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ABSTRA CT 

Affordable resident housing within rnountain resorts has been the focus of 

affected municipal governments over the past decade. With the aging of the population 

and the current trend in maintaining a healthy and active lifestyle, mountain resort 

communities have become a highly desirable area in which to reside. Aging baby 

boomers and wealthy international investors value properties in mountain resort 

communities for their small town ambience and abundance of recreational activities. 

This trend has developed at the expense of the resident work force in these communities. 

as their earning power has been eroded by a real estate market driven by international 

rather than local forces. As a result, the local residents of a community are unable to 

afford real estate within the community. 

The purpose of this practicum is to fully explore municipal policies and programs 

which c m  be used to facilitate the private development of, and to directly develop 

affordable resident housing in resort areas. The main methods of faciiitation and 

development of affordable housing on the part of a municipality are derived fiom a 

literature review of existing and proposed methods combined with two case studies of 

Vail and Aspen Colorado. 

The practicurn concluded that a multi-faceted approach must be used to develop 

the housing and to keep it affordable over time. The main policy reforms that c m  be used 

to facilitate the development ûf agordable housing are those of density bonusing, 

inclusionary zoning, single family zoning arnendrnents and fee waiven. The new policies 

of imposing real estate title transfer taxes, dernolition permit taxes and regdatory refom 



contribute to the establishment o f  a steady stream of revenue that is dedicated towards the 

development of affordable housing. 
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A ffordable Resident Housing in Resort Areas: 
Prograrns for Whistler, British Columbia 

The purpose of this practicum is to fully explore potential policies and programs 

which a municipal government can utilize to facilitate the development of affordable resident 

housing within their respective jurisdictions, without imposing general tax increases, or 

drawing from general municipal revenues. By not imposing the general property tau 

increases for al1 property ownen in Whistler allows for current residents, who may currently 

be facing affordability problems due to high property taxes, to maintain their housing. The 

resort of Whistler, rather than the cornrnunity of Whistler, should be the sector that is 

contributing towards the creation of affordable resident housing, as it is the stature of the 

resort community that has created the expensive Whistler real estate market. Rather than 

relying solely upon the pnvate sector to develop affordable housing, municipal govemments 

can play a lead role in both the facilitation and development of affordable housing. Through 

various procedural and policy refoms, and new policies that operate in concert with rach as 

part of a whole, the provision of affordable housing can be achieved with little general 

govemrnent assistance. 

Problem Statement 

The need to create affordable resident housing in resort areas is supported in both 

social arguments and economic arguments. The ability of a resort to house the majority of its 

workers, in an affordable fashion, contributes directly to the overall success of both the resort 

and the community. By enabling workers to reside where they work, levels of senrice quality 



within the resort are mauitained at a high level due to low staff tunover and healthy staff, 

while the cornrnunity's volunteer sector remains vibrant as residents becorne involved in their 

community. By not providing afTordably priced accommodation to resort workers, levels of 

quality service fdl due to factors associated with overcrowded living conditions, such as 

sleeplessness, privacy issues and poor overall health. Additionally, with the resort workea 

housed within the resort, the town remains active throughout the entire day and night, rather 

than facing an exodus of people f i e r  five o'clock, which, in some instances, leads to the 

abandonhg of towns during the evening hours. With resort worken housed in the immediate 

area, the resort merchants are also able to weather the seasonal fluctuations of tourist visits, 

as there are people living in the resort year round and not just in the middle of winter or 

summer. By providing for affordable resident housing, a sense of community can be 

established in a town where residents are those who are able to reside within an area for 

severai years and be able to own a piece of property. As Sherry Dorward, author of Design 

for Mountain Communities ( 1990) States: 

A stable base of happy long-term residents both depends on and helps 
foster a sense of community. This in turn enhances a place's ability to 
attract visitors and to maintain itself economically. (Donvard, 1990: 1 1). 

Affordable resident housing therefore contributes significantly to the overall viability of the 

resort and the community. With the viability of the resort and the community linked to the 

availability of affordably pnced accommodation, for both rent and purchase, a primary focus 

of the municipal level of govemment within that area should be directed towards the 

provision of affordable housing. But with federal assistance to rnunicipalities declining, the 

municipality is faced with the ultirnate burden of either developing or facilitating the 

development of the affordable housing stock. The aim of this practicum, therefore, is to 



Limitations 

The main limitations of this study are due to the accuracy of data that was available 

for detaihg current levels of demographic statistics. Due to the size and location of Whistler, 

the most recent data that is available for analyzing is from 1996, made available through 

Statistics Canada. As a result, the data presented represents the situation of previous years 

and therefore a current picture cannot be readily detennined. Estimates for the current 

situation can be made by extrapolating the data frorn the previous years. Still, the current 

situation cannot be fully determined as the area in which Whistler is located is the subject of 

widespread in-migration fiom other parts of British Columbia, Canada, and the rest of the 

world. This influx of people has continued at a rate that cannot be accurately measured as the 

resort of Whistler continues to become even more popular world wide, which funher adds to 

the problem of accurate statistical information. 

Organization of Practicu rn 

This practicum is in six specific chapters that will serve to identify practical options for 

developing affordable resident housing in resort areas, the history of Whistler's development 

and the current social realities facing Whistlerites. 

Chapter 2 examines the current literature related to the municipal actions that can lead 

to the creation of affordable housing, without direct subsidization From general municipal 

budgets. These municipal actions will then be elaborated upon with regard to how they are 

providing affordable housing in the two specific resort areas of Vail and Aspen Colorado. 

These two resorts were chosen due to their contextual similarities with the Resort 

Municipality of Whistler. Ail three resorts are experiencing: rapid growth in terms of their full  



time resident population; low median wages of area residents due in part to the local economy 

being cornprised of low paying service industry employment; dramatic increases in the price of 

real estate at a rate which excludes most area residents' ability to pay and a cyclical transient 

population consisting of low paid workers. 

By matching the current literature on providing affordable housing with the actual 

policies employed by the resort cornmunities, and the resuitant outcornes of those policies, 

chapter 2 serves to liA- both the theory and the actions used to create affordable housing in 

~eSort areas. 

Chapter 3 to identifies the developmental history of Whistler, and with it, some of the 

factors that have led to the need for the creation of affordable resident housing. These factors 

include the initial concepts for the ski resort of Whistler, the Official Cornrnunity Pians and the 

development cap al1 of which have contributed to the current conditions faced by Whistler. 

This is reflected in the real estate market and the accompanying rental market in Whistler. 

These are broken down to hlly develop the cost of living incurred by those who reside within 

the town of Whistler as it relates to their shelter costs. And finally, a demoçraphic analysis of 

the current town of Whistler will be presented, with the goal of examining the social side of 

the housing markets. Median incornes, types of ernployment and the different age groups 

present within Whistler are also a contributing factor in housing affordability. 

Chapter 4 details the current level of affordable housing that has been developed over 

the years, and the methods used to develop that stock. The two pnmary methods used were 

the deed restrictions for use, occupancy and price, and the works and service charges levied 

on new commercial and industrial development. 



Chapter 5 presents recommended additional options that can be used to create and add 

to the measures currently in use to develop the afEordable housing. The recornrnendations are 

denved corn the literature review and case studies, combined with analysis and consideration 

fiom the current conte* of Whistler. 

Chapter 6 sumrnarizes the practicum, with each of the recommendations presented to 

indicate the results of adopting each of the presented options. 



Chapter 2 

A FFORDABLE HOUSING INITIA TIVES 

This chapter delineates the possible methods of achieving affordable housing within 

mountain resort areas. The approaches offered are derived from fiordable housing programs 

within Canadian and American mountain centres, with an emphasis on searching for 

practically implementable solutions that have been specifically tested within resort areas. The 

first step in identifying the solutions for affordable examines both the public (municipal) and 

the not for profit sectors' role in the provision of fiordable housing. The role of the private 

sector will not be hlly detailed. This is due to the very few examples use of pnvately 

developed, for-profit projects within the studied resort areas. Additionally, the private sector 

development of the housing projects rely, to some extent, upon the rneasures adopted by the 

municipal sector. As well as identifjmg the roles of each sector, examples will be provided to 

determine how each policy was implemented within specific resort areas. This will serve to 

present both the theoretical aspect of affordable housing and the practical application of those 

theones, specifically within a mountain resort area. A second section details the innovative 

methods and policies that the selected ski resort areas have developed to address their own 

affordability problems. The final section will narrow down these theories and applications to 

form a shon list of practical policies and methods that would serve to increase the stock of 

fiordable housing. 

2.1 The Municipal Rule in Bovidina Affordable Housing 

Municipal participation in developing affordable housing offers several "low-cost" 

methods of expanding the existing stock of Hordable housing options. Most policies that 



municipalities can adopt are procedurd in nature, in that the policies facilitate the 

development of atfordable housing projects while not placing an unreasonable financial burden 

upon the developers of the project. There are three different roles that the municipality may 

play in the provision of affordable housing. These roles may be that of: a reactor, where the 

municipality assumes no responsibility for the provision of aordable housing; a fucilitator. 

whereby the municïpality actively facilitates non-market housing initiatives through the 

granting of lands or modifj&g regulatory processes; or a cornprehensive developer, whereby 

civic departments are created to address the housing concerns within their jurisdiction (Carter 

and McMee, 1990). The municipal role of facilitator, and the policies which result from this 

role, will be the key policies that will be presented in the first section of this chapter. This role 

will be exarnined as municipal govemments across Canada and the United States utilize this 

role in the provision of affordable housing within their respective jurisdictions. The role of the 

comprehensive developer, and the policies that result, will be the focus of the second pan of 

this chapter, the not-for-profit role in providing affordable housing. The policies that can be 

adopted for this role will be presented here as those of inclusionary zoning regulations, linkage 

programs, performance zoning, land banking, encouraging secondary suite development, deed 

restrictions, and regulatory refonn. These methods will be detailed in turn, and will be 

foilowed by a brief description, where applicable, of the method applied in the selected resort 

areas of Vail and Aspen Colorado. The role of comprehensive developer may utilize each of 

these policies in conjunction with the initiatives set out in the Not-For-Profit sector as they act 

as both facilitator and developer for affordable housing projects. 



2.1.1 Inclusionarv Zoninlr Repulutions 

The first initiative that is readily available for municipalities to provide fiordable 

housing is that of adopting Inclusionary Zoning regulations in their development review 

process. As a starting point, inclusionary zoning regulations can be defined as a policy ". .. that 

either ties development approval to, or creates regulatory incentives for, the provision of low- 

and moderate-income housing as part of a proposed development." m t e ,  1992: 17). This 

regulatory function within the development review process provides for the provision of 

affordable housing without requiring public moneys to be used in the development of the 

project. As a result, affordable housing programs can be carried on in perpetuity due to the 

process of inclusionary zoning. 

An adapted fom of inclusionary zoning is that of an incentive based inclusionary 

zoning program. This adapted form of inclusionary zoning allows for an increase in density, 

or other regulatory incentive, in exchange for the project to include some fom of affordable 

housing units (White, 1992). Incentive based inclusionary zoning prograrns are a granting of 

density bonuses for the inclusion of affordable housing units to be contained within a given 

development . 

As~en.  Colorado The development of affordable housing units is encouraged within 

Aspen due to the Inclusionary Zoning regulations that have been implemented. Due to the 

Aspen Area Cornmunity Plan, a growth management plan, development within the county has 

been restncted to a maximum of 3 19 dwelling units per year. Within this overall cap on yearly 

development of residential units, a provision exists whereby a set percentage of the units 

developed are to be for afFordable resident housing. 



2.1.2 Linkaae 

The development of non-residential projects can also be used to acquire afïfordable 

housing projects, through the use of Linkage Programs. Linkage programs require developers 

of office buildings or other forms of non-residential uses to build housing, to pay a fee in lieu 

of construction into a housing tma fund or to make equity contributions towards a low- 

income housing project. The reasoning behind the linkage prograrn lies in the fact that new 

non-residential developments create a need for housing by attracting new employees to a 

given area. As more people move into an area, housing requirements within the area increase. 

The new non-residential forms of development thereby increase the demand for local housing 

opportunities. By requiring that the new forms of non-residential development contribute 

towards the provision of affordable housing due to the increasing demand placed upon the 

existing housing market due to the increase in new residents to the area. 

2.1.3 Performance Zoning 

Developing according to performance standards replaces the antiquated standards 

found in zoning regdations by allowing for a continuous standard to be met when new 

projects are being developed. Usually implicit in the developing of the standards of 

performance are site conditions as they relate to the construction of the housing units. Such 

items included in the performance zoning standards are those for varied setbacks, differing 

densities, a rnixing of housing types and environmental protection (Kendig, 1980; Frank, 

1982). A possible expansion in the area of performance zoning could be the inclusion of 

affordable housing units in large-scale housing projects. Similar to density bonuses, 

performance zoning for afkdable  housing allows for the automatic inclusion of affordable 

housing units into the preliminary planning stages of a large-scale development by requiring 



the fiordable units to comprise a certain percentage of the overall deveiopment. This 

approach may even naturally evolve through the development process, as clustering housing 

and providing a variety of housing types can create a broader range of housing prices, and 

even tenures (Frank, 1982). Broken down into either total dwelling units or as a percentage 

of the overall gross floor area of the development, performance zoning for affordable units 

can be a simple regdatory act. This fonn of zoning allows for the automatic inclusion of the 

affordable housing units, and therefore contributes to the supply of affordable housing in two 

specific ways: by dedicating a certain percentage of development as affordable, and; by 

speeding up the development's review processes, which leads directly into cost reductions for 

the overall project, which in tum can establish the designated units as even more affordable. 

The policies of density bonuses and performance zoning both achieve the sarne ends, 

but to diffenng degrees. While density bonuses for select projects are determined on a project 

by project basis, performance zoning allows for the automatic inclusion of affordable housing 

units within an overall project. The benefits of performance zoning allow for a development 

to include afEordable housing options at the very initial stages of the conceptual development 

of a particular project, thereby allowing for costs and economies to be fully developed at the 

outset of the project, while additionally allowing for a timely review of the project by the 

rnunicipality. By clearly establishing the amount and type of affordable housing units that can 

be developed within a particular area, through the particular performance standards, 

developers can account for the additional units at the initiai stages of development, thereby 

establishing economies which will allow for the units to be established as affordable. 



Z.I. 4 Deed RestneSfnciions 

The purpose of placing deed restrictions upon the title of properties is to  ensure that 

the property is used as affordable housing in perpetuity. There are several options to consider 

when placing deed restrictions on affordable housing units, ranging from pnce control to 

tenancy control. The most prominent form of deed restriction on affordable housing is that of 

piacing a maximum limit on the resale arnount of the aEordable housing unit. Generally, these 

restrictions to the resale of the unit allow for the units to be fiordable in perpetuity, as the 

renim on the purchase price of the unit is directly linked to either the Consumer Price Index 

or the Prime Interest Rate, and variations of these rates. 

The second most prominent form of deed restriction is that of dedicating the unit for 

the use of an area resident or employee. By requiring that the unit be occupied by a resideni 

or empioyee, the unit is somewhat removed from the fiee market of rental units that are 

available. This allows the unit to be affordable to area residents as the extemal market forces 

that have acted upon the local real estate market cannot infiuence the price of the resident 

housing market, although it does affect demand for these units. Combined with rentkesale 

controls, the resident restriction placed upon the affordable units isolates the units fiom both 

pressures of demand and pnce of the fkee market. 

Vail. Colorado In determining the re-sale price of an affordable housing unit, the 

Town of Vail, Colorado has set certain restrictions on the appreciation of the said afEordable 

housing units to allow for them to remain affordable in perpetuity. To achieve the goal of 

affordability, while at the same time allowing for the seller of the unit to realize some fom of 

retum fiom any additional capital improvements made to an existing dwelling unit, the Town 

of Vail has developed an agreement to rneet both objectives. The re-sale price of the unit is 



restricted to an annual appreciation of 3% over the initial cost of the unit. Second, the 

original owner can modify the existing structure, therefore adding value to the unit, without 

losing the value of those improvements. The capital improvements to the unit are funher 

restriaed to a maximum of 10Y0 of the initial iisted purchase pice of the unit, every ten years 

(Town of Vail, Master Deed Restriction Agreement, 1995). This allows for the improvement 

of the units, and the maintenance of the units, while rewarding the owners for undertaking 

capital improvements. This ailowance for a return on the permitted capital improvements has 

a secondary benefit, in the comrnunity's increased acceptance of affordable housing projects. 

By allowing for the owner of the unit to realize a return on their improvement, the units will 

be able to remain in a relatively good state of repair. The condition of fiordable housing 

units has been one of the main concerns of allowing affordable housing units in certain areas, 

and the resultant fear of lowered property values for market homes within the area (Carter and 

McAfee, 1990). This fear can be countered by allowing the resident of the affordable housing 

unit to be able to undertake repairs, maintenance, and improvements to their unit without 

having the resident absorb the cost of these procedures. 

In addition to placing a restriction on the resale value of the affordable housing units, 

the Town of Vail has ais0 placed restrictions upon who may occupy the affordable housing 

units. This allows for the unit to rernain in the hands for whom they were intended, and 

allows for some type of control over who is allowed to occupy the units. To achieve this 

end. the Town of Vail has instituted a lottery system by which the affordable housing units are 

allocated according to a random draw of entries received from local residents who hope to 

purchase an affordable housing unit. To enter a housing lottery, the applicant is required to 

provide information detailing their residency within the community, and to meet five eligibility 



requirernents. These requirements are: the unit must be used and maintained for the 

applicant's pnmary residence; the applicant must be currently employed, for at least 30 hours 

per week, at a local business which holds a valid Town of Vail Business License, and must 

maintain this employment standard for as long as the applicant intends to occupy the unit; the 

applicant must have the proper household size for the unit for which they are applying; the 

applicant may not own vacant land or residential property within the County at the time of 

application; and, the applicant must be pre-approved for a mortgage (Town of Vail, Employee 

Housing Guidelines, 1 990). 

Asoen. Colorado The occupancy, salability, rent, and re-sdability of affordable 

housing units is controlled by deed restrictions placed upon the title of the subject property. 

As with Vail, Aspen has several requirements that prospective residents of affordable housing 

projects must meet in order to be eligible to be considered for the occupation of deed 

restricted housing. 

First, the prospective residents must meet eligibility criteria based upon their resident 

status within the town. To be considered, the applicant has to have resided in AspenlPitkin 

County for at least four years, and must have been working full time within AspenlPitkin 

County during those years. Once it has been determined that the appiicant is indeed a full time 

resident of AspedPitkin County, a second deeded cnteria is attached to the affordable unit, 

with the requirement that the affordable housing unit be used as the pnmary residence for the 

owner of the unit. This requirernent ensures that a11 affordable housing units are be used to 

their capacity, and are fulfilling their role as providing housing to those in need. 

There are also cntena established to ensure that the resident affordable housing units 

are granted to those who have are currently facing housing affordability problems. Current 



total household income is used to determine the level of the affordability problem, and each 

case is then classified according to a certain level of need. There are currently four category 

levels of  need, defined by the gross income of the household. Each category is then broken 

down into the number of dependants that the category c m  sustain, and the total net assets 

allowed to each category. Category One has a maximum income of $23,700 (U. S . $ )  for no 

dependants and $46,000 (US$) for 3 or more dependants with a total in net assets of not 

more than $150,000 (US.$), while Category Four has a maximum income of $99,000 (US.$) 

for no dependants and $121,500 (US.$) for 3 or more dependants with a total of not more 

than $225,000 (US.$)  in net assets (Aspen/Pitkin County, 1996). 

Combined with the four income categories is the requirement that the resident may not 

possess developed residential real estate within AspenlPitkin County or its imrnediate 

neighbours, which is defined as part of the "Roaring Fork River drainage" area (AspeniPitkin 

County, 1996). If the applicant o\vns undeveioped land, then they must forfeit their affordable 

housing unit once the vacant land is improved by the addition of a residential unit or units. 

