

systematic approach to addressing local housing issues. 54 In the British context, the 

role of a housing strategy is described as evolving from being part of a bidding 

document aimed at securing government funds that is concerned chiefly with the 

planning and building of council housing, to one where diverse views, choices and 

needs of local people will be heard; planning intervention in partnership with 

others will be commonplace; and where accountability will be directly linked to the 

local people for the success of the action taken.55 

Strategy involves looking ahead, understanding the changing social 
and economic circumstances of current and future generations of local 
people, and looking at housing problems holistically, linked to the 
needs for employment, education and training, good infrastructure 
and regeneration. It involves planning not simply the bricks and 
mortar, but the wider corporate and management issues - paying 

53 Local Housing Strategy Guidance Page. Scottish Homes. 27 June 2002 
<http://www.ths.scot-homes.qov.ul(>. 

54 Ray Tomalty, Anna Hercz and Christine Warne, A Guide to Developing a Municipal Affordable 
Housing Strategy, (CMHC, [September, 2001]), p.3. 

555ue Goss and Bob Btackaby, Designing Local Housing Strategies: A Good Practice Guide, 
(London a Coventry: Chartered Institute of Housing a Local Government Association, 1998), P. 21. 
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attention to the need to create and sustain healthy communities. 16 
The CMHC document talks about affordable housing strategies as being focused or 

comprehensive. A comprehensive strategy takes more time and resources because 

it attempts to address the full range of affordability issues, while a focused 

strategy attempts to deal with one or two issues and is usually chosen due to 

resource constraints or because immediate intervention is required. 57 Benefits of a 

comprehensive strategy include: 

• it is proactive rather than reactive allowing better decisions to be made, 

ensuring greater efficiencies in matching needs and resources 

• the long term nature of the strategy requires public acceptance 

• can improve the overall social health of a community 

• can be linked to other strategic goals within the community 

• it is a necessary component of a broader sustainability goal. 58 

Clearly, a more comprehensive strategy is more in line with the British view of a 

housing strategy. To summarize, the CMHC document promotes the following key 

elements of a municipal affordable housing strategy: 

Table 3. KEY ELEMENTS OF A MUNICIPAL AFFORDABLE HOUSING STRATEGY: 59 

• a steering committee that plays a Leadership role in developing the strategy 

• a public consultation and communication process 

• an analysis of housing needs and identification of key issues 

• an assessment of policy options available and adoption of action plans to address key 
issues 

• implemeniation strategies, including the development of new partnerships 

• monitoring of progress towards achieving goals and addressing key issues. 

57TomaftyetaL., p.3. 

581bid., p. 8 

591bid., p. 3. 
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Asset Based Community Development Applied to Housing Issues 

In 1996 the Smithers Community Services Association (SCSA), a twenty-three year 

old non-profit society that administers a variety of social programs for residents in 

Smithers, BC and the surrounding area, sought funding to examine the housing 

situation in Smithers in order to devise recommendations for housing solutions. In 

April 1996 the SCSA received a HOMES BC Community Housing Initiatives grant 

(which was contracted out), to carry out a Capacities Assessment of existing 

residential, commercial and heritage buildings in the Smithers area. In December 

of 1996, a second objective was added to obtain a stronger community voice: a 

Capacities Assessment of community members interested in Smithers housing 

issues. This project commenced in May of 1996 and was jointly funded by The BC 

Housing Management Commission and the BC Real Estate Foundation. A Capacities 

Assessment Inventory of existing buildings suitable for possible conversion, an 

inventory of individuals and a list of housing recommendations for Smithers and 

area were developed in accordance with the capacities assessment approach.6° 

WHY THIS APPROACH FOR INVERMERE? 

Many communities recognize the need for quality housing for people at all income 

levels and ages and that in order for a region to grow economically, more 

affordable housing is needed to complement growing job opportunities. Businesses 

need access to workers, and workers housing they can afford. A community with 

an affordable price range of quality housing is necessary for economic health." 

Housing has been identified as an issue of concern in the community of Invermere 

and it has subsequently been articulated in their Official Community Plan that they 

envision a complete and mixed community. This means giving community members 

choice in housing type and tenure that is reflective of the economic capacity of the 

60Land Centre Web Library Page. Smithers Housing Capacities Assessment Affordable Housing: 
Creating a Healthy Community "A Community Initiative" Final Report August 1997. 21 January 2001 
<http: //www.landcentre.ca/tcframedoc.cfm?ID=l 802>. 

61Mayor's Regional Housing Task Force, p. 1. 
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community. This MDP represents an action plan for the community to continue its 

visioning process, by developing a focus on housing. 

Chapter Summary 

The foregoing chapter has illustrated how this researcher has attempted to answer 

the question, "As a local government planner, how would I begin to address the 

development of a local housing strategy?" The rationale for recommending use of 

strategic planning grounded in asset based community development has been 

explained, with relevant examples provided. The forthcoming chapters will 

illustrate the results of this approach. 
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CHAPTER THREE: External. Environmental Scan - Housing Markets 

The focus of this chapter is dedicated to establishing a framework for 

understanding the external environment. Examination of a housing market model 

will assist in achieving an understanding of the external environment. This chapter 

begins by describing housing markets and identifying the actors involved in the 

supply and demand of housing. The kinds of data used to analyse housing markets 

and the various social and economic forces that influence housing markets are then 

discussed. Some of the major trends in society relating to housing issues are 

illustrated. From knowing what is happening in the wider societal context that 

affects housing development, we can better understand the local context. A 

successful strategic plan for local housing must include an understanding of the 

local housing market. 

WHAT ARE HOUSING MARKETS? 

Housing has a multidimensional nature: it is an economic good, an investment asset 

and a social service. 62 As a result, housing market models are very complex, with 

many variables affecting the supply and demand for housing depending on type, 

location and time. Housing is described in economic terms as a durable good that 

provides a flow of housing services over a long period of time. 63 

The housing market is not really a single market in the neoclassical 
sense, but a series of overlapping submarkets differentiated by 
location, dwelling type, age, quality, and financing. There are 
markets in which the consumption good; housing services, is 
exchanged and other markets in which the capital good, housing 
stock[,] is exchanged.64 

62Larry S. Bourne, The Geography of Housing (Washington DC: VH Winston, 1981), P. 31. 

63Gavin Arbuckle and Henry Bartel, "Review of Canadian Housing Policy and Economics," in 
Readings in Canadian Real Estate, (North York, Ontario: captus Press Inc., 1997) p. 8. 

64Smith et at., p. 30 as quoted in Arbuckle and Bartel, p. 8. 
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In the literature there is diversity in the use of the term submarket; 65 however, in 

the following table, use of the term submarket means a simple taxonomic or 

classification use. 

Table 4. HOUSING MARKET CLASSIFICATION66 

SCALE Macro - deals with aggregate levels of production and consumption of housing. 

Micro - deals with the composition of housing stock and its distribution among 
households and places. 

TENURE There are a variety of forms of 
ownership depending on the type of 
contractual arrangement: condominia, 
private co-op, non-profit co-op, (fee 
simple]. 

People rent from private individuals, 
profit and non-profit corporations, 
governments. 

TYPE Single Family, Multi-family (duplex, 
fourplex, townhouse/rowhouse), 
Apartment, Mobile 

Single Family, Multi-family (duplex, 
fourplex, townhouse/rowhouse), 
Apartment, Mobile 

AGE New Home Market 
New Rental Units 

Resale Market 
Existing Rental Units 

PRICE OF 
QUALITY 

Range: Low to High Range: Low to High 

Housing markets also have a geographic dimension. In addition, they do not follow 

political boundaries and they can vary greatly in size. Housing markets have been 

defined as the geographic areas in which people will drive to get to work. 

Geographically, housing markets reflect tabour markets. The critical factor is not 

size but economic connection. The operation of housing markets is influenced by 

job growth and the existence of sub-markets (such as recreational and retirement 

housing). Housing markets in this sense are at best approximations, for many 

communities have economic connections to many centres. 67 

65Bourne, p. 87. 

66Bourne, pp. 72-73. 

67Maine State Housing Authority, The State of Maine's Housing 1999, (Maine, 1999), p. 20. 

-31-



WHO IS INVOLVED IN HOUSING MARKETS? 

The principal actors in the housing market are: consumers, who are the buyers and 

renters, producers, who are developers and investors, regulators, who are 

governments and other regulatory institutions, and market-makers, who are real 

estate agents, financial institutions, lawyers and others. 68 All of these players 

operate within an established system of institutions.69 

John Doling describes housing as a process whereby development can begin with a 

member of the private, public or voluntary sector, and in which the availability of 

land, labour and materials is a prerequisite for the construction stage. The 

allocation stage is when decisions are made as to who will occupy dwellings. At 

this stage the housing process moves from the production phase to the consumption 

phase. The final stage is described as a phase of periodic re-production. Within all 

four stages are requirements for finance and the existence of subsidy. This process 

is located within a wider context where those involved are influenced by events in 

the wider economy such as changes in wages, national income, and interest rates. 7° 

While the allocation stage in this schema refers to the stage where the occupant 

moves in, it is important to keep in mind that as far as new housing development is 

concerned, a pre-determined type of occupant has most likely been considered at 

the development stage. Doling outlines the housing process in the following 

schema: 

68Michael A. Goldberg, The Housing Problem, A Real Crisis? . A Primer on Housing Markets,  
Policies and Problems (Vancouver: University of British Columbia Press, 1983), P. 46. 

69Bourne, p. 84. 

"John Doting, Comparative Housing Policy- Government and Housing in Advanced Industrialized 
Countries (Great Britain: MacMillian Press Ltd., 1997), pp. 48-50. 
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Table 5. STAGES IN HOUSING PROVISION PROCESS71 

Finance 

1. Development 2. Construction 3. Allocation 4. Repairs a Maintenance 

Land Labour Materials 

Subsidies 

This schema will be discussed further in Chapter Six and is utilized in the decision 

making process with respect to recommendations made in Chapter Seven. 

THE SUPPLY SIDE OF HOUSING MARKETS 

The supply of housing is important to the national economy, adding a small but 

significant amount to GDP. Housing supply is also important because it has been 

used as a regulatory toot by national governments and it generates a multiplier 

effect. Governments often stimulate housing supply in order to counter the 

economy's movement through business cycles. Residential construction stimulates 

other economic activities resulting in the multiplier effect which is good for the 

local economy. 72 Housing supply is derived from both existing buildings as well as 

new construction. New construction adds very little to the overall supply of 

housing stock in a given year. When looking to address affordability issues, one 

must look at ways to include the existing supply in any local housing strategy. 

Housing supply is stimulated by a number of factors. Construction factors, 

determined by cost of land, interest rates, terms, construction wages and materials 

prices, affect new construction and existing supply, with the relative importance of 

each determinant variable dependent upon whether it is new construction or 

renovation. Government policy and regulation are also factors affecting supply. 

It is the provincial and municipal governments which have the most direct control 

over the potential supply of housing and the control measures used to regulate 

71Doting, p. 49. 

72 Bourne, p. 96. 



housing.73 The decisions of market players, most importantly the builders and 

investors, affect the kind of supply available. This is also highly dependent on the 

availability of developable land, which is also linked to the willingness within the 

community to grow. 74 Supply is also determined by the degree of external 

influences on growth and the ability of the local community to manage growth. 

The geography of housing is a combination of local as well as national factors 

including site, topography, transport system, income level, social heterogeneity, 

economic base and historically inherited building stock. Unique housing stocks are 

created through the interaction of these conditions, producing a range of physical 

attributes and spatial patterning, which in turn influence the current types and 

patterns of tenure. 75 

THE DEMAND SIDE OF HOUSING MARKETS 

Housing demand is very complex and is stimulated by a number of factors. 

Demographic factors, determined by tong run sociological conditions such as the 

baby boom, population growth, and age structure, affect housing demand. These 

demographic factors affect the number of household formations that occur in a 

given time period. Household formation, or headship rates are also determined by 

sociological factors, such as the presence of extended families, divorce and 

marriage rates, as well as by economic factors, such as the cost of housing, and the 

rate of income growth. Housing demand is also stimulated by micro and macro 

economic conditions, which include mortgage interest rates, employment 

structure (labour market trends), income levels, consumer confidence, resale 

73 Goldberg, p. 65. 

74Norm Connolly, Housing Affordability in the Mountain West: assessing housing needs in 
Canmore (Calgary AB: University of Calgary, 2001) p. 55. 

75 Bourne, p. 59. 
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market, unoccupied units, vacancy rates, expected profits, and current prices.76 

Government policy can also be geared towards stimulating housing demand. 

Some of the broad socio-economic changes affecting housing markets directly or 

indirectly include: 

• technological changes and globalization, 

• government downsizing along with debt and service reduction, 

• changes in consumer tastes, 

• changes in settlement patterns, 

• changes in demographic structure (such as higher representation of women 

in the labour market, declining numbers of youth, an aging baby boomer 

population, declining birth rates), and 

• changes in socio-cultural values (such as the changing role of women, family 

structure, changing retirement strategy) .77 

Since this MDP is attempting to took at housing from a local government 

perspective, information on 'many of the factors of supply and demand is readily 

available to local governments. Some of the factors of supply and demand are 

better discussed in terms of what is happening in the internal environment, which 

in the context of this MDP, means the D of I, than they are as an external factor. 

White it was not within the scope of this project to examine all the major trends of 

each of the factors of the supply and demand of a housing market, some trends 

were noted from the literature that was reviewed and are included in tables in 

Appendix B. The following chart attempts to represent the major components of 

housing markets, but is not intended to oversimplify its complex nature: 

76Canada Mortgage and Housing Corporation, NationaL, Housing Outlook: National Edition, 3 
Quarter, (Ottawa: CMHC, 2001), p. 5. 

77Ekos Research Associates Inc., The changing Nature of Work and Future Housing Aspirations of 

Canadians, Ottawa: CMHc, 1998. pp. 7-9. 
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The demographic trends identified in Appendix C indicate an emerging new 

household. Devising a way to gauge the implications that the new household types 

will have on housing demand and the building industry is a challenge that needs to 

be faced by communities wanting a sustainable future, along with those actors who 

want to remain competitive in the building industry. There has been little 

analytical research into the explicit links between tabour and housing markets. 78 

This is a grave shortcoming because as stated previously, local housing strategies 

must be explicitly linked to the local economic capacity of the community. The 

Labor market trends identified in the aforementioned table and the subsequent 

effects on local housing demand illustrate the need for a housing strategy that is 

linked to the local economy. 

WHAT DATA ARE AVAILABLE FOR THE ANALYSIS OF HOUSING MARKETS? 

Despite the volumes of housing statistics, there are repeated calls in the literature 

for more accurate, comprehensive and useful data. One of the major challenges in 

the analysis of housing markets is linking data from different sources at varying 

levels of aggregation. There are many public agencies that would benefit from 

improvements in urban data systems relating to housing and residential change. 

Valuable sources of information, such as local property records, that exist for 

different purposes, could be formatted in a way that would be useful to housing 

research.79 

Bourne identifies several elements that can be monitored in a housing market. This 

information is included in Appendix B. Also included in Appendix B is a table that 

provides a check list of some of the potential data sources on housing stock, the 

occupants and on the operation of housing markets. Ideally, a housing strategy 

would track or monitor these sources of information. A system should be in place 

78Ekos Research Associates Inc., p. 27. 

"Bourne, pp. 31-35. 
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for continually updating information on the number and kind of new residential 

constructions, the percent of new units occupied (the absorption rate), frequencies 

of sales and rentals (occupancy turnover rates), the average prices of both new and 

resale units, household formation and demographic change, and adjustments in the 

existing stock. 8° An ideal data system would also include the changing cost of 

components: construction and repair, various ratios of income, and costs for 

different income groups by family status and type of tenure." This is an 

information system worth striving for. 

There is a complex relationship among jobs, workers, and housing growth. This 

relationship can be examined by looking at the jobs to labor force ratio and new 

jobs to new housing ratio. 82 Examination of the relationship among number of jobs, 

labour force and housing growth in a region is also something worth striving for. 

Differences between tabour force numbers and-job numbers can be the result of: 

1. "normal" frictional unemployment, people between jobs; 

2. structural unemployment, more people than jobs; 

3. people who work in another political area. 83 

There is an inverse relationship between a region's housing cost structure and the 

condition of its stock - the more expensive the housing, the fewer the substandard 

problems, and vice versa. 84 As well, high demand markets tend to have housing 

inflation and affordability problems, but tend to have little substandard housing, 

since private actors within the market generally are motivated to invest in and 

801bid., p. 34. 

"Ibid. 

82Maine State Housing Authority, p. 21. 

831b1d. 

841b1d., p. 22. 
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improve old housing. Prices are generally low in low demand markets and 

affordability is less of a concern. Old housing stock is often neglected and allowed 

to deteriorate as there is less incentive to invest. The implications of this to 

government housing policy mean that programs which expand the stock and which 

address affordabiUty, problems are most appropriate in high demand markets. 

When they are applied to low demand markets, often the only result is to 

accelerate the abandonment of old housing. Conversely, programs that encourage 

the maintenance and rehabilitation of old housing are most effective in low demand 

markets.85 

There is an abundance of quantitative data to analyze; however, of significant 

importance is qualitative data. The perceptions of actors, as well as why and how 

their perceptions influence their behavior is information worth knowing. 86 The 

challenge is to monitor and track both quantitative and qualitative types of 

information. Qualitative measures need to distinguish those who choose to pay 

more than 30% of their income on housing and those who are forced to, from those 

who choose less quality housing than those forced to; and to determine whether 

increases in costs are due to large and better quality units, or due to per unit costs 

of housing services. 87 

Indices regarding the quality, of data include: accuracy, comprehensiveness (what is 

the appropriate geographic area), representativeness, continuity and 

compatibility." Equally important isdeciding how housing needs should be 

assessed, especially when housing standards tend to change with social attitudes 

"Ibid., p. 23. 

86 Bourne, p. 34. 

871b1d., p. 50. 

"Ibid., p. 36. 
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and market conditions." One also has to consider how total demand within a 

defined geographic area is measured. Will only existing households be considered 

or will potential population projections also become a factor?" The use of 

aggregate statistics, such as medians and averages, can conceal very different 

ranges of local housing characteristics." Those figures should be used with 

caution. 

CONCLUDING COMMENTS REGARDING HOUSING MARKETS 

There is general consensus in the literature regarding the central characteristics of 

housing markets and policies and aboUt the factors that influence supply, demand 

and housing prices. The relative importance of each varies among regions and 

among different types of buildings.92 Other general considerations regarding 

housing markets include: 

• It is important to keep short run and long run factors in mind when looking at 

housing markets, for they each contribute differently. For example, the cost 

of new housing in the short run is not an important factor in housing price 

because it represents a small proportion of total housing stock; however, it 

does become a factor in the long run because higher costs will eventually 

lead to higher prices. 

• The supply of housing is inelastic; supply cannot change quickly in response 

to price or anything else. Total supply is dominated by existing stock. 94 

891b1d. 

901b1d., p. 37. 

91IbicL, p.65. 

92Arbuckte Et Bartel, p. 3. 

93 Goldberg, p. 57. 

941bid., p. 53. 
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Despite the variety of housing market models and their underlying assumptions, 

Arbuckle notes a few broad housing market characteristics on which economists 

tend to agree: 

• Long run housing demand is fairly stable over time and is 

determined by predictable demographic factors. 

• Short run housing demand is very volatile and responds sharply 

to current economic conditions. 

• Housing supply is slow to change and the size of the housing 

stock cannot respond rapidly to changed economic conditions. 

Construction Levels are volatile, but resales are less volatile, 

and house improvement spending is a fairly stable function of 

the size of the housing stock. Rental construction has been 

declining. 

• There is disagreement over the effectiveness of government 

policies that attempt to influence supply or demand. 95 

Housing markets are highly localized and there can be periods of disruption because 

demand is volatile and supply is slow to change in the short run. 96 

Chapter Summary 

From this scan of the external environment in which housing is developed, a 

framework for understanding the housing market operating in Invermere is 

established: housing markets are influenced by broad socio-economic forces, with 

the major factors in the supply side of housing markets being construction factors, 

government policy and regulation, decisions of market players, and existing housing 

stock; and the major factors in the demand side of housing markets being 

demographic factors, micro and macro economic conditions, decisions of market 

players, specifically local and non-resident consumers, and government policy. 

95Arbuck1e E Bartel, p. 3. 

96 Goldberg, p. 2. 
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The perspective from which this MDP is taken focuses on the knowledge and power 

that local governments have that can influence housing markets. It acknowledges 

that local governments have the power to help or hinder local citizen involvement 

in their local housing market. Discussion is centered on the factors related to the 

knowledge and power of local governments. For organizational reasons, some of 

these factors are best discussed in terms of local context, while others are given 

separate attention. SpecificaLly, separate attention is given to: 

1. Government policy and regulation (external - Chapter Four, internal - 

Chapter Five), 

2. housing stock (internal - Chapter Five), and 

3. Land, as a component of construction factors (internal - Chapter Five). 

In addition, discussion in this chapter helps to establish an appropriate geographic 

boundary for the housing market in which the D of I operates; as weU as an 

understanding of the factors that need to be considered when attempting to 

influence housing markets. This information is utilized in the development of 

Chapter Five. 
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CHAPTER FOUR: The Housing Policy Environment 

The focus of this chapter is on the political dimension of housing, and on the 

policies and programs that guide and influence housing development, with an 

emphasis on the policies and programs tangible at the local level.. The 

objective of this review is the identification of resources (money, tools, 

programs, information and expertise) available to municipal governments for 

creating local housing policy.. In a 1990 report prepared by Hulchanski et at, it 

is noted that there is a great deal of research on federal housing initiatives, a 

lesser but significant amount on the provincial role and little on the municipal 

role. 97 This chapter is divided into three sections, beginning with federal, then 

provincial, and concludes with municipal housing policies and initiatives. 

FEDERAL POLICY INITIATIVES 

Housing policy has been a crucial component of social policy and employment 

creation.98 Upon review of the Canadian literature on housing policy and 

economics, Gavin Arbuckle notes that there is a wide range of opinion 

concerning the appropriate objectives and instruments of housing policy and 

the effectiveness of past programs, and that.Canadian housing policy is fraught 

with administrative complexity and difficulty in estimating the effects of 

programs on housing markets. 99 Federal policies continue to focus on home 

ownership with efforts geared towards continued provision of mortgage loan 

insurance and mortgage-backed securities, helping the building market through 

the Market Analysis Centre, the Canadian Housing Export Centre and the 

97J. David Hutchanski, Margaret Eberle, Michael Lytton, Kris Olds, The Municipal Rote in  
the SuppLy and Maintenance of Low Cost Housing: A Review of Canadian Initiatives, (UBC Centre 
for Human Settlements: The University of British Columbia, 1990), P. 7. 

"Goldberg, pp. 61-62. 

'Arbuckle & Bartel,, p. 3. 
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Canadian Centre for Housing Technology. 100 Support of social programs 

continues to decline through the transfer of responsibility to the provinces and 

territories. Over 50% of CMHC's social housing portfolio has been 

transferred. 101 Direct federal involvement in housing is being replaced with 

initiatives that encourage more local involvement. Most federal housing 

policies have been demand oriented, intended to provide additional income or 

mortgage credit to consumers. 102 

A variety of assistance programs are available: Home Adaptations for Seniors' 

Independence, Emergency Repair Program, Shelter Enhancement Program, and 

Residential Rehabilitation Assistance Programs for homeowners, renters, 

persons with disabilities, rooming house providers and conversions. A number 

of programs under the umbrella of Aboriginal Housing are also available in 

partnership with First Nations and others to meet the housing needs of 

Aboriginal Canadians on and off reserve. 103 

Given the decline of federal involvement in housing policy since 1978, which 

has been characterized as an era of stagfLation and restraint, 104 it should come 

as no surprise that the Federation of Canadian Municipalities declared 

homelessness a "national disaster" in November 1998.105 John Sewell provides 

100Canada Mortgage and Housing Corporation,  A Strong Past - A Bright Future 1999 
Annual Report, (Ottawa: CMHC, 2000), pp. 17-20. 

101 Ibid.,, p. 21. 

"Goldberg, p. 62. 

"'Programs Et Financial Assistance. CMHC. 8 June 2001 <http://www.cmhc-
scht.p,c.ca/en/prfias/abhoas/index.cfm>. 

104 George Fatlis, as cited by John Sewell, Houses and Homes (Toronto: James Lorimer a 
Co., 1994), p. 14. 

105 Community Services, City of Edmonton, Executive Summary of Background Reports  
#1, #2, and #3, City of Edmonton Low-income and Special Needs Housing Strategy, (Edmonton: 
January 2001), p.10. 
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a critical reflection on federal housing policy highlighting that: 

• Policy focus has been on housing provision and little has been done with 

regard to existing stock. 106 

• Policy has allowed for acceptance (and even encouragement and 

entrenchment) of widely held Canadian values that raising children in 

single detached homes that are owned by the occupant is how things 

ought to be. 107 

• The justification for many housing programs was not to create good 

housing policy, but was put in place for economic reasons: job creation 

and economic stimuLation. 108 

• Support for private rental housing and renters has never been at the 

forefront of Canadian housing policy."' 

In a response to the Federation of Canadian Municipalities $305 million in 

funding over a three year period will be directed towards homelessness through 

the Supporting Communities partnership Initiative. 110 80% of the allocated 

funds will go 10 designated cities and the remaining funds will go to other 

communities or groups of communities working as a region, who can 

demonstrate a homelessness problem, can apply for funding."' 

Local governments need to have a good understanding of federal policies and 

must include in any housing strategy a mechanism to identify and understand 

the effects of federal policies at the local level. For example, would it not be 

106 Sewell, p. 5. 

107 George Fattis, p. 81, as cited by John Sewell, p. 82. 

108 Sewell, p. 96. 

109 Ibid., p.117. 

110News release December 17, 1999. Human Resources Development Canada. 2 February 
2002 <http: //www.hrdc-drhc.gc.ca/common/news/dept/99-88.shtm[>. 

"'Supportinp Communities Partnership Initiative. Human Resources Development Canada. 
2 February 2002 <http: I /wwwl 8. hrdc-drhc.gc.ca/ programs/hometessness/who.asp>. 
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in a community's best interests to know if they had a large proportion of high 

ratio financed mortgages? If they did, would this not make the community 

more vulnerable in an economic down swing? The tack of known effects on 

housing markets has been one of the critiques of federal housing policies. 112 

This tack of monitoring in the past is no excuse to continue it in the future. 

Despite the federal government decline in housing initiatives, the following 

have been identified as key resources that could prove useful in the 

development of a local housing strategy: 

Homegrown Solutions is a grant program to help communities identify 

strategies and solutions for meeting local housing needs. It is a program funded 

by CMHC that was launched in 1996 by the Canadian Housing and Renewal 

Association. Other supporters include: Co-operative Housing Federation of 

Canada, Canadian Home Builders' Association and the Federation of Canadian 

Municipalities. The goal is to support and stimulate interest in affordable 

housing at the local level, with the objective of identifying new approaches to 

meeting housing need that do not require ongoing public subsidies. Seed 

grants are given to local groups to help them move from the idea stage toward 

implementing an approach to creating or preserving affordable housing."' 

Unfortunately there is no more funding for this program; however, CMHC is 

considering setting up a loan fund for new community groups."' Examples such 

as this highlight the importance of scanning the environment so that 

opportunities may be acted upon while available. 

Canadian Centre for Public-Private Partnerships in Housing (CCPPPH) is a 

community-focussed, experienced team who helps non-profit community 

"'Arbuckle, p. 3. 

113Homegrown Solutions. 8 June 2001 <http://www.hgrown.org/eng/site page.htmt>. 

"'ibid. 16 March 2003 <http://www.hgrown.org/eng/indexE.htmt>. 

-46-



groups work with municipal, provincial and federal governments to develop 

affordable housing. There is a focus on mortgage insurance and provision of 

funds for proposal development."' 

The Canadian Housing Information Centre is the most comprehensive housing 

library in Canada. The centre's catalogue was put on line in 1999 and contains 

more than 70,000 documents."' 