The affîordable housing unit remains affordable in perpetuity due to the re-sale 

restriction placed upon the property. To allow for the "capping" of the re-sale price of the 

unit, the original owner of the affordable unit does not incur a financial windfall due to the 

below market purchase price of the unit, and therefore the unit can remain affordable to 

subsequent buyers. In determining the re-sale price of the affordable housing unit, a simple 

formula is used to determine a fair price to be paid for the unit. Generally, all of the 

affordable resident units are allowed the lesser of: an appreciation of 3% per annum, which is 

to be calculated from the date of initial purchase of the unit (which is then pro-rated to .25% 

for each whole month); or: 



the owner's purchase price divided by the Consumer Price Index 
published at the tirne of the owner's purchase stated on the Settlement 
Statement, multiplied by the Consumer Price Index current at the date 
of intent to seii. (AspedPitkin County, Master Deed Restriction for 
the Occupancy and Resale of (Projed), 1 990: 2). 

In addition to the capping of the resale value by way of the two given formulas, the 

resident owner of the unit cm recover the costs of capital irnprovements that they may have 

made to the existing affordable unit. 

2.1.5 Secondarv/AuxiliarY/Cardaker Suites 

"One of the least used, though potentially most effective, ways to increase the stock of 

affordable housing is to permit conversion of single-farnily houses to include a secondary 

suite" (Carter and McAfee, 1990: 251). Utilizing existing space for the provision of 

affordable housing by dlowing for the inclusion of the secondary/auxiliary/caretaker suites can 

be a relatively inexpensive method of providing affordable housing for local residents. The 

secondary suite can be broadly defined as "...self contained dwelling units created from 

existing space which include separate bath and kitchen facilities and have their own 

independent entrance" (Ritzdorf, 1985 : 18 1). There are numerous benefits that a cornrnunity 

can realize by including accessory units in their zoning bylaws, and each has a direct 

economic impact upon a number of different individuals, groups, or organizations. In 

pariicular, these units can provide a source of rental income to the owners of the unit which 

makes mortgage payments easier, especially for the elderiy and for single parent households, 

while at the same time providing a relatively affordable housing unit. The accessory units can 

aiso increase, or even introduce diversity into the relatively homogenous suburban 

environment, by facilitating the mixing of different income groups and age groups within a 

relatively smail geographic area. And finally, by increasing the density of the typical single 



family subdivision, local services can maintain a relatively constant demand for their services 

(Ritzdorf, 1 98 5 ) .  

To achieve the benefits associated with conversion, property standards and building 

requirements, through to zoning regulations, municipal policies and regulations must be 

geared to allow for the conversion of the existing stock within the legal requirements of the 

area. As the creation of these auxiliary units occurs within areas zoned as single farnily, a 

barrier to the creation of the auxiliary suites can be found in local zoning regulations due to 

the exclusivity of the given zoning bylaw. The strict definition of the single farnily zone, in 

several cases, prohibits the inclusion of any form of auxiliary suite development, as the zone is 

intended for single farnily use. 

The main method by which a local government can encourage the development of 

accessory units within existing houses is through the incorporation of a relatively fast approval 

process, combined with the reduction or complete elimination of fees associated with the 

development of the accessory unit. These fees include, but are not limited to, application fees, 

works and services fees, inspection fees, and dedicated tax fees (Somerville. 1995). 

The appropriateness of classifying, and therefore limiting, a type of housing specifically 

to a particular household type c m  be used in the cal1 for the creation of secondary suites. The 

"family" within the definition of the single family household has effectively barred non- 

traditional family types h m  occupying space within an area zoned as single family. As the 

definition of family changes fiom two parents with children to single parent families and 

singles living together, the classification of that particular household type to the historical 

definition of the household can be seen as discriminatory Allowing for a more flexible 

definition of family, or sorne other type of definition that aliows for the inclusion of non- 



traditional households, can greatly increase the ability of homeowners to alter their houses to 

accommodate others who are not directly related to them. 

Vail. Colorado The Town of Vail encourages the creation of auxiliary dwelling units 

as these units are a relatively inexpensive method to create affordabie housing. By allowing 

for the creation of these units, the Town of Vail is able to increase the stock of aEordabIe 

housing without incurring any financial obligation. 

The main method by which the Town of Vail achieves the development of the auxiliary 

units is through the waiving of fees associated with the construction of the new units. This fee 

waiver acts as an incentive to homeowners to construct auxiliary suites within their existing 

residential unit. In exchange for the waiving of the fees associated with the new construction, 

the newly created unit becornes an affordable resident housing unit, through a deed restriction 

placed upon the title of the primary residential unit. To further ensure that the incorporation 

of the auxiliary unit into the primary unit does not negatively affect the use and enjoyrnent of 

the primary unit, the density of the given lot is increased to allow for the inclusion of the 

auxiliary unit. This requirement allows for the primary residential unit to reach its maximum 

allowable floor space while at the same time accornrnodating an additional unit. 

Asoen, Colorado Within the Town of Aspen, auxiliary suite construction is seen as a 

viable means to achieve affordable resident housing. There are several methods by which 

auxiliary suite development is encouraged and maintained affordable over tirne, through a 

combination of several of the methods listed already and some unique requirements for new 

constniction. The basic guiding prernise behind the creation of the auxiliary residential units is 

that they serve to supply the dwelling units needed for residents, and they do so in a relatively 

inexpensive manner. 



The main method by which auxiliary suites are developed in Aspen is through the 

requirement of new residential developments to either build the suite during the initial 

construction of the main dwelling unit, or to pay a fee in lieu of providing the auxiliary suite. 

The auxiliary suite is exempt fiom the growth control measures of the Town, whereby 

residential development is limited to an increase of 2% per year. 

When the auxiliary suite is to be built, the fees norrndly associated with the 

construction of new buildings (inspections, permits) are waived to prevent privately developed 

affordable housing from incumng high development costs, with the resultant increase in the 

cost of the unit. This development practice applies only to those units that are added to an 

existing site, rather than included within a new development. As part of the growth 

management program, whereby there is a cap on the yearly developrnent of residential units, 

the addition of an auxiliary suite is fully exempted fiom this cap. The exemption allows for 

the ffee creation of residential dwelling units without being constricted by growth 

management measures. Once the suite or auxiliary unit has been constructed, the entire 

dwelling unit is deed restricted so that the auxiliary unit can rernain affordable in perpetuity 

2.1.6 Land Banking 

Land banking on behalf of municipal corporations can be utilized to effectiveiy control 

the purchase pnce of lands, and therefore, the overall cost of providing housing. The basic 

premise of land banking involves the dedication of land, preferably at an early stage in the 

development of an area, to be used solely for the creation of affordable housing units. By 

placing property within a land bank, the property is removed from the speculative market and 

the resultant high prices. The overall purpose of the land bank is to control housing prices 

within the region, while at the same time facilitating development within the region (Wright 



and Mansell, 1979). Mordable housing can be created from a land bank due to the reduced 

cost of the land. By reducing the cost of developing the housing to the construction and 

development costs, minus the cost of the land, the result is the creation of affordable housing. 

However, there c m  be one significant barrier to creating an effective land bank that is used for 

the development of aEordable housing. If the region has a higher than average growth rate, 

the development of a land bank can actually add to the already high real estate costs of the 

area, as an "investor" climate can emerge whereby real estate investors will purchase property 

and entrench their position. If this were to occur, the housing affordability problems would 

worsen, as the current supply of housing would be outstnpped by demand, due to the 

retention of property by investors. With investors purchasing land and holding it, land that 

may have been otherwise developed into housing that would be affordable at the time of 

purchase would be effectively removed from the inventory of developable land, thereby 

removing available supply from the demand that a higher than average growth rate can create. 

2.1.7 Repulaiorv Reform 

Several methods can be utilized in reducing the costs associated with the development 

of new affordable housing projects and the redeveloprnent of existing units to include 

affordable housing units. The refom that could potentially have the most impact upon the  

development of affordable housing units is that of reducing or eliminating the development 

cost charges associated with the municipal approval of any large development project. This 

could involve the elimination of permit fees, development cost charges (D. C. C. ' s), inspection 

fees, and building and plumbing fees. The elimination or severe reduction of these fees can be 

justified in the creation of affordable housing as "...the higher development costs that result 

nom fees exacerbate aordability problems by slowing the rate of development and thus 



reducing supply" (Somerville, 1995: 1 1). Development of affordable housing projects cannot 

withstand the imposition of the development cost charges that are associated with fiee market 

housing. By imposing the development cost charges ont0 the affordable housing project, the 

project loses the potential to remain affordable to the neediest of residents. 

A final method of regulatory refom that aids in the development of fiordable housing 

units can be found within the development review framework that the municipality provides in 

reviewing affordable housing projects. Mordable resident housing projects should be given 

pnority over other foms of development to reduce the carrying costs associated with a long 

review period. By speeding up the review process of the development, money can be saved in 

terms of the canying costs of the financing for the project, which would translate into a lower 

overall cost for each prospective purchaser of the housing units. This would lead directly into 

a reduced overall cost for the affordable housing project. 

2.1.8 Ernvlovee Housina Requirement Generntion Foritrulrr 

The purpose of an Employee Housing Requirement Generation Formula is to require 

the commercial and industrial sectors to provide affordable housing to their employees. The 

reasoning behind this requirement relies upon the fact that new or expanding businesses are 

generating an increased need for the development of affordable housing, through the creation 

of additional jobs and the resultant increase in the resident populations. By requinng the 

commercial sector to provide for affordable housing, the financial "burden" of providing 

housing is removed h m  the Municipality/District/City, and placed upon the corporations that 

actually generate the need for housing. 



2.2 The Not-For-Rofit Role in fiovidin~ Affordable Housing 

The municipality can also form a not-for-profit corporation to take on the role of the 

comprehensive developer. This allows the municipality to initiate and engage in deveioping of 

affordable housing projects, without having to rely upon the private sector to engage in 

developing afEordable housing projects. 

2.2. I Housing Trust Fun& 

A housing trust fund permanently dedicates a specified amount of money that is to be 

used towards the financing and developing of affordable housing units, either for rental or 

ownership tenures @rooks, 1988). Brooks (1988) indicates that there are five characteristics 

by which a housing tmst fùnd can be distinguished from other methods of providing affordable 

housing. The first charactenstic that al1 housing trust funds share can be found in their source 

of continual funding. Each housing tmst fùnd has a dedicated source of revenue on which to 

draw resources from in the deveiopment of affordable housing. The second characteristic of 

the housing trust fund is that the fund only allocates money for the production of aEordable 

housing units. The housing trust fùnd is adrninistered by a select body/organization whose 

main mandate is to dlocate the housing tmn fund moneys. The housing trust fûnd directs the 

tlow of capital, which is exempt from the budgetary processes of local govemments and 

businesses, through the  creation of dedicated sources. By removing the flow of funds fiom 

the public budgetary process, the housing tmst fund is able to receive an "adequate and 

predictable source of revenue" (Brooks, 1989: 30). Funher, "the appeal of housing trust 

funds to housing advocates and govenunent officials, as well as elected officiais, is that it 

removes the constant search for housing funding from annual budget battles" ÇBrooks, 1997: 

233). The fourth charactenstic of housing trust funds follows that the housing trust fund 



cornes into being through acts of legislation, policy, or ordinance from a given unit of 

govemment, while the Hkh characteristic of the fun& follows that the funds are generated 

dlocated towards the developrnent of local projects, through the generation of revenues From 

real estate transactions to the development of affordable housing units within the local real 

estate market (Brooks, 1988). 

According to Brooks (1989) there are three specific models of housing trust funds that 

can be created. Relating to the administrative make up of the housing trust hnd ,  these three 

models provide for the detailed break d o m  of the housing tmst fund to meet the desired 

needs of the constituency. In order, these housing trust fùnds are the AgencyiDepartment 

Model. the Advisory Cornmittee Model. and the Non-Profit Corporation Model. Each of 

these particular models has its own inherent strengths and weaknesses, which dictates that 

each model is suited to providing a specific role. Within each model, there are different levels 

of adrninistration, and more particularly, diffenng authoritative personnel. 

The .Agency/Departrnent Model is developed withn the existing structure of the 

city/municipality and utilizes existing city/municipal staff in the  administration and operation 

of the housing trust fund. Rather than operating hlly within the jurisdiction of the 

municipality, this model indicates, in the Canadian context, that they tend to operate 

autonomously from the municipal governrnent. The mandate given to the organization is to 

establish guidelines/rules and regulation for the operation of the program, to implement those 

prograrns, and to award housing trust fund fûnds. The main goveming body for the 

administration of the fùnd is the advisory comrnittee, which is appointed by the elected mayor 

and/or council. The advisory comrnittee serves to establish parameters and guidelines for the 

administration of the housing trust fûnd, and this goal is achieved through the provision of 



advice to the govemental depariment or agency. The advisory cornmittee develops the ideas 

for the provision of aordable housing, and the govemment agency or department conducts 

research into potentid options for implementation. In addition to the provision of research 

expertise. the government agency adrninisters the housing tmst fund, through the 

lending/granting of fund moneys to developers for the creation of the affordable housing units. 

For a detailed schematic of the three types of models refer to Appendix " A .  

The most beneficial aspect of the Agency/Department Model can be found in its 

utilization of existing staff. drawn fiom other departments. This borrowing of staff avoids the 

start up costs and delays of the organization, and also reduces the need for another levei of 

bureaucracy within the department (Brooks, 1989). This elimination of the start up costs and 

the start up time allows for the immediate and efficient allocation of resources for the 

development of the affordab1e housing units. 

The second model that Brooks (1989) identifies for a housing m s t  fund is the 

Advisury Cornmiltee Model. This model assumes al1 of the components of the 

Department/Agency Model, except that the power structures within the mode1 flow in a 

slightly different marner. The main difference between the two models is that the Advisory 

Model focuses the decision making power within the Advisory Comrnittee, and only relies 

upon the department or agency for technical support. The Advisory Committee ultimately 

makes al1 of the decisions regarding the administration of the housing tmst hnd. The ultimate 

authority over the housing trust fund, then, is rooted in the goveming body that appoints the 

Advisory Cornmittee, as the appointing body determines the make up of the Advisory 

Committee which in tum is ultirnately responsible to the goveming elected body. Appendix 



"B" details the relationships of the Goveming Body, the Advisory Committee, the associated 

staff, and their relationships in terms of goveniing and administering the housing trust fund. 

The benefits of the Advisory Committee mode1 can be directly attributed to the 

autonomy associated with the creation of the Advisory Committee, in that the body is 

distanced fiom other operations within the city/municipality. This autonomy allows for a 

greater range of opportunities in developing and financing affordable housing projects, in that 

the fûnd can operate separately from other city/municipal operations (Brooks, 1989). 

The third model identified is that of the Nonprojit Corporarzort Model, which operates 

outside of the existing cityfmunicipal structure and bureaucracy. The Corporation cornes into 

existence through enactment by the local governing body, and is organized according to the 

same principles of the previous two models. The main direrence between the Nonprofit 

Corporation modei and the previous two models is that the Nonprofit Corporation can raise 

revenue tau free, in addition to the relative autonomous operations of the model compared to 

the previous two models presented. The organizational structure of this mode1 is presented in 

Appendix "C" 

2.2.2 Financina Housina Trust Funk 

There are several proven methods by which a housing trust fiind can acquire a 

constant flow of financing to be utilized in the development of affordable housing units. 

These methods range fiom the establishment of a dedicated tax that is paid directly into the 

tmst fund, to pooling of deposits to generate interest revenue. With the proper combination 

of applicable revenue generating policies, a housing trust îund would be able to finance, either 

partiaily or fully, the deveiopment of fiordable housing projects with very little public money. 

This aspect of the fund allows for the housing tmst to establish and maintain support 



throughout the community, as no real public dollars are utilized in the development of the 

affordable housing projects. 

The following methods, then, represent redistic and proven methods by which a 

housing tmst can finance their afEordable housing projects. Through the use of these 

methods, financing can be obtained without r e q u i ~ g  public moneys to be invested into the 

project. 

Title Transfer T d o n v e y a n c e  Fees 

These are dedicated taxes on the transfer of the title in a real estate transaction. Any 

time that a real estate transaction takes place, the transfer of the title would involve a tax of 

between 2% and 0.1% based on the overall assessed value of the property. Rather than 

applying this tax to every real estate transaction, exceptions could be made to allow certain 

types of transactions to be either exempted entirely from paying the t a . ,  or to have the fees 

capped at a certain level. Certain exemptions could be applied to first time home buyers and 

to purchasers of low income housing properties, while the capped rates would apply to any 

commercial or industrial developments. in the first instance, the first time home buyer or the 

purchaser of low income housing does not pay the t a ,  as this would be adding to the price of 

housing that may al1 ready be too expensive. The capping of fees for economic related 

activities allows for the continued growth of those sectors without restncting the 

municipality's ability to attract future economic activities when compared to surrounding 

municipalities. The implementation of the title transfer tax assumes that there is an 

organization which receives the funds and adrninisters these funds in the provision of 

fiordable housing projects. 



A s ~ e n  Colorado Aspen has collected over $1,000,000 (U. S .$) annually from the tax 

placed upon real estate title transfen (Margerum and Tolen, 1994). By collecting this tax, 

the AspenIPitkin County Housing Tmst Fund has been able to finance the development of 

affordable resident housing. The moneys from this fund go toward the affordable housing 

development requirements, as set out by the Aspen Area Commu~ty  Plan, of 19 public sector 

affordable housing projects per year. 

Dernolition Permit Tmes 

The central idea surrounding the concept of initiating a demolition permit tau 

attributes the lack of affordable housing to the destruction of the relatively affordable older 

units in favour of the newer and larger unaffordable houses. In demolishing the existing stock 

of older units, the supply of relatively affordable units will slowly disappear. Therefore, a 

dedicated tax on the demolition of the older affordable units could be justified as the newer 

and larger units are, in a sense, worsening the affordability problem within certain areas. The 

moneys collected fiom the demolition of older units could be paid directly into the housing 

hnd, to be used at a later date for the development of affordable housing projects. h 

alternative to paying the permit fee is through the inclusion of affordable housing units within 

the newly constructed main house. By developing the auxiliary unit, and then requirin; that 

the unit be rented to local area residents, the affordable units that were lost to the demolition 

would effectively be replaced. 

A s ~ e n  Colorado Within Aspen, a Housing Replacement Program exists whereby 

50% of al1 units that are demolished are to be replaced with affordable housing units. In 

addition to this requirement, construction of new single farnily homes requires a payment of a 

fee that is paid directly into a housing trust iùnd that subsidies or builds af5ordable housing 



projects. The fee is calculated cased upon the square footage of the new home to be 

conaructed, and is set at a rate of $14.75 per square foot. On a 4,000 square foot home, that 

equates to a fee a $59,000 ( U S % )  payable to the housing fund. The alternative to paying this 

fee requires that the new home be equipped with an accessory dwelling unit that is available 

for rent to a local working resident. 

Payment-ln-Lieu 

The Payrnent-In-Lieu allows for the creation of fiordable housing units without the 

direct participation of local businesses, employers or deveiopers within a region. Rather than 

securing or building affordable housing for employees, an employer can pay a fee in-lieu for 

each employee that the Company is thought to generate. This method assumes that there 

exists an organization that administers a fund, into which the payment-in-lieu is made, whch is 

then used to develop the affordable housing projects. 

Amen, Colorado When developing new properties, through new construction, 

affordable resident housing conditions apply. The developer of a panicular project is required 

to provide for affordable housing, for the reasons gwen above. The alternative to providing 

housing is to pay a fee in lieu of providing the housing, which is payable to the Housing 

Office, and is dedicated to the creation of affordable resident housing. 

The fees associated with the development of new construction involve a calculation 

based upon the total square footage that the new deveiopment is expected to reach. The 

payrnent in lieu fee is applied to al1 new construction at a rate of $21.333 per square foot of 

new construction. For a typical 4,000 square foot house, that represents an affordable 

housing fee of $85,332 (U.S.$). 