Affordability and Choice Today (ACT) Program promotes regulatory reform at 

the municipal level. It is designed to foster changes in planning and building 

regulations and residential development approval procedures. Through this 

program grants are awarded to municipalities, private and non-profit builders 

and developers, planners and architects to undertake innovative regulatory 

reform initiatives."' 

PROVINCIAL POLICY INITIATIVES 

BC has undergone significant restructuring with regard to land use and planning 

processes. Based upon a non exhaustive review of provincial policy, it appears 

to have begun with the Commission on Resources and Environment in 1990, 

which led to the Municipal Act reform process, which culminated in a new 

Local Government Act receiving Royal Assent on June 12, 2000. The new act 

requires local governments, through Section 876(3), to consider provincial 

poLicy guidelines (that are established under the authority of section 870) when 

developing or amending an official community plan (OCP). The Minister of 

Municipal Affairs is authorized to 

"'Programs F± Financial Assistance. cMHc. 8 June 2001 <http://www.cmhc-
scht.p,c.ca/en /prfias /cacepuprpa/ccppph 001 .cfm>. 

116 CMHc, A Strong Past - A Bright Future 1999 Annual Report, p. 20. 

""ACT Program. Federation of Canadian Municipalities. 8 June 2001 
<http: //www.fcm.ca/act/welcome. htmL>. 
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establish provincial policy guidelines regarding the content 
and development and adoption process of regional growth 
strategies and OCPs, following consultation with 
representatives of the Union of British Columbia 
MunicipaUties. 118 

An initiative more specific to housing was the Provincial Commission on 

Housing Options (PCOHO) that was launched in June 1992. The Commission's 

mandate was to recommend ways to meet British Columbia's housing needs 

within shrinking federal budgets and limited provincial and municipal financial 

resources. 119 The Commission's report outlined how prior provincial 

government housing policy had consisted primarily of involvement in federally-

initiated housing programs. The province saw the opportunity to take a more 

proactive rote in creating housing policy with the withdrawal of the federal 

government from funding housing programs. The report, completed in 

December 1992, proposed the following for the province: 

Table 6. PCOI-IO's TEN POLICY GOALS 120 

• To ensure that all British Columbians have the right to an adequate standard of housing 
at an affordable cost; 

• To encourage an understanding of the importance of housing as part of the government's 
overall social and economic policy; 

• To extend opportunities for as many British Cotumbians as possible to own their homes; 

• To ensure an adequate supply of affordable rental housing to meet the needs of low and 
moderate income groups; 

• To ensure that people with special needs have access to suitable housing, managed in a 
socially sensitive manner, and co-ordinated with health and community service; 

• To assist the homeless to move off the streets by giving priority to accommodation for 
the homeless and for people who are vulnerable to becoming homeless; 

• To ensure that all communities have an adequate supply of serviced residential land to 
meet the future housing needs of British Columbia's growing population; 

1'8 Government of BC. 8 June 2001 
<http: //www.marh.pov.bc.ca/LGPOLICY/MAR/URMA/c!220.htmL>. 

"'Government of BC. 26 January 2002 
<http: //www.sdes.gov.bc.ca/housinq/PCUPDATE/index.htm  >. 

1201b1d. 
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• To ensure that housing development occurs in conjunction with sound regional planning 
policies leading to the development of attractive, sustainable communities that include 
people from all income levels and household types; 

To conserve and maintain the condition of existing housing throughout the province; 

• To foster broad community participation in the provision of affordable housing, including 
partnerships among the provincial government, local governments, the private sector, 
and non-profit and self-help organizations. 

The report also made 57 recommendations affecting legislation, regulation, 

government spending and programs, changing provincial and municipal roles 

and the organization of the government's housing functions. The BC Housing 

branch was established to work on the recommendations and focussed on three 

aspects of housing: 

• policy and planning tools for local governments, 
• housing policy and program development, and 
• special needs housing initiatives."' 

As a result of the Commission, and the subsequent work of BC Housing, the 

province has clear policy guidelines with respect to housing. In the Growth 

Management Strategies Act, fourteen provincial goals are outlined in section 

849(2) of which developing adequate, affordable and appropriate housing is 

one. 122 This 1995 Act reintroduced the authority for regional planning, which 

was the result of one of the recommendations of the Commission. 123 

In addition to acting on the recommendations of the Commission, BC Housing 

delivers the province's social housing (or affordable housing) programs. Prior 

to the 2001 provincial election, this agency fell under the Ministry of Social 

Development and Economic Security. Housing assistance is offered to a variety 

121 1b1d. 

122 Government of BC. 8 June 2001 
<http: I Iwww. marh.gov. bc.caIGROWTH /PUBLJCATIONSIEXPGUIDE Igsagui3a. htmt#TOP>. 

123 Government of BC. 26 January 2002. 
<http://www.sdes.gov.bc.ca/housing/PCUPDATE/index.htm>. 
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of low- and moderate-income households that include families, seniors, urban 

singles, and special needs groups (people with physical and/or mental 

disabilities, mental illness, street youth, and those fleeing abusive 

relationships. )124 

The role of BC Housing is to: 

• Manage approximately 8,000 social housing units 

• Administer subsidies to approximately 26,000 of 67,000 units operated by 

non-profit societies and co-operatives 

• Provide rent supplements to 16,000 British Columbians renting in the private 

market 

• Administer the HOMES BC program 121 that was launched in 1994. 

This organization developed a 2001-2004 Performance Plan that recognizes the 

role of housing in the context of health, education, jobs and individual well-

being and the importance of working together to create homes, choices and 

healthy communities. 116 The organization is committed to 

searching for new and innovative ways to build on the capacity of 
the local housing sector, and working to create new relationships 
and financial partnerships that leverage both private and public 
resources, and to working together with housing partners and 
local governments to foster healthy, active and inclusive 
communities and about making a lasting contribution to the 
economic and social well-being of individuals and families across 
the province. 127 

124 About BC Housing. BC Housing. 8 March 2001 
<http://www.bchousing.org/About BC Housing/Defautt. asp>. 

125 Ibid. 

126 Ibid., 6 June 2001 
<http://www.bchousinq.org/About BC Housing/ Performance Plan.asp>. 

127 Ibid. 
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BC Housing works in partnership with the housing industry and communities to 

meet the diverse and emerging housing needs of the people of the province: 

Partners include non-profit and co-op partners alongwith key players from 

municipalities, the private sector, and other government departments. 128 A 

range of programs is available for groups who build and operate affordable 

housing and raise awareness of housing issues in communities. Services (such 

as bursary and tenant association grant programs) are also provided to tenants 

that live in units managed by BC Housing. 129 

BC Housing also plays a key role in the implementation of the five key goals 

outlined in British Columbia's 1996 Strategy for Affordable Housing which 

includes the following: 

1. Build partnerships to broaden the base of participation in creating housing 

opportunities. 

2. Reduce the impact of land costs on housing development. 

3. Increase affordability of home ownership for first-time buyers. 

4. Preserve and expand the stock and variety of moderately price rental 

housing. 

5. Promote a range of housing options for individuals with special needs. 13° 

• The following have been identified as key resources that could prove useful in 

the development of a local housing strategy: 

Homes BC is the provincial government's comprehensive housing program. It 

provides construction financing, operating subsidies and rent supplements to 

128 Ibid., <http://www.bchousing.org/About BC Housing/Partners/defautt.asp>. 

129 Ibid., <http://www. bchousinct.orR/Programs and Services /defautt.asp>. 

"Government of BC. 26 January 2002 
<http://www.sdes.gov.bc.ca/housinR/STRATEGY/5points.htmt  >. 
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non-profit, co-op and private housing providers who develop or operate 

affordable housing for low- and moderate-income British Columbians. 131 In the 

spring of 2001 the provincial government announced that there would be 

funding for 1,800 new social housing units and 250 new rent supplements. Non-

profit societies, co-operatives and private landlords can apply."' 

Community Housing Initiatives is a program that provides funding to nine 

Regional Housing Centres who work with key stakeholders in communities for 

the purpose of raising awareness of housing issues and to develop strategies for 

responding to local housing needs. The aim is to increase the capacity of local 

communities to identify and take action on housing problems, with a focus on 

the needs of renters. Support is available to help increase affordable, 

adequate and appropriate housing for renters as well as to promote community 

development, public education and advocacy, research initiatives and training 

activities."' 

From the above selected review of government documents, it is clear that the 

province of British Columbia has been committed to having housing on their 

agenda and that there are programs available to local governments and 

communities who want to pursue housing strategies. Whether housing remains 

a provincial agenda item with the election of a new government remains to be 

seen. The fact that there is no longer a Ministry of Municipal Affairs or a 

Ministry of Social Development and Economic Security under the new 

government could be an indication that housing wilt no longer be on the policy 

131 BC Housing. 6 June 2001 
<http://www.bchousthg.org/Programs and Services/HOMES BC /default. asp>. 

132 Ibid., 

<http://www.bchousing.org/Programs and Services/New I nitiatives/defautt.asp>. 

1331bid., 
<http://www.bchousinR.orR/ProG!rams and Services /Regional Housing Centers /default. asp>. 
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agenda. If this is indeed the case, the province could be moving toward a less 

interventionist housing policy. Issues relating to housing now fall under some 

of the general responsibilities of the Ministry of Community, Aboriginal and 

Women's Services whose portfolio includes: municipal affairs, transition houses 

and emergency shelters, cooperatives, community grants, housing policy and 

programs. The new Ministry oversees the following major boards and 

commissions: BC Housing Management Commission, Homeowner Protection 

Office, Building Code Appeal Board, and the Provincial Rental Housing 

Commission 134 

MUNICIPAL INITIATIVES 

The municipal role in housing policy has traditionally been facilitative, where it 

has assisted in the activities of the private sector and senior levels of 

government. It has used its regulatory authority to affect the supply and 

maintenance of housing. The municipal role began to change in the 1970s with 

the rise of citizen participation. Municipalities began to establish housing 

corporations that relied on federal and provincial funding but required local 

leadership, planning and co-ordination. Since the 1980s most municipalities 

have assisted in the supply and maintenance of affordable housing."' 

Hulchanski indicates that little has been written in Canada about the municipal 

role in housing. Traditionally, municipal involvement in housing has been by 

way of assistance in the delivery of senior housing programs. 136 

Hutchanski points out that municipal housing activities are set in highly diverse 

contexts: history, power, politics, local and regional economy, geography, 

population and expertise. As enabled by the Constitution Act and provincial 

"'Government of BC. 18 July 2001 <http://www.gov.bc.ca/bcgov/popt/summary/>. 

135 Hutchanski, et at., p. 1. 

136 Ibid., p. 2. 
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Legislation, municipalities regulate the supply of land through [and use, 

development standards, building and [and development processes. 

Municipalities have indirect authority through regulation of housing demolition 

and conversion. The nature of the municipal tax base is also a major factor 

affecting the local role in housing. Property tax for residential land is a major 

source of local revenue. As is previously discussed, but worth reiterating, the 

ability of local governments to address housing goals is strongly affected by the 

housing policies of senior governments. Senior governments have had a variety 

of demand and supply sided programs and policies that stimulate the 

construction of housing. Other federal government policies and programs also 

affect housing, such as policies regarding national defence, banking, trade and 

commerce, immigration, income tax and interest rate levels. Provincial 

programs and policies also have direct and indirect influence on housing: rent 

controls, education, property and human rights. The greatest influence on 

local housing is from the private sector, which is in turn stimulated by senior 

government policies and incentives. A mix of federal and provincial policies, 

macroeconomic conditions and the operations of the housing market influence 

local housing."' 

Tools and Initiatives at the Local Level 

The forthcoming discussion of municipal initiatives in housing draws upon the 

results of four significant documents in the literature: 

The Municipal Role in the Supply and Maintenance of Low Cost Housing: A Review 

of Canadian Initiatives 1990 The purpose of this report was to identify and to 

document the range of innovative municipal housing activities (36 initiatives 

were documented) that seek to maintain or increase the supply of low cost 

housing. An innovative municipal initiative refers to 

137 Ibid., pp. 8-9. 
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local actions which seek to create new, affordable housing or 
which maintains [sic] the stock of existing affordable housing by 
using the instruments and resources of local government. 138 

Municipal Initiatives in Affordable Housing 1993 This report also documents 

municipal initiatives in housing; its goat is to encourage other municipalities to 

adopt some of the ideas and approaches for affordable housing. 75 

municipalities across the country were contacted, and 69 initiatives from 34 

municipalities are documented. 139 

Planning for HousinJRevised 2000): An Overview of Local Government 

Initiatives in British Columbia This report represents an overview of initiatives 

that have been compiled by the province. As discussed briefly, under 

provincial policy, several amendments have been made to the Local 

Government Act (previously known as the Municipal Act) that were intended to 

increase the ability of local governments to address housing related issues. 

Surveys were conducted in 1996 and 2000 for the purpose of assessing how local 

governments have responded to various housing related needs in their 

communities. Comparisons between the surveys allowed the Ministry to assess 

the changes and the extent to which local governments are addressing housing 

related issues. In 2000, 113 out of 181 local, governments (including regional 

districts) responded to the survey. 140 

138 Ibid. 

"'Deborah Kraus, Municipal Initiatives in Affordable Housing, prepared for Canadian 
Housing and Renewal Association and Canada Mortgage and Housing Corporation, Ottawa, 1993. 

140 British Columbia Ministry of Social Development and Economic Security, Planning For 
Housing: An Overview of Local Government Initiatives in British Columbia, Revised 2000, pp. 71-
72. 
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The Municipal Role in Meeting Ontario's Affordable Housing Needs (2001) This 

report was sponsored by the Ontario Professional Planners Institute (OPPI) 

because of the province wide relevance of the topic of housing, the substantial 

impact on planning and the potential for best practice applications, which fit 

into the OPPI's overall strategic plan initiative to advance creative solutions for 

emerging planning issues. 141 

From these reports, the following Municipal Initiatives Classification Table was 

created, which represents a summary of the definitions and categories 

identified in the four studies: 

141 Ontario Professional Planners Institute, The Municipal Rote in Meeting Ontario's 
Affordable Housing Needs, February 2001, p. i. 
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Table 7. MUNICIPAL INITIATIVES CLASSIFICATION 

Hulchanski et at (1990) Krause (1993) BC Ministry of Social Development a Ontario Professional Planners 
Economic Security (2000) Institute (2001) 

Political Leadership & Advocacy Planning Tools that are available Advocacy through Housing 

actions that urge, promote or through the Local Government Act: Task Force, Community Action 

stimulate the creation or . Community Planning Plans, Municipal! Housing 

preservation of affordable 
housing. 

Initiatives: task forces, 
committees, workshops and 
public forums 

Sector Activities and political 
leadership. 
Community Education 
through forums and 
information videos. 

Regulations for Standards a Intensification make better use • Land Use & Zoning: density Regulatory Change through 

Zoning revise regulation for the 
purpose of reducing the cost of 
new or rehabilitated housing. 

of existing serviced land and 
buildings (e.g. secondary suites, 
housing above commercial) 

bonusing, comprehensive 
development zoning, inclusionary 
zoning, diverse house types: 

use of secondary suites, 
density bonusing, inclusionary 
zoning, exaction programs for 

Sustainable Development higher mixed use, manufactured home housing linkages, demolition 
density communities can help parks, secondary suites. control bylaws, infill 
achieve affordable housing goals a Rental Housing: development development, alternative 

Regulations for Process 
facilitate the production and 

as well as sustainable goals 
Regulations: Administration 8 
Approval Process initiatives to 

encouraged, conversion and/or 
demolition controls, standards of 
maintenance bylaws 

development standards, 
performance based planning, 
streamlining approval 

maintenance of affordable 
housing by removing obstacles. 

speed up the process process. 

Financing establishment of trust Land a Financing for New • Approvals and funding: housing Financial Incentives 

funds, loan guarantees, etc. Development facilitate the agreements, housing reserve Exemption of fees (e.g., 

Land & Buildings establishment development of non-profit funds, cash grants. development charges), special 

of land banks, leases, etc. housing through loans, land, etc. • Government Owned Land: tax rates, redevelopment 

Taxation & Fees waivers, 
abatements, impact fees, 
development cost charges, tax 

Donate land or subsidize through 
land banking, rezoning or bylaws 
that require developers to make 

leasing land, land grants. incentive programs, housing 
grants and loans, housing 
trust funds and land trusts. 

deferrals land available in new 
developments for affordable 
housing. 

Administrative Measures 
through direct administration 
Et funding of various housing 
programs 
Direct Provision as share-
holder of municipal non-profit 
housing body, direct financing 
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Organization involving the 
establishment of departments, 
partnerships, etc. 

Information & Related Services 
the collection, maintenance, 
dissemination, and generation of 
information for use by the 
public, private and community 
organizations 

Planning a Policy the 
establishment of broad policy 
statements regarding housing. 

Partnerships creating advisory 
committees. 
Community & Economic 
Development recognition of the 
link with housing 

Housing Information & Referral 
Services establish housing 
registries, home sharing 
programs, etc. 

Community Improvement, 
Rehabilitation & Preservation of 
Existing Housing through 
subsidies to preserve the existing 
stock. 

Homelessness the need for 
housing is critical, but so is the 
development of job skills and 
community awareness. 

Housing for the Elderly & 
Special Needs Groups support 
equity housing, garden suites, 
supportive home living, zoning 
for group residences. 
Community Health & Safety 

Home Ownership promote 
manufactured housing and sweat 
equity to those with low and 
modest incomes. 

• Partnerships: public and private 
sectors as well as other levels 
and departments of government 

• NIMBY Strategies: to address 
local resistance. 

• Inventories and Monitoring of 
Housing Stock: [e.g., GIS, 
longitudinal studies.] 

Planning E Policies in community 
plans and other policy documents, 
strategies to develop policies, 
create definitions, and methods of 
responding. Strategies can be 
comprehensive or issue specific and 
can involve short and long term 
objectives. Develop definitions of 
affordable housing [e.g., range of 
affordability] 

Planning to Address Homelessness 
through research, policies and 
strategies, planning & funding and 
single room housing occupancy. 
Housing for Individuals with 
Special Needs create policies and 
definitions of special needs. 
Adaptable & Accessible Housing 
research, reports, strategies and 
guidelines for housing that has 
flexible design features that can be 
adapted to meed the changing 
needs of any occupant. Need is 
associated with a specific disability 
or stage of life. 

Public/Private Partnerships 
through demonstration 
projects, proposal calls and 
municipal not-for-
profit/private sector 
initiatives. 

Research Activity through 
special purpose task forces, 
housing forums, design 
charettes/ideas competitions, 
housing statements & studies, 
information & monitoring. 

Policy Initiatives through a 
Housing First Policy and 
Housing Levies. 
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The Later documents by BC Housing and OPPI contribute to the literature in 

that they also provide a discussion of the barriers"' and the challenges143 to 

implementing the identified initiatives, as well as some of the issues and 

barriers identified by smatter communities. 144 These discussions are 

represented in the following table (material applying to smatter communities 

highlighted, in blue type in the table): 

Table 8. BARRIERS (BC Housing) CHALLENGES (OPPI) ISSUES (BC Housing) 

Limited financial and human resources and 
the need to focus on other priorities often 
inhibit the integration of new techniques 
into the planning process. 

Requires effective 
allocation of scarce 
resources. 

Smatter communities 
feel that their housing 
issues are different 
from larger urban 
centres 

Limited staff and financial resources, a 
lack of public support, resistance from the 
development community, and low 
densities and land values, particularly in 
small communities and rural areas. 

Requires a proactive 
rote on the part of 
the municipal 
government, 

There is a need for 
improvements to 
infrastructure to 
facilitate housing 
development. 

Lack of land owned by the Local 
government can be a barrier to using the 
technique of leasing and granting of land. 

A declining population 
can lead to an 
oversupply of housing 
and high vacancy 
rates in some centres. 

Affordability is not a significant concern. A shortage of rental 
housing. 

Perception that planning toots are 
designed with larger urban areas in mind, 
and do not fit the conditions in small or 
rural communities. 

A lack of housing 
options for seniors so 
that they can 
continue to live in the 
community 
throughout their 
lives. 

Lack of financial and staff resources. 

Perceived Lack of need. 

142 BC Ministry of Social Development and Economic Security, pp. 4 -13. 

1430PP1, p. ii and 3. 

144 BC Ministry of Social Development and Economic Security, pp.4-13. 
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CMHC is creating a web-based document, entitled the Affordable Housing 

Advisor, that provides a detailed analysis of 50 identified tools available to 

municipalities that can be used as the building blocks of an affordable housing 

strategy: 

Table 9. CMHC'S AFFORDABLE HOUSING ADVISOR145 (2001) 

Policy and Regulation Financing and Tenure 
• Using incLusionary housing policies 
• Reducing Length of approvals Creating Funding Sources 
• Using development Levies • Using housing trust funds 
• Modifying development standards • Providing block grants 
• Modifying building codes • Issuing tax exempt bonds 
• Using density bonusing . Developing revolving loan funds 
• Retaining affordable housing . Using the tax system 
• Restrictions on conversions of rental to condos • Creating other funding sources 
• Secondary suites • Community reinvestment 
• Providing Garden Suites 

Using Land 
Community and Housing Design • Developing community land trusts 
• Increasing density through tot size and design • Using public land banking 
• Increasing density through building form • Using the Land Lease tenure 
• Modifying unit design and size - partial 

research done 
. Providing Land at reduced cost 

• Incremental housing Ownership and Quasi Ownership Housing 
• Creating flexible housing • Using innovative mortgage payments 
• Sharing facilities • Applying reverse mortgages 
• Co-housing • Obtaining downpayment assistance 
• Alternative development standards . Providing equity loans to homeowners 

• Using sweat equity 
Construction and Technology . Applying the life lease model 
• Using prefabrication in housing • Using equity co-operatives 
• Using volunteer labour 
• Using materials cost-effectively Rental Housing 
• Building energy efficient housing . Reducing taxes 

• Providing operating subsidies 
Operations and Management • Reducing interest rates 
• Reducing maintenance costs • Providing capital grants 
• Reducing energy costs • Partnerships 
• Using Life cycle costing 
• Using volunteer resources Redevelopment and Renovation 
• Involving tenants in decision-making • Acquiring and renovating housing 

• Converting non-residential buildings 
• Increasing density on under-utilized sites 
• Redeveloping sites 

This will be a comprehensive document that describes each tool, discusses the 

advantages and concerns of each, assesses the effectiveness of the toot and 

"'Ray Tornatty, et at., p. 46. 
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will provide sources for more information on each of the tools."' While the 

web-based document is not yet complete, the previous chart provides a 

preview of how these toots have been grouped into six categories. 

The degree of control that a municipality has with respect to the use of each of 

the tools listed above varies. Hopefully, the Affordable Housing Advisor, in its 

completed stage will address that aspect of the municipal context when 

discussing each tool's effectiveness. Certainty knowing that these are the ways 

that affordability can be addressed will allow municipalities to influence 

developers and others in desired directions. Those involved in any local 

housing strategy development will want to ensure they keep their eye out for 

this valuable resource. 

Given the large list of tools available to local governments, and lack of a 

completed comprehensive critique regarding the applicability and effectiveness 

of each tool, this MDP draws upon an example from the United States wherein 

tools were categorized as high, medium and low resource intensive (in terms of 

financial cost to the municipality) in the development of local housing 

strategies. 147 This example is discussed further in Chapter Six and is utilized in 

the decision making process with respect to recommendations made in Chapter 

Seven. 

The writer acknowledges the fact that the body of literature with respect to 

municipal initiatives in housing was developed primarily from the experience of 

larger, urban areas; however, the powers afforded urban and rural 

municipalities remain the same as they are delegated the same powers by the 

1461b1d., p. 47 

147Town of Cary Department of Development Services - Planning and Zoning Division, 
1999 Town of Cary Affordable Housing Tool Kit, (Cary, North Carolina: Town of Cary) 
http://www.townofcary.org/agenda/dsool13C2.htm <viewed July 30, 2002> 
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provinces. The development toots available to rural and urban governments 

are the same, but it is the readiness of local government bodies to utilize these 

toots that varies. 148 Additionally, in the absence of a body of literature 

dedicated to the initiatives of only rural municipalities, it would be erroneous 

to choose to develop an understanding of the situation from a blank page as 

opposed to an extensive list of tools. Identification of these toots was the first 

objective of this MDP. This MDP does not suggest that each and every tool is 

applicable to every community or to the case study utilized in this project. In 

fact, utilizing this information was a challenge that was addressed in Chapter 

Six. 

Chapter Summary 

Federal initiatives in housing policy have been declining and more onus has 

been put on local and provincial governments to deal with affordable housing. 

The Province of BC has traditionally had a very supportive environment for 

housing policy. Municipal involvement in housing has been highlighted and the 

list of tools available for local governments to use in the development of a 

housing strategy is extensive. This information will be used to analyse what 

tools are currently being utilized in Invermere, in order to inform where the D 

of I might head in the future. 

148 Farley Cates, Housing Issues in Rural Areas and Small Towns and the Need for Local 
Government Involvement in Addressing Housing Issues: The Rote of Local Government, edited 
by Ron Corbett (Rural Et Small Town Research Studies Programme, Department of Geography, 
Mount Allison University, Proceedings of the Atlantic Region Housing Workshop October 21-22, 
1987) p. 27. 

-62-



CHAPTER FIVE: Housing in Invermere 

Utilizing the framework established in Chapter Three, we can begin to understand the 

internal dynamics of the housing market in which the D of I operates. This chapter 

represents a continuation of a strategic situation analysis focusing on the internal 

environment, or the operations of the Invermere housing market specifically. This 

chapter begins with a geographic definition of the Invermere housing market and sets 

the stage for the local context.' Through this description of the local context, a socio-

economic profile and housing profile of the community is established, fulfilling 

objectives two and three of this MDP, and serves to inform the direction of a local 

housing strategy. The major factors of supply and demand are discussed in a local 

context for organizational purposes. A discussion of submarkets follows the local 

context. Given that this MDP is developed from a local government perspective, 

separate attention is given to: government policy and regulation, and housing 

supply. A strategic plan for housing requires an understanding of the housing market 

in which it is located. While it is not within the scope of this project to prepare a 

complete housing market analysis, it is necessary, given the recommended approach, 

for community members to become aware of the factors that need monitoring in the 

successful development of a local housing strategy. This section attempts to develop 

an understanding of where we are now. This chapter concludes with a discussion of 

the effectiveness of the tools currently utilized within the D of I'. 

GEOGRAPHIC DEFINITION 

As previously discussed, housing markets can be defined geographically in addition to 

being classified in a number of different ways. Unfortunately there is not a lot of 

attention given to rural housing markets by CMHC. For example, CMHC aggregates 
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housing starts data and reports them only as Canada, rural areas,' 49 while larger urban 

market reports are more readily produced. Even the data used to report rural housing 

starts are based on sample surveys and no data are aggregated for large geographic 

areas such as the East Kootenay, much less for the D of 1.150 These data may be 

available from other planning agencies (for example, RDEK, Radium Hot Springs), so 

regions of rural communities must therefore take the initiative to aggregate the totals 

themselves, or put political pressure on senior governments to pay more attention to 

their need for high quality, accessible information. The point here is that CMHC does 

not offer much support in defining a geographic boundary for the Invermere housing 

market or in data collection and analysis. 

Therefore, based on the definition of a housing market established in Chapter Three, a 

geographic boundary has been established by the 

writer. Since residential housing markets are 

closely linked to driving time to work, the Invermere 

residential housing market can be geographically 

described as essentially the same boundary as what 

is commonly defined as the Upper Columbia Valley, 

for all these communities are approximately within 

one hour's driving time of Invermere. It is safe to 

assume that the further away from Invermere, the 

greater the choice will be in employment 

opportunities because Golden is located to the north 

and Kimberly and Cranbrook are situated to the 
Figure 2. Source Rocky Mountain 
Internet Junction 

EIWATEA/ 

ro-'N TIt&AKE 
WINDER ERE 

FAIfl),ONT 
hOT SPNtNGS 

CANAL FLATS 

'49Newsroom. CMHC. 3 December 2002 
<http: //www.cmhc.ca/en/News/nere/2002/2002-08-09-0815.cfm>. 

150JuLie Budd, CMHC Market Analysis Centre, E-maiL Communication, 5 December 2002. 
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south. These are both larger centres than Invermere and could therefore offer a more 

diverse employment potential. People in the northernmost community of the 

Columbia Valley, Spillmacheen could travel to Golden just as readily as to Invermere 

(if they have the necessary means of transportation), and likewise the people in the 

southernmost community of Canal Flats could travel to Kimberly or Cranbrookjust as 

readily as to Invermere. This suggested boundary is very closely aligned with existing 

political boundaries used for data collection. Certainly it would be beneficial for local 

businesses to have access to as many residents of the Columbia Valley as possible, 

who would be part of the "Invermere residential housing market," and who would 

patronize businesses in the Upper Columbia Valley. One of the goals of the Columbia 

Valley Chamber of Commerce is to promote local shopping to residents. 151 It is in the 

interest of the business community to have a healthy local residential housing market. 

Given this definition of a housing market, housing in Invermere is affected by what is 

happening outside of its political boundaries perhaps more than by what happens 

within those boundaries. This is due to the greater potential demand and higher level 

of development activity occurring outside its boundaries. Invermere does not operate 

in a housing market unto itself. This dramatically illustrates the importance of and 

need for a regional approach to housing and affordability issues. For this reason, 

while the case study remains focused on the D of I, data from a regional perspective 

of the Upper Columbia Valley are incorporated into many of the discussions. Such 

inclusion of regional data is also recommended for any future endeavors. 

LOCAL CONTEXT 

Hulchanski points out that municipal housing activities are set in highly diverse 

'51lnterview with Walter Pearce, President - Columbia Valley Chamber of Commerce, 
Invermere, BC, 12 December 2002. 
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contexts: history, geography, power, politics, local and regional economy, population 

and expertise."' This framework is utilized to discuss housing in Invermere. 

History 

First Nations people populated this region tong before European settlement. The 

Ktunaxa (water traveler) Nation traveled within the valley, the Rocky Mountain Trench 

and north into portions of northern Alberta. First Nations people are represented by 

the Ktunaxa- Kin basket Tribal Council (five bands) and they are currently negotiating a 

treaty with the BC government. One of these bands, the Shuswap, is located on the 

northern boundary of Invermere. The Columbia band is located on the eastern side of 

the southern portion of Lake Windermere. European contact in the Columbia Valley 

was made in 1807 by David Thompson. Thompson set up his headquarters for the 

British North America Company in nearby Wilmer. The Invermere high school bears his 

name in recognition of this historical connection. 153 

Many more explorers traveled to the area, often at the request of the Hudson's Bay 

Company and the Northwest Trading Company. For fifty years settlement was sparse, 

with only a few taking advantage of the gold, furs and agrarian lifestyle offered in the 

valley. 114 Greater settlement of the area began with an influx of people in 1860 when 

gold was discovered on Findlay Creek and the Wild Horse River. Development slowed 

after the Gold Rush and began again in the "l 880s-90s with the discovery of other 

minerals (silver, lead, coal) and the construction of rail lines. The forest industry in 

'52Hutchanski, et at, pp. 8-9. 

153 Regional District of East Kootenay, RegionaL Profile, March 2001, p. 6. 

154 Ian Cobb, "A community is born...," Columbia Valley 2002 Answer Book, (Sheila Tutty: 
Invermere, 2002), P. 4. 
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G 

the area grew out of the demand for rail ties. 155 

Edmund T. Johnston, a pioneer farmer, owned the original Invermere town site and in 

1890 named it Copper City. In 1900 the property was purchased by Canterbury Co. 

and the site was renamed Canterbury Townsite. In 1909 the property was again sold, 

this time to the Columbia Valley Irrigated Fruit Lands Company who gave the site its 

current Scottish name Invermere"' (inver - at mouth, mere - take). Greater access to 

the region was obtained when the Banff-Windermere highway was completed in 

1923. 157 

Geography 

I'IGIIKI 
Y UKIFoNS ANFI 

lUIU I IFS 
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Kh(iII)NAI. L)FiI1lICT 
01- l -.AiI IN) 1-Il NAY 

Figure 3. Source RDEK 

The D of I occupies 899 hectares of land situated 

in the heart of the Columbia Valley. Invermere is 

859 m (2,863 ft) above sea level. There are two 

major rivers in the Columbia Valley subregion of 

the East Kootenays: the Columbia and the 

Kootenay. The Columbia River flows north to 

Golden and contains two lakes along its course: 

the Columbia and Windermere Lakes. Invermere 

is located on the northwestern tip of Lake 

Windermere, 110 kilometers north of Cranbrook, 

BC. Toby Creek feeds into the Columbia River at 

Invermere. Development in this subregion is 

'55RDEK, Regional Profile, P. 7. 

156 District of Invermere, Official Community Plan, P. 1.4. 

157 Ian Cobb, "A community is born...," Columbia Valley 2002 Answer Book, (Sheila Tutty: 
Invermere, 2002), p. 5. 
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restricted to a relatively narrow ribbon along the length of the Columbia River Valley. 

The Columbia Valley is bounded by the Purcell Mountains to the west and Alberta and 

Kootenay National Park to the east. The area is ecologically important, providing 

necessary habitat for migrating waterfowl as well as wintering areas for big game 

species. The Columbia River Valley is more settled than the Kootenay River Valley 

due to its tower attitude, less steep terrain and wider valley bed. Due to the 

geographic nature of this sub-region, development pressures will continue to affect 

the Columbia River Valley. Vegetation includes ponderosa pine, rocky mountain 

douglas fir, lodge pole pine and trembling aspen. Summers are generally hot and dry 

with variations in winters from mild to severe. 151 Invermere is situated on terrain of 

rolling hills that slope eastward toward .Lake Windermere, where steep escarpments 

range in heights from 50 to 100 meters. 159 

Power 8 Politics' 

On May 22, 1951, Invermere was incorporated as a Village with a population of 372. 

This was done in order to borrow money for a better water system. 16° in 1982 

incorporation status was changed to a District Municipality and involved a boundary 

expansion to include two Improvement Districts: Westside and Athalmer. 161 The D of I 

boundary has remained the same since, though boundary expansion has been 

considered by the planning staff. Local government elections are held on the third 

'58RDEK, Regional Profile, pp. 1-5. 

'59Di strict of Invermere, Official Community Plan, p. 4.2.1. 

'60Stephanie Stevens, "From water was born the Village of Invermere," The Valley Echo, 23 
May 2001, p.15. 

'61District of Invermere, Official Community Plan, p. 1.4. 
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Saturday of November, every three years. 162 A new council was elected on November 

16, 2002. Returning to D of I Council is the Mayor, Mark ShmigeLsky and councilor Bob 

CampsalL. Three new councillors have been elected and include: J0 Anne WiUox, 

Gerry Taft and Brian McLaughUn. 163 Timing could not be better politically for 

developing a housing strategy, in terms of a council being able to carry through on a 

future oriented initiative. 

Regional District of East Kootenay 

Figure 4. Source RDEK 

regulation 

In addition to provincial and local 

government in the province of British 

Columbia, there is also a regional level of 

governance. Municipalities are members of a 

regional district. The D of I is located in the 

northernmost of three subregions within the 

Regional District of East Kootenay (RDEK). 

There are two electoral areas (G E F) within 

this subregion representing non-municipal 

areas. The only other incorporated body in 

the area is the Village of Radium Hot Springs. 

This sub-region is referred to as the Upper 

Columbia Valley. The purposes of Regional 

Districts are to provide services and land use 

to unincorporated areas; to offer services to municipalities and 

unincorporated areas that are best organized jointly; and to co-ordinate access to the 

borrowing power of the Municipal Finance Authority. Regional Districts are governed 

'621nterv1ew with Chris Prosser, Director of Development Services D of I, Invermere, BC, 27 

August 2002. 

'631an Cobb, "Outgoing councillors thanked," The Vattev Echo. 11 December 2002, p.3. 
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by Boards that are composed of Directors elected from Electoral Areas and Directors 

appointed from Councils of member municipalities. Electoral Area Directors are 

elected for three years and municipal representatives are appointed annually by their 

Councils."' Currently, Mark Shmigelsky sits on the RDEK Board for the  of I, as he has 

since 1997.165 Martin Cullen and Klara Trescher sit on the RDEK Board for Electoral 

Areas F and G respectively, 166 while Greg Deck, Mayor of the Village of Radium Hot 

Springs, was elected chair of the RDEK Board on December 6, 2002.167 

Further complicating power and politics in the region is the Provincial Agricultural 

Land Commission (ALC), formerly the Land Reserve Commission, which is an 

independent Crown agency responsible for the administration of both the Agricultural 

Land Reserves (ALR) and the Forest Land Reserves (FLR). 168 The ALR is a provincial 

land use designation that recognizes agriculture as the priority use of designated 

lands, while all non-agricultural uses are controlled. 169 The ALR designation was 

established between 1974 and 1976 in order to protect the province's declining supply 

of agricultural land. 17° Upon application from a landowner, the Commission makes 

decisions regarding land to be included in the ALR, as well as decisions regarding land 

'64Fact Sheets. Civic Net BC. 15 July 2002 
<http://www.civicnet.gov.bc.ca/ubcm/fact sheets/I 6.shtml>. 

'65lnvermere on the Lake - Councillors. Rocky Mountain Internet Junction. 15 July 2002 
<http: //www.invermere.net/maVor.htm>. 

'"The Valley Echo, Our Valley Community Telephone Directory for the Upper Columbia Valley, 
(Sheila Tutty: Invermere, 2001), p. 10. 

167 Ian Cobb, "Deck elected chair of RDEK," The Valley Echo, 11 December 2002, p. 1. 

'68Provincial Agricultural Land Commission. Government of BC. 4 December 2002 
<http:f/www.atc.gov.bc.ca/>. 

'69AgricuLturat Land Reserve. Government of BC. 4 December 2002 
<http://www.atc.G!ov.bc.ca/air/atr main. htm>. 

'701bid., <http://www.atc.gov.bc.ca/atr/EstabLishinct the ALR. htm>. 
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to be excluded, subdivided, or used for non-farm purposes. However, the ALC Act 

allows the Commission to enter into agreements with local governments whereby local 

governments are given the decision making power regarding subdivision and use of ALR 

Lands within their jurisdiction."' Any private lands classed as managed forest land 

under the Assessment Act and all private lands subject to a tree license under the 

Forest Land Reserves Act are designated as a special land use zone: FLR. Although 

Crown Land was not originally included as part of the FLR that was established in July 

1994, it was added in 1995, only to be removed November 1, 2002 with amendments 

to the ALCA. 172 The purpose of the FLR is to protect privately owned forest lands for 

timber uses, and to see that the impacts of urban development and rural settlement 

on these lands is minimal. 173 

After negotiations that have taken a number of years, 14.5 acres of land within the D 

of I have been removed from the ALR, the development plans of which will be 

discussed later. The only remaining designated ALR Land within the D of I boundary 

is at the southern end of the District and is clearly identified as Rural Resource in the 

Residential Land Use Plan of the OCP. These Lands are considered high quality Class I 

soils, 174 which makes it highly unlikely (as well as undesirable) that the land ever be 

used for residential or commercial development. Currently there is no land within 

the D of I that is designated FLR. 175 The D of I has considered a boundary expansion 

'71 1b1d., <http: //www. atc.c!ov.bc.ca/atr/Ap'plication Landowner. htm>. 

172 Forest Land Reserve Government of BC. 4 December 2002 
<http://apps.icompasscanada.com/Irc/ftr/estabLishinc! the FLR.stm>. 

'731b1d., <http: //apps.icompasscanada.com/Irc/ftr/ftr home pae.stm>. 

'74Chris Prosser, Personal Communication, as cited in J. Kohis, et at, An Exercise in Land Use 
Planning (University of Calgary, 2001), p. 15. 

'75Chris Prosser, Personal Communication, 12 December 2002. 
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Figure 5. Source MapQuest.com Inc. 

to the south and a bit to the west, and 

they will have to deal with ALR and FLR 

issues if such expansion should ever come 

to pass. This is the only direction the 

District could grow, because there is not 

much land left between its boundary and 

the Purcell Mountains to the west; 

because the take is to the east; and the 

First Nation Reserve is to the north east. 

Further development to the north west 

toward Witmer is probably undesirable as the community would be separated by the 

industrial lands in Athalmer. Across the lake residential development is proceeding 

quickly in areas such as Windermere, Timber Ridge and Lakeview Meadows. 

Recreational development continues in the region at Panorama, Fairmont Hot Springs 

and Radium Hot Springs. 

The province is an active player in land development considering it owns over 92% of 

the land in BC. This land is referred to as provincial Crown land. Crown land is 

available for sate or lease at fair market value, but no longer provides for 

homesteading. Where there is land that is readily available through the real estate 

market, Crown lands will not be considered for sate or tease. Land and Water British 

Columbia Inc. is a government corporation that actively markets some Crown land, 

most of which is located in or near urban areas. If someone is interested in Crown 

land that is not on this list, the inquiry will be considered according to criteria of: 

availability of privately owned land; public health and safety; environmental health 

and safety; socio-economic significance; and legal obligations and other provincial 

commitments. The allocation of Crown land is guided by the principles of highest and 

-72-



best use, management of limited supply, and equity and fairness. 176 

An enquiry into the total hectares of Crown Land within the D of I was not responded 

to by the District Office. In December 2002 Crown Land tots totaling 0.07 hectares 

(0.18 acres) were for sate in the form of commercial lots in the AthaLmer area of 

Invermere. 177 Additionally, three applications were under review for the sale of Crown 

Land within Invermere: 

• Approximately 20.09 hectares of land have been applied for by the D of I for 

the purpose of community/ community facility. 178 

• Approximately 0.21 hectares of land have been applied for by the D of I for the 

purpose of comm unity/ miscellaneous. 179 

• Approximately 0.84 hectares of land have been applied for by Dominion Creek 

Gold Ltd. for the purpose of transportation /roadway. 18° 

It would definitely be interesting to know exactly how much Crown land there is in 

Invermere and what the current uses are. Assessment data indicates over 450 parcels 

of Crown Land within the D of I. One of the recommendations of the Provincial 

Commission on Housing Options (PCOHO) report was that surplus urban land owned by 

the provincial government be developed for housing and related uses. In June 1994 

Cabinet passed the Affordable Housing First Lands Policy, which gives priority to 

residential use of Crown Land for affordable housing. When a municipal representative 

'76Crown Land Reistrv. Government of BC. 4 December 2002 
<http: I /srmcvww.gov. bc.ca/ctrs /faq/i ndex. htmt#top>. 

177Southern Region. Land and Water British Columbia Inc. 4 December 2002 
<http: / /twbc. bc.ca/for business/land sales development/bcat north /southern. htm#IN>. 

178 Posted Applications and Reasons for Decision. Land and Water British Columbia Inc. 4 
December 2002 <http: / 1www2. twbc. bc.ca/AppUcationPosting/viewpost.jsp?postl D=1202>. 

1791bid., <http: / /www2. twbc. bc.ca/AppUcationPosting/viewpost.jsp?posttD=1285>. 

1801b1d., <http: I Iwww2. twbc. bc.ca/AppUcatfonPostinglviewpost. jsp?PostlD=1262>. 
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Figure 6. Source MapQuest.com Inc. 

was asked if there were any plans like this for the Crown land in Invermere, the 

response was that the provincial climate has changed considerably since 1994 and that 

it was unlikely that the province would give up crown land for affordable housing. 181 

This can be viewed either as an opportunity lost or one not thoroughly pursued. 

As indicated earlier, there is a First 

Nations Reserve to the northeast of 

Invermere known as the Shuswap 

Indian Reserve. They have been 

encouraging the development of 

recreational, residential and 

commercial uses on the reserve since 

the late 1980s to stimulate their 

economy. In order to deal with 

development issues they established 

the Shuswap Development Review 

Board in the spring of 1998. The 

band has their own development company, the Kinbasket Development Corporation 

and they have a major development partner, Stone Creek Properties."' The Columbia 

Lake Reserve is also located in the area on the east side of the lake. The Reserves are 

the tan areas on the above map. 

Local a Regional Economy 

The Local economy of this rural area was originally resource based in logging and 

181 1nterview with Robert Earl, Administrator District of Invermere, Invermere, BC, 11 July 
2002. 

192 Leo KyRo, "Shuswap Development Review Board: History, Accomplishments and Status," 

Planning Digest, V6 Winter 2002/2003, pp. 15-17. 
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mining white the agricultural industry developed with settlement. When Large 

corporations began to take over small, family-owned wood mills in the late 1960s and 

1970s the area became known as "Welfare Valley" due to the numbers of out-of-work 

forestry workers. Leaders began to fight against this stigma to create a new tourism 

economy based on the valley's natural amenities."' The tourism industry has grown 

in economic importance over that Last 30 years. It is now considered the primary 

employment sector and the area is established as a four season destination with 

people from Alberta, the US, Europe and Pacific coming to enjoy the amenities. 

Invermere has been described as Calgary's playground, complete with golf and ski 

resorts, a clean lake, ample outdoor recreational opportunities, and comparatively 

inexpensive (and zoned for development. 184 Major tourism resorts in the area 

include: Panorama, Radium Resort and Fairmont Hot Springs. 

As the largest municipality in the Upper Columbia Valley, the D of I is the service 

centre for the region. This is reflected by the fact that 23% of Invermere's 1991 and 

1996 employment by the Standard Industrial Classification (SIC)185 fell under 

government services. 186 Invermere offers a number of services including: a local 

hospital, a long term care facility, a medical clinic, pharmacy, rehabilitation services 

(physiotherapy, chiropractic, massage), dental care, home support services, 

counseling and victim assistance services, public health services, seniors housing and 

ambulance services. 187 Educational institutions include two elementary schools, one 

183 Ian Cobb, "A community is born...," p. 5. 

'84Hamstead, p. 3. 

'85Hamstead, p. 141. 

186 Census Canada reports Government Service, Educational Service and Health a Social Service 
Industries as separate tines white under the SIC code, these numbers are totaled. 

'87RDEK, Regional Profile, p. 18. 
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secondary school and a satellite campus for the College of the Rockies. Here adult 

upgrading and self-paced course work takes place, with computer facilities available 

for distance learning and the delivery of one post secondary course at a time."' 

The cutback of public service jobs initiated by the provincial Liberal government in 

2002 will result in a loss of an estimated 68 jobs in the area by March of 2003.189 The 

majority of job toss will occur under the Ministry of Forests where Forest Service staff 

wilt be reduced to 6.5 from a peak of 60 a couple of years ago. Annual payroll in April 

2001 for the Forestry Office atone was $2.9 million dollars (basic wage, plus benefits) 

and this will be reduced to $418,300 by March 2003.190 The social and economic 

ramifications of this will not be immediately felt by the community but will most 

assuredly affect the local economy and therefore must be taken seriously by the local 

leaders. If established community members end up having to leave the community, 

there could be an increase of houses for sate. How this affects the local residential 

market remains to be seen. The social and economic toss to the community will far 

exceed the benefit derived from a small decrease in local house prices that might 

ensue. Of the 98 provincial employees in the Windermere Valley, 83 are homeowners 

and 15 are renters. 191 

A comparison of the top three industries across regions follows using Census Canada 

188 Interview with Leona Gadsby, Education and Career Facilitator - College of the Rockies, 
Invermere, BC, 29 August 2002. 

'89lnterview with Helen Metcalfe, Public Service Employee - Ministry of Forests, Invermere, 
BC, 12 December 2002. 

'"Ibid. 

191lnvermere Provincial Forestry Workers, Economic a Social Contributions of Provincial 
Employees to the Windermere Valley, Unpublished report to various levels of government, January 
2002. 
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data from 1986, 1991 and 1996. 1981 data was gathered but not used due to the fact 

that the categorization of industries were changed from 1981 to 1986. All other 

categories remain the same, except that 1991 and 1996 data report fishing, forestry 

and mining as separate lines while the 1986 data records these totals as other primary 

industries. For comparison purposes, 1991 and 1996 data are combined and reported 

as a single category for other primary industries. 192 

Figure 7. Source Statistics Canada 

The top three industries across the country have consistently been the same 

industries. Manufacturing and retail trade are declining slightly while health Et social 

service is rising. The top three industries for British Columbia are the same as the 

country, but there is a greater percentage of the population in retail trade than in 

manufacturing. The trend towards declining numbers in manufacturing and retail and 

increasing numbers in health a social services mirrors that of the country as a whole. 

192 The other 15 categories include: Agriculture and related services, Manufacturing, 
Construction, Transportation a Storage, Communication a other utilities, Wholesale trade, Retail 
trade, Finance a insurance, Real estate and insurance agents, Business service, Government service, 
Educational service, Health a social service, Accommodation, food a beverage, and Other service 
industries. 
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Figure 8. Source Statistics Canada 
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Figure 9.Source Statistics Canada 

There is less stability in the industries in Invermere as no three industries were 

consistently the top three over the fifteen year period and there are greater 

fluctuations within each industry. Lower paying service industries193 are by far the 

largest employment sector in Invermere (accounting for 33%), as well as regionally 

(accounting for 42%), according to the 1996 census. 

193 Accommodation, food Et beverage, Retail trade and Other service industries. 
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Figure 10. Source Statistics Canada 

From the previous two graphs it can be seen that construction industries and other 

service industries are the primary growth industries in Invermere and the Columbia 

Valley. 194 To conclude that Invermere may be more of a professional services centre 

to the region than it is a tourism provider"' is one that takes Invermere out of its 

context. This is the case only because of Invermere's relationship to the surrounding 

region which is highly tourism based. 

Despite the fact that primary industries account for only 8% of employment by SIC in 

the D of 1196 these industries are seen as an integral part of the community. This is 

194 Calculated in the Columbia Valley industry totals were statistics for the East Kootenay 
Subdivision A (unincorporated areas), Radium Hot Springs and the two Native Reserves (Shushwap and 
Columbia Lake). 

'95Hamstead, pp. 79-86 

196Hamstead, p. 141. 
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perhaps due to the historical significance of the industries. The local forest industry 

consists mainly of two major companies: Crestbrook Forest Industries, and Slocan 

Forest Products, along with a number of smatter companies. 197 Mining in the area is 

done by BPB Westroc Inc. which operates an open pit gypsum mine 10 kilometers east 

of Lake Windermere and has 25 full time employees."' Perhaps forestry will see an 

increase in employment by SIC, as it is expected that some of the provincial 

government job loss in forestry will be recouped in employment with private forest 

companies. At Least some of the provincial forestry workers are hoping to obtain 

contracting work through the private companies, as new forestry legislation has given 

what would previously have been public sector responsibility over to the forestry 

companies."' 

The economic transition from primary resource to tourism has spanned many decades. 

This transition has been described as not resulting in a loss of employment, but in a 

basic shift of skill sets and income levels. 200 The report indicates that 51% of valley 

residents are employed in the tourism/retail sector in which average incomes are less 

than $20,000. The favorable climate and wealth of natural tourism resources along 

with investment in developing the area as a world class tourism destination has 

resulted in the creation of many employment opportunities that are at or near 

minimum wage level. The report further states that: 

'97!nvermere on the Lake - Forestry. cyberUnk Systems Corp. 15 July 2002 
<http://www.invermere.net/forestrv.htm>. 

'98lnvermere on the Lake - Mining. CyberUnk Systems Corp. 15 July 2002 
<http://www.invermere.net/mininc!.htm>. 

'99lnterview with Helen Metcalfe, Public Service Employee - Ministry of Forests, Invermere, 
BC, 12 December 2002. 

2001nvermere Social Housing Committee Binder, Need and Demand, in Homes BC Non-Profit 
Housing Application, January 2001. 
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An influx of non resident home owners [has] driven market values of real 
estate beyond the capacity of most individuals and families to purchase 
first homes or even to obtain affordable rent. 201 

Linking the housing needs of those employed and living in the community to a housing 

strategy is a challenge that must be faced by a community who see themselves as 

sustainable. 

Population 

Across Canada, rural and small town areas declined in population by .04% between 

1996 and 2001. Provincially, the exceptions were Ontario, Manitoba, and Alberta. In 

2001, 20.3% of Canadians Lived in rural and small town areas, down from 21.5% in 

1996. The rural and small town areas that grew had a direct correlation to rural areas 

where more than 30% of the residents commuted to urban centres. 202 BC was the 

third fastest growing province in Canada recording a 4.9% population increase between 

1996 and 2001 [down from 13.5% from 1991-1996]. 85% of the provincial population 

now lives in urban areas, which is up from 82% in 1996 and 80% in 1991,203 leaving 15% 

residing in rural areas. BC is more urban than the country as a whole. 

The Regional District Electoral Area F, East Kootenay recorded the tenth highest 

percent growth in BC (10.3%) from 19962001204 despite the fact that the Regional 

20 1b1d 

2022001 Census Analysis Series - A profile of the Canadian population: where we live. (Statistics 
Canada: March 2002, p. 8.) 4 June 2002 
<http: / /geodepot.statcan.ca/Diss/HighUghts/HighUghts e.cfm>. 

203BC Stats: 2001 Census Highlights. Government of BC. 13 June 2002 
<http://www.bcstats.ctov.bc.ca/data/cen0l Ic200l hI. htm>. 

204 Regional District Electoral Areas 1996-2001 Percent Growth 10 Highest and 10 Lowest Rates. 
Government of BC. 13 June 2002 < http://www.bcstats.gov.bc.ca/data/cenol//rdeagro.gif>. 
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District as a whole declined in population during the same period. The Columbia 

Valley subregion is the least populated subregion in the RDEK, having approximately 

one quarter the population of the Central subregion, and one half that of the Elk 

Valley subregion. 205 Most of the growth taking place in RDEK is in the Upper Columbia 

Valley. Reasons for the growth have been cited as: the presence of quality tourism 

activities and facilities, relatively inexpensive housing compared with the Okanagan 

and migration from Alberta. 206 Many of those in the business community that were 

interviewed commented on the close links the area has to the Alberta economy. 

Proximity to Alberta, Calgary in particular, has fueled growth in this region. 

Table 10. POPULATION DISTRIBUTION (1981 - 1991 Data Source RDEK a Statistics Canada 

1981 1986 1991 1996 2001 207 % 
change 
1991- 
1996 

% 
change 
1996-
2001 

Columbia Valley Subregion: 

Invermere 1969 1998 2207 2687 2858 21.8 6.4 

Radium I-(t Springs 0 0 395 530 583 34.2 10 

Unincorporated* 4449 4237 3805 4565 4991 20 9.3 

Columbia Lake Reserve 98 122 130 175 165 34.6 -5.71 

Shuswap Reserve 88 97 120 180 176 50 -2.22 

Total Population 6604 6454 6657 8137 8597 22.23 5.65 

RDEK Total Population n/a 53089 52368 56366 56291 7.6 -0.1 

BC Total Population 2744467 2883370 3282060 3724500 3907738 13.5 4.9 

*Radium Hot Springs was incorporated in 1990 

*Unincorporated areas include: Brisco, Spiltimacheen, Windermere, Fairmont, Dry Gulch, Canal Flats, and all, other communities 
within the RDEK Electoral Areas F and G, with the exception of the noted incorporated areas. 

205 RDEK, Regional Profile, p. 9. 

206 RDEK, Regional Profile, p. 8. 

207 Census 2001: BC Municipal and Regional District 2001 Census Results. Government of BC. 13 
June 2002<http://www.bcstats.gov.bc.ca/data/cenOl/mun rd.htm>. 
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Invermere's population has increased by 889 persons over a twenty year period (1981-

2001) representing a 45% increase, reflecting an average growth rate of 2.25% every 

year. The population increase (1986 -1996) in Invermere exceeded both national and 

regional levels but was comparable to the population increase of the province from 

19911996.208 2001 census data reveal that Invermere experienced a higher 

percentage change in population than was experienced regionally, provincially or 

nationally. Canada's population grew by 4% between 1996 and 2001, the East 

Kootenay Region declined by-0.1%, while Invermere's population grew by 6.4%. 