In addition to providing for aordable resident housing within newly constructed 

projects, commercial activities are required to provide affordable resident housing, as they are 

the indirect beneficiaries of fiordable housing projects. The fee that is to be paid depends 

upon the total number of hours that are expected to be worked at the particular commercial 

establishment. The total number of hours worked over a given year are divided by 2,080, 

which represents the hours worked by a full time employee. For each full time employee that 

is generated using this formula, a fee of 392,000 (U.S.$) is payable to the AspenlPitkin 

County Housing Fund. 

In the context of commercial accommodation development, a different standard is 

used to best retlect the total number of employees generated, whereby the total number of 

dwelling units created determines the amount of employees generated. This is funher refined 

into the type of dwelling unit that is created, and different generating formula are established 

for each dwelling unit created. 

The following represents the dwelling unit types, and the generator associated with 

each: 

UNIT TYPE 

DormitoqdStudio 1.00 employee/l50 sq.fi. 
Studio 1 2 5  employees 
One Bedroom 1 .75 employees 
Two Bedroom 2.25 employees 
Three Bedroorn 3.00 employees 

For each bedroorn in excess of three, the occupancy standard increases by 0.5 ernployees. 

Source: AspenPitkin County: Housing Guidelines, 1996. 



Red Estaie Eccrmv ACCOUI~~S 

A virtuaily "fiee" method for obtaining revenue for a housing tmst fund is through the 

pooling of accounts where Funds are held for the acquisition of property, commonly referred 

to as the deposit. Funds that are used for the deposit on a piece of property are usually held 

for a period of one to three months, depending upon the length of time that is required to 

complete the real estate transaction. The interest gained from the holding of the deposit is 

appropriated by either the financial institution, the real estîte brokerldeveloper, or the 

purchaser of the property. 

An alternative to the financial institution or real estate brokeddeveloper receiving the 

interest from the deposit for the real estate is the establishment of a fund that holds every real 

estate deposit The interest gained from the pooling of these deposits allows for the fund to 

achieve a substantial return, a retum that alIows for the funding of the housing tmst fiind. An 

added bonus to this system of financing is that the hnds are raised without any direct levy 

against property owners or the general public. 

2.3 Surnmnrv of Methods 

As this chapter has detailed, affordable housing options can be provided for in a 

nurnber of ways. In ternis of organization, this chapter has considered housing provision 

through the municipal govemrnent and through the non-profit housing tmst fund. 

Through the municipal enactment of several directed policies, affordable housing can 

be achieved through the specialization of municipal bylaws. By allowing for a wide range of 

options for certain allowances within the municipal zonin; bylaw, affordable housing can be 

achieved without any direct monetary subsidy from any level of govement .  A prime 



example of a policy change that can resuit in the provision of affordable housing is through the 

use of inclusionary zoning. With this tool, the developer is able to increase the amount of 

dwelling units that can be placed on a particular site, and affordable housing can be 

incorporated into the site due to the larger economy of scale that is associated with the site. 

The increase in fiee-market housing that is allowed on the site then partially subsidizes the 

inclusion of the afFordable housing units. 

A second method that the municipal govemment can adopt to aid in the provision of 

affordable housing is that of developing linkage policies within the region. This policy 

requires developers of non-residential type development to provide housing for the expected 

demand that is created due to the increase in employment that the project will generate. 

Providing commerciaVindustrial development without the corresponding developrnent of 

residential development ultimately leads to higher accommodation prices, and therefore 

actually exacerbates the affordable housing problem within the region. 

Actions on behalf of the municipal level of govemment, such as regulatory reform in 

tems of reducing the overall cost of developing housing, and reducing fees and restrictions on 

the development of secondary suites within existing housing stock can enable the development 

of affordable housing without any direct govermnental subsidy. The regulatory refoms 

discussed here include relaxation of setbacks, increasing densities, and providing fle'ribility or 

inclusion within definitions, al1 of which facilitate the creation of affordable housing units 

through the increasing of profitability of fiordable housing options. The encouragement of 

accessory suites within the existing single family stock is a fùrther potentially usehl strategy. 

Non-profit corporations can also provide vital resources in the creation of affordable 

hoosing within a selected region. The main method by which the non-profit can aid in the 



development of afFordable housing units is through the development of a housing trust fund. 

The housing trust fund operates as a corporation in providing funding towards the 

development of aordable housing units through disbursement of housing trust fund moneys. 

Housing tmst funds are generally financed through the collection of levies, taxes, 

payments-in-lieu, and interest on real estate escrow accounts. Each of these methods 

contributes towards the capital costs of developing the affordable housing units, as each is a 

form of indirect taxation on non-affordable housing units. The mechanisms of the real estate 

title transfer taxes and the dernolition permit fees are justified on the basis that the relatively 

expensive real estate market prices out lower income households. The hnds raised are used 

to provide for the lower income housing that the newer developrnents or the higher real estate 

pnces are elirninating. The paynient-in-lieu fee requires that developments that attract new 

households into the area are to help to mitigate the effects of increasing dernand for the 

existing stock of moderate priced housing by paying a fee based on the amount of employees 

that the development will generate, or else provide housing for that sarne nurnber of people. 

Finally, the real estate escrow account provides for a source of "free" money, in that the funds 

that are used as a deposit in real estate transactions can be pooled together and the resulting 

interest can be incorporated into the housing trust fûnd. 

A final aspect in both the municipal and non-profit's role in providing for affordable 

housing c m  be seen in the inter-relatedness of these policies tkiat, when combined, serve both 

to provide for af5ordable housing and to maintain the housing as fiordable over time. Each 

particular policy cannot act as the sole mechanism by which fiordable housing is developed. 

Each policy allows for affordable housing only if it is combined with other efforts to house 

people affordably. Inclusionary zoning regdations mandate that housing must be built, but to 



make the housing units dfordable, density bonuses may be required. as well as deed 

restrictions on the resde, rental and occupancy of the given units. T o  further increase the 

affordability of the housing units, housing trust fund moneys may be used to supplement the 

development costs o f  the affordable units, thereby making the housing units affordable to 

people with a lower range of incomes. 



Chapter 3 

THE CONTEXT OF WHISTLER, BRITISH COLUMBIA 

The purpose of this chapter will be to detail the current housing situation in Whistler, 

British Columbia. Several elements are key factors in the current housing environment within 

Whistler, and each of these will be presented in tum. The initial factors that will be presented 

are the developmental hiaory of Whistler and Whistler's growth management plan. The 

developmental history of Whistler focuses on the development of the resort of Whistler and 

the forces that helped to shape Whistler into the international destination resort that it is 

today, while the growth management policies of three Official Comrnunity Plans will be 

presented. This is followed by a presentation of the current realities facing Whistler, including 

the current demographics of Whistlerites. This includes an examination of the median income, 

and the affordability level within Whistler, combined with the present population, and the 

projected population of Whistler. 

3.1 The Deveiovrnenial Historv of Whistler 

In a period spanning approximately thirty years, Whistler British Columbia has grown 

fiom a backcountry getaway for a few adventurers to an intemationally acclaimed four season 

resort that attracted almost 1.3 million visitors for the 1996/97 year (Whistler Resort 

Association, 1997). How the resort evolved into what it is today is a result of careful 

planning combined with timing, and assistance fiom both the provincial and federal levels of 

govement.  



Onginally, Whistler was considered as an Olympic site during the early 1960's. The 

area was still relatively remote as there existed no reliable means of traveling to Whistler, and 

as result the Olympic bid failed. By 1965, the mountain of Whistler had opened and a reliable 

highway was constnicted, comecting Whistler to Vancouver. These two key events allowed 

the area to grow in popularity, with the result of six separate subdivisions being developed in 

the span of ten years in the Whistler Valley. The form of development that occurred tended 

prirnarily towards cabin dwellings without servicing, and were primarily owned by residents 

of the Lower Maidand. 

By 1975, the provincial govemrnent determined that Whistler required a unique f o m  

of incorporation to allow for the municipal govemrnent the ability to raise funds for necessary 

capital development of the town's infrastructure. A special Resort hfunicipality incorporation 

was developed. The requirement for this resulted fiom the need to develop an infrastructure 

base that would not have been developed under the existing standard municipal incorporations 

of the time. The traditional municipal incorporation would not have allowed for this to occur, 

as the majonty of property owners within Whistler did not reside in the town itself The 

Resort Municipality of Whistler Act allowed the municipality to borrow the fùnds required for 

the capital improvements without the approvai of the second homeowner base, estimated to 

represent approximately 80% of the municipal tax base (Jensen, 199 1). 

The new Resort Municipality of Whistler adopted its first Official Comrnunity Plan in 

late 1976. This directed development towards the creation of the pedestrian village within 

easy walking distance of the two mountains of Whistler and Blackcomb. The initial stages of 

development village involved the commissioning of repons on the geographical, 

environmental, physical, and economical aspects of developing the resort (Kesort Municipality 



of Whistler, 1991). The main eIement was a forgivable T.I.D.S.A. (Travel Industry 

Development Subsidiary Agreement) loan fiom the Federai Government ' s Department of 

Regional Economic Development. The S10.45 million dollar loan allowed for the servicing 

infiastructure of the village to be completed well ahead of schedule, which then facilitated the 

relatively quick development of the main pedestnan village of Whistler Village. The main 

projects financed were the summer visitor arnenities, which served to attract more than just 

skiers to the municipality. Such services as an Arnold Palmer designed golf course, a full 

seMce convention centre, and underground parking served to initiate the development of non- 

skiing facilities. The initial investment had a significant impact upon the creation of the resort, 

while at the same time producing substantial taxation revenues for the senior levels of 

governrnent, as estimates indicate that direct taxation from the new development could have 

paid off the loan three times over in the span of three years after the pay out of the loan 

(Jensen, 1 99 1). 

The T. 1. D. S. A. loan, in addition to developing the necessary infrastnicture before 

schedule, also sewed to instill investor confidence in the resort of Whistler. By granting such a 

large loan, the senior levels of government had thrown their support behind the entire concept 

of the resort at Whistler. 

3.2 Growth Mananement in Whistler 

The first Official Cornrnunity Plan was directed towards the development of the resort 

at both the Village and the Whistler Creek areas. To facilitate the development of the main 

Village, a development moratorium was placed on the remainder of municipal lands. This 

allowed for the focusing of development upon the Village, where the pnmary commercial 

activities within Whistler would be located. At the same tirne, the first O.C.P. discouraged 



sprawl into the outlying areas by dlowing development to occur only within the al1 ready 

existing, or planned, subdivisions. 

The second Officia1 C o m u n i t y  Plan was prepared in 1982, adopting the capping of 

development at a certain level. The focus was to continue focusing development upon the 

area of Whistler Village and to the lands north of the Village for the development of tounst 

accommodation and commercial properties. O.C.P. 1982 hrther restricted the amount of 

development in the outlying areas of the Municipality to 45,000 bed units1; a level of 

development which was determined to be representative of maintaining a critical mass within 

the resort. With the development of Whistler Village well underway, the moratorium that was 

placed on development was lified, while no significant new developments were approved, 

thereby maintaining the development cap at 45,000 bed units. 

The other focus of O.C.P. 1982 was to phase developments to the capabilities of the 

capital infrastmcture within the Municipality. By tying the phasing of development to the 

increase in capacity of the capital infrastructure, the Municipality enabled a more cost effective 

means of providing services, while slowing growth within the municipality and ensunng an 

adequate supply of services to  the already existing. This both avoided higher municipal costs 

for the rapid expansion of municipal services and maintained a level of service for the existing 

developments, even though there was an increase in development activity. 

The third Official Cornmunity Plan, adopted in 1989, addressed the issues of 

developing a four season mountain resort. Previous plans attended to the development of an 

international winter resort. Sumrner amenities, such as expanded golf and tennis opportunities, 

were to be incorporated to diversi@ the activities within the resort so that it could become 



viable throughout the year and not just in the winter season. To achieve these ends, an 

increase in the bed unit cap was determined as the most cost effective. The granting of 

development nghts for accommodation in exchange for the development of amenities 

therefore contributed to the overd1 viability of the resort. 

The most recent Officiai Community Plan in 1994, focused on the community aspect 

of the resort. The main direction that followed out of O.C.P. 1994 was to maintain the 

development cap of 52,500 bed units, with the added requirement for the allowance of an 

additional 1,700 bed units for the development of affordable resident housing projects. This 

requirement was the result of community input following the 1995 Annual Town Hall 

Meeting. The quantity of 1,700 bed units is derived from the number of employees that have 

been generated under the Employee Works and SeMce Charge Bylaw #927, 1992. Within 

this bylaw, a generator formula is used to detemine the nurnber of employees that are 

generated by the development of a pariicular type of activity. This bylaw, and subsequent 

Employee Works and Service Charge Byiaws, are presented in Sectiort 3.6: E~istirtg Methods 

of Achievirtg Affordable Hoirsing in Whider. 

The Development cap in Whistler is further restricted by Council policy to ody 

consider increases to the development cap for 100% affordable resident housing. That is, 

rezoning applications that would increase the bed unit cap within Whistler, or add to the 

commercial base in Whistler, would only be approved by municipal Council if the project 

would: provide a clear and substantial benefit to the community, is supported by the 

community, will not cause unacceptable impacts to the resort, community or environment, and 

- - 

1 a measure of a quantity of development intended to reflect the servicing and facility requirements for one 
person. 



meets al1 policies of the Officia1 Community Plan (Cornrnunity and Reson Monitoring Report, 

1997). 

3.3 Dernoprwhics in ?J%istIer 

To better understand the needs of the community, a demographic analysis of the 

members of the town is required. Understanding the age profile, median and average 

incomes, and types of employment within the town, while also understanding the main 

external influences on the housing market ailows for the examination of affordability levels of 

the resident population, and the particular housing needs of the resident population. 

The town of Whistler has three distinct populations that al1 have an influence on the 

local housing market; Housing affordability affects two groups: the Full Time Resident and 

the Seasonal Employee. The first, the Full Time is the largest of the demographic groups and 

is the group in need of affordable housing. According to the 1996 Whistler Census, 

approximately 64% of the full time population is under the age of 34, with a rnedian income of 

$18,600 per annum in 1995 (Statistics Canada, 1996; Revenue Canada, 1995). The town of 

Whistler has an average annual growth rate in the full time population of approximately 

13.64% per year over the period of 1985 to 1997 (Statistics Canada, 1996). According to 

Statistics Canada, Whistler was the fastest g-rowing municipality in Canada between the years 

of 199 1 and 1996. In 1996, the full time population of Whistler was determined to be 7,172. 

For 1997, the provincial statistical agency for B.C. estimated that Whistler would have a full 

time population of approximately 8,400, representing a 1 7% increase over 1 996 (EL C. 

Statistics, 1997). 

The second group having an influence upon the housing market is the Second 

Homeowner group, which is estirnated to be slightly smaller than the Full Time population, 



but with the distinct advantage of owning the means to purchase property in Whistler as an 

investment. The largest group of Second Homeowners reside permanently within the Lower 

Mainland region of British Columbia, which encompasses the Greater Vancouver area, while 

the remainder are corn areas such as other areas in British Columbia, Washington State, 

Alberta, Ontario, California, Hong Kong, Japan and Europe (Resort Municipdity of Whistler, 

1997). 

Incorne within Whistler has lagged behind the provincial average for the last several 

years. For the penod of 1989 through to 1995, median employment income increased only 

4 1,400, without accounting for inflation, From $1 6,800 per year in 1989 to 5 18,600 per year 

in 1995. This compares to the provincial average increase of 52,500 for the same time period, 

representing a median income of $19,100 in 1989 to $2 1,600 per year in 1995 (Statistics 

Canada, 1996; Revenue Canada, 1995). While the median income for Whistlerites is lower 

than the provincial median, the income of husbandwife farnilies compares to the provincial 

median. Whistler husband/wife families earn almost 98% of the provincial rnedian incorne, 

with a median income of $49,200 compared with $50,300. Overall, when compared to the 

median income for the entire province of British Columbia, a single Whistlentes' median 

income is much Iess than the provincial median income, while the husbandhife farnily in 

Whistler has a comparable income to the median British Columbia husbandhife family (B.C. 

Statistics, 1997). This difference can be attributed to the younger demographics that exist, 

with the majority of the population being under the age of 34, and the main form of 

employment being in the service industry. 

Overall, the unemployment rate within Whistler has remained fairly low over the last 

several years, and within the penod since March of 1996, the rate has remained lower than 



that of the province (B.C. Statistics, 1997). Within the last several years, Whistler's 

unemployment rate has declined, from a high of over 12% in June of 1993 to a low of under 

476 for the penod of September 1996 to June 1997 (B.C. Statistics, 1997). Employment 

oppominities cm be attnbuted to the overall success of the resort, as each successive year 

resort visitation increases by approxhately 5-8% per year. 

The employment figures within each sector of the Whistler economy indicates that the 

majority of Whistler workers are employed within the food and beverage, the accommodation, 

and the sports and recreation industries (B .C. Statistics, 1997). Combined, these three 

industries employ approximately 61% of the Whistler work force. Figure 3.1: Whistler 

Employees By Sector, 1997 details the breakdowns of employment by industry within 

Whistler, which can be seen as fairly typical in a resort t o m .  

Fipure - 3.1: Whistler Emplovees Bv Sector, 1997 
(Source: B.C. Statistics: 1997) 
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3.3.1 Housinp Tenure 

The type of tenure predominant within Whistler contrasts sharply with British 

Columbia as a whole. In 199 1, approximately 42% of households in Whistler owned their 

housing, while 58% rented their housing, compared to 64% owning and 36% renting in 

British Columbia (Statistics Canada, 1991). In 1995, the situation in Whistler had shifted 

further, as only 32% of households owned their accommodation, while 68% rented their 

accommodation (R.M.O. W., 1995). 

3.4 Rental Accommodation Market 

The rental accommodation market in Whistler is the portion which accepts and 

absorbs the younger age groups and the transientlseasonal populations. In addition to these 

traditional rental groups, families within Whistler rely heavily upon the rental accommodation 

market due to the high cost of purchasing housing units. It is the seasonal and transient 

population and the working farnilies of Whistler that are wlnerable to the high pnces charged 

for accommodation to live in Whistler. 

The rental accommodation market in Whistler has developed some observable trends 

during the period of 1990 to 1997. The source of the data for t h s  rental market survey was 

the Rental Accommodation listings in the classified section of the local newspaper, The 

Whistler Qziestion, and developed by the Planning Department of the Resort Municipality of 

Whistler. To study the r e n d  availability and price on a comparable basis, the periods studied 

remained the same over the course of the eight years. Reports were developed quarterly, for 

the months of January, Apni, July and October. These months also coincide with the seasonal 

inmigration and outmigration of the seasonal and transient residents. The months of April and 

October are indicators of availability and price for the winter seasonal worker, while the 



months of January and July represent the rniddle of the winter and summer seasons 

respectively. The surnmary result of this study are presented in Appendix "D", Whistler 

Rental Market C haracteristics. 

The trends that emerge from the longitudinal study seem to indicate that the winter 

season has the highest rents and the lowest vacancy rate. In general, the month of October 

has a high availability rate and higher rents than compared to the summer months of April and 

JuIy. When January is examined, it is apparent that there are few units available for rent, and 

these are expensive. However, this trend is changing, in that the months of A p d  and M y  are 

seeing higher rents and reduced availability as compared to earlier years. 

The different types of rental accommodation available in either season, combined with 

the average, maximum and minimum rents, were also exarnined. The most noticeable trend 

observed was that rents for the winter season increased by approximately 10% over the 

summer rents. This may be due to a nurnber of factors, such as the higher priced units 

remaining vacant, but for the rnost part the increase in the asking rents is attnbutable to the 

high demand for rental accommodation combined with the limited supply of rental 

accommodation. In the case of several listings in July, two different rents are given for the 

particular unit; a lower rent for the summer and a higher rent for the winter, with an increase 

of  approximately 10-20% over the summer rents. 