Unlike the national trend of declining rural populations, this rural area is growing. 

INVERMERE POPULATION GROWTH 
3000 
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c 2000 
0 

. 1500 

1000 

500 

0 
1952 1961 1966 1971 1976 1981 1986 1991 1996 2001 

Year 

Figure 11. Source Statistics Canada 

Expertise 

This MDP advocates the identification and co-ordination of local assets, which in this 

case includes the people and organizations (government has already been discussed) 

within Invermere who would have knowledge of the operations of the housing market 

in the area and who would have an interest in creating a more responsive market. A 

scan of the community shows a number of real estate agencies, financial institutions, 

developers and others in the construction industry involved in the supply of housing. 

208Hamstead, p. 137. 
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The Columbia Valley has a multitude of organizations209 that would have some 

knowledge of the housing need required by those in the area. Their input into a 

qualitative assessment and strategy development would be very useful. Additionally, 

the Columbia Valley has many organizations that could provide assistance in terms of 

human and financial resources. This information is included in Appendix F - 

Community Assets. A strategy that seeks to develop a partnership among community 

members having local expertise with local and higher levels of government will 

increase the community's capacity to influence the operation of the housing market. 

SU BMARKETS 

The Invermere housing market operates in a highly active recreational market. One 

can pick up any real estate magazine for the area and see that there is a huge 

recreational spin being put on the majority of properties for sate. 21° The recreational 

market in this area is hot, and has been for a number of years. It was reported in 

June of 2000 that the Columbia Valley real estate market was much stronger than the 

provincial real estate market. This was seen as being due to the strong Alberta 

economy and the fact that the majority of the market in the Columbia Valley is made 

up of recreational buyers that usually pay with cash and are therefore not influenced 

by interest rates. 211 

Real estate sales in the Valley are estimated by a key informant as approximately 75% 

recreational, and 25% residential, with Invermere itself, much higher in residential 

209Refer to Columbia Valley 2002 Answer Book, (Sheila Tutty: Invermere, 2002), pp. 24-27. 

210See for example, Windermere Valley Real Estate Winter 2002. 

21 'Pablo Richard Fernandez, "Local real estate market avoids provincial funk," The Valley 
Echo, 14 June 2000, p. 7. 

-84-



numbers."' From one interview with a real estate agent it was stated that local 

home owners would rather have their properties associated with the recreational 

market than with the local residential market, and that it is a tough sell sometimes to 

get through to local owners that their properties do not have the necessary qualities 

(such as views) to be marketed as recreational. But given the competitive nature of 

the real estate business, local residential properties are often listed higher than what 

the reaLtor would like to suggest. This realtor further suggested this is why local 

housing prices are inflated and create greater affordability issues, rather than the high 

price of lake front properties. 213 While the perceptions of the seller certainly can 

cause inflated house prices, the question to be asked is what role inflation plays in 

local affordability. 

The perceptions of sellers is only one aspect of a housing market system. High 

demand areas necessarily create an increase in price, even where the lowest quality 

stock is involved. Just as there is a range of buyers in the local residential market, 

there is a range of buyers within the recreational market. While lake front properties 

may be preferred, if there are none available or if those available are out of the 

buyer's price range, recreational buyers will still be attracted to the D of I. Even Lots 

without views provide access to the recreational opportunities the area has to offer. 

A study conducted, by Royal LePage Real Estate Services indicated that there are three 

Canadians seeking recreational properties for every cottage owner who plans to sell."' 

High demand for recreational properties also puts pressure on the local residential 

212 Interview with Barry Brown-John, Owner - Rocky Mountain Realty and Rocky Mountain Land 
Development Co., Invermere, BC, 12 December 2002. 

213 Interview with Daniel Zurgilgen, Sates Associate - REMAX Invermere, Invermere, BC, 12 
December 2002. 

214 Royal LePage Real Estate Services, Demand for Recreational Properties Outpaces Supply,  
According to Royal LePage Report, Toronto: Press Release, May 1, 2001. 
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rental market. David Gulbe, owner of the Lee-Jay Motel in Invermere operates a 29 

unit motel that includes 18 two bedroom units with kitchen suites, 4 one bed units 

with small kitchen facilities and 7 one bed units. His clientele inculde mainly 

temporary workers and families. Many of the temporary workers are in the 

construction industry. He also gets a lot of people who are moving to the area and are 

looking for monthly rentals until they obtain more permanent residences. He notes 

that staff from the resorts are always looking for places to live and he is usually 

approached annually to make a staff housing deal with one of the resorts. 

Unfortunately the terms are not generally ones he would accept. He points out that it 

is much more profitable for homeowners to rent out their houses, to people wanting 

to come out to the take on a weekly basis for as much as $1,200 a week than it is to 

rent to someone on a monthly basis who is making minimum wage. He also notes that 

the apartments in the community are usually full, and is in fact considering building a 

new apartment. 215 

Given the varying viewpoints (of those interviewed) within the community as to the 

effects of the recreational market on the local market, this is an issue that should be 

explored."' Future strategy discussions must deal with the varying perceptions 

regarding the interaction of the residential and recreational markets for both 

ownership and rental properties. Once the root of problems are identified, measures 

can be taken to ensure that solutions are found. The Invermere residential housing 

market operates in a rural market, in an area that closely resembles that which is 

defined as the Upper Columbia Valley, and is influenced by a recreational component, 

in both the homeownership and rental markets. 

215 Interview with David Gutbe, Owner - The Lee-Jay Motel, Invermere, BC. Interview 18 July 
2002. 

216See also, the Invermere Affordable Housing Initiative, Need and Demand, in Homes BC Non-
Profit Housing Application, referred to elsewhere in the document. 
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INVERMERE HOUSING POLICY AND REGULATIONS 

Recommendations with respect to where the D of I might head in terms of a local 

housing strategy also requires an understanding of its current policy and regulatory 

environment. Appendix D describes the current housing policy and regulatory context 

within which housing in Invermere is developed. Selections of policy documents in 

Appendix D are drawn from the D of l's Official Community Plan (OCP), its Land Use 

and Zoning Bylaw, and its other policy documents. From this review it can be 

determined which tools the D of I is currently using. These tools are highlighted on a 

duplicate of the Municipal Initiatives Classification Table established in Chapter Four, 

at the end of this section. 

Official Community Plan (OCP) 

The D of I adopted its OCP in October 2001. The plan serves to direct future 

development within the community by providing guidance to decision makers 

regarding zoning, development and servicing. The plan was created after a five year 

consultation process (1996-2001) involving council, business owners, residents and 

community interest groups who supplied input into the plan through focus groups, 

telephone and mail-in surveys, public workshops, open houses and advisory 

committees. The process had a high degree of community involvement. 217 From this 

consultation process four broad goals were identified that are intended to help 

preserve and enhance the livable, sustainable community that the residents of 

Invermere currently enjoy. 218 These goals were identified as: 

1. Building a Complete Community 
2. Managing Growth 
3. Protecting the Environment 

217 District of Invermere, Official Community Plan, p. 1.7. 

2181b1d., p. 2.0. 
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4. Improving the Infrastructure219 

The objectives for each goat were reviewed, looking for statements regarding 

housing. Details of this review are included in Appendix D, and illustrate policy 

support for a range of housing options. 

Land Use and Zoning Bylaw 

The D of I zoning by1aws22° allow and encourage a variety of dwelling types, however, 

this does not necessarily mean that these types of dwellings exist within the 

community. As will be discussed under the section entitled Housing Supply, single 

family homes are the dominant housing typewithin the community. The D of I needs 

to quantify available residential serviced and unserviced land as well as developed and 

undeveloped lands as it relates to the zoning bylaw. 

Other Policy Documents 

A Comprehensive Development Plan (CDP) is often a separate document, but closely 

linked to an OCP. The essence of a CDP is in the D of l's OCP under the goal of 

improving infrastructure .2" A CDP details the required infçastructure upgrades that 

are necessary as a result of growth projections and required maintenance. It is a tool 

used by council to continue the future upgrading of the District's infrastructure and 

managing the financial implications of growth. 222 Having a well ordered CDP will 

ensure greater ease in the provision of new housing supply. The D of I is working in 

conjunction with other local and regional governments, residents and stakeholders to 

219 Ibid. 

220See Appendix D 

2211nterv1ew with Robert Earl, Administrator - District of Invermere, Invermere, BC, 11 July 
2002. 

222District of Invermere, Official Community Plan, p. 10.2. 
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begin a growth management process resulting in a Growth Management Plan (GMP). 223 

A GMP on their own wouldn't make sense so the D of I is waiting to work with RDEK, 

which has budgeted $20,000 for a GMP. 224 CertainLy a housing strategy would fit well 

with a GMP. This GMP should identify similarities and differences among the various 

government policies and processes for development with a goal of aligning them and 

include discussions on the acquisition of a GIS system. 

As can be seen from this review of policy documents the D of I is attempting to 

incorporate some of the tools identified: their OCP, a major planning document has 

made broad statements with regard to wanting a range of housing options for all 

socio-economic groups and contains policy supporting intensification through zoning 

that allows secondary suites and mixed use commercial areas. In the document it is 

suggested that density bonusing be utilized and that alternative development 

standards will be incorporated into the Subdivision 8 Servicing Bylaw. 

223 Ibid., p. 10.3 

224 Interview with Robert Earl, Administrator - District of Invermere, Invermere, BC, 11 July 
2002. 
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Table 11. TOOLS UTILIZED BY THE DISTRICT OF INVERMERE 

llulchanski et at (1990) Krause (1993) BC Ministry of Social Development a Ontario Professional Planners 
Economic Security (2000) Institute (2001) 

Political Leadership a Advocacy Planning Tools that are available Advocacy through Housing Task 

actions that urge, promote or 
stimulate the creation or 

through the Local Government Act: 
. Community Planning Initiatives: 

Force, Community Action Plans, 
Municipal/ Housing Sector 

preservation of affordable housing. task forces, committees, workshops 
and public forums 

Activities and political 
leadership. 
Community Education through 
forums and information videos. 

Regulations for Standards & Zoning Intensification make better use of • Land Use & Zonfne: density ReuIatory Chance through use 

revise regulation for the purpose of existine serviced land and buildlnss bonusfn. comorehensive of secondary suites, density 

reducing the cost of new or 
rehabilitated housing. 

le.e. secondary suites, housing above 
commercial) 

development zonln. inclusionary 
zoning, diverse house types: mixed 

bonusing, inctusionary zoning, 
exaction programs for housing 

Sustainable Development higher 
density communities can help 
achieve affordable housing goats as 

use. manufactured home parks, 
secondary suites. 

• Rental Housing: development 

linkages, demolition control 
'bylaws. infill devetooment, 
alternative development 

well as sustainable goals encouraged, conversion and/or standards, performance based 

Regulations for Process Regulations: Administration & demolition controls, standards of planning, streamlining approval 

facilitate the production and Approval Process initiatives to maintenance bylaws process. 

maintenance of affordable housing 
by removing obstacles, 
Financing establishment of trust 
funds, Loan guarantees, etc. 

speed up the process 

Land & Financing for New 
Development facilitate the 

• Approvals and funding: housing 
agreements, housing reserve funds, 

Financial Incentives Exemption 
of fees (e.g., development 
charges), special tax rates, 
redevelopment incentive 

Land & Buildings establishment of development of non-profit housing cash grants. programs, housing grants and 

land banks, leases, etc. through loans, land, etc. Donate • Government Owned Land: leasing loans, housing trust funds and 

Taxation It Fees waivers, 
abatements, impact fees, 
development cost charges, tax 

land or subsidize through land 
banking, rezoning or bylaws that 
require developers to make land 

land, land grants. land trusts. 
Administrative Measures through 
direct administration It funding 

deferrals available in new 
developments for affordable 
housing. 

of various housing programs 
Direct Provision as share-holder 
of municipal non-profit housing 
body, direct financing. 

Organization involving the Partnerships creating advisory • Partnerships: public and private 

Public/Private Partnerships 
through demonstration projects, 
proposal calls and municipal not-

establishment of departments, 
partnerships, etc. 

committees. sectors as welt as other Levels and 
departments of government 

for-profit/private sector 
initiatives. 
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Information Et Related Services the 
collection, maintenance, 
dissemination, and generation of 
information for use by the public, 
private and community organizations 

Plannina & Polkv the establishment 
of broad policy statements regarding 
housing. 

Community & Economic 
Development recognition of the link 
with housing 
Housing Information & Referral 
Services establish housing registries, 
home sharing programs, etc. 

• Community Improvement, 
Rehabilitation & Preservation of 
Existing Housing through subsidies 
to preserve the existing stock. 

Homelessness the need for housing 
is critical, but so is the development 
of job skills and community 
awareness. 

Housing for the Elderly & Special 
Needs Groups support equity 
housing, garden suites, supportive 
home living, zoning for group 
residences. 
Community Health & Safety 

Home Ownership promote 
manufactured housing and sweat 
equity to those with low and modest 
incomes. 

• NIMBY Strategies: to address local 
resistance. 

• Inventories and Monitoring of 
Housing Stock: [e.g., GIS, 
longitudinal studies.] 

Planning & Policies in community plans 
and other p01kv documents, strategies 
to develop policies, create definitions, 
and methods of responding. Strategies 
can be comprehensive or issue specific 
and can involve short and tong term 
objectives. Develop definitions of 
affordable housing [e.g., range of 
affordability] 

Planning to Address Homelessness 
through research, policies and 
strategies, planning & funding and single 
room housing occupancy. 

Housing for Individuals with Special 
Needs create policies and definitions of 
special needs. 

Adaptable & Accessible Housing 
research, reports, strategies and 
guidelines for housing that has flexible 
design features that can be adapted to 
meed the changing needs of any 
occupant. Need is associated with a 
specific disability or stage of life. 

Research Activity through special 
purpose task forces, housing 
forums, design charettes/ideas 
competitions, housing statements 
& studies, information & 
monitoring. 

Policy Initiatives through a 
Housing First Policy and Housing 
Levies. 
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HOW EFFECTIVE ARE THE TOOLS CURRENTLY USED? 

Consideration of where the D of I could head must also include consideration of the 

effectiveness of tools currently being utilized. This section serves as that discussion, 

beginning with discussions on amenity negotiation, density bonusing and alternative 

development standards, and concluding with housing policy statements and 

intensification policy (as demonstrated by the case for social housing and zoning for 

secondary suites). 

Amenity Negotiation/Density Bonusing 

Density bonusing has been described as a mechanism that allows developers to add 

more floor area or additional density in exchange for the provision of certain 

amenities. 225 When a D of I municipal representative was asked to describe how the 

amenity negotiation would work, specifically how it would be decided which amenity 

would get priority for negotiation (affordable housing being one of the eight listed 

options), the response was that it would depend on the site or development at hand 

and that the planner would make a recommendation regarding the amenity to council. 

It would be kind of a development review process. 226 It was stated that the D of I has 

no firm policy, and the amenity negotiation policy just gives us flexibility to 

negotiaie. 227 When asked -how often and for what amenity the amenity negotiation 

had been utilized, the response was that it had been used twice, once for the 

protection of an environmentally sensitive area and once for additional green space. 228 

225Tim Pringle, Housing Options for Small Communities (Vancouver: Real Estate Foundation of 
British Columbia, [May 2001] ), p. 3. 

226 Interview with Chris Prosser, Director of Development Services - District of Invermere, 
Invermere, BC, 27 August 2002. 

227 Ibid. 
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With so many amenities "vying to be negotiated" it appears that this tool could be 

used more effectively for affordability purposes. Any proposed revisions to the Land 

Use Bylaw should include more specific rules and goals for the amenity negotiation 

(e.g., what is traded for amenities or what the priorities are for specific amenities.) 

Alternative Development Standards (ADS) 

ADS are described as a relatively new tool local governments can use. ADS are 

concerned with reducing the cost of housing development by changing planning and 

engineering standards that would see reductions in lot size, setbacks, and road widths, 

as well as surface handling of storm water, and on-street parking."' The use of ADS 

lowers construction costs and allows more efficient use of land which can be 

translated into lower dwelling unit costs. The D of I has not yet created new 

standards, but this is an avenue they have considered exploring. In a CMHC Study on 

the use of six planning tools (ADS being one), they found the following with regard to 

use of ADS: 23° 

Table 12. CMHC Findings Regarding Use and Effectiveness of ADS 

Optimal Conditions for use of ADS • sites with unusual dimensions; 
• infill projects in older neighborhoods; 
• supportive municipal policy with respect to affordability, 

environmental protection, etc. 

Advantages of ADS • a positive provincial regulatory environment has been 
created to allow their use; 

• there is increasing acceptance of the tool among 
professionals and community. 

Disadvantages of ADS • there is no way to guarantee that cost savings will be passed 
on to the consumer; 

• ADS will not necessarily contribute to affordability if they 
are not used in a supportive planning framework. 

229Tim Pringle, Housing Options for Small Communities, p. 3. 

°CMHC, Municipal Planning for Affordable Housing, Research Highlights Soclo-Economic 
Series, Issue 63, p. 3. 
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The key word describing this toot is can. Even if developers initially pass the cost 

savings on to the first consumer, in the case of the home buyer, it is highly unlikely 

that the same savings would be passed on to new buyers via the resale market down 

the road in a high growth market. Use of these standards might provide more 

incentive to developers to create rental units (because of tower construction costs), 

but the increased supply that could result does not necessarily equate to an 

affordable rent. While the contribution of ADS may not be that effective in ensuring 

affordable housing, there are significant environmental benefits of using this 

approach. 

Zoning for Secondary Suites 

The D of l's intensification policies have been supported through the creation of a 

bylaw allowing secondary suites in all R-1 zones. This was done in an effort to address 

a shortage of rental accommodation within the community. The D of I office is aware 

of some 52 homes with secondary suites. 34 have two bedroom suites and 18 have one 

bedroom suites. 231 Some of the challenges with this initiative include a possible 

misperception within the community with respect to why the bylaw was instituted and 

the tack of an effective plan to monitor its success. 

•The first challenge deals with the regulatory aspect of the initiative. There were 

secondary suites within the community before they became "legal" from a zoning 

perspective and as such not all may now be legal from a building code perspective. 

The D of I offered a free inspection and registration of secondary suites in the fall of 

2001, however only one person took them up on the offer. It is believed that there 

was little response to this offer because many might feel they would be forced to shut 

'District of Invermere, Office Report on Secondary Suites, 26 July 2002. 
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down the suite or upgrade it."' it was suggested in another interview that some in the 

community perceived this negative reason for the inspection 2" rather than seeing it 

as an effort to create a viable solution to a recognized need within the community. 

Even now that secondary suites are legal from a zoning perspective, not all 

homeowners want to let the municipality know that they are building one. The 

regulation surrounding building codes and permit requirement seems to be a good 

topic for community education that would contribute to this initiative being a viable, 

successful solution. It would seem that the quality of the secondary suites should be 

used as an indicator of the success of the initiative. A way to make a credible 

assessment of the quality of the suites must be considered. This would also tie into 

the challenge of creating an effective monitoring system. 

It is not enough to know the number of residences that have secondary suites within 

the community. The community needs to be able to deem the introduction of 

secondary suites a success not only by the number of secondary suites available, but 

also whether they are serving the purpose for which introduction of the policy was 

intended. If the secondary suites are rented out weekly in the summer to 

vacationers, instead of low-income wage earners living in the community, can the 

initiative really be deemed a success? Surveys must be conducted to go along with 

this initiative. Who are the residents that would seek secondary suites? Do 

approximately 55 suites reflect a successful number considering there is the potential 

for practically every single family house within the community to have one? Are there 

yearly targets set to encourage the creation of secondary suites or do 55 units 

adequately serve the need? Specific performance measures and goats need to be 

232 Interview with Robert Earl., Administrator - District of Invermere, Invermere, BC, 11 July 
2002. 

233 Interview with Daniel. Zurgitgen, Sates Associate - REMAX Invermere, Invermere, BC, 12 
December 2002. 
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established and monitored so that questions like these can be answered. 

The Case for Social Housing in Invermere 

The effectiveness of the D of l's housing policy statements and intensification policy 

can be critiqued by looking at a past attempt that would have seen the translation of 

that policy into action. Future attempts to bring affordable housing to the community 

and strategy development can be informed by experiences of the past. In this regard, 

the process followed by the Invermere Social Housing Committee (ISHC) was examined 

and a full report is included in Appendix E. 234 Based upon interviews with two 

members of that Committee, information provided by other key informants, 

newspaper articles regarding the project, and ISHC meeting notes, it was possible to 

highlight key issues that could be focused on in the development of a local housing 

strategy. These issues apply to housing affordability in general, and are not just 

specific to social housing. From the documents and interviews the following 

challenges for the project were identified: 

1. Finding suitable land, (in addition to there being a lack of land in Invermere, it 

was felt that there should be more flexibility in the criteria established by BC 

Housing) and then getting it rezoned. 

2. Fundraising for the cost of land and services. 

3. The nature of the process. Having to have everything in place prior to 

allocation being granted was described as a cart before the horse approach. 

Some of the hurdles may have been easier to overcome if there would have 

been less resistance politically, bureaucratically and from some members of the 

community. The project would not be considered dead in the water as a result 

of a change in provincial politics. 

4. Lack of political will at the local level. 

4ft woutd perhaps be most useful for the reader to read Appendix E before proceeding. 
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5. Need for a strong Nimby strategy and greater awareness of the poverty that 

exists within the Columbia Valley, 

Land availability, its zoning, servicing costs, development process, political will and 

awareness of issues are all items within the realm of local government control. 

• Land Availability, Cost and Zoning Designation 

In any given community, investors, developers, concerned citizens, or others 

interested in providing housing should have ready access to housing development 

opportunities within that community. The D of I must focus on means to ensure that 

information on such opportunities is accessible and comprehensive. It must gain a 

better understanding of how much serviced and unserviced land is available within the 

community and must quantify it in terms of its current zoning. If there is no available 

R-3 zoned land within the community then any policy statement to increase density 

would have to be considered a very weak planning tool. To consider creating a zoning 

designation called social housing 13.1 instead of pursuing greater amounts of higher 

density zoning doesn't seem to the writer to acknowledge the ready availability of the 

most effective planning tools. None of the tools suggested in the research included 

instituting a social housing zone, but many of those used elsewhere are available, yet 

underutilized at the D of I. 

How effective is a Land Use Plan that indicates Residential Expansion Cells if. Council 

is hesitant to approve residential development in such cells? As this case illustrates, 

the land for the proposed Social Housing Project, located in a Residential Expansion 

Cell, required a re-zoning to R-3 but neighbors were vocally opposed. If council will 

not act on a Land Use Plan policy, then again, it is a very weak and ineffective tool. 

5As indicated in an interview with Robert Earl, Administrator - District of Invermere, 
Invermere, BC, 11 July 2002. 
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There should not be a range of perceptions among residents with regard to land 

availability such as the following: 

Invermere has a residential land supply to last 25-30 years; 236 

Invermere has relatively inexpensive land zoned for development; 237 and 

Invermere is land poor, it has no land for residential development, and what it does 

have is too expensive. 238 

Furthermore, the public should have ready access to knowledge of Crown Lands and 

lands owned by the D of I, and their locations. This supports the recommendation 

that the D of I quantify available residential serviced and unserviced land as well as 

developed and undeveloped lands as it relates to the zoning bylaw. I would suggest 

that this lack of knowledge contributes to the varied perceptions. 

• Servicing Costs 

If development is close to existing infrastructure (water & sewer connections), then its 

costs are significantly less to hook up than they would be for a more distant 

development to extend lines and hook up. Each unit in the respective developments 

would put the same amount of pressure on existing capacity (except maybe in :terms 

of energy cost, because the further away from the main system, the greater energy 

cost). Therefore the municipality cannot legitimately regard one project as more 

expensive for the generaL taxpayer than the other when the cost to increase capacity 

would be the same for both, (assuming both projects look after their own hook up 

costs and provide the same number of units.) 

6Barry Brown-John - Rocky Mountain Land Development Company, Letter to Minister of 
Municipal Affairs, 21 February 2001. 

7Hamstead, p. 3. 

238A perception often cited by some of those interviewed. 

-98-



The D of I has applied for an Infrastructure Grant of $1.6 million dollars under the 

Green Infrastructure Section of the Canada-BC Infrastructure Program that will allow 

the D of I to increase sewer capacity to serve 8,000 people. There is no distinction 

with regard to whom that capacity serves. Within that same grant program, funding 

is available for Other Projects, which includes affordable housing and reads: 

Affordable housing, such as projects that assist in the construction of 
housing that would: 

1.) rent at, or below, average market rental rates in a particular 
community to make them affordable to moderate income households, as 
defined by the Canada Mortgage and Housing Corporation; and 

2.) rent at a discount to comparable housing in the community, with this 
discount being comparable to the amount and net effect of the assistance 
provided to the project. 

This construction includes related infrastructure, such as site preparation 
and utility extensions or the removal of environmental contaminants or 
similar problems which would otherwise render the development 
uneconomic."' 

Given that the ISHC sought donations from local businesses for its project and even 

asked the D of I for assistance in kind through waiving development cost charges and 

infrastructure costs, it appears they were not fully aware of the Green Infrastructure 

Grant program. When asked to discuss the Green Infrastructure Grant referred to in 

the OCP, in relation to the Social Housing Project, the municipal representative 

stated that government funding for social housing was only granted for construction 

9Governments of BC and Canada, Canada-British Columbia Infrastructure Program . Program 
Guide and Application Kit, October 10, 2000. 
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purposes, not for land acquisition or servicing of property. 24° Misperceptions regarding 

servicing costs must be dispelled. 

• Development Process 

White concern regarding this challenge does relate specifically to social housing and 

the requirements of BC Housing (in that all costly items such as (and and infrastructure 

need to be in place before units are even allocated) the case highlights other concerns 

with regard to the land development process. The fact that this project was used as 

political leverage to remove land from the ALR brings into question the kind of control 

the D of I has over (and supply. This supports the recommendation that any boundary 

expansion that is sure to include ALR and FLR Land should have a prior agreement with 

the Commission that the D of I WILL be given decision making power with regard to use 

of those lands. 

• Lack of Local Political Will 

In the Social Housing Project case, it was not the local government that recognized 

the need for affordable housing. Rather, the local government acted contrary to this 

cause by ignoring its own policy. As stated at the beginning of this MDP, local 

government should be able to take action on identified needs. Local Councils do have 

the power to see things through. The D of I must provide leadership and support for 

affordable housing, for it is in the economic and social interest of the community to 

do so. Higher level government support in affordable housing comes with certain 

requirements attached. The community must either accept these requirements or 

rally to change them. 

240 Interview with Chris Prosser, Director of Development Services D of I, Invermere, BC, 27 

August 2002. 
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• Need For Awareness 

Given that the need for affordable housing was identified as an issue during the 

development of the community's OCP and by those who voiced their opinion at 

information sessions, council meetings and public hearings regarding the Social 

Housing Project, there appears to be great awareness within the community with 

regard to that need. However, some of the comments that were made at the various 

public hearings on the Social Housing Project would appear to indicate otherwise. At 

the outset of this research, it was indicated that the community had conducted a 

housing needs assessment, but it was subsequently discovered that the assessment was 

far from comprehensive. 

References to a housing needs assessment were made by several people in the 

community. In the application to BC Housing for the Social Housing units, the 

discussion on need was covered in two pages. 241 Perhaps a more comprehensive 

document exists, however the ISHC did not have one in their meeting and information 

binders. Seona Helmer, a member of the committee stated that whatever housing 

needs assessment was conducted, should be in the binder.242 Unfortunately a meeting 

with the Canadian Mental Health Association: East Kootenay was not secured and this 

matter could not be totally clarified. Additionally, a housing needs assessment was 

-referred to by Barry Brown-John in a letter to the MLA. 243 When the municipal 

representative was asked to provide the needs assessment that was referred to, it was 

stated that the needs were considered anecdotal evidence, that no needs assessment 

241Refer to Appendix A. 

2421nterv1ew with Seona Helmer, Safe Home Co-ordinator - Family Resource Centre, Invermere, 
BC. Interview 13 July 2002. 

243 Barry Brown-John - Rocky Mountain Land Development Company, Letter to Minister of 
Municipal Affairs, 21 February 2001. 
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had been conducted except by the ISHC. 244 There is acknowledgment within the 

community that there are housing problems for seniors, youth, and young couples. 245 

The D of I must not only conduct a needs assessment that covers the full range of 

community members, but it must also widely publicize the results. 

Given the identified issues, toots that were underutilized in this case include those 

that fall under headings of political leadership and advocacy, community planning 

initiatives, community education, exemption of fees and ignoring their own 

intensification policies. These issues serve as a point of focus in Chapter Six. 

HOUSING SUPPLY 

Given the D of l's vision of housing for all socio-economic groups within the 

community, one of the tasks they must complete is to determine where they are in 

relation to that vision. Since new housing represents only a small portion of the total 

supply of housing within a community, analysis of existing housing supply must form 

part of a housing strategy. The purpose of this section is to present a picture of where 

the community is in terms of housing supply and to fulfil the third objective of this 

MDP. It was in this section that the use of GIS was explored (albeit rather 

unsuccessfully); therefore, the establishment of an inventory of current housing stock 

is restricted to Statistics Canada data. Discussion of the exploration of GIS is 

deferred to the concluding chapter. This section begins with a discussion of data 

utilized, presentation and analysis of the data, a brief discussion of affordability, and 

concludes with a discussion of some of the new housing construction in the 

244 Interview with Chris Prosser, Director of Development Services D of I, Invermere, BC, 27 

August 2002. 

245lnterview with Robert Earl, Administrator - District of Invermere, Invermere, BC, 11 JuLy 
2002. 
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community. 

Statistics Canada Housing Data 

Utilizing Statistics Canada data for comparison over time presents a number of 

challenges: 

• Census Canada has changed its classification by dwelling type over the years. There 

are five more categories in the 2001 Census compared to the 1981 Census. All other 

dwellings in the 1986 Census are now categorized as: semi-detached, row house, 

detached duplex, apartment -5 stories, and other single attached house. 

• Census Canada changed the definition of dwelling count in the 2001 Census to 

include unoccupied dwellings in order to improve the coverage of seasonal 

dwellings. It should also be noted that collective dwellings, referring to those 

which are commercial, institutional, or communal in nature, are not included in the 

count, but the residents of these collective dwellings are included in the population 

counts. 246 

• Not all categories of the 2001 Census data were available at the time this 

assessment was compiled. 

Housing Typology 

As the following pie chart illustrates, the dominant housing type in the community is 

the single-detached home which consists of 74.55% of the 1996 housing stock. 

As highlighted in Chapter Three, it is important to know how total housing type has 

changed over the years in Invermere. The construction of single-detached homes has 

outpaced the construction of all other types as demonstrated in the bar graph that 

follows the pie chart. There are 300 more single-detached homes in 2001 than there 

246Content Considerations. Statistics Canada. 18 December 2002 
<http: I Iwww12.statcan.ca/engtish/censusol /products /standard /popdwett/Content.cfm>. 
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were in 1981, there are 5 fewer movable dwellings in 2001 than there were in 1981 ,247 

and all other dwellings have increased by 115 over the same period. There are no 

apartments more than 5 storeys in the community. 

Invermere Housing Typology 1996 

Movable dwelling (0.89%) 
Other single-attached house (0.00%) 
Apartment, - 5 storeys (8.48%) - 

Apartment, + 5 Storeys (0.00%) 
Detached duplex (8.04%) 
Row house (4.91%) 

Semi-detached (3.13%) 

Figure 12. Source Statistics Canada 
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Change in Housing Type 

Years 1981- 1986- 1991 -1996 -2001 

Single-detached 

Movable dwelling 

Apartment +5 Storeys 

All other dwelling types 

Figure 13. Source Statistics Canada 

247 When Looking at changes to the Land Use Bylaw the amount of land zoned for mobile homes 
has also decreased. 
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The above bar graph conceals some interesting facts about what is happening in the 

category of all other dwelling types (due to the change in definition noted 

previously). When one looks at the raw data, as in the following table, it becomes 

difficult to surmise what has really been happening. It seems that a possible 

explanation for the discrepancy in numbers could be attributed to errors in reporting. 

Table 13. COUNTS OF ALL OTHER DWELLINGS EXCEPT SINGLE DETACHED HOUSE 

Year Total Semi- 
detached 

Row House Detached 
Duplex 

Apartment - 
5 Storeys 

Other Single 
Attached House 

Movable 
Dwelling 

2001 275 35 55 90 95 0 10 

1996 270 120 n/a n/a 140 0 10 

1991 215 30 15 55 100 15 0 

1986 170 n/a n/a n/a n/a n/a 10 

1981 160 n/a n/a n/a n/a n/a 15 

For example, were there really 140 apartment dwelling units in 1996 and only 95 in 

2001, or were the 45 units reported as a row house in 2001 and as an apartment in 

1996? This would be of significance to the rental market if they actually lost that 

number of apartment units. One also has to question the accuracy of reporting given 

the previously identified challenge that Census Canada data in 2001 now include 

unoccupied dwellings. It would seem that the total of all other dwellings should have 

gone up more than five units given that the complex depicted in the following picture 

appears to be a non-resident recreational complex."" 

248 White visiting Invermere on a weekday the activity at this 39 unit complex, as demonstrated 
by the number of vehicles that were there, indicated that it was a non-resident complex. Eight out of 
nine vehicles present had out of province plates (seven Alberta, one Arizona.) This complex has been 
in existence prior to 1996. 
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Figure 14. Condos on the Lake 

Given that Invermere is highly influenced by a recreational market, the inclusion of 

unoccupied dwellings in the 2001 Census data could help determine the level of that 

influence. The 2001 Census indicates a dwelling count of 1,334 in Invermere, 

indicating an increase of 304 dwellings over the 1996 Census. At the end of 2001, the 

D of I reported 145 new residential units since 1996. From these figures it can be 

estimated that 159 dwellings in Invermere are seasonal dwellings (assuming that none 

of the new residential units are seasonal dwellings), representing almost 12% of the 

housing stock. From looking at assessment data there are approximately 347 

individual property owners with non-Invermere addresses. This could also be taken as 

an indicator of seasonal residence. Using this figure, up to 26% of the housing stock 

could be seasonal dwellings. A survey of the kind of housing stock in Invermere would 

be useful not only to shed light on affordability issues but also to manage the demand 

for infrastructure. Such investigation is therefore recommended as part of a housing 

needs assessment. 
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Affordability in Invermere 

Any comprehensive housing needs assessment should include a thorough analysis of 

housing affordability, which is beyond the scope of this MDP. Nonetheless, this 

project does present some preliminary research into housing affordability in the D of I 

for the purpose of illustration. The forthcoming discussion draws on the work of 

Meredith Hamstead, who calculated housing data sets for the D of I community and 

region (1986-1996) using an economics workbook developed by the Sonoran Institute 

entitled Measuring Change in Rural Communities. 249 Where 2001 Census data was 

available, it is included in the discussion. 

Hamstead reported that there has been a steady increase in homeownership within 

the community, increasing from 66.7% in 1986 to 71.7% in 1996; and there has been a 

steady decline in rentals within the community, decreasing from 33.3% in 1986 to 

$28.3% in 1996.250 The 2001 Census data indicate a further increase in homeownership, 

up to 73.89% of the housing stock; and a further decline in rentals, down to 26.1%. 

Figure 15. Source Statistics Canada 

249p [ease refer to Meredith's MDP Listed under References Cited for the methodology used in 
these calculations. 

'50 Hamstead, p.154. 
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Hamstead also reported increases in both average gross rents and average major 

payments (both adjusted) from 1986 to 1996. Average rents have increased by 6.1%, 

from $577 (1986 adjusted) to $612 in 1996; and average major payments have 

increased by 24.8%, from $539 (1986 adjusted) to $673 in 1996. Her study also showed 

that the percentage change for both average gross rents and average major payments 

in the surrounding region (Subdivision A and RDEK, each progressively larger 

geographic areas) were very similar to each other: rent declined less than 1% and 2% 

in each region, while major payments declined between 8% and 9% in each region. 

Comparing rents and payments over time does not necessarily paint a true picture of 

affordability without being referenced to the housing type. There would be 

considerably more difference in affordability if one were paying $577 to rent a house 

in 1986 compared to $612 to rent a basement suite in 1996. This is not to suggest 

that this is indeed the case, but the contrast is provided to highlight that analysis of 

Statistics Canada data alone does not allow assessment of quality changes. Measuring 

the quality of rental units over time is a challenge that should be addressed. 

Housing Age and New Construction 

Table 14. CONSTRUCTION PERIOD COMPARISON 

Period Number of Dwellings 

1981 1986 1991 1996 Change in Supply 

Before 1920 *60 n/a n/a n/a n/a 
1921 - 1945 *60 n/a n/a n/a n/a 
Before 1946*Total 120 55 55 90 -30 
1946-1960 155 160 145 125 -30 
1961-1970 90 115 165 90 nil 
1971-1980 330 320 310 290 -40 
1981-1990 15 100 175 170 +155 
1991-1996 n/a n/a n/a 265 +265 
Total 710 755 860 1030 +320 
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The previous chart demonstrates that the supply of housing in Invermere has steadily 

increased since 1981 with the total net supply increasing by 320. 

Figure 16. Source Statistics Canada 

The current activity in Invermere will add to an already fairly new stock for over 70% 

of the stock has been built since 1971. 

Two of the major developments underway in the community are Hotlybow Kane and 

Heron Point. Hollybow Kane is located at the southern end of the District and Heron 

Point is located at the southern edge of downtown, overlooking Dorothy Lake. Plans 

for HolLybow Kane include a seniors residential health centre, small lot single family 

homes, duplexes and multi-family housing. 251 Heron Point, depicted in the following 

photo, is a complex being marketed as recreational development. 

251Rocky Mountain Land Co. Ltd. Hoflybow/Kane Comprehensive Development Plan. (Focus 
Intec: August 9, 2002). 
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Figure 17. Heron Point 

Chapter Summary 

Developing an understanding of the local context (including an understanding of the 

current housing supply), assessing toots currently utilized and previous attempts to 

bring affordable housing to the community, serve as a means to focus strategy 

development in light of numerous options available. This is further explored in 

Chapter Six. The discussion of housing supply is deficient in terms of my original 

intent. This is due in part to developing an appreciation of the D of I housing market. 

I realized there are a tot of dynamics happening that would necessitate an approach 

far more involved than what an outside observer could discover - by this I mean the 

impact of the recreational market on the local residential market and the economic 

cycles associated with the economy of the region. Additionally, the goal of mapping 

housing typology 252 utilizing GIS was not realized. 

252 Initially it was thought that tax data would help discern rental housing from owned housing; 
however, this is not the case in the Province of British Columbia. 
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CHAPTER SIX: Addressing the Gap in Invermere 

As demonstrated in Chapter Two, the list of toots available to local governments for 

the creation of affordable housing options is extensive. As this became apparent 

through the research, it also became clear that the recommendations of this MDP 

need to go beyond simply proposing what has not been done in Invermere. Initiatives 

undertaken by the D of I have been highlighted in Chapter Five illustrating many 

options that are left underutilized. Not only are there many tools left underutilized, 

the effectiveness of the toots they are using must be questioned. The rationale for 

addressing the complexity of the numerous options available is based on the following: 

• development an understanding of the local context highlights the greatest 

challenge for implementing a strategy (see discussion in Chapter 7); 

• discussion of the effectiveness of tools currently utilized; 

• highlighting the issues that were presented in a specific attempt to create 

affordable housing in Invermere; 

• attempting to locate the initiatives on a scale that highlights them in relation 

to the housing development process, and then focusing on the initiatives that 

come at the beginning of that process; and 

• utilizing one community's categorization of the initiatives as being high, 

medium and low resource intensive. 

EFFECTIVENESS OF CURRENT TOOLS 

As demonstrated in Chapter Five, the D of I must seriously consider how effective the 

.tools they currently use are. They must ask how their use of these tools are helping 

them achieve their vision. They must develop firm goals to go along with their policy 

statements with respect to how these tools will help them achieve their vision. From 

the enquiry into the tools used at the D of I, the following observations can be made: 
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• density bonusing (or amenity negotiation) has not resulted in the creation of 

any affordable units within the community; 

• alternative development standards have not yet been developed, but when 

they do, the D of I must also seriously consider how this will contribute to 

greater affordability and for whom; 

• simply zoning for secondary suites and mixed use areas does not in and of itself 

mean success for the initiative. An effective means for monitoring the initiative 

by establishing goats and performance measures must be undertaken in order to 

establish a real sense of success for the initiative. 

THE CASE FOR SOCIAL HOUSING IN INVERMERE 

In addition to the issues highlighted in Chapter Five (and Appendix E), an underlying 

question this case raises is, "Who does the housing vision stated in their OCP apply 

to?" This community needs to make some critical choices with respect to who the 

community is to be affordable for while keeping in mind that a sustainable community 

excludes no one. As discussed in Chapter Five, the tools that were underutilized in 

this case include those that fall under headings of political leadership and advocacy, 

community planning initiatives, community education, exemption of fees and the 

implementation of approved intensification policies. In an effort to learn from the 

past, focus can be put on addressing use of these tools in strategy development. 

TOOLS IN RELATION TO THE HOUSING DEVELOPMENT PROCESS 

Utilizing Doling's schema established in Chapter Three many of the tools identified in 

Chapter Four would fall under a pre-deveLopment phase and a design stage (not part 

of Doling's schema) and can therefore be classified as such: 
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Table 15. TOOLS IN RELATION TO THE HOUSING DEVELOPMENT PROCESS 

FINANCE 

Since financial tools probably never cover 100% of the cost, they have been listed under subsidies. 

1. PRE-DEVELOPMENT: Political Leadership, Advocacy, and Education: Task Force, Community 
Forum; Planning a Policy Documents; Research Activities; Information a Related Services; 
Partnerships; Community Economic Development; Research: Nimby Strategies, Inventories, Needs 
Assessments. 

2. DESIGN: Community Health a Safety; Adaptable a Accessible Housing 

3. DEVELOPMENT 4. CONSTRUCTION 5. ALLOCATION 6. REPAIRS Et MAINTENANCE 

Regulations regarding 
approval process 

Regulation for Zoning 
a Standards 

Land Use a Zoning 

Alternative Develop-
ment Standards 

Direct 
Administration 

Homelessness 

Special Needs 

Elderly 

Regulatory Change 

Standards a Maintenance 
bylaws regarding demolition 
and conversion. 

LAND: Land Banks, Leases, Land Grants. LABOUR: Sweat Equity MATERIALS: [Donations] 

SUBSIDIES 

Trust Funds, Loan Guarantees, Housing Agreements, Cash Grants, Tax & Fee Waivers (DCCs), 
Housing Reserve Funds 

The major conclusion of this exercise is that municipalities need to prepare affordable 

housing strategies for use in the pre-development phase plus follow through in 

implementation. 

RESOURCE INTENSIVENESS OF TOOL 

In the development of its affordable housing strategy, the Town of Cary identified 

fourteen tools and designated them as high, medium and low resource intensive (in 
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terms of financial cost to the Town ).21' Given that this is a US example, some of the 

toots do not apply to the MICT established in Chapter Four. Low resource intensive 

toots include: inclusionary zoning, fast track development review, special 

considerations in growth management, new forms of higher density housing, banking 

partnerships, homeownership education, and support for community land trust. 

Medium resource intensive tools include: development fee reimbursement, grants to 

affordable housing developers, employee homeownership programs, and housing 

rehabilitation. High resource intensive tools include: downpayment assistance/closing 

costs/second mortgages, infrastructure support, and land purchase and re-sate. These 

are highlighted on the MICT that follows on the next page. Given the limited 

resources of the D of I, tools that use the least amount of resources are most highly 

recommended. 

Chapter Summary 

Understanding of the local context, identification of issues apparent within the 

community, acknowledgment of limited resources, utilization of an asset-based 

community development approach to the strategy, and utilizing toots that come at 

the pre-devetopment phase of the housing development process all form the basis for 

the recommendations outlined in Chapter Seven. These recommendations flow from 

a strategic planning approach utilizing the case of the D of I. 

253 Town of Cary Department of Development Services - Planning and Zoning Division, 1999 
Town of Cary Affordable Housing Tool Kit, <viewed July 30, 2002>. 
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Table 16. LOW RESOURCE, AU INTENSIVENESS OF TOOLS 

Hulchanski et al (1990) Krause (1993) BC Ministry of Social Development & 
Economic Security (2000) 

Ontario Professional Planners 
Institute (2001) 

Political Leadership & Advocacy 
actions that urge, promote or 
stimulate the creation or 
preservation of affordable housing. 

Regulations for Standards & 
Zoning revise regulation for the 
purpose of reducing the cost of 
new or rehabilitated housing. 

Regulations for Process 
facilitate the production and 
maintenance of affordable housing 
by removing obstacles. 

Financing establishment of trust 
funds, loan guarantees, etc. 
Land & Buildln.s establishment of 

etc. 
Taxation & Fees waivers, 
abatements, impact fees, 
development cost charges, tax 
deferrals 

Intensification make better use of 
existing serviced land and buildings 
(e.g. secondary suites, housing 
above commercial) 
Sustainable Development higher 
density communities can help 
achieve affordable housing goals 
as well as sustainable goals 
Regulations: Administration & 
Approval Process initiatives to 
speed up the process 

Land & Financing for New 
Development facilitate the 
development o non-profit housing 
through Donate 
land or subsidize through land 
banking, rezoning or bylaws that 
require developers to make land 
available in new 
developments for affordable 
housing. 

Planning Tools that are available 
through the Local Government Act: 
• Community Planning initiatives: 

task forces, committees, workshops 
and public forums 

• Land Use & Zoning: density 
bonusing, comprehensive 
development zoning, inclusionary 
zoning, diverse house types: mixed 
use, manufactured home parks, 
secondary suites. 

• Rental Housing: development 
encouraged, conversion and/or 
demolition controls, standards of 
maintenance bylaws 

• Approvals and funding: housing 
agreements, housing reserve 
funds cash .rants. 

Advocacy through Housing 
Task Force, Community Action 
Plans, Municipal/ Housing 
Sector Activities and political 
leadership. 
Community Education through 
forums and information videos. 

Regulatory Change through 
use of secondary suites, density 
bonuslng, Incluslonary zoning, 
exaction programs for housing 
linkages, demolition control 
bylaws, infill development, 
alternative development 
standards, performance based 
planning, streamlining approval 
process. 

Financial incentives 

special 
tax rates, redevelopment 
incentive .ro.rarns 

Administrative Measures 
through direct administration & 
funding of various housing 
programs 
Direct Provision as share-
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Organization involving the 
establishment of departments, 
partnerships, etc. 

Information & Related Services 
the collection, maintenance, 
dissemination, and generation of 
information for use by the public, 
private and community 
organizations 
Planning & Policy the 
establishment of broad policy 
statements regarding housing. 

Partnerships creating advisory 
committees. 
Community & Economic 
Development recognition of the 
link with housing 
Housing Information & Referral 
Services establish housing 
registries, home sharing programs, 
etc. 

Community Improvement, 
Rehabilitation & Preservation of 
Existing Housing through 
subsidies to preserve the existing 
stock. 

Homelessness the need for 
housing is critical, but so is the 
development of job skills and 
community awareness. 

Housing for the Elderly & Special 
Needs Groups support equity 
housing, garden suites, supportive 
home living, zoning for group 
residences. 

Community Health & Safety 

Home Ownership promote 
manufactured housing and sweat 
equity to those with low and 
modest incomes. 

• Partnerships: public and private 
sectors as well as other levels and 
departments of government 

• NIMBY Strategies: to address local 
resistance. 

• Inventories and Monitoring of 
Housing Stock: [e.g., GIS, 
longitudinal studies.] 

Planning & Policies in community 
plans and other policy documents, 
strategies to develop policies, create 
definitions, and methods of 
responding. Strategies can be 
comprehensive or issue specific and 
can Involve short and long term 
objectives. Develop definitions of 
affordable housing [e.g., range of 
affordability] 
Planning to Address Homelessness 
through research, policies and 
strategies, planning & funding and 
single room housing occupancy. 
Housing for Individuals with Special 
Needs create policies and definitions 
of special needs. 
Adaptable & Accessible Housing 
research, reports, strategies and 
guidelines for housing that has flexible 
design features that can be adapted to 
meed the changing needs of any 
occupant. Need is associated with a 
specific disability or stage of life. 

holder of municipal non-profit 
housinc body, direct financing. 
Publlc!Private Partnerships 
through demonstration projects, 
proposal calls and municipal 
not-for-profit/private sector 
initiatives. 
Research Activity through 
special purpose task forces, 
housing forums, design 
charettes/ideas competitions, 
housing statements & studies, 
information & monitoring. 
Policy Initiatives through a 
Housing First Policy and 
Housing Levies. 
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CHAPTER SEVEN: A Community with Housing for All 

This chapter contains three sets of recommendations to the D of I that have been 

developed utilizing strategic planning and asset based community development 

approaches. Within this document, the attempt has been to demonstrate what the 

practical use of these two approaches might "took like" in action. In this case the use 

of strategic planning involved examination of the external and internal environment of 

housing development in general, and of housing in Invermere in particular. In the 

analysis of the internal environment, particular attention was paid to the 

identification of community assets (summarized in Appendix G). The recommendations 

of this MDP are divided into three sections, with each recommendation discussed in 

terms of: Action, Rationale and Challenges. The first section includes eight 

recommendations that flow from an analysis of the toots identified in the D of l's 

current practice. The community could follow through on these recommendations 

irrespective of them choosing to adopt a strategic plan focused on housing utilizing an 

asset based community development approach. The second section contains five 

recommendations that are the beginnings of a strategic plan that are based on a more 

ideal regional scale. This section concludes with a more detailed discussion of the 

challenges presented by the recommendations. The third section represents a plan 

that attempts to demonstrate what an Asset Based Community Development approach 

might took like given the knowledge gained through a strategic process. The sections 

are not mutually exclusive. 

Prior to any action, the D of I should institute a process that will ensure that their OCP 

remains true to the spirit of it being a living document where the goats and values 

expressed in it reflect the changing internal and external environment. This means 

being responsive to changes in government, changes in community composition, etc. 
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RATIONALE 

This process should begin with an affirmation by the recently elected council that 

they are committed to the intent of the document as it stands, but may seek to 

modify it in light of the changed environment. This means critically assessing how 

committed they are to the vision adopted in the OCP with respect to the values 

expressed in it, and in particular, in relation to the subject of this MDP, how 

committed they are to their housing vision. As the case for social housing 

demonstrates, local government made decisions that went directly against the 

realization of their stated housing vision. The following sections are recommended on 

the assumption that the aforementioned discussion will be held. 

RECOMMENDATIONS REGARDING CURRENT PRACTICE 

The first two recommendations deal with policy development, the next three deal 

with research and education and the final three deal with the management of land 

supply. High priority items are shaded in grey. Ideally defining affordable housing 

and conducting a housing needs assessment should be undertaken at a regional scale 

with a regional partnership. In the absence of a regional initiative, the D of I should 

still formulate their own definition and needs assessment. 

Following a critical discussion of their commitment to affordable 
housing, local government should be able to come up with a 
definition of affordable housing that relates to the vision expressed 
in their QCP. They then need to seek guidance from the local 
community to see if the definition needs modifying in any way. 
There should be no question in anyone's mind with regard to who 
should benefit from affordable housing in the community. It is the 
writer's opinion that the goat should be to make the community 
affordable to permanent residents of the area as well as seasonal 
residents who need to work in the area. 

CHALLENGE This task should be neither difficult nor time-consuming. 
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RATIONALE 

ACTION Provide more specific rules for the amenity negotiation (e.g., what is 
traded for amenities or what the priorities are for specific 
amenities.) 

RATIONALE This too[ has not been utilized in the community for affordable 
housing purposes. The Heron Point development seemed to be an 
ideal development to negotiate for affordable housing yet it wasn't. 
Council needs to ask why. 

CHALLENGE Council must make some tough choices on prioritizing the numerous 
amenities that are "vying to be negotiated" in order for goals to be 
set with respect to what they hope to accomplish through use of the 
tooL. 

RATIONALE There is currently no plan in place to monitor the success of the 
initiative that allowed all R-1 zoned residences to have a secondary 
suite. Simply knowing a total number is not enough to measure the 
performance of initiative. 

CHALLENGE It would not take a much time to discuss goals and performance 
measures for this initiative. The D of I office has the manpower and 
administrative capability to do this. 

Given that the D of I do not operate in a housing market unto 
themselves, council and community should ideally consider housing 
needs from a regional perspective (with or without a regional 
strategy recommended below.) 
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CHALLENGE Funding would be necessary for this initiative. Financial 
considerations are discussed in more detail at the end of the second 
section of recommendations. Funding might be more easily obtained 
if the study were undertaken on a regional scale. The community 
could also utilize their assets as discussed in section three of the 
recommendations. 

ACTION Implement an education program regarding local policies that 
encourage residential development in downtown and commercial 
areas and the use of secondary suites that would demonstrate the 
benefits of the policy and avenues that citizens could take to create 
this type of residential unit. (Topics such as necessary building code 
regulations, permits required, sources of possible funding, etc. could 
be covered.) 

RATIONALE There is evidence that there are misperceptions within the 
community with respect to why it is important that secondary suites 
be registered and have the proper building code standards. 

CHALLENGE The D of I office has the administrative capability for this initiative 
and it would not take much research time, advertising, or resources 
for a one day workshop. 

ACTION The D of I should seek to enter into an agreement with the ALCA 
prior to a boundary expansion in order to manage [and more 
effectively. 

RATIONALE The very long, drawn out, and political process used to remove the 
ALR lands within the District's boundaries known as the Holtybow' 
property should be avoided in the future. 

CHALLENGE There is provincial support for such agreements so long as removal 
can be justified through identification of need(s) and demonstration 
that the land is no longer viable as agricultural land. This requires 
tong term planning which includes completion of the following 
action. 
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RATIONALE The D of I needs an effective means to analyze and monitor land use 
and zoning so that when investors, developers and interested citizens 
want to know specifics (such as the amount and location of potential 
infiLl sites, underdeveloped high density lands, underutilized crown 
land and municipal lands, serviced lands, unserviced lands, etc.), 
such information can be provided with expedience. This will help to 
clear up the variety of perceptions within the community regarding 
the nature of available land. 

CHALLENGE This would require funding and could be accomplished in a variety of 
ways. A Land analysis could be contracted out to a GIS Consultant as 
a means to accomplishing this task. I would suggest investigating the 
acquisition of a land use management too[ (such as GIS) in 
partnership with the RDEK, and in conjunction with the proposed 
Growth Management Strategy (GMS). (See conclusion for further 
discussion.) Discussion does not cost anything but time and the time 
has already been committed. 

ACTION The D of I should seek to utilize crown land for residential expansion 
for affordable housing options and identify such opportunities. 

RATIONALE Given the findings of the aforementioned high priority actions, the D 
of I may well be in short supply of residential (and.. There is 
provincial policy supporting the sale and use of Crown lands for 
affordable housing if such use can be justified through identification 
of need(s). 

CHALLENGE This requires long term planning and may involve changing Crown 
Lands that are designated as Resort to Residential in the Land Use 
Plan. 

REGIONAL AFFORDABLE HOUSING STRATEGY 

The five recommendations in this section represent the more ideal way to deal with 

affordability issues, but also represents a more challenging approach. The actions are 

prioritized in the order they are presented, and involve short-term actions that would 
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ideally result in yet further actions dependant upon the findings of the research 

initiatives. 

ACTION #1 Set up a regional housing task force within a boundary commonly 
known as the Upper Columbia Valley. 

RATIONALE Given that Invermere does not operate in a housing market unto 
itself, and it is influenced by a large recreational component, 
affordable housing initiatives would be best dealt with on a regional 
scale. A housing strategy would fit well with the Regional Growth 
Management Plan already under consideration in the area. 