There were five types of accommodation exarnined in the study: studio, one bedroom, 

two bedroom, three plus bedrooms and shared accommodation. Each of these represents the 

long term accommodation that is available to rent. It should be noted that there are other 

types of accommodation available for rent, but these units are geared more towards the of the 



tourist seaor and result in much higher rents combined with a shorter period available for 

rent. 

The most aEordable foms of accommodation within Whistler are either a studio suite, 

a one bedroom suite or sharing accommodation with others. The studio suite has a wide 

range of pnces that are variable throughout the year. However, the price range for these units 

has remained fairly constant over the last eight years. Generally, the price has remained within 

the $450 to $750 per month range between 1990 and 1997. For 1997, the average rent for a 

studio suite in Whistler was approxirnately $550 per month. The prke range for a one 

bedroom suite has also remained fairly stable over the last eight years. Combined with the 

studio suites, the one bedroom are the units that are in the highest demand in the winter 

season. The one bedroom suites are also the most available rental units in the summer season, 

indicating that they are possibly the preferred accommodation for the seasonal resident. 

Overall, the one bedroom suites have a price range of SSOO to S800 per month, with a 1997 

average of approximately $775 per month. The s h e d  accommodation units have shown 

fairly steady rents over the last eight years, but with a slight increase over the last two years. 

The availability of shared accommodation is limited in the winter, but are widely available in 

the summer season, again indicating that shared accommodation may be a preferred 

accommodation choice of the seasonal resident. An obsewable trend within the market of the 

shared accommodation units is the specific increase in the rental rates for the winter season. 

On average, the rental rates for the shared accommodation units increased by approximately 

10% over the asking summer rental rates. Overall, the asking rents for the shared 

accommodation units were between $345 to $775 per month, with a 1997 average rental rate 

of approximately $490 per month. 



The final hvo types of rental accommodation available in Whistler are the two 

bedroom and three pius bedroom categories. Generally, these are the largest units and carry 

the highest rents, and have low vacancy rates throughout the year. The two bedroom market 

has seen a slow but aeady increase in the rental rates in the penod between 1990 and 1997. 

The overall trend within this segment of the rental accommodation market has been the 

constant increase in rent for the months of October and January, or, the winter season. This 

trend for higher rents dunng the winter season corresponds to the high demand for units, as 

there are relatively few units available for rent, as compared to nurnerous units available in the 

summer with a correspondingly cheaper rate. The trend in rents being has increased 

dramatically over the last three years, with the period of 1990 to 1995 having a rental range of 

$760 to $1 700 per month, while the period of 1996 to 1997 had a rental range of 61,000 to 

%2,000 per month. The 1997 average rental charge was approximately $1,500 per month. 

The three plus bedroom market represents the higher end of the accommodation rental 

market in Whistler. The units included in this category include the homes located directly on 

Blackcomb and Whistler Mountains, and the Nicklaus North Golf Course, where most homes 

stan at approximately $850,000. The rental market for these units has increased steadily over 

time, with a steep increase between 1996 and 1997. These units are generally available at ail 

times of the year, with a lower availability rate in the winter, while the rental rates increases 

dramatically for the winter season. Dunng the surnmer season, the rental rates for these units 

averages approximately $1,900 per month, while in the winter the average rental rate increase 

to $2,400 per month, representing an increase of 26% over the summer rates. 



3.5 Real Esiaie Ownership Market 

A determining factor in the aff'ordability of living in Whistler is the actual cost of 

purchasing real estate in Whistler. The dominant force is the second homeowner or investor, 

each of whom has the abiiity to pay the high down payment and associated mortgage of a 

house that is in excess of $600,000. The  CO^ associated with purchasing a home in Whistler 

directly affects both potential home purchasers and renters alike, as an increase in market 

value of a property serves to increase the cost of both purchasing a home or renting a home. 

When the pnce of real estate increases, then, the affordability of houses for purchase and rent 

decreases. Table 3.1 : Historical Real Estate Prices in Whistler indicates that the real estate 

market in Whistler, particularly over the last seven years, has increased dramatically. The 

result of these continuing increases in the market value of real estate has been to fùrther 

reduce housing affordably for long term residents. 

The most pronounced effect of the increase in real estate prices can be seen in the 

increase in housing lot pnces. Between the years of 1987 ($107,625) and 1997 ($463,164), 

the cost of a buildable lot within Whistler has increased by 330%. This directly affects the 

cost of developing affordable housing, as the pnce of raw developable land dramatically 

increases the overall cost of developing housing in Whistler. This increase in the cost, which 

between the years of 1987 ($23 1,875) and 1997 ($692,595) has amounted to an increase of 

approximately 199%. When the current market values of the land are factored into the value 

of single family houses, the land cost accounts for approximately 67% of the overall cost. To 

make a cornparison to areas that are facing a sirnilar situation, the average market pnces for 

accommodation in both Eagle County (Vail), and Aspen Colorado are presented in Table 3.2. 

These two resorts have many similarities with Whistler, in that they restrict the amount of 



Table 3.1: 
Historical Real Estate Prices in Whistler 

- -  - - - 

1 ~ e a r  1 Lots 1 Single Family Houses 1 Condominiums 1 

Source: Whistler Real Estate Company: 1998 

development allowed within Municipal limits, they are physically limited in their ability to 

develop additional lands due to their physical geography, and are facing affordability 

problems. The market prices for real estate in these two areas indicate nvo key points: first, 

that the overall success of the resort as a recreational destination can have a dramatic effect 

upon the price of real estate, due to limited availability of land and a market demand that is 

not local; and second, that by cornparison Whistler is a relatively affordable jurisdiction. 



By examining the price of real estate in simila. jurisdictions which are much older than 

Whistler, the future of Whistler's real estate market may be anticipated. If the histoncal 

prices for both Vail and Aspen are compared to those of Whistler, and extrapolated for 

Whistler, it can be assurned that the price of real estate in Whistler will continue to escalate, 

further increasing affordability problems in Whistler. 

Table 3.2: 
Cornparison of Average Real Estate Prices in Whistler, Eagle County, and Aspen. 

Average House Prices (CS) 

Priczs for Eagle County and AEpen 3~ given in Canadian S. ac the annual average e x c h g e  ntc o t  

l99û=l.l67O. 199 l=l.l16O. 1991=1.2088. IW+l.i9O2. 1994=l.S659, 1995= 1.5737, !996=1.3637 

Exchange Rate Source: US. Fcdcral Reservc Bank 

Real Estate Values Source: Whistler Real Esrate Company. h g l e  Councy Cornmunity kvciopment kpanmrn t .  

.4qmOirkin County Housing Oflice. 

3.6 Houskg Needs 

From the demographics data, an overall picture can be presented of how many 

affordable housing units are required to be constnicted over the next several years in order to 

house Whistlerites affordably. The main factors in this estimate are the anticipated 

population increases and the anticipated income levels of that population. 

Overall, Whistler's predominant demographic group, the under 34 year old earning a 

median income of approximately 98,600 per year, cannot afford the market p r i e  for 

accommodation in Whistler. The seasonal fluctuations in both supply and price of 

accommodation M e r  exacerbates the situation, especially within the rental market. This 



number increases during the winter peak season, when young people move in to Whistler 

taking on low paying seMce industry employment in exchange for the opportunity to  ski at 

Whistler. 

Given the current supply of affordable resident housing, as outlined in Chapter 4, there 

is a wide disparity b e ~ r e e n  the number of affordable priced rental accommodation units and 

the number of people in need of that type of accommodation. With approximately 470 

afEordable rental units available in Whistler, there is a substantial shonfall in the supply. Of 

those 470 units, approximately 350 are dormitory type dwelling units, reserved for the 

municipality's largest employer, Blackcomb Skiing Enterprises. 

When the overall arnount of affordable pnced accommodation in Whistler is compared 

to the overaIl need for that accommodation, it can be seen that the supply does not meet 

dernand. With approximately 470 units available, the ability to bouse approximately 650 

individuals (assuming 1 person per studio unit and approximately 2.5 for the remaining 120 

units) currently exists within Whistler. Considering only the full time resident population, 

approximately 3,940 sleeping units are still required to affordably house Whistler residents. 

By creating a mix of studio, one, two and three bedroom units, the total number of dwelling 

units that is required would be around 1,576 affordably priced dwelling units 

3.7 ~umrnarv of Whistler Context 

Over the course of the last Menty years, Whistler has developed fiom an inaccessible 

mountain get away to a world class four season resort. Original planning called for the 

deveiopment of the Whistler area as a winter Olympic site, but plans fell through, mainly due 

to the inaccessibility of the site. Eventually, a highway was opened that comected Whistler to 



the Lower Mainland of British Columbia, providing relatively easy access to Whistler. The 

highway allowed for more people to build in Whistler, and by 1975, the provincial govemment 

incorporated the Resort Municipality of Whistler to address servicing and infrastructure needs 

of the new resort. 

The Resort Municipality of Whistler has deveioped four Official Community Plans 

since its incorporation as a Resort Municipality. Each of the O.C.P.'s has addressed the 

limiting of development within municipal boundaries, through the use of a bed unit cap. 

Dunng the later O.C.P. 's, Whistler's growth and popularity have increased dramatically. The 

resort has attracted international investors and second horneowners to the area, which has 

increased the cost of accommodation within Whistler. With a lirnit to supply, and a demand 

based on international rather than local markets. the price of owning property in Whistler has 

increased dramatically. 

The population of Whistler has increased in proponion to its international popularity. 

Once a struggling town with barely a resident population base, over the period of 1991 to 

1996, the hl1 time population in Whistler has increased at an average annual growth rate of 

approximately 10% per year. The largest grouping of people in Whistler is the 25-34 year old 

age group. This group is primarily employed within the tourism industries of food and 

beverage, Pest  service, retail, accommodation, and sports and recreation, which are 

historically lower paying industries. 

The future of real estate prices within Whistler is a point of concem for rnaintaining a 

stock of fiordable, older housing. If the historical market values of real estate are an 

indication of the future of real estate prices in Whistler, and the examples that the resorts of 

Vail and Aspen provide in tenns of escalating real estate prices, then the older stock 



represents potential for demolition to access the developable land. Smaller, older units 

situated on prime real estate are subject to replacement by larger, more expensive homes. 

These factors serve to create a situation in which the average working person, earning 

approximately $18,000 per year and under the age of 34, cannot afford the current pnce of 

home-ownership or to £ind reasonable priced rental accommodation. With an increasing full 

time population, the accommodation market will continue to be unaffordable for local area 

residents. 



EXISTZNG AFFOR1)ABLE RESIDENT HOUSING 
PROGRAMS AND STOCK IN WHISTLER 

This chapter details the existing rnethods of achieving Sordable resident housing in 

Whistler, through an exarnination of the broad general policies of the Resort Municipality of 

Whistler, and also through the specific targeted actions of each major project. This 

examination will be combined with an inventory of the current stock of affordable resident 

housing projects in Whistler. The supply of accommodation available will be broken d o m  

into the amount and type of development built and remaining to be built under the current 

development "cap" and the current arnount of developed affordable resident housing units. 

The final section of this chapter will serve to explain the existing methods for 

achieving fiordable housing in Whistler. Specifically, the methods of requiring re-sale 

controls, resident oniy restrictions, and the works and service charges will be presented. The 

two types of deed restrictions and the municipal requirernent on developrnent will be 

presented with the result of how each of these policies serves to create affordable resident 

housing within Whistler 

4.1 Inventorv of Affordable HDusing 

Rental: For the purposes of this study, only rental housing developed for residents 

will be included in the inventory of rental accommodation within Whistler. While there exists 

a wide variety of rental accommodation types in Whistler, a great majority of the units are 

targeted to the vacationhg visitor market, and as a result, are priced out of the range of 

affordability for local area residents. 



There are thirteen afFordabIe resident rental projects currently being utilked in 

Whistler. The majonty of these are medium density apartment style or  townhouse projects. 

There are approximately 470 deed restricted Sordable rental housing units in Whistler 

(ELM.O.W., 1998). The deed restrictions on the housing units allow for the units to be both 

affordable over time and restricted to residents only. The different types of deed restrictions 

are elaborated in section 4.3. These rental units are in a variety of forms, and include 

dormitory rooms, studios, one-, two-, and three-bedroom suites. 

Of the 470 deed restricted rental units, approxirnately 350 have been provided by the 

municipdity's largest employer, Intrawest, which operates both Whistler and Blackcomb ski 

rnountains. Providing a mix of dormitory, townhouse and apartment housing to their 

employees has enabled Intrawest to both provide affordable housing to their seasonal 

employees, in the form of the dormitories and apartments, and to their mid and upper level 

managers, in the form of newly constructed townhouse projects. These townhouses are 

available for both ownership or rental opportunities, depending upon the particular project. 

The remaining 120 affordable housing units have been developed by either private developers 

or  by the Whistler Valley Housing Society. 

hvnership: For home-ownership, there are fewer opportunities within Whistler, and 

fewer units than can be found within the rental housing market. Overall, the approximately 

296 dwelling units of affordable resident home ownership in Whistler is compnsed of single 

family dwellings and townhouses (R.M.O.W., 1998). The majonty of these units have been 

privately developed through the Whistler Valley Housing Society and have restrictions based 

upon their use and resale. The largest project, Millar's Pond, has a total of 104 dwelling units 

of affordable housing for residents, and within the sarne area, there are approximately 38 



dwelling units provided by Intrawest to their employees. Out of the 104 dwelling units, 11 are 

for single family houses and 93 are for townhouse type developments. Overail within 

Whistler, the afFordable resident ownership projects amount to 67 single farnily houses and 

229 townhouses. Out of the total developed housing stock in Whistler (both market and 

resident restricted) affordable resident housing accounts for approximately 2.52% of the total 

dwelling units in Whistler. This can be fbrther broken down into: affordable single farnily; 

3.04% of existing single family stock and 0.57% of the total developed dwelling units, 

townhouses and condolapartments; 6.47% of the existing townhouse stock and 1.95% of the 

total developed dwelling units (R.M.O.W. Accommodation Land Use Inventory, 1997). 

4.2: Overview of Whistler Administrative Housina Initiatives 

The administrative initiatives for providing affordable resident housing in Whistler has 

been the domain of the Resort Municipality of Whistler and the Whistler Valley Housing 

Society. 

The Whistler Valley Housing Society (W.V.H.S.) was the first administrative attempt 

to deal with the issue of affordable housing in Whistler. The Society was set up as a non- 

profit organization in 1983, with the objective to "construct, purchase, or othewise acquire 

housing units in order to provide low-cost housing and residential housing and 

accommodation to persons of Iow and moderate income whose pnmary place of employment 

or permanent place of residence is the Resort Municipality of Whistler" (Hicks, 1996: 2). 

The Society was composed of a board of directors, of which one was an elected officia1 of the 

Resort Municipdity of Whistler, while the other directors were appointed by the Resort 

Municipality of Whistler. 



The second step in creation of affordable resident housing in Whistler was the 

incorporation of the Whistler Valley Housing Corporation (W.V.H. C . )  in 1988. The 

establishment of  the Whistler Valley Housing Corporation was a directive of the Resort 

Municipality of Whistler to develop affordable resident housing in the Valley. The owner of 

the Whistler Valley Housing Corporation was the Resort Municipality of Whistler. and the 

RM.0.W. retained control over appointments to the board of directors of the Corporation. 

The overail mandate for the W.V.H.C. was for creation and provision of affordable resident 

housing in Whistler. 

In 1997, the Whistler Housing Authority (W.H.A.) was formed to provide a means of 

developing affordable resident housing in Whistler. The W.H.A. was fonned after a needs 

assessrnent of the housing situation in Whistler determined that a professional body was 

required to oversee the development of affordable resident housing in Whistler. The W.H.A. 

operates as a wholly owned subsidiary of the Resort Municipality of Whistler, and serves to 

act as a unified body that performs the roies of both the Whistler Valley Housing Society and 

the Whistler Valley Housing Corporation. The mandate for the Whistler Housing Authonty 

calls for: 

O 

O 

the purchasing of sites for the constmction of affordable rental and 
ownership with the fùnds raised by the Employee Works and Service 
Charge Fund; 
acting as a facilitator in the development of privately initiated 
employee housing, by evaluating proposais and guiding them through 
the municipal process, and; 
monitoring and enforcing al1 housing agreements and covenants, and ensure 
affordability levels are adhered to. 



4.3 Exisîinp Mdhodk of Achievinp Affodabble Housinp in Whistler 

Four distinct mechanisms for maintaining a stock of affordable housing within the 

municipality exist, and these are in the form of restrictive covenants on the title of a given 

property. The four main types of restrictive covenants that are placed on the title of selected 

properties are: for the use and occupancy of the unit (i.e. who may use the unit); for the 

rentai rate restrictions (Le. rent controls); for the controt of the resnïe of the unit, and; for 

the righi of first refusal of the unit (i.e. to ensure that the sale price of the unit is in 

accordance with pnce controls for affordability). For a majority of the affordable resident 

housing projects in Whistler, al1 four types of restnctive covenants are used to maintain 

afTordability levels, while very few utilize only one or two of the restrictive covenants. These 

covenants c m  be found in Appendix " E  and Appendix "F". 

The primary restrictive covenant is the use und occupancy covenant. The purpose of 

this particular covenant maintains that the restricted unit is to be used solely for the purpose of 

housing a local resident. This requirement, therefore, exciudes that the unit may be placed 

upon the open rental market to be used by vacationing skiers in the winter season, when rents 

are at a premium. 

Each of the Use and Occupancy covenants uses a standard application of the terms 

"employee" and "retiree" for consistency. Within these covenants, an employee is defined as: 

"an individual who is either employed or self-employed for an average of not less than 20 

hours per week over the most recent three months and whose principal place of employment 

or business is located within the boundaries of the Resort Municipality of Whistler", while a 

retiree is defined as "an individual who has ceased employment and who was an Employee for 

5 of the 6 years immediately preceding the date on which the individual ceased employment" 



(Resort Municipality of Whistler, 1997b: 3). The Use and Occupancy restriction to 

Employees or Retirees ody is in place for both a rental situation and a sale situation, and can 

be surnrnarized as follows: 

The Owner agrees that the Strata Lot rnay only be used or occupied as a 
permanent residence, and then only by an individual who resides in the Strata Lot 
and who is: 

1) an Employee; 
U) living in the Strata Lot with an Employee in a single domestic 

unit and 
A) is related to the Employee by blood, mamage, adoption, 

common law marriage or foster parenthood; or 
B) is in a spousal relationship with the Employee. 
(Resori Municipality of Whistler, 1997b: 5) 

The second method for maintainhg affordable resident housing in Whistler is through 

the inclusion of renia1 raie restrictions. By placing a covenant on the title of the affordable 

resident housing unit, the unit will remain Sordable in perpetuity, and is subject to tight 

restrictions on the allowable increases in the rental rate. These requirements on both the 

occupancy of the dwelling unit and the maximum allowable increase in the cost of rents allows 

for the units to remain affordable to the intended targei groups. Within this category of 

covenants, there is some variation in regards to the actual amount of rent that is to be charged 

for the dwelling unit. In some instances, the rental rate is set based upon the square footage 

of the unit to be rented, whle in other instances the rent charged is set at a predetermined 

rate. In the case of rental rates being predetemined, the base rent for the units are generally 

set at the same rate, irrespective of their location or features. 



In these units, the r end  rate has been set at: 

Studio/Loft $650.00/Month 
1 Bedroom Unit $650.00/Month 
1 Bedroom + Den $750.00/Month 
2 Bedroom $1 ,OOO,OO/Month 
3 Bedroom $1,500.00/Month 
Bedroom $500.00/Month 
(Resort Municipality of Whistler: 1997~) 

The limiting of the initial and subsequent sale pnce of a particular resident dwelling is 

another method by which fiordable housing is developed and maintained within Whistler. 

The resale pnce of the unit is based upon the overall floor area of the particular dwelling unit. 

When based upon the size of the unit, is expressed as a set amount per square foot. The pnce 

range for an employee or retiree restricted unit usually falls into the $150.00/square hot  

range, with only slight fluctuations around this amount. However, once the unit has been sold 

to the respective employee, the unit is then also subject to the rental rate restrictions. 

Therefore, the unit is affordable to purchasers as well as prospective renters of the unit. This 

allows for the unit to remain affordable for both the purchaser and the renter. 

In either case, once the initial rent or selling price of the unit has been assigned to the 

unit, they are subject to the same maximum annual rental increases. The maximum rental or 

resale increase is set by the tems of the restrictive covenant, and is the same in al1 resident 

housing projects. The formula used in determining the maximum allowable increase in either 

the yearly rental rate or the resale value of a dwelling unit is expressed as: 

Rate = original renuselling price (ail subsequent i n c m e s  x 40%) s Prime h t e 2  - 2% 

The Rime Rate for use in chi= equation relates to the advertised Pnme Raie charged by the Royal Bank of Canada for 
demand Canadian dollar commercial loans. 



This formula allows for the resident housing projects to remain affordable in perpetuity, as the 

units are restncted to the maximum arnount that they rnay appreciate in either selling value or 

rental rate. 

The resale of the restricted units, which is deterrnined by the resale formula, is fùrther 

strengthened by the additional covenant of a Righi of First Refusai in favour of the Resort 

Municipality of Whistler. Each of the units which have a resale restriction placed upon their 

title have the additional right of first refusal attached as well to serve as a rnechanism of 

enforcement of the resale restrictions. With the right of first refusal, the prospective seller of 

the unit must first offer the unit for sale to the Resort Municipality of Whistler. This enables 

the municipality to calculate the resale price for the unit, and determine if the unit's selling 

price falls within the allowable selling price for that particular unit. If the unit's selling pnce is 

not within the appropriate range for the unit, as determined by using the resale formula, the 

municipality can exercise its option to purchase the unit. The purchase price that the 

municipality would pay for the unit would be the price as determined by the resale formula. 

The right of first refusal dictates that the seller must sel1 their unit to the municipality if the 

municipality were to exercise their nght to purchase the unit, and at the price determined by 

the municipality. 

4.3. I Works and Service Charaes 

A Housing Fund has been set aside to collect moneys that are to be used in the 

development of affordable housing projects for local Whistler workers. The payrnent into this 

fund is through the enactment of the SeMce Charge Bylaws, which exacts taxes fiom new 

developrnent that are payable directly into the Housing Fund. The initial bylaw that set out 

the payment of this money was Employee Housing Service Charge Bylaw #8 1 1, 1990. The 



money that was collected from the development of commercial land was to be used for "any 

purpose directly or indirectly related to employee housing services" (Employee Housing 

Service Charge Bylaw ff8 1 1, 1990). The Works and SeMces Charges provides varying 

methods of paying the service charges: payrnent directly into the Housing Fund, providing 

affordable housing for residents, or buying housing equity credits from the Whistler Valley 

Housing society. Each of these three methods ultimately provides affordable resident housing 

for Whistler's seasonal and full time population. 

In its earliest form, the Works and Service Charge required that commercial 

developrnent was to pay into the fund a fee of $5,000.00 for every 46.45 square metres of 

goss  floor area (g.Ea.) of the development project. In addition to the commercial sector 

paying development fees for the creation of affordable resident housing, the 

hoteVaccornmodation sector was required to pay into the fund, using an employee generator 

of 0.2 employees generated per guest room. 

Payrnent of the Employee Housing Works and Service Charge into the Housing Fund 

is one of the options available to the developer of commercial and/or accommodation within 

the Municipality of Whistler. The generators used in determining the actual of arnount of 

employees that are to Se generated from the development remain the same, though. The 

developer of a major project has two other specific options in order to meet their obligations 

in providing for employee housing under the works and service charge bylaw. The first option 

entails the physical development of the units for the employees generated under the bylaw, 

either within the af5ected development or in another area of the municipality. In either case, 

the developer has provided housing for the employees generated under the developrnent of the 

new project. The second option available to the developer of the commercial property is that 



of purchasing rent equity fiom the Housing Society, which is used to pay for the costs 

associated with the mortgage, taxes and maintenance of short term affordable rental housing 

for ernployees. 

Over time, the works and service charge bylaw for employee housing has evolved to 

allow for a more equitable method of requiring certain types of development to contribute to 

the provision of af5ordable housing in Whistler. The type of new development to pay into the 

Housing Fund has been detailed more explicitly to allow for the equitable treatment of the 

various types of development. Previous to this, al1 of the developments were subject to the 

same employee generators. This genenc generator proved to be inequitable to some types of 

development, especiaily the industrial sector. The industrial uses required a large space in 

which to operate, and a large proportion can be used for storage of goods or for equipment 

use. As a result, the generator that applied to the commercial sector could not fairly deal with 

the industrial sector, and the generator used for the industrial sector was changed. In 199 1, 

Employee Housing Service Charge Bylaw $873, 199 1 added the separate generator for the 

industrial sector and was set at I employee generated for every 232.25 square metres of gross 

floor area. 

Additionally, the Employee Housing Service Charge Bylaw has changed yearly to take 

into account the increases in the cost of providing housing to the local work force. One 

aspect of this has been the payment-in-lieu portion that contributes to the housing hnd. The 

amount payable into the fund has slowly increased over the past several years. Onginally set 

at $5,000 per employee generated during the period between 1990 and 1993, the seMce 

charge bylaw has increased this amount to $5,335 in 1994, $5,43 1 in 1995, and finally $5,578 

in 1996, for an increase of approximately 1 1.2% over the four years. 



The Employee Housing Service Charge Fund has grown to an approximate value of 

$5,593,407 for the year-end of 1997 (R.M.O.W., 1998). This figure represents the total 

amount of contributions to the fund fiom the development of industriai, commercial and 

accommodation projects within Whistler. With 1991 as the first year of revenue generation 

fiom developments, the Fund was established with approximately $75,000. Since then, the 

fund has grown to $232,235 in 1992, $1,438,933 in 1993, %2,384,674 in 1994, $4,034, 434 in 

1995 and 65,965,050 in 1996. The oniy disbursements fiom the fund have been for the design 

tender and housing consultant fees for the Millar's Pond project, as well as the purchase of 

land (approximately $370,000) in 1997 for an employee housing project. 

4.4: Supply Versus Demand for A ffordable Housinp. 

As indicated in section 3-6, the overall need for affordably priced accommodation is 

approximately 1,576 dwelling units, or 3,940 sleeping units to house the permanent residents 

of Whistler. These nurnbers represent those people in Whistler who currently have the 

greatest need for housing options. Given the overall supply of affordable housing options, the 

gap between the supply of what is affordable and the dernand for those units remains wide. 

4.5: Surnmarv of Housina Pmrams  and Stock in Whistler 

The main method for developing and maintaining affordable resident housing in 

Whistler have been through restrictive covenants placed on the title of properties that have 

been pre-selected for resident use. The covenants concern the areas of use and occupancy, re- 

sale controls, nghts of first refùsals, and rental rate restrictions. Each of these methods allows 

an affordable resident housing project to remain affordable in perpetuity, given the local real 

estate market. In addition to the restrictive covenants placed on the title of properties, is the 



Employee Works and Service Charge fund, financed through taxes Ievied upon new 

developments of commercial, industrial and accommodation projects within Whistler. The 

fund, which has been underutilized since its inception in 1990. has moneys totaling over S5.5  

million dollars. 



Chapter 5 

RECOMMENDA TIONS 

This chapter presents a combination of tested methods by which the Resort 

Municipality of Whistler cm facilitate the development of affordable resident housing, 

through the use of broad general programs as well as specific targeted policies. The chapter 

is broken down into the specific policies that the municipality can adopt, and the specific 

polices or procedures that a housing fund can utilize to develop affordable housing. The 

municipal actions are directed towards the implementation of levies and taxes on the local 

real estate market, while the policies can be found in the f o m  of waiving of fees and the 

reform of existing rules and regdations regarding developrnent zoning bylaw alterations. 

The housing fund c m  utilize the taxes collected from the local real estate market by the 

municipality to act as a developer, or a partner in developrnent, in the creation of the 

affordable housing units. 

5.1 Generul Policies 

Developing a 

distinct mechanisms: 

stock of affordable resident housing in Whistler has relied upon two 

the Employee Works and Service Charge and the deed restriction of 

developed housing units. To a certain degree these two mechanisms have providrd a supply 

of affordable housing for residents. The main contributor and maintainer of affordable 

housing has been the requirement of the deed restriction on resident housing projects that 

maintain the unit as affordable over tirne and for residents only. 



A third general policy that c m  be followed is for the provision of a wide range of 

dwevelling units that offer a mix of unit types as well as tenures. The mix of unit types that are 

developed to provide local area residents with an affordable housing option should be geared 

to accommodate a mixture of different household types, fiom the rniddle income young 

family to the seasonal worker who is on his or her own for the fust time. Each of the groups 

will require different housing options due their current circumstances, as the middle income 

young family will probably require a two or three bedroom unit in a quite area, while the 

seasonal resident may not be so choosy as they are living in Whistler for the season and is in 

town to "live the life in a ski town" and may only require a private bed in which to sieep. 

The issue of tenure is another area of responsibility that needs to be exarnined. For 

the most part, the majority of resident housing projects developed to date have had their 

tenurr options iimited to ownership. An effort should be made to provide housin; options 

that offer tenures of both ownership and rental of affordable housing units to allow for the 

housing of al1 of the different households in Whistler, fiorn the permanent resident to the 

seasonal worker and their corresponding housing needs. 

As the figures from the 1996 Census indicate, the population of Whistler is very 

young when compared to other areas in British Columbia. The largest age group of people in 

Whistler is in the 20-34 year age group, with 3,715 males and females belonging to this 

group. This age grouping represents alrnost 52% of the entire permanent adult population of 

Whistler. Combined with the median employment income of the average Whistlente at 

S18,600 per year in 1995, the housing options available to the 20-34 year age group are 

limited to that of rental housing. As almost 52% of the Whistler population is under the age 

of 35 and has a median income of under f20,000 per annum, the ability to present a down 



d o w  for the housing of these younger, less paid workers who provide the service industry 

with their employees. Additionally, affordably priced rental accommodation wouid allow for 

the current level of over-crowding of existing market rental accommodation to be rninimized, 

if not ebinated. 

5.2 Specific Policies 

The specific policies will be described within the two areas of the municipal policies 

and the housing fund prograrns/policies. While the municipal policies are concemed with the 

facilitation of the development of affordable housing or with the creation of capital that can be 

used by the housing tùnd, the housing h n d  programs contribute either financially, in whole or 

in part, to the development of affordable housing projects, or to the actual developrnent of the 

affordable housing units. 

5.2. i Municipal Policies 

The specific municipal policies that the municipality c m  undertake to either facilitate 

or contribute towards the development of affordable resident housing corne in the form of 

taxation and fees imposed ont0 the real estate market, as well as repulatory reform in terms of 

zoning provisions contained within Zoning and Parking Bylaw #303, 1983. Each of these 

methods can either fund the housing fûnd or create an environment that easily facilitates the 

pnvate development of affordable housing. The specific methods of the dernolition permit 

fee, the real estate title transfer fee, and the real estate escrow account fund are mechanisms 

that can generate capital for the housing fund, while the zoning provisions, combined with fee 

waivers and density bonuses can help facilitate the private development of affordable housing. 

Each of the mechanisrns presented must be used in concert with the deed restrictions for 

affordability . 



Dernolition Permit Fee 

The establishment of a fee for the demolition of existing accommodation can be used 

as a dedicated source of revenue for a housing fùnd. The success of Aspen's demolition 

permit fees has indicated that the imposition of a fee for the demolition of the existing 

affordable stock has led to the creation of replacement affordable housing, and housing that is 

deed restricted to remain affordable in perpetuity. 

There are two options with regards to the demolition permit that can be used for the 

creation of affordable housing. The first option entails a payment of a fee based upon the 

overall gross floor area of the newly constructed unit. Aspen's demolition permit fee amounts 

to $14.75 (6U.S.) p.s.f. for the new dwelling unit. The alternative to paying this fee requires 

that the new dwelling unit include an auxiliary residential dwelling unit that is available for 

rent to a resident. To ensure that the unit is kept afEordable in perpetuity, the newly created 

auxiliary dwelling unit could be deed restricted for both occupancy and for the rental rate 

charged. 

Assuming $15.00 p.s.f. and an average 3,500 square feet gross floor area, an 

approximate amount generated fiom the demolition permit têu can be determined, with a 

demolition permit fee of $52,500 being generated. Following the trend of dernolitions in 

Whistler every year, and making a fùrther assumption that as real estate pnces increase and 

outstrip the value of existing older stock housing, so too will the demand for demolition 

permits. Over the period of 1992 to 1997, there were 25 demolition permits issued in 

Whistler. Currently, according to the 1998 Assessed Tax Roll, there are approximately 834 

single family dwelling units, assessed at under $500,000, where the value of the land is wonh 

more than the value of the building. Of those 834 properties, approxirnately 694, or 83%, 



contain a building that it valued at 30% or less of the overall value for the entire property. 

With these properties, and their corresponding proportionally high land value and low building 

value, the demand for demolition permits should increase over the next several years assuming 

that the real estate market exhibits indications of the previous escalating real estate prices. 

Given the previous trend of approximately 4.2 dernolitions per year, the new moneys created 

f?om the demolition permit tax would be in the area of approximately $218,700 collectable. 

With the anticipated increase in demolition permit issuance over the next several years. the 

returns to be realized from this fee are substantid and may significantly contnbute towards 

more housing units. 

Real Estate TMe Tansfer Fee 

The annual real estate sales figures in Whistler could be used to help finance the 

development of affordable resident housing due the rapid growth in both real estate prices and 

the volume of sales with the increasing success of the resort. The precedents of Aspen 

Colorado provides evidence for the effectiveness of a real estate title transfer fee and the 

subaantial contribution this fee has made toward providing for affordable housing. 

Over the course of the penod of 1993 to 1996, there were a total of 3,954 real estate 

transactions within the Whistler Valley, with the total sales figures for every type of 

accommodation reaching $154,884,000 in 1993, $1 84,6 17,000 in 1994, %262,222,000 in 

1995 and $346,265,000 in 1996. The application of a real estate title transfer fee during these 

four years alone would have generated revenues directed to the developrnent of affordable 

resident housing. A transfer fee of 0.5% on each real estate transaction in the 1993-96 time 

period would have yielded a retum of $4,734,954, while a transfer fee of 1.0% would have 

yielded a return of $9,469,907 over the same time penod. The Whistler real estate market 



indicates that the pnces paid for residential properties will continue at its present rate, with 

room for fluctuations in the total arnount paid in the real estate transactions. This being the 

case, the real estate title transfer fee can be highly instmmental in financing the development 

of affordable resident housing projects. 

Real Estate Escro~v Account Fund 

The hnds collected in escrow for the purchase of land within Whistler can be pooled 

to create revenues for the housing trust hnd. The pooling of deposits on the purchase of 

propeny aflows for a greater sum of capital to be paid interest upon, which in many instances 

can offer a higher rate of retum. By drawing upon the interest generated fiom the pooled 

escrow accounts, the housing fund can receive another form of financial input. 

The funds generated by the real estate escrow account can be estimated based upon 

the previous years' real estate sales activity. For the years 1993 to 1996, the overall real 

estate sales figures would have resulted in an account hnd of approximately %15,488,000 in 

1993, $18,6 17,000 in 1994, $26,222,000 in 1995 and $34,626,000 in 1996. Assuming an 

average annual rate of 6% for the fùnd, the funds generated would amount to approximately 

55,687,000 for the period of 1993-1996 (assuming a 10% down payment, and the fùnds being 

held an average of three months in a fund which generates 6% per a ~ u m )  or $1,420,000 per 

annum. 

Zanirig Byimv Amendments 

Probably the most inexpensive means to add to the inventory of affordable housing is 

through the amending of the various zoning bylaws that govern the use, density, and siting of 

accommodation. The current zoning bylaw, Zoning and Parking B ylaw #3 03, 1 983, allows 

for the creation of auxiliary residential dwelling units in a majority of zones within the 



municipality. However, the inclusion of these auxiliary suites is strictly regulated as to the size 

and location of the auxiliary suite. The foliowing revisions and amendments to the zoning 

bylaw, if utiiized by home owners, would corne with the requirement that the newly 

constructed auxiliary residential dwelling unit created under the new regulations would be 

required to carry a deed restriction that would serve to restrict the rental rate of the unit as 

well as the occupancy of that unit to a working resident of Whistler. 

Specifically, amendments to the zoning regulations for areas zoned RS-1 (Single 

Family One) can be targeted towards the inclusion of more auxiliary residentiai units. 

Currently, there are a number of regulations that exist within the RS-1 zone that serve to lirnit 

the wide spread adoption of auxiliary suites into the single farnily residence. The most limiting 

regulation here is the requirement for the gross floor area of the auxiliary suite to be included 

in the overail allowable gross fioor area for the entire parcel. By including the auxiliary suite 

g.f.a., there exists no Iegal means for a property owner whose property is near the maximum 

allowable g.Ea to constmct an auxiliary suite. By allowing for the auxiliary suite g.fa. to be 

separate fiom the maximum allowable g.f.a. for the parcel, legal auxiliary suites could be 

readily constructed. 

In addition to amending the allowable density of a particular parcel, siting regulations 

can also be amended to facilitate the creation of additional auxiliary residentiaf suites. 

Currently, within the RS-1 zone auxiliary residential dwelling units are only allowable within 

the principal residential dwelling. By allowing for existing unused space above garages on a 

typical single farnily lot, or constnicting a new unit on an atypical single family or higher 

zoned lot could aiso add to the creation of these auxiliary units. 



A final amendment to the current zoning bylaw is to allow for larger auxiliary suites. 

Currently, the maximum gross floor area of an auxiliary residential unit is restricted to 75 

square metres, which is to include no more than two bedrooms, a bathroom, a kitchen, a living 

room, and no other rooms. This requirement does not allow for an arrangement that could 

include three bedrooms to be built within the same gross floor area allowance, nor does it 

allow for the inclusion of some basic amenities such as a laundry room, storage room, or a 

study roodden. The addition of one or more of these amenities could allow for a more 

livable arrangement within a rental unit. 

The estimated conversion factor for the creation of auxiliary suites within existing 

single family residential units, according to Rjtzdorf (1985) is estimated at approximately 1 

suite for every 1,000 units. By including the added flexibility in siting, allowable gross floor 

area for the entire parcel, the conversion factor would likely be increased. With the additional 

benefit of adding revenue to the homeowner through the rentaf of the unit, the conversion 

factor within Whistler may be higher still, due to the high cost associated with home 

ownership. With 2,208 single family units developed and 492 undeveloped, there is potentiai 

for more widespread development of auxiliary suites. Of the 492 remaining to be developed, 

a great majority of these units could readily accommodate the auxiliary unit. Considering the 

extra revenue created by the suite and the additional incentive of not including the floor area 

of the unit in the overall g.f a. for the parcel, combined with relaxations in siting requirements. 

the inclusion factor may be increased drarnatically. The current trend in Whistler for inclusion 

of an auxiliary suite into a single family unit has average approximately 61 units per annum 

over the penod of 1993 to 1997. The average number of suites built includes both auxiliary 

suite inclusion within a new single farnily dwelling and a conversion addition into an existing 



single family unit. In total, there are approximately 624 auxiliary dwelling units within 

Whistler, which represents a breakdown of one auxiliary unit for every 3.54 single family 

dwehng units constructed. According a recent study by the Planning Department of the 

Resort Municipality of Whistler, a conversion rate without incentives has been estirnated at 

approximately 50% (Hicks. 1996). The additional incentives of the fee waivers and 

relaxations in siting limitations, combined with the higher costs of real estate in Whistler, 

could lead to a higher conversion factor of 70 to 80% of al1 remaining single farnily 

development and the existing developed single family units without an auxiliary unit. With 

492 single family dwelling units remaining to be developed, and a total of 1,584 developed 

single family dwelling units without an auxiliary suite, the potential for the widespread 

development of auxiliary residential dwelling units can be drarnatic. This potential, assuming 

70% to 80%, could result in an overali gain of between 1,453 and 1.661 auxiliary dwelling 

units being units being created in Whistler over the period of 1998 to 3003, or between 290 

and 330 auxiliary dwelling units per annum. 