CHALLENGE This represents the greatest challenge and is discussed at the end of 
this section. 

ACTION #2 

RATIONALE 

Define affordable housing. 

When the regional task force is established they should be ableto 
come up with a definition of affordable housing that is concerned 
with making the region affordable to permanent residents of the area 
as well as seasonal residents who need to work in the area. They 
then need to seek guidance from citizens to see if the definition 
needs modifying in any way. There should be no question in 
anyone's mind with regard to who should benefit from affordable 
housing in the region. 

CHALLENGE Establishing the task force will be the greatest challenge, and 
defining the focus of the strategy could take some time. 

ACTION #3 Conduct a regional housing needs assessment. 

RATIONALE As demonstrated, the D of I does not operate in a housing market 
unto themselves, therefore the task force will ideally consider 
housing needs from a regional perspective. 

CHALLENGE Given that this would require funding, financial considerations are 
discussed at the end of this section. 
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ACTION #4 Identify similarities and differences among the various government 
(jurisdictional) policies and processes for development. 

RATIONALE How do the policies of each jurisdiction support or hinder the 
policies of the other? What is the best location to serve the 
identified needs? Is there concern for affordability issues among the 
people of the. unincorporated areas and in the development practice 
of the areas? Do they have policies that ensure staff housing or 
linkage programs? 

CHALLENGE Some parties could become defensive with challenges to the status 
quo. Funding for regulatory initiatives is available through the ACT 
Program as identified earlier. 

ACTION #5 Conduct a sub-regional Census in the Upper Columbia Valley during a 
peak season(s). 

RATIONALE This should be done in order to develop a better understanding of 
residential needs as the population and economic cycles change. 

CHALLENGE While censuses may initially represent a cost, other municipalities 
conduct them because they often enable access to additional funds 
from senior levels of government. 

Challenges 
As discussed in the local context section of Chapter 5, the power relationships and 

politics of the region are very complex. Land in the region is governed by many bodies 

including: two incorporated municipalities - the D of I and Radium Hot Springs; two 

unincorporated areas - electoral Areas F F± G governed through the RDEK; provincial 

government involvement through the ALR and FLR; federal government involvement 

through control of Crown Land, and Land Lease control of Native Reserve Land; and two 

Native Reserves. Getting all these bodies together to acknowledge their roles in 

addressing affordability problems (perceived or real), WiLl be the greatest challenge. 

However, this is not an insurmountable challenge. A dynamic leader skilled in interest 

based negotiations could champion the initiative. Regional approaches to housing 
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have been attempted in the past in other areas, and an example of one such initiative 

is provided in Appendix F. 

The question of finance also represents a challenge, but to a lesser degree. The 

sources identified earlier in this document could be explored once more focused 

strategies are developed (such as the ACT program for regulatory reform.) Two 

possible sources of funding not previously mentioned are: 

1. The Real Estate Foundation of BC - Through the research for this MOP this 

organization has frequently been noted as one that funds housing affordability 

and market research. 

2. The Columbia Basin Trust - This fund was established in 1995 to provide social, 

economic and environmental benefits to those most affected by the building of 

three dams in 1960s. 

Initial talks could be held as part of the planned Regional Growth Management 

Strategy project. If there is interest at this level in a regional housing task force, then 

additional funding could be sought through these organizations. 

A HYPOTHETICAL ASSET BASED COMMUNITY DEVELOPMENT APPROACH 

An Asset Based Community Development approach not only helps to more efficiently 

allocate scarce financial resources, it also enables citizens to become involved in 

issues that directly affect them. This section is included because part of the thesis of 

this project included recommending an Asset Based Community Development 

approach in the practical development of a local housing strategy. 

Often studies are completed and used to make some decisions at given points in time. 

ALL too often information is collected and then forgotten until years later when 

interest is renewed in another study. One of the major components of Strategic 
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Planning is Monitoring and Evaluation. This requires a continual update of 

information. In this hypothetical, feasible approach, members of the community are 

encouraged to keep that information current. 

Table 17. DATA COLLECTION CHAIRPERSON (as a member of a Task Force Body) 

The Task Force charged with conducting a housing needs assessment (whether it be 
at a local or regional scale) or any other particular research project should utilize 
the assets already existing within the community to accomplish time-consuming 
tasks. For example, many computer courses are taught at Columbia Valley College. 
Students could be given projects with a purpose: 

• Create courses where students can (earn spreadsheet programs by inputting data 
available from the Real Estate Board on housing sales statistics, creating an 
ongoing monitoring system for local market statistics. A designated 
representative from the real estate community should freely provide this 
information to the chair in a timely fashion. 

• Local government authorities should forward monthly housing statistics to the 
Chairperson for ongoing monitoring. This should include housing type. 

• Information on the rental market should be recorded and monitored from 
newspapers freely given to the Chairperson /College for this purpose. This 
information should be compiled in such as way as to be easily posted to the web 
pages and offices of local governments, and various social and business groups. A 
more general information page regarding rental opportunities in Invermere should 
annually be given to Sheila Tutty, publisher of the excellent community resource 
Columbia Valley 2002 Answer Book. 

• Internet courses could be designed such that the purpose would be to research 
specific issues identified by the Task Force (regional or local.) 

Chapter Summary 

The recommendations of this MDP provide the beginnings of a strategic planning 

process. They also present options for local and regional initiatives that could utilize 

Asset Based Community Development approaches. 
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CHAPTER EIGHT: conclusions 

This Master's Degree Project was undertaken in order to understand the environment 

in which housing is created, and to team how the planning profession can contribute 

to communities with housing for all. Theoretically, a sustainable community is one 

where there is quality housing for people of all socio-economic groups. I wanted to be 

able to answer the question: As a local government planner, how would I begin to 

address the development of a local housing strategy where this could become a 

reality? This chapter summarizes the process I went through towards fulfilling the 

objectives and purpose of this MDP. 

When I began my project, I asked myself how my prior course work had prepared me 

to answer this question. I had learned about the regulatory environment of planning 

and some new technologies for presentation. I was especially drawn to the power of 

GIS and wanted to explore its use in a housing context. The most important thing that 

I learned was through my planning theory course. Based upon instruction received in 

this class, I felt that the appropriate approach to the question I wanted answered was 

through use of strategic planning and community development. 

I wanted to do a Master's Degree Project that would demonstrate theoretical 

understanding by means of a somewhat practical application and thus this project was 

conceived. I began this project by looking at the literature on strategic planning, how 

it has been applied in the planning profession in general and how it has been applied 

to matters of housing in particular. Strategic planning provided the framework for my 

enquiry, while a case study methodology allowed me to look at the phenomenon I am 

interested in - housing development - in the context of somewhere particular - the 

District of Invermere. Through this project, I have come to believe that realizing the 
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idea of a community where there is housing for all will only come with significant 

change to the housing development process. This belief has led to the 

recommendation that an asset based community development approach be utilized 

with strategic planning. Admittedly, the depth to which these approaches can be 

applied from outside the community is limited. Nonetheless, chapter Two of this 

document provided an explanation of the theoretical framework or approaches 

utilized to answer the research question. Use of the D of I as a case study was meant 

first and foremost to enhance my learning objective of developing an understanding of 

the environment in which housing is created and the rote of local government in that 

development. 

Since housing development is the phenomenon in question my focus was finding how 

local governments are or can be involved in housing development. Since I am 

suggesting that local governments have a role to play in housing development, I felt 

my document should include a discussion of housing markets. This is necessary 

because any community wanting to influence their local market should develop an 

understanding of it as a first step in strategy development. I in no way suggest that 

this document says everything there is to know about housing in Invermere; rather, 

the intention is to highlight items the community can focus on, and to create 

discussion within the community, in order to develop that understanding. 

Through what I defined as my external scan, I came across many important .ideas. I 

established a base for understanding housing markets in Chapter Three and 

conceptualized it in the Housing Market Chart. I established a base for understanding 

government policy with respect to housing development, which resulted in a long list 

of tools that are available for local government use. That list is summarized in .a table 

called the Municipal Initiatives Classification Table. 
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I came across two important ideas that would shape how I was going to took at the 

internal environment, which I define as my case study, or the D of I. I saw that John 

Doling's schema of housing development as a process was useful in conceptualizing the 

ways in which government can be involved in housing development. The second idea 

came from David Hulchanski, who provided a framework for discussing my case study. 

The research up to this point was completed through library and Internet searches and 

my first objective of this MDP was realized and that preliminary research provided the 

base for my enquiry into the D of I. 

In keeping with how I conceptualized the internal environment, my discussion of the D 

of I was centered on fulfilling the second and third objectives of this MOP: discussing 

current housing stock in the community and establishing an understanding of the 

demographic and economic base of Invermere. This discussion was generated through 

data collection and analysis involving both quantitative and qualitative data. 

Statistics Canada data were used in the housing stock section. My objective of 

developing an understanding of the socio-economic conditions in Invermere was 

addressed using a case study methodology based upon key informant interviews, 

document analysis and quantitative data. 

The desire to explore the use of Geographic Information Systems (GIS) in the context 

of housing policy development was based on my experience with the technology that 

was developed through course work at the Faculty of Environmental Design. The 

major thrust of the GIS course offered at that Faculty was to get urban planners (and 

environmental scientists) to think about how GIS could be utilized in their professions. 

Although GIS was never intended to be the major focus of my MDP, its use was 

proposed to satisfy a curiosity with regard to what GIS could potentially do with 

respect to housing issues. Based on what I Learned from the GIS course, I attempted 
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to explore the use of GIS to develop an understanding of the current housing stock in 

my case study location of the D of I. (Developing this understanding was only a small 

portion of my overall learning objective for my MDP.) In the Environmental Design GIS 

course, land use was analyzed by way of registering aerial photos to street maps and 

census data. I made the assumption that this would be fairly easy to replicate for my 

case study location. Unfortunately I ran into 'a number of obstacles: 

1. To begin with, all the data I initially requested was given to me at very sporadic 

intervals, some not arriving until very late in my MDP process. 

2. The data that I did receive was not of the quality necessary to build the map 

layers required for the end product I had envisioned. 

3. Given my limited technical knowledge, I had to look to the University for that 

support and I found that there was limited technical support at the University 

Level. (Certainty, technical support is provided by the various software 

producers, but at a cost.) 

The first obstacle is not an uncommon concern in many case studies. 

The quality of data represents a major issue. While the D of I does possess a scanned 

aerial photograph of the community, it was not digitally rectified and scaled. This can 

result in accuracy errors in analysis. Ideally a community wanting to launch a GIS 

program would have orthorectifed photos. The D of I has several (CAD) files that were 

easily transferred to Map Info files, but these files lacked geographic reference. This 

was not initially viewed as a problem because like the aerial photo, I felt these files 

could be registered to a geographically referenced map. However, street map data 

were not available for this community, though there was the potential to order it. 

This would require an additional cost to the project. The only geographically 
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referenced map available at the University of Calgary, for this location, is the census 

boundary maps. Attempts to register the files (map Layers) to this map instead of a 

street map was not successful because there are less identifiable points (than in a 

street map) to register, resulting in the layers being incongruent. This would again 

result in accuracy errors in analysis. 

These challenges do not mean that GIS is not a tool worth pursuing. Given the lack of 

statistical knowledge with regard to the quantity of residential land available within 

the community (and probably other land uses), GIS would provide an effective means 

to quantify these totals. This could be accomplished without investing in a GIS 

program, but by contracting out the work. Obtaining street map data would become 

part of the contract fee. Contracting work out for a specific purpose could be a short 

term solution for a priority action item, but negates consideration of the long term 

value of investing in a GIS system. A GIS Land analysis could allow quantification of 

avaiLable land through use of overlays and the discernment of actual from permitted 

uses. One of the major expenses of GIS technology is the software itself. As a student 

I had access to the Map Info program at no extra cost. Availability and cost of the 

data was a different issue. Ideally, a more focused study on only GIS would have 

produced more substantive conclusions, however, as indicated, my exploration of GIS 

in this context was more to satisfy my curiosity than to fully develop a GIS system. 

While the end result of the GIS exploration of my MDP is not what I had hoped it to be 

(a map visually illustrating housing typology and tenure), I feel my curiosity was 

satisfied in that I learned that GIS is a tool worth pursuing in the urban planning 

profession. Thus I would feel comfortable advocating the integration of GIS into 

planning regimes. In the case of the D of I, the initial cost would outweigh the benefit 

to a community of this size; however, given the regional perspective that I feel is 

required to develop an effective housing strategy, it remains a item for discussion that 
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I would bring up (and support) if I was a stakeholder representative in the 

development of a regional growth management strategy. While GIS is not a 

technology currently utilized in the Columbia Valley, 214 there are indications of 

potential use at a regional scale. 255 

Going back to the larger purpose of this MDP, after identification of the range of tools 

available to local government, and the development of an understanding of the 

Invermere context, came the.process of formulating some recommendations. Given 

the wide gap in Invermere with respect to what could be done in terms of affordable 

housing initiatives, compared to what is being done, the following criteria were used 

to address the complexity of numerous options available: 

1. Part of my internal scan involved getting to know what had been happening in 

the community with respect to housing initiatives as well as the regulatory 

environment. A social housing project was attempted in the community and 

was not successful; therefore I felt that examination of this case could provide 

insight into addressing the gap with respect to the tools available to local 

government. This scan illustrated that the few tools that were being considered 

(or utilized) at the D of I were not very effective. 

2. Secondly, after placing the tools available into Doling's schema, it became 

apparent that it is necessary to focus on initiatives that come at the beginning 

of the housing development process. The major conclusion of this exercise was 

that municipalities need to prepare affordable housing strategies for use in the 

pre-development phase as well as following through in implementation. 

3. Given the limited resources of the D of I, tools that use the least amount of 

254 Interview with Chris Prosser, Director of Development Services - District of Invermere, 
Invermere, BC, 27 August 2002. 

255As evidenced in a job posting for a Planner I position in February 2002 for the RDEK. 
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resources are most highly recommended to begin the strategic planning process. 

Recommendations were generated from these points of reference with consideration 

of challenges to implementation. 

I feet confident that Strategic Planning is an effective approach for dealing with 

housing matters. I am very satisfied that my learning objectives were fulfilled in this 

project. I wanted to answer the question, "As a local government planner how would 

I begin to develop a local housing strategy," and I feet this approach served me well. 

Taking a broad perspective allowed a deeper understanding of the complexity 

surrounding housing development and results in recommendations that consider a 

scale beyond that of the D of I. Developing an understanding of federal and 

provincial involvement in housing development allows one to realize that it is 

expected that local governments be involved in creating an environment that 

promotes affordability. No higher level of government is going to come in and fix an 

affordability problem. This realization underscores the importance of an Asset Based 

Community Development approach to housing issues. If people become aware of how 

they can influence a process, they will be more likely to do so. If the D of I had 

already been engaged in Strategic Planning and Asset Based Community Development 

approaches many of the issues surrounding the Social Housing Case would not have 

surfaced and the project may have gone through. For example: 

• An environmental scan would have identified the infrastructure grant available for 

affordable housing projects. 

• Local government would have been highly involved in supporting the initiative at the 

very outset of project. 

I was not able to identify (map) all the assets of the community, which is the first step 

of an Asset Based Community Development approach. However, that is probably a 
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task better left to the community. Many of the recommendations involve building 

relationships and mobilizing assets. Key people within the community were identified 

and reference was made to a number of land assets within the community (though the 

specifics of this were not visualized in a map.) The extent to which community assets 

can be identified from a position outside the community is perhaps not one suited to 

this context (MOP). That being said, it is still an approach I would use if I were in a 

position within the community. This shortcoming could also be critiqued as a flaw in 

the methodology. Focus groups could have been held that would allow the community 

to identify what they perceive their assets to be (and indeed can be an action to 

follow up on). 

Through developing an understanding of the housing environment in general, and of 

housing in Invermere in particular, recommendations were made for the development 

of a local housing strategy for the D of I. This document serves to inform community 

stakeholders of an appropriate process for establishing a strategy, of the key factors 

that need examination in general and of the some of the housing issues in the D of I in 

particular. By spearheading a local housing strategic plan utilizing some of the 

identified tools, the 0 of I would be demonstrating political will towards realization of 

its stated vision. Without political will the rest of the tools become ineffective 

(whether they're applied in an urban or rural context.) The first step is having Council 

talk about it. If this document creates that discussion, then I will be satisfied indeed. 
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APPENDIX A: The Case for Social Housing in Invermere 

OVERVIEW 

This case represents an account of the attempt to bring a $3.5 million project 

involving 30 units of rental housing and three levels of subsidization to the community 

of the D of I. The project would have provided housing to mainly families, but would 

have also included seniors and special needs groups. The project was being developed 

in partnership with the Invermere Social Housing Committee (ISHC), BC Housing, and 

the Canadian Mental Health Association, East Kootenay (CMHA-EK). Many 

organizations were involved in this project but the CMHA-EK was the main driver 

whose role was to bring together the other organizations involved. The role of the 

ISHC was to garner local support. 

Table 18. 
ORGANIZATIONS INVOLVED IN THE SOCIAL HOUSING PROJECT AND KEY CONTACTS: 

CMHA- EK Janice Bradshaw, Executive Director 

Innovative Housing Society Joffre Pomerleau, Development Manager 

ISHC Leona Gadsby, committee member from the beginning. 
Seona Helmer, Steering Committee Chair. 
Lyle Wilson, Realtor who assisted in locating suitable land. 

Loeppky Consulting Denis Loeppky, Housing Consultant 

Weber Ft Associates Robert Weber, Architect 

BC Housing Al Cambetl, Interior Rep 

Contractor Dan Skuka, Kelowna 

Given that BC Housing requires a mix of incomes for projects it supports, units for this 

project would be allocated on that basis: 9 units to those in deep core need, those 

with annual incomes lower than $14,000; 9 units to those in shallow core need, those 

with annual incomes between $14,000 and $21,000; and 12 units would be rented out 

at 90% of market rent. Factors such as current housing conditions, situations, 
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amenities and incomes are considered in the allocation of units. The property would 

be managed and maintained by a property manager and bi-annual BC housing 

inspections."' Future attempts to bring affordable housing to the community and 

strategy development can be informed by this experience. 

PROCEDURES 

The process followed by the ISHC was chronicled utilizing meeting notes and 

newspaper articles. Semi-structured interviews, with open-ended questions were 

held with two members of this committee, 257 and the project was brought up in most 

other interviews in order to highlight key issues that could be focused on in the 

development of a local housing strategy. These issues apply to housing affordability in 

general, and are not just specific to social housing. Several phone calls to the CMHA-

EK to get bureaucratic, non-profit sector insight into this case were not returned. 

QUESTIONS 

The purpose for studying the case for social housing in Invermere is to highlight issues 

within the community with regard to housing affordability. Given the wide gap that 

became apparent between identification of tools that could be utilized, and those 

that were being utilized in the community (identified from the larger purpose of this 

MDP), more focused information was necessary for the development of a local housing 

strategy to proceed. 

256 Stephanie Stevens, "Social housing project unveiled," The Valley Echo, January 24, 2001, 

pp. 1-2. 

257 Leona Gadsby and Seona Helmer were interviewed. Gadsby was a member of the 
committee from the beginning, white Helmer came into the project later in the process due to her 
position as Safe Home Co-ordinator. 
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REPORT 

The attempt to bring social housing to Invermere began after a BC Press release 

announcement on June 16, 1999 where it was indicated in that 2,400 social housing 

units were to be funded over a two year period. In response to this announcement the 

CMHA-EK, created a subsidiary society, the East Kootenay Housing a Community 
Services Society. The subsidiary contracts to CMHA-EK on a fee for service basis and 

was created in order to retain charitable status because non-profit organizations 

cannot have over 10% of their units rented at market value. 

The MLA assistant for the Invermere constituency, Helen Elstrom, invited a number of 

Invermere people working in social services to a meeting to discuss affordable housing 

in the community. Leona Gadsby was one of those present. At this meeting it was 

suggested that they partner with the CMHA-EK who had extensive experience in the 

non-profit housing sector and it was agreed that there was a definite need within the 

community. 258 Leona herself works in the adult literacy program at the College of the 

Rockies satellite campus in Invermere and knows first hand how difficult it is for very 

poor people to focus on their studies to upgrade their situation when they are 

worrying about how to pay for rent and food. Her students often tell her how finding 

a place to rent is very difficult and that the rents are exorbitant."' 

Over the summer a couple of meetings were initiated by CMHA-EK regarding the 

development of social housing in Invermere. Attendance included community 

residents ranging from 6 to 8 persons, along with Janice Bradshaw, Executive Director 

of CMHA-EK and Denis Loeppky, a housing consultant. The need for social housing in 

258 Interview with Leona Gadsby, Education and Career FaciLitator - CoLLege of the Rockies, 
Invermere, BC, 29 August 2002. 

2591b1d. 

-136-



Invermere was acknowledged but finding land and having a housing mix were seen as 

potential problems. 26° Over the summer a letter was drafted to the D of I asking them 

to identify suitable land and they responded that they had no suitable land to donate. 

On October 16, 1999 the Columbia Valley Health Council was approached to donate 

property that could support 30-32 family housing units and 20-22 supported seniors 

units. They replied that they were unable to because of a restrictive covenant. A 

piece of property for sale at $450,000 that was serviced, but in need of rezoning was 

located in 1999 however, the land was viewed as too expensive to be considered. 261 

An appropriate piece of land could not be secured by the committee by time the 

deadline for applying for funding had arrived. 

Allocation of units by BC Housing is dependent on a plan being in place prior to 

application. One of the major components of the plan is that [and must be suitable 

according to BC Housing criteria. 262 Gadsby describes the process of looking for Land: 

We contacted Realtors, drove up and down streets looking at vacant lots, 
talked to people whose land was not for sale, talked to council about 
land that it owns, approached the hospital board, and put an article in 
the paper asking if anyone had land or was interested in helping to find 
some. ALL the possibilities that would meet BC Homes requirements were 
either not for sale, or too expensive for their criteria. Before we could 
find the extra money to meet that added expense, the opportunity to 
make application passed. 263 

The difficulty in finding land was continually repeated as an issue in the interviews 

2601SHC Binder, Minutes, 12 July 1999. 

261 1ntervtew with Leona Gadsby, Education and Career Facilitator - College of the Rockies, 
Invermere, BC, 29 August 2002. 

262Seona Helmer, Safe Home Co-ordinator - Family Resource Centre, Invermere, BC. Interview 
13 July 2002. 

263 Leona Gadsby, Public Hearing Address, Invermere, BC, 9 April 2001. 
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with Gadsby and Helmer and is evident throughout the ISHC's activity records. 

By the fall of 2000 another piece of land had been identified. At a ISHC meeting it 

was expressed that BC Housing had not yet made a decision on the number of units to 

be dispersed, but that there was optimism that Invermere would be a successful 

candidate for allocation .211 17 community members and 5 non-community members 

attended a November meeting at the hospital board room. Bradshaw reported that 

there was a provincial climate for housing; BC Housing was familiar with the work of 

the people on the team; community partnerships were needed; and housing types 

supported by BC housing included: 1, 2 and 3 bedroom units for families, I and 2 

bedroom apartments for special needs and supported seniors housing. The maximum 

unit price (MUP) was $100,000. BC Housing would pay only the appraised value of 

land, not market value, therefore the community had to make up the difference. The 

land located needed rezoning and servicing. 265 It was acknowledged that there was 

the need for neighbors to say what they think. A Town Hall Meeting was suggested to 

be held with the D of I Open House that would unveil their new Official Community 

Plan, scheduled for mid December. 266 

In December 2000 a discussion was held with Barry Brown-John regarding using the 

Potter land [HolLybow property], with him as the developer, for the project. He 

never heard anymore from the organization. 267 By December 8, 2000 an offer for 

$250,000 is put on Lot 1, DL 7882, KD PL 17855. On December 21, 2000, in an e-mail 

2641SHC Binder, Minutes, 25 October 2000. 

265IsHC Binder, Minutes, 23 November 2000. 

267 Interview with Barry Brown-John, Owner - Rocky Mountain Realty and Rocky Mountain Land 
Development Co., Invermere, BC, 12 December 2002. 
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from Bradshaw, it was indicated that property was secured with a deposit, design 

drawings were started, consulting services had been acquired and that a need/demand 

assessment should be completed. 

By 2001 publicity for the project stepped up with articles appearing in the Valley 

Echo. The first article in the new year began by highlighting the need for affordable 

housing for a person's mental health and addressed the process that the local steering 

committee had undertaken regarding their application to BC housing for affordable • 

housing units. The focus of the article is then shifted to the cost of the identified land 

and the need for the community to raise $150,000 to offset the difference between 

the assessed value and the purchase price. 168 Given that BC Assessment states that 

the market creates the value and BC Assessment reports it269 many would question 

why the land should be purchased at a price one and a half times the assessed value. 

A January 8, 2001 e-mail communication from Bradshaw to Helmer indicates that BC 

Housing would not support a project where the market value of the land is higher than 

the assessed value. A Public Awareness Meeting was scheduled for January 16, 2001 

and advertized in the newspaper, with a pre-meeting of the Steering. committee to be 

held the same day. 

Eight community members along with five others involved in the project attended the 

pre-meeting. Reports were given by Pomerleau and Bradshaw. Eric Rasmussen, a 

neighbour to the project expressed concerns regarding the waterline, sewer, power 

and future expansion. Neil Cook suggested that the steering committee take action 

on: obtaining rental rates from the Valley Echo for the last three months, obtaining 

letters of support from members of the community, and considering a fundraising 

2158 Stephanie Stevens, "Community faces challenge, " The Vattev Echo, January 3, 2001. 

269WeLcome to BC Assessment. BC Assessment 15 July 2002 <www.bcassessment.bc.ca>. 
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plan. 270 

The focus of the "Public Awareness Meeting" held at the D of I office was to unveil the 

plans and discuss various aspects of the social housing project. District support was 

being requested by way of assistance in sewer hookups and the waiving of DCCs. The 

Mayor stated that council would took closely at the plans and gauge public opinion 

before considering what kind of help it could provide the project. Neil Cook, manager 

of Sonja's Gardens, a subsidized housing community in Cranbrook, spoke on the need 

for such a project in Invermere. He stated that Invermere had the greatest need of 

any community they had ever looked at, and he noted a zero % vacancy rate. CMHA-

EK (HRDC) undertook a poverty survey which indicated that community members with 

medium and low income earners illustrated that Invermere was ranked at the very 

bottom in the East and West Kootenay in terms of housing access. As well the report 

showed that over half the people living in the Columbia Valley qualified for social 

housing. 56% of the homes surveyed (out of 2,405 total in the study), had annual 

incomes less than $20,000 which compared to $27,500 in Cranbrook. Joffre 

Pomerleau, development manager explained that once the rezoning was established, 

the units would be built, rented out and fundraising would continue. Cook stated that 

these projects would blend in with the community in a short time. Funding received 

to date was stated to be $25,000 from the Windermere District Social Services Society 

and a possible $50,000 from the BC Real Estate Foundation. If the District approved 

the rezoning and in-kind aid, then the project could begin in late spring or early 

summer. Construction would utilize local business where ever possible .27' An 

editorial in support of the project appeared at the same time as the newspaper 

2701SHC Binder, Minutes, 16 January 2001. 