Fee Waivers 

To fûnher encourage the development of auxiliary residential suites within the existing 

housing stock, the associated building permit and plumbing permit fees could be waived. This 

will serve to act as an incentive for current homeowners to both provide for a unit of 

fiordable resident housing and to create a source of income that can be used towards the 

financing of the existing residential unit. As a result, the waiving of building fees has a trickle 

effect of creating a single fiordable housing unit while adding to the affordability of the 

existing residential unit. Building of residential units that take advantage of the fee waiver to 

construct an auxiliary dwelling unit would be required to place a covenant on the title of the 



property indicating the auxiliary residentiai unit is restricted in both the rental rate of the unit 

and for the occupancy of the unit to a Whistler resident. 

When ail of the proposed policies relating to the development of auxiliary housing 

units are in place, it can be assumed that 1453 resident auxiliary units could be created that are 

both price controlled and resident restncted. Additionally, these units will not require any 

capital fiom either the housing trust fünd or the municipality. The auxiliary units will have 

been financed fiom private capital, and will sente to both create an auxiliary housing unit and 

to make the principal housing unit affordable due to the revenue generated fiom the auxiliary 

housing unit. 

Density Bonus 

The British Columbia Municipal Act allows for the increasing of the density of new 

developments for the creation of arnenities that are a benefit to the local community. Such 

amenities include parkland dedications, recreational opportunities, public art and affordable 

housing projects. Within Whistler there are numerous residential proj ects that are being 

plamed for development in the near hiture. By allowing an increase in density of select 

undeveloped projects, additional affordable housing units could be created. The inclusion of a 

few extra units to be built would allow for each new development in Whistler to house local 

area residents within areas that may not be suitable for large scale resident housing projects 

(for example, highly tourist oriented areas). 

Once a unit has been created through one or a number of the above mentioned 

policies, it would be deed restncted for both occupancy and rental price. These deed 

restrictions could be sirnilar to the existing affordable housing covenants already in place on 

the numerous housing projects that are restncted to dordable resident housing. 



The remaining residential projects to be developed, having a higher density than a 

single family or duplex unit, can create more housing through the density bonusing program. 

As of December 3 1, 1997, there remained over 650 multi-farnily dwelling units yet to be 

developed. By requiring a density bonus factor in each of the remaining multi family 

developments to allow for the inclusion of some form of resident housing would allow for the 

relatively inexpensive development of the resident units. An average factor for the inclusion 

of the resident housing units within the undeveloped multi family units could amount to 

approximately 10% of the overall units as resident oniy units, to be combined within the 

already ailocated development. This average could immediately result in the development of 

approximately 65 resident multi family housing units. A more ambitious factor could see the 

density provision increased to 15% or even 20% of the total units of a given development. 

5.2.2 Housinp Fund 

The establishment of a housing trust fund, similar ro the fund identified in Chapter 2, 

could be used to administer the inconiing funds of the demolition permit fee, the real estare 

title transfer fee, the real estate escrow account and fûrther combined with the existing 

housing fund denved fi-om the Employee Works and Service Charge from new development. 

The pooling of these four funding mechanisms will allow for the housing fund to grow to an 

amount that would allow for the widespread development of affordable resident housing 

projects. Overall, these four funds could conceivably generate approximately $750,000 from 

the title transfer tax, approximately $9,000 from the real estate escrow account (assuming 6% 

per annum), approximately $2 l8,OOO from the demolition permit fee (assuming $15.00 P.S. f. 

and an average 3,500 square feet grcss floor area), for a total of approxirnately $970,000 for 

the 1997 year alone. With the approximate selling cost of affordable resident housing 



established at $1 50.00 per square foot, the moneys generated from the new policies could 

result in the potential development of approximately 6,500 square feet of accommodation, or. 

assuming a unit size of 800 square feet, 8 units per year. This number could be fùrther 

increased through the direct subsidization of the units that are already scheduled for 

development and thereby reduce the overall per square foot selling cost of the units. 

There are three specific models which could provide a role for the administration of 

the housing fund moneys. First of d l ,  the housing fund could utilize the capital collected frorn 

the adopted municipal policies of the real estate title transfer tax, the demolition permit t a .  

and the real estate escrow account to act as comprehensive developer of affiordable resident 

housing projects. In this role, the housing fund would be utilized to acquire land suitable for 

the development of housing units, constmct the dwelling units, and finally administer the final 

product, whether for rental or for purchase. 

The second role that the housing fund could undertake would be in developing 

partnerships with the private development sector. In this, the housing h n d  could be utilized 

to purchase land for a housing project with the private development sector constmcting the 

housing units. The purpose of this would be to remove the high cost of developable land from 

the overall equation in determining the rental or sale price of the housing units. A fùrther 

option to this scenario allows for the housing fund to denve capital from leasing the land to 

each of the individual housing units' owners or to add a percentage on to the predetermined 

monthly rent of the rental units. This allows for both the development of less expensive 

housing projects while at the same time providing a continual source of revenue for the 

housing fund. 



The final role in which the housing fund can contribute to the development of 

aordable housing is through the partial subsidizing of private development projects to allow 

for the projects to meet predetermined affordability levels. Contributing capital towards the 

development of the housing projects would dlow for the housing fùnd to own a percentage of 

the housing units, which would then be absorbed by the housing fund. The resultant pnce or 

rental of the housing unit would allow for the unit to meet the determined asordability 

criteria. The units developed with this assistance would be even more affordable to the 

prospective purchasers, and at a prke less than the current S 150.00 p.s.f. selling price. This 

would serve io act as an incentive to private development companies to build affordable 

housing as they would be able to realize a guaranteed return that may not othenvise be 

possible for the development of price restncted housing. Combined with fee waivers, zoning 

amendments, and a market demand for affordable housing units, the private development of 

affordable resident housing could be achieved. 



Chapter 6 

SUMMARY 

Main Findings 

The purpose of this practicum was to fully explore potential policies and prograrns 

which a municipal govemment can utilize to facilitate the development of affordable resident 

housing without irnposing general tax increases or drawing korn general municipal revenues. 

Through the establishment of policies that are able to draw revenue from the current reai 

estate market, affordable housing projects can receive financing. Relaxations to municipal 

zoning regulations, in addition to fee waivers and density bonuses al1 lead to the creation of 

fiordable housùig in Whistler. The ability to develop and maintain housing that is affordable 

to the residents of the community of Whistler can be approached on a number of levels. The 

policies and practices of deed restricting units for both occupancy and price, and the 

extracting of development fees for the development of housing, that are cumentiy in existence 

are but one part of an expanded program that can be directed towards the provision of 

affordab le housing units. 

The creation of additional affordable housing units in Whistler, the municipality c m  

also contribute capital without drawing from general municipal revenues, can be 

accomplished through a number of targeted and specific policies. Specific fees and levies 

that serve to extract moneys fiom the speculation involved in a hot real estate market cm be 

used to off-set some of the effects of that real estate market. Demolition permit fees and real 

estate title transfer fees are two of the main mechanisms that can be utilized to provide 

comrnunity benefits from the real estate market conditions. Funds raised from these fees 



could be utilized to purchase land, to develop housing projects, or to subsidize privately 

financed projects to ailow for those projects to become even more affordable to residents. 

Another aspect in the creation of affordable housing cm be found in the amendment 

of the existing Zoning and Parking Bylaw #303, 1983 to allow for more permissive 

regulations for the creation of eordable auxiliary residential dwelling units. Siting 

relaxations, density issues and including auxiliary residential suites in al1 residential zones 

can al1 contribute to the development of an fiordable option to housing residents, al1 while 

utilizing the existing infrastructure. 

The creation and administration of select fees and levies could be a major source of 

fun& for the developrnent of large-scale affordable resident housing projects. An 

independent authority, financed by the housing trust fund, could utilize the moneys received 

from the levies, fees, and works and service charges to develop affordable housin;. Through 

either land deals with privately fmanced affordable housing projects, the wholesale 

developrnent of af6ordable housing projects, or through investing capital from the housing 

trust fund into private developments to establish a rnily affordable housing project, the 

housing fund would be able to support the creation of affordable resident housing projects. 

With al1 of the policies and programs in place, an estimated amount of S 10,42 1,954 

would have been raised over the period of 1993-1996, with 1,453 additional auxiliary units 

being created and 64 multi-family units being created. With al1 of the preceding policies and 

practices working together, affordable resident housing in Whistler can be achieved with 

little or no negative financial impacts on the resort of Whistler British Columbia. 

The overall amounts that potentiaily could have been raised over the previous five 

years in Whistler, if these policies had been place, is an impressive $10,000,000, while the 



regulatory fkmeworks outlined could potentially allow for the creation of approximately 

1,5 1 8 additional afTordab le housing units without any direct expenditures b y the municipal 

govemrnent. This generation meets, and even exceeds the demands for affordable housing in 

Whistler. The 1,s 18 affordable housing units would meet the needs of the current population 

in Whistler, while the 810,000,000, plus additional revenues fiom future years, could 

adequately provide seed money for additionai resident housing projects. 

Strength of Prece&nts 

The main strengh of the literature review and case study approach was due to the 

precedents descnbed being actual examples of the theory in practice. The practicum 

presented tried and tnie methods of developing affordable housing, and within settings that 

were contextually similar to Whistler in many respects. As these areas are set within the same 

context, the possibility of Whistler being able to adopt any or al1 of the options described is 

quite high. 

Areas for Further Research 

During the course of the research for this practicum, combined with the work placement 

within Whistler, several areas for further research on affordable resident housing have 

emerged. At every tum, there seemed to be another aspect of resident housing that could 

have been included in the body of this practicum. The areas that could be hrther researched 

ïnclude aspects of the business of providing affordable housing through the trust fund, the 

detailing of possible parinerships in creating affordable housing, and finally the type of house 

that is to be constmcted, which can be in the form of "Co-Housing", "Limited Equity 

Cooperatives", or some other type of cornmunity housing projects. 



An additional area for research would be to develop a land banking systern that could 

be adopted by rnunicipaiities that are early in their development. A comprehensive land 

banking system, adopted early in the life of a rnunicipality, can have a tremendous effect 

upon the ability to provide afTordable housing. 

Furtiier enhancing the options presented in this practicum would be to study the 

possibilities for public-private partnenhips. Utilizing the policies detailed, and cornbining 

with private landowners, businesses, and individuals could establish accommodation options 

that are even more affordable. 

A final area for further research would be to more fûlly detail a process whereby 

residents within existing neighbourhoods are involved in the decision making process for 

resident housing projects. By allowing for the residents to be inciuded in the initial planning 

stages for these projects, time and money could be saved due to the public's acceptance of the 

overall project. Further, the impacts upon existing neighbourhoods where affordable housing 

projects have been developed could be fully detailed to understand the impacts that a 

neighbourhood faces when affordable housing projects are developed. This would serve to 

ease the fears of existing homeowners that relate to the overail effect of a potential housing 

project. 
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Appendix "D" 

h4c~H.- 
Rental Market Characteristics. 1990-1997 

Rental Market Characteristics. 1990 

b I 

Avg. Ren t -- - 575.00 711.15 870.23 1300.00 425.00 
1 

High Reo t l -  -- - 700.00 I000.00 1450.00 1800.00 500.00 
Low Rent,. -- 350.00 550.00 675.00 900.00 350.00 

Accorn, Wanted I O 1 - 7 O 4 

Studio 1 - 1 Bdrm. 1 2 Bdnn. 1 3+Bdrm. 1 Shared 1 Total ] 
Available 

High Rent 
Lon. Rent 

Shared 
- 3 

1 Accom. -Wanted 

.2 Bdm, 
2 7 

..: 1 Bdrm- - - 
19 

- 

Avaiiable 
Total 

56 
3 +  Bdrm. 

3 1 
.2 Studio 

7 

* - only one with advertised rent. 
Source: Whistler Ouestion, Rental Accommodation. 
"WA" - indicates no rent advertised avaiiable 

- 1 Bdrm. : 
7 

631.33 
700.00 
583.00 

L 

.2 Bdrm. 
8 

1323.00 
1000.00 
1000.00 

1 

b 

Available - 

Avg.Rent -- -_ 

High Rent 
1 

ILow Rent * ' 

, 
Accom. Wanted 

Studio 
2 

737.50 
750.00 
725.00 

O 

3+ Mrm. 
18 

1835.00 
2750.00 
1 O00 .O0 

O 

- 

Shared 
6 

396.66 
450.00 
300.00 

O 

Total 
4 1 

3 



Rental Market Characteristics. 1991 

? 

---x- .-A%, R e n t ~ q  625.00* 625.00 N/A 1687.50 385.50 
:. Xigh Rent ::. :,. 625.00 750.00 NIA 1800.00 450.00 

s r  :,-.' LOw Rent r- 2 y.? 6625 -00 500.00 N/A 1600.00 360.00 
L 

Accom. Wanted -: O O 1 O O 1 

- Total 
172 Available 

m 1 

L 

1 Accom. Wanted 1 
I 1 1 I I I 

O I O I O I O I O I O 

Avg. Rent 
High Rent - 

1 

- Law Rent .: 
1 

Accom. Wanted 

C 
Avg. Rent 
High Rent 

Low Rent 

A:.Studio. 
15 

1 

Availabie 

* - only one with advertised rent. 
Source: R e n d  Accornniodation. 
"WA" - indicates no rent advenised available 

.2&1m>(i+.Bdrm. 
36 1 55 

rl&lrm: 
40 

39 1 .S4 
500.00 
175.00 
O 

515.00 
750.00 
350.00 

O 

521.96 
1000.00 
675.00 

3 

Shared 
16 

Shared 
16 

J 

7 

650.57 
850.00 
300.00 

- 7 

1356.1 1 
3500.00 
750.00 

7 

Total 
Il4 

t 

Total 
93 

S 

3+ Bdrm. 
42 

S 16-14 
1100.00 
680.00 

497.50 
600.00 
395.00 

Shared 
13 Available 

2 Bdrm: 
2 5 

Studio - - 

13 
657.14 
SOO.OO 
425.00 

1 Bdrm. 
1 S 

1298.03 
2000.00 
750.00 

Avg. Rent 
High Rent 

1 

Low Rent 
Accom. Wanted 

346.69 

400.00 
200.00 1 

Studio r 
3 

--1 Bdrm.;. 
1 1  

.-2 1Bdrm.- 
12 

500.00 
600.00 
300.00 

O 

3+ Bdrm: 
3 3 

710.00 
950.00 
575.00 

3 

124 1 .1  S 
2600.00 
700.00 

1 

1739.00 
3250.00 
875.00 

3 

393.00 
400.00 
300.00 

1 



Rental Market Characteristics. 1992. 

:Studioy ?3*rm. 2 Bdrm,' 3+ Bdrm. Shared 
9 

Total 
O 2 9 1 1  7 29 

I 

1 Avg. Rent 1 5 18.13 1 616.31 1 767.00 / 1 198.75 1 379.00 1 

Totat 
h 

- Studio 1 1 Bdrm. - 

Julv 9. 1992, 

3 
. 

- r 

Oct. 8. 1992. 

Shared 2 Mm. - 
Available 

3+ Bdrm. 
I Z 1 53 

500.00 
250.00 

O 

Total 
I IO 

1 

I 

1 Avp., Rent 1 O 1 759.09 1 1011.69 1 2020.00 1 jS0.04 1 1 

166 24 3 5 

500.00 
500,OO 

1 

1100.00 
600.00 

7 

High Rent -- 
Low Rent 

Accom- Wanted 

- 1 Bdrm. 
2 3 

w 

Availa ble ' 

Total 
73 

* - oniy one with advertised rent. 

12 

1950.00 
700.00 

O 

650.00 
300.00 

O 

- Shared 
2 1 

4 14.29 
1000.00 
200.00 

O 

Studio 
9 

2 Bdrm.- 1 3+ Bdrm. 

Source: Whistler Ouest ion, Rentai Accommodation. 
"N/AW - indicates no rsnt advertised available 

Avg, Ren t 
High Rent 
Low Rent 

Accom. Wanted 

17 
9 16-54 
1700.00 
575.00 

1 

2 Bdrm. 
17 

3+ Bdrm. 
30 Available -.- 

40 
1246.00 
2000.00 
800.00 

O 

Shared 
12 

l C - 

433.57 
550.00 
300.00 

O 

-Studio - 
O 

900.00 
500.00 

Uigh Reat - 

Low Rent 

599.37 
700.00 
495.00 

O 

. 1 Bdrm. 
15 

S 

1500.00 
550.00 

2800.00 
900.00 

1 

O 
O 

L 

Accom. Wanted 

j00.00 
250.00 

O O 1 3 I 3 



Rental Market Characteristics. 1993 - 

Avaiia &le 
Avo,. Rent 

Higb Rent 
Law Rent 

Accom, Wanted 

* - onIy one with advertised tent. 
Source: Whistler Question, Rentai Accommodation. 
"WA" - indicates no rent advertised available 

Total 

80 

3 

Studio .: 
3 

508.33 
550.00 
475.00 

Shared 
17 

337.05 
500.00 
220.00 

O 

k 

w 

Available 
Avg. Rent 

L 

High Rent 
L 

Low Rent 
t 

Accom. Wanted 

I 

Total 
5 1 

i-Bdrm. 
33 

1 I 16.09 
1 S00.00 
600.00 

Shared 
1 O 

467.S6 
750.00 
200.00 

Shared 1 Total 
3 3 1 138 

39 1.66 
500.00 
250.00 

: 1 Bùrm. - 
40 

60s. 16 
850.00 
450.00 

Studio 

5 
53 1.25 
650.00 
435.00 

L 

Available 
Avg. Rent 

1 

High Rent . 

Low Rent 

O 

- 2  Bàrm. : 
29 

S51.95 
1400.00 
600.00 

Studio 
2 

700.00 
850.00 
550.00 

O 

Accom, Wanted 

3+ Bdrm. 
11 

175 1.66 
2000.00 
1400.00 

.1 Bdrmi 
14 

7 13-85 
L 100.00 
3S0.00 

O 

1 6 

3+ Bdrm. 
-- 7-1 

120S.75 
1650.00 
S25.00 

1 Bdrm. 1 2 Bdrm. 

O 

- 2 Bdrm.- 
13 

1037.50 
1400.00 
775.00 

S 

Z 1 3 

2 

17 
6 10.00 
S50.00 
jOO.00 

O 1 1 

O 5 

19 
543.55 
1400.00 
500.00 

O 

3 



RentaI Market Characteristics. 1994 

Totad I 

26 

5 

Shared 
7 

470.83 
700.00 
375.00 

O 

- Total 
136 

1 

* - only one with advenised rent. 
Source: Whistler Ouestion, Rentai Accommodation. 
"N/AW - indicates no rent advenised available 

L 

z r - : ~ ' ~ & ~ e .  . -. 
r 

:', .:Avg:-Rent ; :L 
r 

. .Eg& Rent :?. 
r 

- -LQW RentAwL 
[ ~eeom; Wanteà 

Total 
l 

63 

3 

Available 
Avg. Rent 
High Rent - 
Low Rent 

Accom, Wanted 

2 ~ d r m 3 I  %Bdrm. 

3fBdrrn.' 
33 

1425.00 
4000.00 
700.00 
O 

-2 Bdrm. - 
3 2 

894.65 

1200.00 
600.00 

1 

t 

Availa ble 
Avg. Rent 
Righ Rent -. - 

Low Rent 
r 

Accom. Wanted 

3 
1700.00 
1500.00 
900.00 

3 

- 3 S t u d i o ~ '  

Shared 
2 6 

5S2.37 
500.00 
250.00 

O 

--I Bdrm. 
4 1 

667.43 
S50.00 
500.00 

1 

b 

3+Bdrm, 
S 

1 700.00 
2300.00 
900.00 

6 

1 1  
2860.00 
4500.00 
1800.00 

- 7 

1 

600.00* 
600.00 
600.00 

O 

4 
59 1.66 
625.00 
500.00 

1 

Availa ble 
Avg. Rent 
High Rent -' 

L 

Low Rent 
Accom- Wanted 

3+ Bdrm. 
13 

1505.55 
3000.00 
950.00 

O 

2 Bdrm. - 

I S 
856.36 
975.00 
750.00 

2 

Studio 
4 

383.33 
500.00 
450.00 

O 

2Bdrm. 
5 

1200.00 
1600.00 
800.00 

3 

.-Studio-.= 
O 
O 
O 
O 
O 

Shared 
5 

WA 
NIA 
NiA 
1 

, Studio + 
14 

349.62 
000.00 
300.00 

O 

Shared 
11 

587.50 
500.00 
300.00 

O 

1 Bdrm. 
15 

630.73 
765.00 
498.00 

! 

1Bdrm: 
6 

675.00 
850.00 
500.00 

3 

Total 
14 

16 



Pental Market Characteristics. 1995 

1 

Avg. Rent 4S7.50 708.33 SOS.33 1845.14 3 13.75 

Wgh Rent 575.00 975.00 . t 000.00 357 1.33 500.00 
v 

Low Rent 400.00 500.00 600.00 1050.00 200.00 
Accom. Wanted O O 3 3 1 S 

- Total 
1 1  

4 

,:'Shared 
2 

400.00* 
400.00 
400.00 

I 

Total 
7 S 

9 

-;; ' - ;Amilable . 

r 

Avaiia ble 
Avg. Rent 

1 

High Rent - 

LowRent .:- 
1 

Accom. Wanted 

* - only one with an advenised rent. 
Source: Whistler Ouestion, Rental Accommodation. 
"N/A" - indicates no rent advertised available 

'92 ~drm.-i(3+:Bdrm> 

3 Bdrm. 
24 

925.50 
1300.00 
550.00 

- 7 

1 Studio ( I Bdm.- 
Avaiiabie . O 1 3 
Avg. Rent 

r 

High Rent 
Low Rent 

' ~ c c o h n t e d  

Studio.: 
5 1 

850.008 
550.00 
850.00 

i 

-Studio 
3 

466.66 
375.00 
450.00 

O 

2 Bdm.  
- 3 

3+Bdrm. 
1 

: 1 ~ B d d * -  
- 3 1 

NP 
N P  
N P  
O 

3+.Bdrm. 
12 

1350.00 
1800.00 
950.00 

- 3 

I Bdrm. 
2 3 

659.00 
1100.00 
300.00 
4 

O 
O 
O 
O 

500.00* 
500.00 
500.00 

2 

.'Avg~Rent:>-;~ I.  

.Hi@ Rent. 
*- . -: LOW Rat;+% 

Accom. Wanted ' 

Shared 
16 

400.00 
600.00 
200.00 

1 

Shared 
4 

556.25 
625.00 
500.00 

O 

Total 
9 

1 

Y/A 

NIA 
N/ A 

700.00* 
700.00 
700.00 

675.00* 1 
673.00 ' 
675.00 1 

1700.00 
3000.00 
i 400.00 

6 1 1 S 5 4 1 3 



Rental Market Characteristics, 1996. 

=.::Shidio . -- ,' 2.1' Bdrm,): 
Available . O 3 1 2 2 8 

L 

Avg: Rent i+ :- O 725.00 N/A 2500.00* 375.00* 
d 

High &nt y O 750.00 NIA 2500.00 375.00 
Law Rent O 700.00 NIA 2500.00 375.00 

L 

Accorn. Wanted O 3 1 O 3 8 

1 1 Studio 1 1 Bdrm. 1 2 Mrm. 13+ Bdrm. 1 Shared 1 Total 1 
Available 1 5 1 18 1 i l  1 23 1 I I  1 69 1 

L 
Avg. Rent 

1 

High Rent 
Low Rent 

Accom. Wanted 

* - only one with an advenised rent. 
Source: Whistler Ouestion, Rental Accommodation. 
"WA" - indicates no rent advertised availabie 

560.00 
600.00 
4S5.00 

O 

Available 
Avg. Rent 
High Rent 
Law Rent 

Accom- Wanted 
w 

Studio 
- 7 

738.00 
S30.00 
675.00 

O 

Total 
23 

1 
AvaiIa ble 
Avg. Rent 

L 

High Rent 
Low Rent 

1 Bdrm. 
4 

SOO.OO 
975.00 
725.00 

O 

I 

Shared 
16 

39S.00 
S00.00 
30 .00  

O 

- Studio 
O 
O 
O 
O 

1453.57 
1900.00 
1200.00 

5 

650.00 
1000.00 
390.00 

O 

Total 
4 4 

4 

2 Bdrm. 
10 

IO3S.00 
1400.00 
500.00 

3 

1055.33 
1400.00 
S00.00 

5 

3+ Bdrm. 
12 

2329.00 
2500.00 
1095.00 

1 

456.1 1 
675.00 
225.00 

O 

Shared 
12 

595.00 
1 100.00 
3 50.00 

1 Bdrm. ( 2 Bdrrn. 1 3+ Bdrm. 

I O  

6 
25 15-00 
5000.00 
1500.00 

2 1 3 
775.00 
850.00 
700.00 

1400.00 
1600.00 
1200.00 



Rental Market Characteristics. 1997 

Jan. 16.1997. 

' Total 
19 

6 

b 

-6+Avaiiiile 2,- . 
.:eAvg:RenîS& 

I 

2.--h Rent 
5:- Law Rent! 

Accom.=Wanted 

Available 
I 

Avg, Rent 
High Rent 

1 

Anilable 
AVE. Rent 

1 Accom. Wanted 1 
I 1 I I 1 1 

O 1 - 7 1 - 7 I O 1 O I 4 I 

i2 Bd- 
- 3 

1600.00 
1850.00 
1 350.00 

2 

Studio 
5 

537.50 
750.00 

High Rent 
Low Rent 

&Shidio'f 1 C:Bdrnit$ 

Studio - 
3 

63 1 .O0 

- only one with an advertised rent. 

3 t > ~ 5 !  
4 

2475.00 
3300.00 
1600.00 

O 

1 

500.00 
500.00 
500.00 

O 

3+ Bdim. 
IS 

1S50.00 
1500.00 
1 100.00 

O 

. Shared 1 Total -.l Bdrm. '1 2 Bdrm.2 

Low- Rent 
L 

Accorn. Wanted 

800.00 
515.00 

Available - 

Avg. Rent - 

High Rent 
Low Rent - . 

Accom, Wanted 

Source: Whistler Ou-, Rental Accommodation. 

?Shanxi. 
1 1  

550.00 
900.00 
400.00 

3 

1 
N/A 
N/A 
NIA 

I 

29 
469.00 
700.00 
300.00 

2 

27 
798.00 
1100.00 
500.00 

O 
375.00 

O 

I l  Bdrm:- 
14 

517.00 

"N/AW - indicates no rem advenised available 

110 

Z 

2 1 

1 1 88.00 
1700.00 
750.00 

O 

1000.00 ] 1500.00 
630.00 1 SOO.00 

- :Studio , -  

1 

500.00 
500.00 
500.00 

O 

-.2 Bdrm. - 
13 

3200.00 
1575.00 

3+ Bdm. 
12 

Shared 1 Total 

650.00 
~00.00 

-.l'iBdrrn. : 
7 

775.00 

13 16.00 
15 

Shared 
9 

5 10.00 

2037.50 1 4S3.00 
5s 

Total 
45 

'-2 Bdmii- 
13 

2105.00 

4 

900.00 
600.00 

4 

- 
3+ Bdrm 

15 
WS 1-00 

4 166.00 
S50.00 

O 

4200.00 
1300.00 

O 

550.00 
450.00 

O 
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PART 2 - 'IL'ERMS OF I N S T R W N T T  
SECTION 215 COVENAL\T _ 

T H I S  AGREEMENT dated for reference December 16, 1996 is 

(the "Orner") 

RESORT L W C I P . U X I Y  OF WHISTLER 4325 Blackcomb Way, Whistler, 
B.C. VON fB3 

GTVEN THAT 

-A Section 215 of the Lmd  Tit!e Acr permiu t h e  re,oisuarion of 2 covenvlt of z negaUve 
or positive nznire in favour of rhz Municipality i n  respect of the  use o i  lznd or constniction 
on ! a d ;  

B. Tne OI~ner anci rhe ~Municioafiry wish to enter inro rhis Ageemenr rd provide for 
*ordable employee bousing on tne rerms and conditions set out in rbis A g e e m e n ~  and 
a g e e  th r t  ibis ~igreement is borh a semon 215 covenant under the Lmd Tifille Acr m d  a 
b o ~ i n ;  tgrcement under S. 963.7 of the Municipal Act; 

Thk Agreement is evidence that in consideration of S2.00 paid by the MuniQpality to the 
b e r  (the rectipt of which is achowledged by the b e r ) ,  rhe &mer covenants and 
q e e s  uiïh rhe Municipaliry, in accordance wirh s ea ion  215 of rhe Land Tiile Aa, as 
Eoliows: 

1-1 D e h i r i o n s  

In rhis Agreement: 
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(a) "Employee" means an individual: 

( i )  wbo is eitber empioyed or self-employed for an average of not iess than 20 
h o u s  per week over the most recent three mon& and whose principal place 
of employment or business is located wihin rbe boundaries of the Reson 
Municipality of Whistler; and 

(ü) who is a member in good standing of t h e  Whisder Valley Housing Society; 

(b) "LTO" means rhe New Westminsrer/Vancouver Land Tiùe Office; 

(c) "Municipality" means the Reson Municipality of IWr le r ;  

(d) "Prime Rate" neans rhe  annuêl rate of inter es^ expressrd as a percentage, used rs 
a reference rrte by the Royzl Bank of Canada at its main brancb in Vancouver, 
British Columbia for Canadian douar 1oam and designared by the Royal Bank of 
Canzda bom t h e  ro Ume as irs prime rare; 

(i) wno has ceased employrnent and who was an Employee for 5 of the 6 yeus 
immedizrely preceding rhe  date on which h e  individual ceased emplopcn r ;  
and 

(ii) who is a n e m b e r  in gooa s;rnciing of t h e  \SPnisrler V d r y  Housing Socierv; 

"Strara Lot" means a parcel of land in the Reson Municipahy of Whistler l e g d y  
described in item 2 of Pan 1 oi the Land Tale Aci F o r n  C !O rvbich this Ageement  
is artzched a n d  wnich fonns pan  of this Agreement. 

h rhis Agreement: 

(a) reierence ro the singular includes a reference ro the plurzi. u i d  vice vers& u k s  the 
contexr requires otherwise; 

reference IO a particular numbered section or uticie,  or ro a panicular lenered 
Schedule, is a reference to the correspondingly numbered or lertered article. seco'on 
or Schedde of rhis Agreement; 
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2 ~ i c k  
not to 

and section headings have been insened for ease of reference only and are 
be used in interpreting this Agreement. 

the word "enaament" bas the meaning given to it in the lnferprefafion Act (British 
Columbia) on the reference date of this Agreement; 

reference to any enactrnent is a reference to that enactment as consolidated, revised, 
amended, re-enacted or replaced, unless ohenvise expressly provided; 

reference 10 a "paq'  or the "parties" is a reference to a party, or the parties, to this 
Agreement and their respective successors, assigm, trustees, adminisuators and . 

receivers; and 

reference to a "day", "month" or 'year" is a reference to a calendar day, calendar 
month, or calendar year d e s s  orbenvise expressly provided. 

ARTICLE 2 
HOUSING AGREEiMEiCT AND SUBDMSION RESTIUCTIOXS 

Use and Occupancy 

The b e r  agrees rhat rhe O m e r  may only sell a Scrriz Lot ro ul Employee or iû 

a Rsiree. 

(D) The Owner agrees [hot eacb Strara Lot mêy only be used or  occupied as a p e m v l e n t  
residence. and then only by an  individual who resiaes in the Siïzrz Loi a d  who is: 

(i) rn Employee; 

(ii) a Retiree; or 

(iü) living in the Suata Lot wirh an Employee or Relire- in a single domesùc unit 
2nd 

(A) is related to the Employee or Reriree by blood, marriage, adoption, 
common law marriage or foster parenthood; or 

(B) is in a spousd relationship wiih the  Employee or Retiree. 
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2 3  Sales Lottery Covenant 

The Owner covenants and agrees with the Muniàpality that none of the Strata Lots may be 
sold separarely from any of &e Other S ~ a t a  Lots, except in accordance with the following 
conditions: 

(a) a Strata Lot may be sold separately from the Other Strata Lots only to an Employee 
or a Retiree; 

@) the &st sale of a Strata Lot m u t  be to an Employee or Retiree who has been 
seleaed as an eligible purchaser through a lottery held by the Whistler Valley 
Housing Sociery in accordance wirh the niles and poiicies on such lotteries of rbe 
Whistler Valley Housing Sociev current at the time of the lottery. 

2 3  Statutory Declaration 

Within k e e  days aiier receiving norice fiom rhe Municipaliry, the Owner must deliver to 
rhe Municipality a statutory declaratioq substanridy in the form attached as Scheduie 4 
worn by the Owner under oarh before a commissioner for t h g  afEdavirs in British 
Columbiq containing all of rhe idormanon required ro complete the stani<ory dedaration. 
The Muniapzlity may request such a sramtory declaration in respect of any pvticular Strara 
Lot no more thui four limes in any c r l e n d u  year. 

3.4 Relief from Occupancy Restriction 

If the @mer is in brerch of secrion 2.l(b), the Owner nay requesr to Se relieved kom rhe 
obligaùons under rhar section for reasons of hardship, but no such requesr may be made 
later b a n  30 days a i e r  the Owner has been given notice of breach by the Municipality. The 
requesr musr S r  delivered in &ring to the Clerk of the Municipality. The request must set 
out the circumst2nas of the default and the bardship involved. The Owier agrees that the 
Municipdity is under no obLigarion to gant any relie< and may preceed with irs remtdies 
under rhis Agreement, and at law and in equity, despite the  Owner's request and the Owner 
agrees tbar tbe relief, if any, is IO be determined by the Municipality in its absolute and 
uniettercd discretioe 

2.5 Restriction On h a s e  or  Reotal 

( a )  The Owner nust  not rem or Iease any Suata Lot except in accordance with this 
s emon  

@) Without Limi&g the generality of senion 2 3 ,  the Owner may rent or lease a Strata 
h t  ro an individual who is permitted to reside in the Strata Lot by section 31. 
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(c) The Ovmer agrees that if a Strata Lot is rented or leased, the rent payable for the 
Strata Lot nusr  not exceed the rent set out below, as applicable to the Strata Lot: 

studio/ loft unit S650.00 per month 

one bedroom unit S650.00 per month 

one bedroom plus den unit 5750.00 per month 

two bedroom unit 51,000.00 per monrh 

three bedroom unit 51,500.00 per monrh 

one bedroom located in a two or 
three bedroom unit, per bedroom 5500.00 per monrh. . . 

(d) The Owner agrees that no e m a  charges or iees nay be levied or collected by or on 
behalf of the Owner for use of any common properry, limited common p r o p e q  or 
other common are% or for sani*rary sewer, s t o m  sewer or water utilities. For clariry, 
thk section does not apply IO ablevision, telephone for other telecommunications, 
gas utility or elecrricity utility fees or charges. 

( e )  The Owner agrees thzt  the rent for 2 Smaiz Lot may De inaeased annually, 
be-g with the &sr anniversq of the day o n  which rhe occupancy permit w u  
issued by rhe Municipdity for tne Strtra Lot, by increving t h e  rent in accordance 
wirh the following fomulz: 

Originzl rem as detcrmined under seciion 2.4(c), plus di 
previous annuai inaeases X 40%) x Prime Rate on rbe 
a a n i v e r s q  date - 2%. 

( f )  Lf a S m ~ a  Lot is rented or leved under this semon 2.4: 

(i) a copy of tjlis Agreement musr be a t ~ c h e d  to rhe rental agreement or lease 
a d  the remal agreement or lease m u t  contain the agreement of the tenant 
or lessee rhat the Straiz Lot is subject ro rbe occupancy resrnnion in section 
2.1 @); 

the r e n d  rgreement or lease musr contain z ~rovision rhzt the Strata Lot 
-or be ocnipied in Dreach of the ocnipancy resrriction in section 2.l(b); 
and 
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(iii) the rental agreement or Iease must entitle rhe Owner 10 terminate it on 30 
days' notice if the tenant or lessee ocnipies, or  allows occupation of, the 
Strata Lot in breach of the occupancy restriction in section 2.l(b). 

(g) The Owner agrees to terminate any r e n d  agreement or lease where the tenant or 
lessee ocnipies, or d o w s  occupation of, a Strata Lot in breach of the ocnipancy 
restriction in section 2.l(b), in accordance with the terms of the r e n d  agreement or 
lease and tbe ReSidemid T e m c y  Aci (British Columbia). 

(h) The Municipality may, in its sole d i s a e t i o ~  on the request of the b e r  agree to 
permit kom time to time any increase in the r e m  orherwise permitted under this 
section on such terms and conditions and in such amounts as the Muninpality 
considers desirable, 

Damages and Rent Charge 

The Owner acbowledges rhat the Muninpality requires empioyec housing to attract 
employees IO work for the local businesses which generare 1a.x and o h e r  revenue for 
the Municipality. The Owner therefore agees rhzt for each day the Svata Lot is 
occupied in breach of rhis Agreement, the Owner must pay ihe  Municipality 5100.00 
for each day ('Daily Amounl") on which the brezch h u  ocnirred, as liquidated 
damages u i d  not as penalty, due and payable zt rbe oince oi  the Municipaliv on rbe 
last day o i  the calendar month in which the  brezch occurred. The Daily Amount is 
increved on Jvluary 1 of each year by the amount dcula ted  by rndripiying rhe 
Daily .-ount u of the previous January 1 by rhe  percenrage increve beween the 
precding J a n u q  1 ancl the  immeciiarely preccciiag Decornber 31 in rhe Aii-Items 
Consumer Pnce Index published by Statisïiu Cmrda for Vuicouver, wnere 1996 = 
100. The Chmer agrees b a t  payment may be eniorced by t h e  Municipality in 2 court 
of comperent jurisdicrion as a conuact debr. 

By rhis senion, rhe Owner gran& to t he  Municipaùry a rent charge under S. 215 of 
the Land A a  (British Columbia) and ar common law, securinj p a p e n t  by the  
W e r  to the Municipality of the vnounts described in section 2.6(a). The 
Municipality agrees rhat enforcement of t he  rent c h v g e  ganted by 15s semon is 
nispended u n d  the date that is 30 days after the  dzte on which any amount due 
under section 2.6(a) is due ma payable ro rhe Mmicipzliry in accordance with 
secrion 2.6(a). The Muniapality mry enforce the rent c h v g e  granted by this s edon  
by an amion for an order for sale or by proccedings for the appoinunent of a 
receiver, 
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7 Specific Performance 

The Owner agees that the Municipaiity is entitled to obtain an order for specfic 
performance of this Agreement and a prohibitory or mandatory injunction in respect of any 
breach by the Owner of this Agreement. The Owner agrees that rhis is reasonable given 
the  public interest in resuiaing the occupancy of rhe Strata Lots in accordance with this 
Agreement. 

7S Notice of Housing Agoreement 

For claritv, the Owner zchowledges u i d  agrers that: 

(a) this Agreement constitues both a covenant und S. 215 of the Land Etle Act and 
a housing agreement entered into under s. 963.2 o i  t h e  Municipd Act (Britkjn 
Columbia); 

(b) the Municipdiq is required i û  51e a notice of houshg ajreement in rhe LTO against 
title to  ~e Strara Lots; and 

once such 2 notice is filed, this Agreement binds ail persons who acquire an interest 
in a Suata Lot. 