271Stephanie Stevens, "Social housing project unveiLed," The VaUev Echo, January 24, 2001, 
pp. 1-2. 
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account of the "Public Awareness Meeting", however the focus was on mental health, 

not affordable housing.272 

By January 22, 2001, four letters of objection regarding the location of the project 

were received by the committee who responded with a Letter January 26, 2001 to 

community members requesting support letters be sent to the D of I. The community 

responded favorably with the exception of a letter dated January 30, 2001 from the 

RCMP stating that a support letter could not be given until the resolution of issues of 

whether disabled or mentally challenged persons would benefit and whether 

neighboring residents were consulted. The committee was facing a deadline of 

January 31, 2001 to have their funding proposal to BC Housing completed and 

submitted 273 

Bradshaw attended a regular council meeting held January 23, 2001 and provided a 

brief outline of the project to council and community members that were gathered in 

the gallery. At this meeting it was stated that Council was not prepared to make any 

decisions regarding the committee's request for in-kind help (in the form of waiving 

development cost charges (DCCs) and infrastructure costs.)274 Bradshaw explained 

that BC Housing Management Commission (BCHMC), who funds social housing projects 

must see three main criteria in order to consider funding: need and demand, financial 
viability and community partnership. There are only so many units allocated, with 

other communities vying for the units. Finding Land that met the BCHMC criteria that 

included proximity to schools, hospital and park land was the biggest challenge. The 

272 Editorial, "Project needed," The Valley Echo, January 24, 2001. 

2731SHC Binder, Committee Notes  

274 Stephanie Stevens, "Residents upset over social, housing location," The Valley Echo, January 
31, 2001, Vol 45 No. 5, p. 1. 
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property found was located in an area zoned R-1, but consisted of rural acreage 

properties. Those directly affected by the location chosen claimed they were not 

aware of the meeting held January 16, 2001 and were given no notice to attend it. 

Location of the project was not included in the advertisement regarding the meeting. 

Costs that were being asked to be waived by the D of I amount to over $450,000. 

Carol Keshen, a Canyon View resident opposing the project, stated: 

This is about rezoning. The concern is about the rezoning to R-3. If the 
Queen of England was building houses for herself out there it would still 
be a rezoning issue because R-3 means high density, high density, high 
density. It's a no brainer. 275 

Mayor Shmigelsky put an end to the meeting which had begun to heat up, stating that 

they were at a council, meeting, not a public debate. A public hearing regarding the 

rezoning would be held. Shmigelsky indicated that a mail drop would be used to 

advertize the public hearing, since not a lot of people read the newspaper. He also 

stated that he hoped that any of those concerned would consider being on one of the 

standing committees that the District had opened public seats on. 276 An editorial in 

support of the project" was published in the Valley Echo. 

At the ISHC meeting in February, attended by 9 community members, discussion 

centred on dealing with the hurdles: 

• Development costs: water, sewer and road costing approximately $450,000. 

The D of I is being asked to waive development fees. 

• Zoning: a public hearing to have the land in question rezoned from R-1 to R-3 

was necessary. 

2761b1d. 

217 Editorial, "NIMBYs strike again," The Valley Echo, January 31, 2001. 
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Allocation: still didn't know if the units would be allocated to Invermere. 

Cost of the land. 

There was discussion on how to handle the public meetings, making presentations to 

service clubs, questions regarding who wanted to be active on the committee and who 

just wanted information. 278 

In February the ISHC received communication from the D of I indicating that 

council wILL not review [the committee's] request for grant-in-aid funding 
or formally support the proposal on this site until the land use decision 
making process is completed. Council wILL continue to consider these 
requests on a case by case basis and will explore all other alternatives 
prior to making a decision. 279 

By mid February Helmer received fax correspondence from Joffre PomerLeau, 

Development Manager of the Innovative Housing Society which included a draft 

construction budget, cost breakdown of municipal fees, BC Housing's generic Project 

Evaluation Summary (which discussed the proposal in terms of neighbourhood, site 

features and building form) and the form completed by PomerLeau as it related to the 

Invermere site. Helmer responded with a fax to Bradshaw regarding concern over 

budget items (including consultants fees totaling $317,183.81). Since the steering 

committee was expected to fundraise for the budget shortfall, the committee should 

have understood what the expenses were for. Feedback from the community on the 

land price indicated that it was excessive and there is concern that per unit costs 

were also excessive. 280 

278 ISHC Binder, Minutes, 3 February 2001. 

279D of I, Letter to ISHC, 7 February 2001. 

2801SHC Binder, Committee Notes. 
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By February 24, 2001 the proposal was submitted to BC Housing. The application 

included: 

• sponsor letter; 

• sponsor questionnaire and auditor's report, sponsor incorporation; 

• project summary and support information: summary, title search, copy of 

charges and plans registered on title, copy of contract of purchase and sale for 

site, plan for proposed site, map of site in relation to services; 

• project evaluation summary; 

• proposed development schedule: letter from municipality confirming current 

zoning and OCP, preliminary capital budget, unit mix and MUP calculation, 

community need, letters of support.281 

On March 5, 2001 the ISHC received a copy of a letter sent to MLA Jim Doyle from 

Barry Brown-John stating his perspective on the social housing project, suggesting that 

suitable land for the project was available within the community, but was in the ALR 

and this land had previously been turned down for any development. 282 There was 

also attached a copy of a letter from the D of I to the Land Reserve Commission asking 

them to reconsider the application to exclude the land from the ALR stating that 

council has recently reviewed the decision made by the Land Reserve 
Commission regarding the exclusion application A-30410 submitted by 
Barry Brown-John, [and felt that] this decision not to exclude these four 
(4) parcels impacts the options for "smart growth" within our community 
and hampers an initiative presented by this developer to supply a form of 
affordable seniors housing and affordable single family housing to the 
community. 283 

281 1bid 

282 Barry Brown-John - Rocky Mountain Land Development Company, Letter to Minister of 
Municipal Affairs, 21 February 2001. 

283D of I, Letter to Land Reserve Commission, 15 January 2001. 
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On March 7, 2001 a meeting including Helmer, Gadsby and Bradshaw was scheduled 

with the D of I to discuss/ brainstorm solutions for the need for the District to build a 

road access the development. Consultants were asked to attend the meeting as well. 

The Mayor and some members of Council were present at the beginning where it was 

stated that opponents to the project were promised a public meeting and that 

Council's presence at the brainstorming meeting would prejudice the rezoning matter; 

Council left the meeting and the discussion continued with the steering committee 

and D of I staff. It was discussed that the proponents of the project would not request 

tax free status. 114 

During the month of March the ISHC continued to solicit local contractors and business 

requesting support for the cost of off-site services. At this time, no announcement 

had yet been made regarding the allocation of units. 285 Prior to the BC provincial 

election in the spring of 2001, the then current NDP government announced that there 

would be funding for 1,800 new social housing units and 250 new rent supplements. 

Non-profit societies, co-operatives, and private landlords could apply. Some copies of 

letters of support directed to the D of I were given to the ISHC during this time. 

Notices of zoning amendment were advertized in the March 28 and April 4, 2001 

editions of the Valley Echo. D of I staff were involved in the creation of a letter to 

Canyon View Road residents to attend an Informational Open House scheduled for the 

evening of April' 3, 2001 at the Invermere Community Hall. 286 The evening involved a 

presentation from the ISHC regarding the project and the public was able to view the 

2841SHC Binder, Committee Notes. 

2851bid 

2111 Ibid.. 
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architectural drawings and ask questions of the development personnel."' A Public 

Open House was suggested by council at their March 13 council meeting after two 

readings of the proposed re-zoning. This open house was scheduled for April 9th The 

issue to be discussed was the rezoning of the property. The site for the proposed 

project was located on Canyon View Road and was zoned R-1. The project required a 

higher density zoning of R-3. 288 

Approximately 60 people attended the open house hosted by the ISHC. Reasons for 

the project, along with a brief history of the two year process for the project were 

delivered. It was explained that members of the community approached the Canadian 

Mental Health Board two years ago to discuss a social housing project. The two main 

components to good mental health were stated by Bradshaw to be safe, affordable 

housing and employment. The Invermere committee worked for two years to find a 

suitable piece of land that met the requirements of BC Housing. The project involved 

a 60-year agreement with BC Housing. Pomerteau described the project as 30 

townhouses, consisting of one to four bedrooms, for non-profit rental housing that 

would be managed professionally and be continually maintained. Robert Weber, an 

architect who specialized in non-profit housing units, discussed his company's 

involvement in some 39 projects in BC. He emphasized that their company was 

committed to adding to neighborhoods, not taking away from them. Community 

concerns were reported to be density increase, lifestyle change, unfairness to 

taxpayers and infrastructure costs. It was emphasized by planning staff that land use, 

not infrastructure costs or land prices, was the question that council would dealing 

with. The committee was fundraising for infrastructure costs and it was their 

287 Stephanie Stevens, "Sociat housing hearing set for April 3," The Valley Echo, March 28, 
2001, #13. 

288 1b1d. 
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intention to pay for it themselves. Some citizens expressed concern that the public 

had not been made aware of the process until recently. Organizing members referred 

to a number of newspaper articles informing the public about the project, how public 

input and interest was encouraged, a letter from the D of I in support of the concept, 

and discussed the ISHC regular meetings. It was emphasized that the project responds 

to Valley need, and the D of I was chosen due to its proximity to a hospital, an 

important factor to BC Housing. The tack of vehicles owned by.future residents of the 

development necessitated a location that was near a hospital and school. The project 

team had to address a number of negative perceptions regarding the project from 

"why that location", to "who would be living there", to "what qualifications" the 

management team had who would be looking after the project upon completion."' 

An editorial appeared in the Valley Echo along with the aforementioned article, 

supporting the project. 29° 

At the open house on April 9, 2001 sponsored by the D of I regarding zoning, views 

expressed were either strongly for or strongly against the proposed re-zoning. The 

issue was defined as a matter of appropriate land use, not whether there was a need 

for low cost housing. The proposed development was again described as 30 units for 

mixed income rental, designed in a cluster development. The concern expressed by 

the residents included: 

• their "rural lifestyle" would be impacted by the development; 

• other suitable locations were available and other properties would be available 

in the future; 

• the mental health of the potential renters was questioned; 

289Stephanie Stevens, "Neighbours' social housing concerns raised at open forum," The Vattev 
April 11, 2001, #15, pp. 1-2. 

290EditoriaL, "The haves versus the have nothings," The Valley Echo, April 11, 2001, #15, p. 9. 
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• the development would not be true to the OCP whose objectives included 

insuring that new development be in harmony with stated values (natural 

setting, associated lifestyle, small town character); and 

• those who had difficulty paying current market rents could get a room mate or 

boarder. 

Several persons who were prepared to speak in favor of the project were present at 

this meeting, while they were absent from the informational open house the week 

before. Factors in favor of the project were stated as being: 

• a rural lifestyle cannot be expected in a growing community; 

• location was ideal due to accessibility of amenities (schools, hospitals, etc.); 

and 

• several spoke on the need for the project. 291 

All of this was happening in the context of a pending provincial election. The ISHC 

secured meetings with members of the provincial legislature to get a feel for how this 

would affect the social housing project. A meeting was held with a senior government 

official, Jim Doyle, MLA - Minister of Municipal Affairs, as well as with Wendy 

McMahan, Liberal candidate. 292 On May 2, 2001 because of the election limbo, BCHMC 

hatted evaluation of proposed projects until after the election. The Invermere project 

had yet to receive provisional project approval. 293 

At the May 8, 2001 Council meeting, Council was instructed to adopt, defeat or table 

291Stephanie Stevens, "Opposing positions presented to council," The Valley Echo, April 18, 
2001, #16, P. 1-2. 

2921nterview with Seona Helmer, Safe Home Co-ordinator - Family Resource Centre, Invermere, 
BC. Interview 13 July 2002. 

2931SHC Binder, Committee Notes. 
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the proposed bylaw change and that a motion to table was not debatable. Council 

defeated the motion to change the zoning, voting 4-1 against the zoning change that 

would allow the social housing project to be built. Despite the general consensus that 

there was need for the project in the D of I, the following reasons for decline were 

given by Councillors: 

1. Property values for residents would decline; 

2. Taxpayer dollars for infrastructure would be necessary; 

3. The description of the project by Bradshaw as it being a community within a 

community was perceived as segregating the community; 

4. The decision required consideration of more than just land use, and there was 

concern with other implications; 

5. It would affect the rural nature of a bucolic area; 

6. Felt that more of the people spoke against it than for it; 

7. Felt that the views of the neighborhood supercede the views of the 

community. 294 

While there were only copies of two letters of support for the project in the ISHC 

Binder Notes, 211 interviews with ISHC committee members and municipal staff 

indicated that the D of I received numerous letters of support, with one interviewee 

suggesting in excess of 120 Letters of support. Editorials, referred to elsewhere in this 

document also supported the project, as did a couple of letters to the Editor. 

On May 16, 2001 a provincial election was held with the Liberals gaining provincial 

power. After the election the social housing program was frozen, then reintroduced 

with a lesser number of units available, but the D of I did not obtain any of the 

294 Stephanie Stevens, "housing re-zoning shot down," The Valley Echo, May 16, 2001, #20. p. 1. 

295LesUe Lecterc and Pat Cope. 

-149-



units. 296 The project was considered dead in the water here politically and it was 

dead in the water provincially. 297 This study does not speculate whether the Social 

Housing Project would have. been allocated units if the rezoning had been approved 

(nor was this the intention of the study). However it must be acknowledged that the 

effort would have been viewed favorably bureaucratically by the province, had the 

rezoning gone through, because it would have illustrated community support for the 

project. Helmer felt that the community was dropped by the CMHA-EK after the 

rezoning fell through. 298 

From this case study it is possible to highlight key issues that should be focused on in 

the development of a local housing strategy. These issues apply to housing 

affordability in general, and are not just specific to social housing. From the 

documents and interviews the following challenges for the project were identified: 

1. Finding suitable land, (in addition to there being a lack of land in Invermere, it 

was felt that there should be more flexibility in the criteria established by BC 

Housing) and then getting it rezoned. 

2. Fundraising for the cost of land and services. 

3. The nature of the process. Having to have everything in place prior to 

allocation being granted was described as a cart before the horse approach. 

Some of the hurdles may have been easier to overcome if there would have 

been less resistance politically, bureaucratically and from some members of the 

community. The project would not be considered dead in the water as a result 

296Seona Helmer, Safe Home Co-ordinator - Family Resource Centre, Invermere, BC. Interview 
13 July 2002. 

297 Ibid. 
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of a change in provincial politics. 

4. Lack of political will at the local level. 

5. Need for a strong Nimby strategy and greater awareness of the poverty that 

exists within the Columbia Valley. 

The ISHC members interviewed felt that these issues reflected the major challenges of 

the project. Land availability, its zoning, servicing costs, development process, 

political will and awareness of issues are all items within the realm of local 

government control and are not applicable to only social housing projects, but to 

affordable housing in general. These issues can therefore provide a means to focus 

the development of a local housing strategy. 
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APPENDIX B: Strategies 

Table 19. COMMUNITY HOUSING NEEDS ASSESSMENTS AND STRATEGIES'" 

Step 1: Initiate the Process 

Develop an inclusive list of participants from which to select Housing Task Force members. Plan for 
community awareness and involvement via local media, housing tours and public hearings. Identify 
and commit resources to process. 

Step 2: Identify the Problem 

Use quantitative and qualitative data sources and techniques to describe the housing concerns of 
the community. Select key addressable public policy issues, then prepare and circulate the 
preliminary mission statement. 

Step 3: Develop the Community Housing Profile 

Assemble community population and housing data, including housing demand, changes in the 
inventory, and the local housing delivery system. Existing federal, state, and local data will 
provide the major basis for the profile. 

Step 4: Assess Local Housing Needs 

Select research methodologies to collect original data on housing needs and conditions of specific 
populations or neighborhoods. Interpret these relative, expressed and perceived housing needs 
data against explicit housing standards. 

Step 5: Set Public Policy Goals and Objectives 

Given the political realities and economic situation of the community, select and finalize broad 
goals to be accomplished. Use housing needs assessment to share a few community-specific 
objectives that are measurable and achievable. 

Step 6: Prepare Community Housing Strategies and Action Plans 

State the accomplishments to be achieved, including their rationale(s). Prepare housing strategies 
and action plans (including new or revised policies) within the context of wider community planning 
.and (economic) development initiatives. 

Step 7: Implement, Monitor, and Evaluate Progress 

Present the strategies to obtain favourable public opinion and acceptance of planned activities. 
Systematically measure and report progress toward meeting goals and objectives. Evaluate the 
resultant product, process, and impact. 

299White, et at, pp. 7-8. 
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APPENDIX C: Housing Markets 

Table 20. ELEMENTS THAT CAN BE MONITORED IN A HOUSING MARKET30° 

Theme Measure Y Axis X Axis 

1. Housing Starts Single Family, Multi-Family, Rental # of units time 

2. Price Average [Median] New, Resale, Average deflated 
prices 

$ time 

3. Turnover Number of listings, number of 
mortgages granted, sales to 
listings ratios 

# of units time 

4. Demographic Change Household formation, real income, 
net migration, household size 

index time 

5. Stock Adjustments Vacancy rate (%), demolitions, 
conversions 

# of units time 

6. Cost-to-income Ratios Housing cost, rent + base year - time 

7. Cost Components Interest rate, land, materials, 
labour, taxes 

$ time 

8. Spatial Variability: prices Geographic area: e.g. north, 
south, east, west, [as well as 
settlement size, distance to 
central metropolis, distance to 
CBD, rural versus urban] 

Constant $ time 

300Bourne, p. 35. 
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Table 21. SOME SOURCES AND TYPES OF INFORMATION ON HOUSING AND REAL ESTATE301 

Scale Sources Examples of types of information 

National 
Level 

Census 

Housing Departments 

Banks, lending associations 
and building societies 

Treasury, commerce, 
employment and tabor 
departments 

Welfare and social security 
department 

Real estate and building 
associations 

Special surveys 

Nature of the housing stock and its occupants; residential 
migration and intraurban mobility, new household 
formation, immigration 

Housing starts, completions, vacancies, improvements, 
financing; public sector starts, sales, rents, subsidies, and 
occupant characteristics 

Mortgage (ending, interest rates, purchaser characteristics, 
sources of financing, types of subsidies 

Investment levels, construction activity and housing costs, 
employment levels and building manpower needs, household 
furnishings and facilities 

Housing needs, household budgets, rent-to-income levels, 
poverty and housing-related social pathologies 

Volume and composition of market transactions, prices and 
rents, land costs, turnover rates, vacancies 

National and regional housing needs, preferences and user 
satisfaction 

Local Level Property departments, 
taxation and assessment roles 

Local housing agencies, 
registry offices, local building 
associations and societies 

Home builders, real estate 
associations 

Local business and private 
consultants 

Local welfare and social 
services, school boards 

Special surveys 

Detailed records on individual properties: physical 
attributes of size, land area, housing quality, etc.; taxes, 
tenancy changes 

Detailed property listings, market prices and rents, sales; 
local sources of financing; ownership patterns and land 
transfers; local public sector tenant characteristics 

Location of new construction, local building costs, asking 
prices, attributes of different neighborhoods 

Indices of location of residential change (e.g. telephone 
connections, newspaper deliver), area-based market 
assessments and data co-ordination 

Specific areas of housing need, supporting services, 
monitoring local demographic change (e.g. school children) 

Local community housing needs, specific groups (e.g. 
elderly, homeless, transients) user preferences and 
satisfaction 

301Bourne, p. 33. 
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Table 22. TRENDS IN THE EXTERNAL ENVIRONMENT 

Supply Trends 

Construction 
Factors 

/ 
/ 
/ 

Nothing on wage and material price factors were noted. 
Interest rates are at historic tows which fuels investment in housing. 
Availability of land will be discussed in detail in Chapter Five 

Housing Stock / 

/ 

/ 
/ 
/ 

Boume identifies a number of trends with respect to housing stock: There has 
been an overall increase in home ownership. 
High rise and multi-family housing construction peaked in the late 1960s (at 64%) 
and has declined steadily in absolute and relative terms since then. A large 
number of rental units within the housing stock have been converted to condos in 
large cities and recreational communities. 
Overall quality of housing has increased substantially. 
Relative costs of housing have increased. 
The rental sector is becoming socially polarized. 302 

Demand Trends 

Demographic 
Factors 

/ Changes in demographic structure affecting the size and composition of individual 
households: 
Canadian households are smaller, richer, different in composition, needs and 
preferences than their predecessors .113 
Households will continue to shrink, but much more slowly than in the past. 
Between 1961 and 1991, the average Canadian household dropped from 4 to 2.7 
persons. Average household size will range from 2.5 to 2.6 in 2016. 
The number of non-family households (people living alone or with other 
unrelated individuals) will grow more rapidly than the number of family 
households. 
Aging of the baby boom, combined with the difficult labour market facing young 
Canadians, will dampen household growth among those under the age of 45. 
From 1991 to 2011, the number of households headed by this group will actually 
decline. Positive household growth will not return to this age group until the 
period 2011-2016. 
The ownership rate for all households will rise, but at a diminishing pace, before 
leveling off after the turn of the century. The pattern is indicative of the aging 
of the population, as well as growth in non-family households, which 
traditionally are more likely to rent than are family households. 304 

302Bourne, pp. 43-59. 

303 1bid., p. 55. 

304 Housing Demand into the 21st Century: Report Summary. CMHC. 9 July 2002 

<http://www.cmhc.ca/en/homadoin/maintrst/foan/hode2l 001 .cfm>. 
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Micro a Macro 
Economic 
Conditions 

/ Labour Market Trends"' affect who is working where, for how much and how 
often. 
Youth are expected to get higher levels of education, and the proportion of 
youth with no work experience has almost doubted between 1989 and 1996. 
School-to-work transition is lengthening and becoming increasingly "fractured." 
Youth are delaying the purchase of their first homes as well as family 
formation. This also delays the parent's decision to trade the family home for 
something smaller. 
The gap in the participation rate for adult males and females has narrowed 
from 89% and 18% following the Second World War to about 74.5% and 57% 
during the 1990s. The youth participation rate has traditionally exceeded the 
adult rate but has declined to 61%. 
There is an increasing incidence of organizational change and flexible work 
practices (e.g. downsizing and outsourcing). Work at home opportunities are 
growing rapidly and will ultimately affect the location and size of houses. 
A rising proportion of workers are in non-standard work arrangements, resulting 
in hourly earnings which happen to be significantly less. The resulting 
employment growth patterns could be expected to contribute to stagnating or 
declining average wages. The uneven income flow resulting from these 
arrangements could make home ownership more difficult. The demise of tong 
term employment could translate to a greater need to be mobile and thus a 
reduced desire for home ownership. 
Over the last two and a half decades there has been little real earnings growth 
and little real growth in total income for families; 
There has been a shift in employment towards the service sector with the 
majority of growth in the private services sector, while employment in the 
public sector has declined. 
Due to declining job quality there is a general lack of security and stability in 
the labour market which could have a negative effect on the demand for home 
ownership and increase the demand for low-value/rental accommodation. Most 
home owners have a job that is full time. Most studies show that the major 
impediment to home ownership is job uncertainty while taxes, prices and 
mortgage rates are also factors. 
Employment is gravitating toward the west coast of Canada; 
In terms of employment within the urban system, higher value employment is 
concentrating in the largest urban areas; and 
Within large urban areas, employment is shifting to the suburban shadows. This 
will affect the housing market to the extent that higher priced, higher quality 
homes will be built in the urban shadows.306 

3051n the study of labour market trends youth refers to 15-24 year olds and urban shadow is 
defined as urban areas within 100 km of a metropolitan area. 

306Ekos Research Associates Inc., pp. 9-27. 
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APPENDIX D: District of Invermere Policy Documents 

Official Community Plan (OCP) 
Statements relevant to housing under the first goat include: 

To support initiatives to develop a well-balanced mix of housing 
types, tenure options and prices that will meet the 
accommodation needs of a full range of socio-economic groups 
and maintain demographic diversity. 
To ensure efficient residential development and redevelopment of 
the limited land base that exists within the District. 
To support the provision of affordable housing."' 

None of the objectives under the second goal of managing growth relate specifically 
to housing. Concern in this section is directed toward protection of the environment. 
However, growth management policies that have an impact on housing development 
include the establishment of an Urban Containment Boundary, and the encouragement 
of efficient use of the limited land base through higher densities and mixed use 
developments. 101 These objectives reiterate the importance of the second objective 
above. 

There are no objectives relevant to housing with regard to the third goal, protecting 
the environment. Concern in this section is directed toward protection of the 
environment. However, this section dictates areas where residential development 
cannot occur through designation of environmentally sensitive areas and natural 
hazard areas. 309 The criteria used to establish environmentally sensitive areas were 
based on acceptable inland distance from creeks, lake, river and habitat potential. 
The protection of watercourses, their riparian areas, natural grasslands, upland areas 
and wetlands is a priority of council. All development applications within this 
Development Permit Area31° may require a site specific environmental inventory. 
Development in this area will be very constrained. Hazardous areas consist of areas 

307 District of Invermere, OCP, p. 2.1. 

"'Ibid., p. 2.7. 

3091bid., p. 2.9. 

310Devetopment Permit Areas can be created under the Local Government Act allowing 
specific features of a site to be considered. The D of I has five Development Permit Areas (DPA): the 
Watercourse, Wetlands and Wildlife Habitat DPA, the Hazardous Areas DPA, the Downtown DPA, the 
Athatmer DPA and the Residential Infilt DPA. 
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with slopes exceeding a 20% gradient."' Hillside development policies encourage lot 
configurations and building designs that incorporate the topography. 312 This Will also 
affect the nature of residential development. 

The fourth goal, improving the infrastructure, outlines the financial considerations of 
the D of I and states that the principles of risk, equity and fairness will govern the 
choice of financing mechanisms with regard to sewer treatment and collection, water 
supply and distribution, storm water management, and transportation issues. It is 
explained that financial risk is assumed by municipalities when they undertake capital 
projects to accommodate growth. Various methods and the associated risks are 
described as follows: 

Table 23. FINANCIAL CONSIDERATIONS 

Low RISK High 

Developer to Pay. Local or Specified Area 
Taxation 

Development Cost Charges General or Utility 
Tax 

Latecomer agreements 
or Developer works 
agreements 

The municipality 
undertakes capital 
projects prior to 
development but can 
rely on more predictable 
repay-ment through 
yearly taxes. 

Services are provided and then 
recovered when development 
proceeds. If the municipality 
is front ending these costs, 
they are financing the growth. 

Cost of capital 
projects is mis-
allocated to those 
who do not benefit 
from the services. 

Issues of equity are dealt with by assessing the benefit of particular capital projects. 
Where benefits accrue to a wider constituency, municipalities will contribute more to 
the cost of the project. 313 

Specific objectives and policies for sewer, water, storm water management, and 
transportation issues affect housing development. How infrastructure will be 
improved has a direct impact on the supply of new residential units. 

Sewer upgrades are necessary due to the age and condition of the existing 
system and will be funded from annual utility fees. Upgrades that are 
necessary as the result of development will be funded by developers through 
DCCs, borrowing and a $400,000 provincial grant. The capacity of the current 

311D of I, OCP, p. 4.2.2. 

"'Ibid., p. 2.11. 

313Ibid., pp. 2.12-2.14. 
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treatment plant, based on existing treatment requirements serves 
approximately 5300 people. The treatment plant will be upgraded in 2002 to 
increase the capacity to 8000 people while improving environmental protection 
at a cost of $1.8 million. 314 
The current water source for the D of I is nearing its capacity as it is sometimes 
necessary to restrict water consumption during the summer months. Health 
concerns have been raised regarding the quality of the exposed water storage 
area due to the proximity of livestock and wildlife in the area. A groundwater 
source in Athalmer is being investigated and studies indicatethat the supply 
and health concerns could be alleviated by implementing a new groundwater 
system. Federal and provincial funding is available for a replacement water 
project. Utility fees fund necessary upgrades resulting from issues regarding 
the current condition of the system, while DCCs, borrowing and grants fund 
necessary upgrades as the result of development. 315 

• The D of I wishes to effectively manage storm water run-off and will consider 
projects that deal with issues of ponding and erosion in problem areas that 
were identified in a Master Drainage Plan completed in 2000. The OCP does not 
state where funding for these projects will come from. 

• The D of I wishes to strengthen existing road structure, improve the appearance 
and safety of the streets, investigate the feasibility of a public transportation 
service and encourage alternative modes of transportation. $50,000 annually is 
put into a road reserve fund to repair and upgrade existing roads, which 
includes paving and sidewalk projects. Nothing is said in the OCP about who 
pays for new roads that are necessary as a result of development. 

Also detailed in the OCP are land use policies, which are in place for each type of 
land designation. Residential land use policies that support the first goal, building a 
complete community and the associated objectives with regard to housing, include 
the following: 

The District will encourage a well balanced mixture of housing 
types, tenure options and prices that will strive to meet the 
accommodation needs of all socio-economic groups. Council will 
encourage initiatives to supply affordable forms of 
accommodation. These initiatives could include the development 
of new zones that would permit higher densities, different forms 
of housing and the introduction of density bonus provisions. 

• The District will encourage residential development that 

314Ibd., pp 2.15 - 2.18. 

3151b1d. 
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efficiently utilizes the existing land base and prevent[s] further 
sprawl. 

• The District will encourage the development of entry level and 
rental accommodations within existing and future residential areas 
and mixed use developments within the downtown commercial 
area. 

• The District will encourage appropriate and affordable 
accommodation for seniors. The District will support initiatives 
that will utilize "aging in place" principles, graduated care 
facilities and principles that support the retention of family 
members within the community. 

• The District may consider negotiating development amenities"' as 
part of a development approval. 
a) In recognition of the increased value conferred on land through 

the course of development approval, and in recognition of the need for 
new development to contribute to amenities and services, development 
proposals will generally be requested to include some public amenity as 
part of the completed project. 

b) Amenities to be considered include, but are not limited to, the 
following: extra road dedication and construction; sidewalk and pathway 
improvements; affordable housing units; parkland; land scaping; 
protection of open space or environmentally significant areas by means 
of dedication or conservation covenants; recreational space facilities; 
extraordinary design features; cash in lieu of any of the above. 
• The District may undertake a review of the District's subdivision 

and development servicing standards in order to explore the 
incorporation of Alternate Development Standards into the 
Subdivision and Development Servicing Bylaw. Alternative 
Development Standards are becoming favoured by communities as 
a means of addressing environmental concerns and social needs."' 

The D of I also has general land use policies in place for Commercial and Industrial 
areas, that include, as part of the development approval process, the ability to 
negotiate development amenities as listed above. Commercial Areas are categorized 
as downtown, gateway and resort Et tourism areas. Downtown commercial land use 
policies encourage mixed use, and allow the construction of three storey buildings 
where residential development would be located on the second and third storey of any 

317 District of Invermere. Official community Plan. p. 2.1. 
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building. Residential suites above commercial developments are also encouraged in 
the Gateway Commercial Area. Currently the District is aware of seven residential 
units in the downtown commercial area."' Appropriate staff accommodation wilt be 
encouraged by the D of I in any new resort development, but there are no regulations 
in place on how that wilt be accomplished."' Staff accommodation will not be 
supported in the Industrial Park or in environmentally sensitive or hazardous areas. 32° 
The D of l's land use policies regarding rural resource areas encourage future 
residential development away from lands designated as rural resource .32' The D of I 
supports the development of a greenway and as such will support cluster 
subdivision /housing that encourages the development of greenways. 322 

318 Interview with Chris Prosser, Director of Development Services - District of Invermere, 
Invermere, BC, 27 August 2002. 

3191nterview with Robert Earl., Administrator - District of Invermere, lnvermere,BC, 11 July 
2002. 

320District of Invermére, OCP, p. 2.2.3. 

321 1bid., p. 2.3. 

3221bid., p. 2.5. 
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Table 24. DISTRICT OF INVERMERE ZONING BYLAWS323 

ZONE DESIGNATIONS PERMITTED USES 

Residential Zones 

Single Family Residential 
R-1 

YELLOW 

single family dwellings; home occupations; the keeping of not more than 
two lodgers in a dwelling unit; schools, kindergartens, and child care 
centres; churches; parks and playgrounds; public utility buildings and 
structures with no exterior storage and no facilities for the repair or 
maintenance of equipment; secondary suites, subject to Section 
3.14.0; 31 buildings and structures accessory to a permitted use. 

Single Family Residential (Mobile 
Home) 
R-1 (MH) 
OLIVE GREEN 

single family dwellings; mobile homes; home occupations; churches; 
parks and playgrounds; public utility buildings and structures with no 
exterior storage and no facilities for the repair or maintenance of 
equipment; buildings and structures accessory to a permitted use. 

Single Family Small Lot 
Residential 
R-1 a 

LIGHT PEACH 

single family dwellings; home occupations; the keeping of not more than 
two lodgers in a dwelling unit; parks and playgrounds, public utility 
buildings and structures with no exterior storage and no facilities for the 
repair or maintenance of equipment; buildings and structures accessory 
to a permitted use. 

Two Family Residential 
R-2a 

DARK PEACH 

single family dwellings; semi-detached single family dwellings; tow 
family dwellings as either a duplex or semi-detached building; home 
occupations; parks and playgrounds; public utility buildings and 
structures with no exterior storage and no facilities for the repair or 
maintenance of equipment; buildings and structures accessory to a 
permitted use. 

Multiple Family (Medium Density) 
R-2 

LIGHT GOLD 

single famiLly dwellings; two family dwellings; three family dwellings; 
four family dwellings; home occupations; schools, kindergartens, and 
child care centres; churches; parks and playgrounds; public utility 
buildings and structures with no exterior storage and no facilities for the 
repair or maintenance of equipment; buildings and structures accessory 
to a permitted use. 

Planned Residential 
R-3 

ORANGE 

cluster residential developments; home occupations; child care centres; 
parks and playgournds; pubIc utility buildings structures with no exterior 
storage and no facilities for the repair or maintenance of equipment; 
churches; buildings and structures accessory to a permitted use. 

Multiple Family (High Density) 
R-4 

BROWN 

apartments; row houses and townhouses; home occupations; child care 
centres; parks and playgrounds; pubIc utility buildings structures with no 
exterior storage and no facilities for the repair or maintenance of 
equipment; churches; buildings and structures accessory to a permitted 
use. 

3 District of Invermere, Office Consolidation of Bylaw No. 372, 19 September 2001. 

324Dwelling for a relative requiring care is defined and explained (Bylaw No. 968.) 
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Commercial Zones 

General Commercial 
C-I 

RED 

business and professional offices; medical and dental clinics, 
optometrists offices, laboratories; banks and financial institutions, 
insurance and security offices, and real estate offices; travel agencies; 
personal service establishments, including gymnasiums, reducing salons, 
health spas, dancing studios, and similar establishments; community 
halls, fraternal and sorority lodges, libraries and museums; churches; 
universities, coLleges,a nd commercial schools; government institutions; 
hotels, motels and cabarets; rooming houses; eating and drinking 
establishments, excluding drive-in food services; food stores, bakeries 
and confectionaries; arts, crafts and antique sales, displays, repairs and 
schools; musical instrument sales, rentals and repairs; radio and 
television studies; printing and publishing shopes; photographic 
processing; small repair shops, including shoes, watches, gunsmith, 
bicycles, household appliances, electrical and electronic repairs, and 
similar establishments; barber shops and beauty salons; tailor and dress 
maker shops and beauty salons; tailor and dress maker shops and rentals; 
laundry and dry cleaning shops, and coin-operated laundromats; 
upholstery shops; upholstery shops; pet shops; florists; mail order stores; 
retail stores,\; automobile service stations; showrooms; rentals and 
dealerships; passenger bus depots and taxi offices; dwelling 
accommodation subject to 5.8.232; parks and playgrounds; public utility 
buildings and structures, with no exterior storage of any kind and no 
garages for the repair and maintenance of equipment; mini-golf courses; 
child care centres; billiard halt, bowling alley, dance hall, amusement 
arcade and other public indoor entertainment uses; buildings and 
structures accessory to a permitted use. 

Highway Commercial 
C-2 

GOLD 

motels and auto courts; eating and drinking establishments, including 
dirve-in food services; amusement arcades; marinas; automobile service 
stations, show rooms, rentals and dealerships; automobile car washes, 
tire sales and services, and related parts suppliers; grocery stores; coin 
operated Laundromats and dry cleaners; recreation vehicle and mobile 
home sates and service; recreational vehicle parks, subject to section 
5.9.1; nursery and garden supplies; funeral homes; optometrist, dental 
and other professional services; public utility buildings and structures; 
parks and playgrounds; dwelling units accessory to the permitted uses; 
buildings and structures accessory to the permitted uses; pool and 
billiard hall; small engine and equipment sales, service, repair and 
rental; retailing of agricultural produce; arts and crafts studio; gift 
boutique; plumbing, heating, air-conditioning and electrical contractors 
with associated retail sales; veterinary clinics. 

325 Where a lot is used for combined residential and other uses, the residential use shall be located above 
the first storey of a building and shall have a separate entrance to the ground and the minimum residential floor 
area shalt be 37 sq. m. 
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Tourist Accommodation 
C-3 

motels; dwelling units accessory to the permitted use326; and public 
utility building and structures with not exterior storage and no facilities 
for the repair or maintenance of equipment. 

Tourist Apartment 
C-4 

motels; apartments; row houses and townhouses; parks and playgrounds, 
public tufUty buildings and structures with no exterior storage and no 
facilities for the repair and maintenance of equipment; and buildings and 
structures accessory to the permitted uses. 

Neigbourhood Commercial 

C-5 

convenience stores (may include facilities for the on-site consumption of 
food), video rental and sales; child care centre; andaccessory 
residential. 127 

Resort Recreation 
RES-1 

LIGHT GOLD 

golf courses; marinas; equestrian centres; athletic fields; racquet courts; 
archery ranges; swimming pools, hiking and riding trails; parks and 
playgrounds; accessory recreation facilities; recreational vehicle parks; 
resort accommodation; dwelling accommodation for the owner operator 
or employee of the permitted usesr;"8 restaurants, bars, licensed 
lounges, and gift shops accessory to the permitted uses; and accessory 
uses customary and incidental to resort hotel operations. 

Resort and Tourist Recreation 

RES-2 

PURPLE 

hotels, motels, inns and lodges, including time-share condominiums; 
Licensed Lounges, bars, night clubs, cabarets; restaurants, cafes, bistros 
and confectioneries for the sale and consumption of food; outdoor 
recreation facilities, including but not limited to golf courses including 
mini-golf, tennis courts, swimming pools, parks, picnic sites, playgrounds; 
theme park attractions including water slides; indoor recreation 
facilities, including but not limited to racquet courts, fitness clubs, 
health spas or similar establishments; retail stores including gift shops, 
antique stores, arts and crafts shops, sports shops including equipment 
rental; studios for art, music, theatre and dancing; theatres and 
cinemas; recreation vehicle parks; marinas including launching ramps, 
moorage, boat rentals, sales and minor repair facilities; tourist 
information booths; and accessory uses, clearly incidental to the 
permitted uses. 

326A dwelling unit for the owner, operator or employee shall: be limited to one dwelling unit per lot, be 
self contained, and have a separate entrance from the ground. 

327 Accessory residential uses are to be located above the ground floor of a principal neighbourhood use 
and the minimum floor area for an accessory residential use is 37 sq. m. 

328 .3 Not more than one single family dwelling shall be permitted for each 8 hectares of land within 
a resort recreation zone. 
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Hotel Resort 
RES-3 

GREEN 

hotels and motels; multi-family residential; indoor recreation facilities, 
including but not limited to racquet courts, fitness clubs, heath spas or 
similar establishments; licensed lounges, bars, night clubs, cabarets; 
restaurants, cafes, bistros and confectionaries for the sale and 
consumption of food; gift shops, antique stores, arts and crafts shops, 
sports shops including recreational equipment rental; studios for art, 
music, theatre and dancing; theatres and cinemas; marinas including 
launching ramps, moorage, and boat rentals, but excluding marine 
service and repair; tourist information booths; outdoor recreation 
facilities, including but not limited to golf courses including mini-golf, 
tennis courts, swimming pools, parks picnic sites, playgrounds; theme 
park attractions including water slides; recreational vehicle parks, 
conference centres; and buildings and structures accessory to the 
permitted use. 

Rural Zones" 

Rural Residential 
RR-1 

BLUE 

single family dwellings; mobile homes; hobby farm use accessory to single 
family dwellings; veterinary clinics and kennels; home occupations; 
nurseries and greenhouses; keeping of farm animals subject to Section 
5.15.7; public utility structures necessary for public service; secondary 
suites, subject to Section 3.14.0 [Bylaw No. 1041, 1999]; and buildings 
and structures accessory to a permitted use. 

Rural Resource 
RR-2 

AQUA 

single family dwellings; mobile homes; home occupations; agricultural 
uses except feed lots and mink farms; resource extraction (upon the 
approval of the Agricultural Land commission if land is within the AIR); 
hiking and cross country ski trails; Christmas tree management; 
temporary sawmills and shakemilts (upon approval of the Agricultural 
Land commission if land is within the AIR); riding stables and kennels 
(upon approval of the Agricultural Land commission if land is within the 
AIR); ecological reserves; parks, playgrounds, and beaches (upon 
approval of the Agricultural Land commission if land is within the AIR); 
public utility uses (upon approval of the Agricultural Land commission if 
land is within the AIR); secondary suites, subject to Section 3.14.0 
[Bylaw No. 1041, 1999]; buildings and structures accessory to a permitted 
use. 

329The OCP reports that approximately 20% (180 hectares) of the D of I land area is within the 
ALR. Since the OCP was written, land has been removed from the ALR. 
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Industrial Zones [approximately 50 hectares, OCP p.6] 

Light Industrial 
M-I 

GREY 

boat building, sales, rental and repairs; automobile, motorcycle and 
truck showrooms, sales, rentals, supplies, maintenance and repairs, 
excluding retail gasoline sates; veterinary services, animal hospitals and 
animal beauty parlours; equipment/machinery parts and tools 
manufacturing, repairs, sales, rental and storage; poultry hatcheries; 
kennels and dog pounds; leather tanning, curing, finishing and dyeing; 
taxidermist shops; concrete products; welding shops; food, beverage and 
dairy products manufacturing and processing and breweries; cold storage 
plants and frozen food lockers; eating and drinking establishments, 
excluding drive-in food services; contractors offices, research, testing 
and laboratory facilities; lumber yards, building supplies, glass repairs, 
sign painting and fabrication, and similar establishments;; carpentry, 
woodworking and furniture making and repairing; monumental works; 
tire sales, services, manufacturing, repairs and vulcanizing shops; 
printing and publishing shops; warehousing, moving, terminal and storage 
facilities excluding wrecking and junk yards wholesale establishments; 
manufacturing, refining, storage and wholesale of petroleum and 
chemicals products; janitorial services, disinfecting and exterminating 
services; manufacturing, repair, and wholesale of electrical and 
electronic products; manufacturing, including packaging, wholesaling and 
retailing; public utility buildings and structures; public works, vehicle 
storage, and equipment storage yards; auction sales; Christmas tree 
yards; bottle depots; and auto body shops. 

Heavy Industrial 
M-2 

LIGHT GREY 

agricultural uses; asphalt plants and products concrete batching plants 
and concrete products; sawmills and shakemitts; foundry; garbage 
incineration and reduction plants; gravel extraction, storage, and 
processing, junk yards; salvage and scrap metal yards; manufacturing, 
processing and assembly industries; mineral processing plants; rubber, 
electric and electronic product manufacturing; outdoor storage yards; 
manufacturing, refining, storage and wholesale of petroleum and 
chemical products; septic tank services; public utility buildings and 
structures; retail sales and repairs accessory to the permitted uses; 
accessory buildings and structures; offices accessory to the permitted 
uses; one accessory mobile home for resident security staff where a 
parcel is greater than I hectare in area. 

Public Zones 

Public Institutional 
P-I 

LIGHT GREEN 

DARK GREEN - recreational/ 
environmental lands? 

schools, nurseries, kindergartens, and day care centres; community 
colleges and universities; hospitals, churches including family counseling 
and other related services [Bylaw No. 1014, 1999]; governmental 
institutions; recreational and athletic facilities; community halls; 
libraries and museums; cemeteries; nature conservation areas and 
wildlife sanctuaries; parks, playgrounds, and campsites; homes for the 
aged and disabled persons; public parking facilities; public works and 
utility buildings, structures, facilities and yards; marinas, boat launches, 
and associated facilities; public transportation and communication 
facilities; dwelling units accessory to the permitted uses; and buildings 
and structures accessory to the permitted uses. 
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Figure 18. Source District of Invermere 



APPENDIX E: Community Assets 

Table 25. INVERMERE HOUSING MARKET PLAYERS 

Real Estate 
Agents33° 

Rocky Mountain Realty (Fairmont) 
Coldwell. Banker Windermere Valley'([ nvermere) 
ReMax (Invermere) 
Royal LePage Rockies West Realty (Athalmer) 
Panorama Mountain Village also has real estate agents 

Financial 
Institutions331 

Bank of Montreal 
Canadian Imperial Bank of Commerce 
Credit Union. 

Current Area 
Developments 

Lakeview Meadows - developing high end $400,000 homes on the east side of 
Windermere Lake 

Black Forest Heights - $110,000 - $120,000 homes on First Nations Land 

Heron Point - a new condo development in Invermere with units priced from 
$140,000 - $160,000 up to $200,000 being marketed as recreational property 

Lake Windermere Resort - a financially plagued resort development of about 130 
units in AthaLmer 

Hollybow Property - land that has been removed from the ALR in the southern 
end of Invermere and is slated for a 128 unit seniors complex and 50 entry level 
housing units 

Westridge & Pineridge - upscale residential homes on the west side of Invermere 

Panorama - development of the Panorama Ski Resort continues with the 1000 
Peaks Summit Development which will see 47 new condo homes added to the 
resort. 

Vacation 
Rentals 

Owner Direct Vacation Rentals http://www.ownerdirect.com/index.htm 

High Country Properties Vacation Rentals http://www.highcountryproperties.com 

330Columbia Valley 2002 Answer Book, (Sheila Tutty: Invermere, 2002), p. 33 

331RDEK, Regional Profile, p. 39. 
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Table 26. INVERMERE SOURCES OF KNOWLEDGE OF NEED AND DEMAND 

Family Resource Centre Support a counseling services provided. The Safe Home Programs and 
Women's Emergency is also operated out of this office. 

Invermere Health Care 
Auxiliary 

As this organization operates a Thrift Store, they could provide some insight 
into the magnitude of those in the community having difficulty meeting the 
basic human need of clothing. 

Invermere Seniors' Branch #78 
Edgewater Senior Citizens 
Radium Seniors 

These organizations could provide qualitative insight into the needs of the 
senior population. 

Senior Citizen Counselor Leigh Walton is an advocate for seniors332 and could provide qualitative 
insight into the needs of the senior population. 

Social Development a 
Economic Security 

Welcome Wagon This organization could provide useful qualitative data on the needs and 
challenges of new people to the community. 

Windermere Valley Literacy This organization could provide useful qualitative data regarding the needs 
and challenges of people in the community seeking to improve their skill 
level. 

Windermere Valley Youth 
Centre 

This organization could provide useful qualitative data regarding the needs 
and challenges of youth in the community. 

Columbia Valley Chamber of 
Commerce 

Invermere Business 
Committee 

Since membership fees are based on employee numbers,"' this organization 
could provide useful information on employment statistics that would shed 
tight on the needs of seasonal workers. 

Columbia Valley Food Bank Assembles food hampers for those in the community having difficulty 
meeting the basic needs of food. 

Houses of Worship There are 13 church communities within the Columbia Valley334 who could 
provide qualitative insight. 

Community Vision Action 
Team335 

The group is a coalition of service providers in Invermere who meet monthly 
to discuss issues. 

3321bid., p. 26. 

333 Interview with Walter Pearce, President - Columbia Valley Chamber of Commerce, 

Invermere, BC, 12 December 2002. 

334CoI.umbia VaLley 2002 Answer Book, (Sheila Tutty: Invermere, 2002), P. 30. 

335 Interview with Leona Gadsby, Education and Career Facilitator - College of the Rockies, 

Invermere, BC, 29 August 2002. 
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Table 27. INVERMERE HUMAN AND FINANCIAL RESOURCES 

Columbia Valley Community 
Foundation 

Manages a growing endowment fund and distributes the income 
to charitable activities throughout the Valley. 116 

Kinsmen Club of Windermere 
Valley 

With a motto of serving the community's greatest needs this 
organization could provide human as well as financial resources. 

Knights of Columbus This organization does community service work and fund-raisers 
and could provide human as well as financial resources. 

Lions Club (Windermere 
District) 

Fairmont a District Lions Club 

These organizations raise funds to aid the community. 

The Rotary Club of Invermere This organization strives for local community service and could 
provide human as well as financial resources. 

Royal Canadian Legion Branch 
71 (Invermere) 

Royal Canadian Legion Branch 
199 (Edgewater) 

One of their objectives is to support community and youth 
groups and organizations and could therefore provide human as 
well as financial resources. 

Windermere Community 
Association 

3361b1d., p. 24. 
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APPENDIX F: Regional Affordable Housing Initiative 

ROARING FORK VALLEY REGIONAL AFFORDABLE HOUSING INITIATIVE 

Aspen and the Roaring Fork Valley 
Ckn ,od Spri"911 Colorado 

14 
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Figure 19. Source BJ* Adams and Company 

This regional initiative was 
undertaken by communities in 
the Roaring Fork Valley of 
Colorado for the purpose of 
providing tools for local 
governments in the area to 
augment and develop affordable 
housing programs. It was 
funded by the Smart Growth 
Regional Partnerships Program 
and contributions from local 
governments and was 
administered by Healthy 
Mountain Communities, a 
regional nonprofit organization. 

The work involved providing a grounded legal foundation for affordable housing 
initiatives, a housing needs analysis, creating model ordinances to be used to 
supplement or establish standards for housing programs, and provision of a framework 
for administration in which all five jurisdictions in the area can use to manage the 
affordable housing that is developed. 

The report discusses the definition of affordable housing, it can be defined: 
• as an amount paid for rent or mortgage not exceeding 30% of the income of 

occupants; 
• in reference to specific types of residents: employees, first-time homebuyers, 

renters, etc. 
They use the term affordable housing to refer to housing which is affordable to 
persons residing or working in the Basalt to Glenwood corridor, on the basis of the 30 

337 Smart Growth Regional Partnerships Program, Colorado Department of Local Affairs, 
Regional Affordable Housing Initiative - Final Report, prepared by RRC Associates Team and Healthy 
Mountain Communities, (Carbondale, Colorado, January 1, 2000), p. 6. 
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percent cost threshold. 338 

This organization ascertained that the cause of the affordability problems was due to 
the fact that housing prices are increasing at a faster rate than income. The 
repercussions of this results in households spending greater proportions of their 
income on housing, forcing housing location choices further downvalley. Other 
impacts were cited as: increased traffic; loss of community; delayed homeownership; 
overcrowding; high rates of households with unrelated roomates (to spit housing 
costs); high rates of multiple jobholding; inability of employers to fill jobs; and 
turnover in the population due to a disadvantageous housing situation relative to 
other communities. 339 

The Task Force reviewed 22 programs representing a wide range of alternatives. They 
selected four out of the 22 options that they felt had the greatest potential to address 
local needs. They included: 
1. Commercial-Industrial-Lodging Linkage: A zoning provision that requires 

developers to provide funds or housing to mitigate a portion of the housing 
needs created by new development. The rationale for the program is that the 
new uses are a direct source for most permanent and seasonal employees and 
the developers should be required to provide housing in proportion to the 
additional need that is generated. 

2. Inc lusionary Zoning: A set of standards that requires the inclusion of 
affordable housing, or a financial setaside, in proportion to the size of new 
residential development. 

3. Density Bonus: A program that provides an incentive whereby projects are 
granted additional residential density over and above the maximum limit with 
the provision that the housing (or a portion thereof) be deed restricted as 
affordable. 

4. Two related programs: 1) An Affordable Housing Overlay Zone District and 2) 
An Incentive Program providing flexible development standards and 
significant density increases, with a requirement that 50% of the development 
be deed restricted for affordable housing. ° 

Four task force workshops were held monthly from July to October 1999. The first 
workshop was dedicated to option selection: 

331 [bid., p. 7. 

319 [bid. 

340lbd., p. 12. 
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• A one day event with people from each community representing a broad 
spectrum of interests: non-profit sector, market, government, etc. was held. 

• A housing needs assessment was presented. Based on the findings, the task 
force was asked to set goats and identify target markets. Discussion was held 
around the needs identified by the research and the task force made a number 
of points that were recorded. At the end of the discussion most participants 
agreed that the programs to be pursued would be those that would generate 
housing that aligns with the wages a local employee could earn within a given 
community. 

• A matrix of the 22 options was presented, those that were focused on were 
selected through use of dot-vote (marking those that received the most 
attention) and debating the merits of each and building consensus around five. 
The options discussed included, in descending order of dot-vote: incLusionary 
zoning requirements, density bonus, commercial-industrial-lodging linkage, 
community development corporation, size restrictions, mixed use, flexible 
development standards, mobile home park zoning, accessory units, fees-based 
revenue generation, community land trust, annexation policies, partnership 
between non-profit and private developer, state funding, fee waivers or 
deferrals, fast track approvals, rehabilitation loans, employee assisted housing, 
land banking, tax-based revenue generation, down payment assistance and gap 
financing, and low income housing tax credits. After the debate, those bolded 
were chosen. Since the CDC approach was currently being utilized in the area, 
it was excluded from the legal aspect of the research, but would be included in 
management and administrative decisions. 141 

The purpose of the second workshop was to explain the components of a housing 
program: 
• The components (regulatory, production, administration) to administering a 

housing program were presented. 
• Participants were divided into two groups to discuss the administrative needs 

and resources related to the proposed and existing housing programs within the 
region. Approximately 40 tasks related to housing administration were assigned 
to one of the three components and the merits of each were discussed. 

• It was decided that regulatory responsibilities should remain with existing 
organizations, and a board representing each would allocate regional 
administrative funds. 

• The administrative function was to be initially viewed as nuetral, fulfilling a co-

341 Ibid., pp. 25-26. 
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ordinating function. 342 Tasks of the administrative body would include 
information provision, public relations, community education, waiting list 
maintenance, income verification, development of the covenant that 
implements the program policies, and provision of annual reports. This body 
would function regionally. 

• Not a lot of discussion was spent on the production component, as it was seen 
as something for developers to handle. 

• The workshop included a brainstorming session regarding possible resources. 
These were not prioritized or tested for reasonableness. 

• Based on the days deliberations the consultant would return with at least two 
organizational options outlining the pros and cons of each, developing a budget 
(including analysis of potential resources), and talk with other agencies that 
provide administrative services for local governments. 

• Research on the legal basis for the selected programs was presented. 343 

The third workshop consisted of presentation of the consultant reports: 
• Three options for administrative entities were presented and the pros and cons 

of each were discussed in small groups. 
• A financing plan was presented and discussed. 
• The legal basis for ordinances was discussed. 
• Siting requirements were discussed.144 

The fourth and final workshop also consisted of presentation of the consultant reports: 
• Drafts of two model ordinances for four housing programs (commercial linkage, 

inclusionary zoning, density bonus and an affordable housing overlay zone 
district) were presented. 

• A draft model ordinance for a potential revenue generating source (base scale 
begins at $50.00) was presented. 

• Discussion of the management of the administrative body was held, the 
proposed budget was reviewed. 

• Siting criteria (set of six criteria) was discussed as was other tools that had 

342Personatly, I would think that the organization should be an advocate for the needs 
identified. The report did not make clear why they would not want to be viewed as influencing the 
market given that is their purpose. 

343Smart Growth Regional Partnerships Program, Colorado Department of Local Affairs, pp. 27-
31. 

3441bid., pp. 31-33. 
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been selected early in the process. 345 

The report contains sections on the consultants reports including: 
• the needs assessment of the region; 
• information on 22 housing programs that were divided into five sections: 

incentives, exactions, production, planning 8 zoning and financial; 
• information on deed restrictions; 
• model ordinances; 
• Legal basis for strategies; 
• nexus analysis; 
• housing affordability analysis; 
• administrative program considerations; and 
• an inventory of existing and planned affordable housing. 

This initiative is included to demonstrate that regional approaches to affordable 
housing are possible. Should the D of I opt for a regional approach, this report could 
provide valuable insight. 

345Ibd., pp. 34-36. 
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