3.1 No Effect 

This Agreemenr 

On Laws or  Powers 

does not 

(a) afiea or limit rhe discretion, rights, duties or  powers of the Muicipality under any 
enacrmenr or at common law, hclud in j  in relation to the  use or subdivision of the 
Strau Lots, 

(b) impose on ibr Municipality any legd dury or obligation, hcluciing any du. of care 
or contracnial or other iegal duty or obligation, to enforce rhis A g e e m e n ~  

(c) affect or k t  a ~ y  enactment relating to the use or subdivision of the Suara Lots. or 

(d) reiieve the Owner from complying wirh u l y  enactment, including in relation to  the 
use or subdivision of the Strara Lots. 
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3.2 Notice 

Any notice which may be or is required to be given under this Ageemenr m u t  be in witing 
and either be delivered or sent by faoimde transmission. Any notice which is delivered is 
to be considered to have been given on the k s t  day after it is dispatched for delivery. Any 
notice which is sent by fax transmission is to be comidered to have been given on  the first 
business day after it is sent If a p a q  changes i s  address or faaimile number, or both, it 
m u t  promprly give notice of its new address or faaimile nurnber, or both, to the other p q  
as provided in this section 

3 3  Covenant R u s  ?;Vitfi the Strata Lot 

Every obiigation and covenaat of the Chmer this Ageemenr  constirutes both a 
contracrual obligation and a covenant g a m d  by h e  Owner to the Municipality in 
accordance wirh section 715 of the L d  ïïiie ~ c t  in respect of each oi rhe Strata Lots and 
th i s  Ageement burdens each of the Strara Los a d  nins with each of rhem and binds the 
Owner's successors in title to each of rhem and binds every parce1 into which rbey are 
consolidared or subdivided by any means, including by subdivision or by strata plan under 
the Condominium Aci (British Columbia). 

3.4 Limitation on Orner's Obligations 

.Zn a k g e d  wziiver of u l y  ~ r e z c h  of t h  Agreement is efiective o d y  if i r  is an express waiver 
in d t h g  of &e breacn. .A waiver of a breacn of rhis Agreement does not operare as a 
waivcr of any other breacn of t h  Agreement. 

3.6 Further Acts 

Tbe Owner s h d  do e v e w g  reasonably necesSan. io  give eEect iû rhe inrenr of this 
-eement. including execution of further iosmments. 
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3.7 Severance 

If any part of this Agreement is held to be invalid, illegai or unenforceable by a coun having 
the jurisdiaion to do so, that part is to be considered to have been severed kom the rest 
of this Agreement and the rest of rhis Agreement r e m a h  in force unaffeaed by that 
holding or by the severance of that pan. 

3.8 No Other Agreements 

This Agreement is the entire agreement between the parties regarding its subjea and it 
terminates and supersedes al1 other agreements and arrangemenrs regarding in subjea. 

This Ageernenr may be dischuged, amended or  afiecred o d y  by an k m m e n t  duiy 
execured by borh the Chmer uid the Municipality. 

This Agreement b h d s  the parn'es ro i r  and their r e s p e ~ v e  successors, hein ,  executors and 
administrators. Reference in this Agreemenr to the "Municipalib' is a reference ako to the 
elected and appoinred ofncitk, employees and agents of rhe Municipality. 

3-11 Deed and Contract 

By execuring u i d  delivering d i s  Agreement ezch of rhe oznies intends ro creare both 2 

conrrzcr anci a deed execured and delivered under s e d .  

As evidence of their ageement to be baud by rhe a ~ o v e  terms, the parties each have 
executed and delivered ~ Ageement under seal by executing P m  1 of the Land A a  
F o ~  C to which this Agreement is artached and whicb i o n  p u t  of this Agreement 
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CANADA 

PROVINCE OF BRITZSH 

t 

IN THE &?TER OF A HOUSING 
AGREEMENT with t he  Resort 
Muniapality of Whistler ("Housing 
Agreement") 

L OF , British Columbia, 
solemnly declare: 

1. Thas I am rhe Owner of Strara Lot , Strata Plan LiMS , and make 
deciararion ro the best of my personal howledge .  

That 1 am the (director, o s c e r ,  empioyee) of the Owner of Strara Lot 
and [make this declvarion ro the bet of my personal howledge] [have oeen 

informeci by and beiieve rhe statement in this cieclaïarion to  be tnie]. 

This declanrion is made pursurnt ro rhe  Housing Agreement in respect of Strarz Lot 

For t h e  period iTom to 
Suata Lot was occupied by rhe Employer or Reùree whose names and 
agrees appear below and by the Family Members wnose names appezr below, and 
by no otber persons. 

q-7 13 
t s t o r c r  m u s  (na Carciunc 

Name of 
Empioyee or 
Retiree - 

I 

Name of Employer 
or Former 
Employer 

Names(s) of 
Other Ocnipanrs 

Relations of other 
Ocnipant(s) 
Employee or Retiree 

i 
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The rent charged each rnonth for the Strata Lot is as follows: 

(a) monlhly rent on the date 365 days before this date of this statutory 
declaration: S per month- 

(b) rent on the date of this statutory declaration: S 

(c )  proposed or aaiial rent that will be payable on the date that is 90 days d e r  
the date of this statutory dedaration: S 

1 make this solernn declaration, conscientiously believing it to be tnte and knowing 
that it is of the same force u i d  effect as if made under oarh u i d  pursuant to tbe - 

Canada Evidence Act. 

SWORN BEFORE M E  at the City oi  - 
, , in h e  Province of 

British Columbi* this day of 

A Commissioncr for Tahq AEidavits for sri t ish 
Columbia 

1 
1 
1 
1 
1 
) Signature of person making declarafion 
1 
) 
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PART 2 - TERMS OF 'MSTRUMENT 

RIGHT OF F R S T  REFUSAL AND OPTION TO PURCHME 

TmS AGREEiMENT dated for reference December 16, 1996 is 

(the "ûwners") 

RESORT MUNICrPALrrY OF WHISTLER, 2 municipality incorporated under the  
R m n  Municipaiiiy o j  Wrisrler Act, S.B.C. 1975, c.67 2nd having its address at  4325 
Blackcomb Way, Whistler, B.C., VON 1B4 

. The Owners 2nd ;Se Purcnaser wish to enter inro rhis Agreement to ensure rhat a 
Stratz L o t  is solà only to qualified individuais and for a pnce rhat reilecrs the  public 
interesr ia empioyee nousing; 2nd 

The Owners hzve ageed  ro g rmt  to the Purchaer  a ri@ of Grsr refusa1 to p u r c h e  
a Strzrz Lot, 

This Agreernenr is evidence rhar, in consideraùon of the  payment of 52.00 by rhe f urchaser 
to the Owners (the receiot of which is achowledged) ,  u i c i  in consideration of the  promises 
exchanged below, the ?&ies agree with each other as follow~: 

Definitions 

1. In this -eemenr: 

(a )  ".SeaW means the floor area of the Strata Lot plus a proponionate share of 
the floor u e a  of t h e  limited common p r o p e q  to which that  Strata Lot is 
enritled, e-presseci in square feet, as s h o w  on the  strata pian for that Srrata 
h l ,  and for the purposes of this dennirion "proponionare share" s h d  mean 
the fraction which has u icj numerator rhe unir entirlement of that Strara Lot 
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and as irs denominator the aggregate unit entitlement of a11 of the Strara Lots 
which are entitled to the use of that Fimited c w o n  properry; 

"Employee" means an individual: 

(i) who is eirher employed or self-ernployed for an average of not less 
than 20 hours per week over the most recent three mon& and whose 
principal place of employment or business is located within the 
boundaries of the Resort Municipality of W t l e r ;  and 

(ii) who is a member in good standing of the Whistler Valley Housing 
Society; 

"First Purcnuer.' rneans rhe person to whom rhe Strara Lot is first rransferred 
by the Ovmers after subscmtial completion of the Strzra Lot; 

"First Saie Price" meam rhe price cietermined under section 6(a) p l u  net 
goods and services ta..; 

"Housing Agreement" means the housing agreement under S. 963.2 of the 
Municipaf Acr benveen the Owners and the Municipality dated for reference 
Septem'oer 1. 1996 and de~osi ted for regsrration u 2 S. 215 L d  EtZe Act 
covenant in the LTO: 

"hteresi" iiieam rhe inierest of the  &-ners Ln the Strara Lot; 

"LTO" meam the  Xew Westminsrer/Vancouver b n d  Title Office; 

"Offer" meam r bona jïde ofier to purcnrse zn interest in the Strata Lot made 
by a Third PT; 

"Price Control Index" meam the  percentzge multiplier dttermined under 
section 6(c) wirn respect to any penod; 

"Prime Rate" means the 2 ~ ~ 2 1  percentage rate of interest charged by the  
Royal Bank of Cznada, Mzin Branch, Vancouver, for Canzdian douar loans 

race; and published by that Bank as its prim- 

o - t  r 
ef i looclon CO N r c h i r c  
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"Retireel' means an individual who has ceased employment and who was an 
Employee for 5 of the 6 years immediately preceding the date on which the 
individual ceased employment; 

(m) "Strata Lot" means a parce1 of land legally described in item 2 of Part 1 of the 
fo rm C to which this Agreement is a m c h e d  and fonns part of this 
Agxement; and 

(n) '?hird P a q "  means any person, other than the Purchaser, who makes an 
Offer. 

2. In rhs Agreement: 

(a) reierence to the s inylzr  includes a reference to t he  plural, and vice venq 
unless the contem requires otherwise; 

(b) reference to a particular numbered secUon or zrticle, or ro a particular 
lettered Schedule, is a reference to the correspondingly numbered or lettered 
h d e ,  section or Schedule of this Agreement; 

(c) amcle and secrion headinjs have been insened for ease of reference oniy and 
Pment. u e  not to be used in intemreting this A g e -  

(d) k ie  word "enactmenc" h-s the mcaning given ro i r  in rhe Inle~retruion Act 
(Briusn Columbia) on the reference date of this Agreement; 

( e )  reierence to any enaciment is a reference to that enacrment as consolidated, 
revised, amended, re-enacted or replaced, unless othenGse expressly provided; 

( f )  reierence to a "party" or rhe "pmies" is a reference to a pany, or the parties, 
to  th.^^ Agreement and rheir respective successors, a s s i ~ ,  tnistees, 
arlminïsuators and rzcrivers; and 

(g) reference to a "day", "monrh", "quanerf' or 'Year" is a reference ro a calendar 
day, calendar rnonth, calenaar quaner or calendar year uniess ohenvise 
expressly provided. 
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W R  Grant 

3. The Owners grant to the Purchaser a right of first refusal to purchase the fee simple 
title to the Strara Lot on the terms of this Agreement. The Owners a g e e  that it m u s  not 
seil, assign or in any way transfer (collectively, "Sell", "Sale" and "Sold") any of its Interest 
to any person other h a n  rhe Purchaser unless that Interest is k s t  offered for Sale to the 
Purchaser in accordance wirh section 4. Subject to senions 5 and 7, the Airchaser has 5 
business days from rhe date on which it receives the notice under section 4 to elect to 
acquire the Strata Lot on the same t e r m  as those of the Offer (including purchase price) 
except that the agreement of purchase and sale created by that eiection is to be on the 
terms set out in sections 10 through 31. 

Offer Notice 

4. If the M e r s  receive an Offer, the Owners must ar once g v e  notice of the Offer to 
the Purchaser m d  musr àeliver a c o ~ y  of the Offer dong with thar norice. 

5 - Despire section 3. the Purchver  may elect, as an option 10 purchase h-reby gantcd 
to the Purcbaser to acquire the Strata Lut: 

( a )  for rhe  purchase price rhat is the  lesser of: 

( i )  rhe pu rchve  price set oui  in rhe  Oiier; and 

(ü) the purcnase p r i e  calculared in accordance vsirn secrion 6 ;  a d  

(b) on rhe trnns set out in sections 10 through 31. 

6. For the purposes of section 5,  the purchase price is ro be  determined in accordance 
with tbe iollowing: 

(a) In this senioq 'Tirst S d e  Price" means the amount derermined by multiplying 
the Area X SlS0.00. 

(b) Lf the fee s i r n ~ l e  ritle to the Strata Lot is tramierred at any time beween rhe 
date on wkch rhe strata plan is deposited in t h e  LTO anci 365 days &er rbat 
date ("Firsr Year"), the sale price, exclusive of the usual adjusrments, m u t  not 
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exceed the amount (in rhis section "First Year Sale Price") thac is the greater 
of: 

(i) the Lnitiai Price; and 

(ii) the amount determined by multiplyin; the First Sale Price by 1.034 and 
then multiplying the result by the number detennined by dividing the 
number of days in the period described above by 365. 

If fee simple title to the Strata Lot is transferred at any tirne after expiry of 
the penod described in section 6(b), the sale price of the Strata Lot, excluding 
Other Costs, must not exceed the amount determined in accordance with the 

(i) wirh respect to each quarter, the Owners mus< esrablish the factor .(in 
this scction "Price Control Index") in respect of each quarter 
derermined by subrraaing 2.0% from the Prime Rate in effect on Ihe 
fint day of each quarter and mulriplying ~ h e  result by 0.1; 

(ii) wirh respect to the t i rs t  period of 365 days b e ç j m m g  immediately after 
expiry of the First Year, the sale pr ie  for ~ h e  Strata Lut must not 
exceed the m o u n t  detennined by adding to the Firsr Year Sale Price 
the amount determined by mult ipl~ng rhe Price Control Index by the 
First Y e u  Sale Price at the begming  of each quaner in that year and 
compounciin~ with respect to each whole auaner  wirhin that year io 
the dzte of the  sde  and adding an amount ro prorare kom rhe end of 
rhe 12st wnole qumer to the date of the sale; and 

(Li) wirh respect to each year after rhat descrioed in seaion 6(b)(ü), rhe 
sale price for the Suara Lot must not exceed the amount determined 
by compounding and pro-rating the pwcnue  price as at rhe end of the 
immediately preceding year in accordance with the method set out in 
section 6(c)(ii). 

(d)  Lf an appraiser wno is a member in good standing of t he  Appraisal Instinite 
of Canada who has been retained by the  M e r s  at the expense of the 
&ers &termine that the -ers have made capital improvements to the 
Sûata Lot rhat materially increase the market value of the  Srrara Lot beyond 
rhe sale price orherwise permitted under this section, t h e  Municipality may, 
in its sole discretion, permit the b e r s  ro increase the sale price for the 
Stma Lot by an arnount commemurare with the increase in market value as 
certi£ied by the appraiser in his or her report to the Owners. 



(e) The Owners m u t  deliver to the M~nicipality a cerrified copy of the vendor's 
statement of adjustments with respect to sale of the Strara Lot by the Owners, 
and must deliver to the Municipahty upon request such funher evidence as 
the Municipality may reasonably require to confirm the sale price of the 
Strata Lot. If the Owners seil the Strara Lot for a sale price exceeding that 
pennitted under this seaion, the Owners must pay the excess to the 
Muniapality within 30 days after demand is made by the Municipality, with 
any amounr remaining unpaid after those 30 days bearing interest at the 
Prime Rate in effect h m  time to time, calculated from the date due und  tbe 
date paid and compounded annualiy not in advance. 

7. .& an altemarive ro election under sections 3 or 5 ,  the Purchver is enurled to @ve 
norice to the Owners that the hrchaser  agees to waive irs rights thereunder \Irirh respect 
to a speciEc Offer. The Purchaser musr give notice under this section ~ i r h u i  3 business days 
from rhe date on which ir receives the notice under section 4.  If the Purchaser gives notice 
under this s e c ù o s  the Purchaser's n@ts are deemed ro be waived only if: 

(a) the Owners deliver to the Purchaser, within 2 days after notice of waiver is 
@ven by rhe Purchaser under rhis section a valid and binding wrinen 
a g e e m e n t  of purchare and sale between the Owners and t h e  Third P q  in 
respect of the  Interest and substantidiy on the temu and conditions of the 
Offer ( " M S " ) ;  

(b) subject to section 8, ai leas  j business aays oeiore conpletion of the sale to 
the Third Pany the  Owners deliver to rhe Purcnver  wrirten proof, sarisiaaory 

Purchaser, in its sole disaeuon bat: 

the Third Party is: 

(A) an Empioyee; or 

(3) a Retire-,; and 

rhe -4PS c m o t  be assigned or  rransiened by rhe Tnird Party; and 

(c) at least 5 business days before completion of rhe sale to rhe Third P ~ c y  the 
b e r s  deliver to the Purchaser -rten proof, sztisfactorj to the PurcDaser, 
in its sole discretion, rhat the purchase price payable by the Third P q  under 
the A P S  does not exceed the purchase price calculated in accordance with 
section 6. 

9-7 t J  
watOor ion te c u r a s e  
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If the Owners do not comply with senions 7(a) through (c), the Purchaser's rights under 
sections 3 and 5 are deemed not to be waived and the Purchaser is instead deemed to have 
made an eiection under section 5. The Owners agce that every APS entered into by the 
&ers must contain a provision by which the Owners and the Third f arty with whom the 
agreement is entered into agee that the agreement is subject to a condition precedent for 
the benefit of both that rnay not be waived by eitber of them, such that the agreement 
becomes void and unenforceable udess the furchaser's rights are deemed to be waived in 
accordance with sections 7(a) through (c). 

Exception to RFR and O ~ t i o n  

8. The Purchaser agees  that its rizhts under sections 3 and 5 do not . .- appiy in any of the 
following cases: 

(a) Ü the Owners are a mongagee ihat is a bank or other financial institution 
esrablished or regdateci under any enactment of British Coiumbia or Canada 
("Londer") and the Lender has for at leasr 55 days used reasonable best 
effom to enter into an APS, including by Lisring the Interest for Sale with the 
Purchaser or with a licensed real esrate agent ("cent"), or both, bu< has been 
unable to enter into an APS wirhin the 45 days: 

(i) the Lender may fier bat tirne SeU tbe Interest to a Third P a q  who 
is not an Employee or Retiree, but the purcnze pncc for the Inrerest 
m u t  not exceed the purchse pnce calculzted in accordance with 
secion 6; and 

(ü) the Strata Lot rnay o d y  be used ana occupied in accordance with the 
Housing Agreement; 

(b) ii the Owners are a Lender and the Lender has  for at least 90 days used 
reasonable best d o n s  ro enter into an M S ,  including by listing the Lnterest 
for Sale wirh the Purchaser or with an - 4 g e n ~  or both, but h a  been unabie 
to enrer into an APS within the 90 days: 

(i) the Lender rnay Êfter rhat t h e  SeLi the Interest ro a Third Party who 
is nor an Empioyee or Retiree and the purchase price for the Interest 
may be different from the purchase p r i e  calculated in accordance with 
section 6; and 

(ii) the Strata Lot may only be used and occupied in accordance with the 
f-Iousing Agreement; 
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if the Owners are a Lender and the Lender bas for at l e a s  120 days used 
reasonable best effons to enter in10 an APS, including by listing the Interest 
for Sale with the Purchaser or with an Agent, or botb, but h a  been unabie 
to enter into an PiPS within the 120 days: 

(i) the Lender may after that time Sell the Interest to a Third Party who 
is not an Employee or Retiree and the purchase price for the Interest 
may be differem h m  the purchase price calculated in accordance with 
section 6; and 

the Suara Lot rnay be used and occupied subject only to ail enactmenu 
applicabie to the use of land and rhe Housing .4geernent does not 
apply; and 

if the Owners are not a Lender and the Owners have for ar Itast 45 days used 
reasonable best effons to enter into an U S ,  including by listiDg rhe Lnterest 
for Sale with the Purchaer or with an Ajent, or both, but bas been unable 
to enter into an A P S  wirhin the 45 days: 

(i) the Chmers m2y &er that time Seli rhe Interest to a Tnird Pany who 
is not an Employee or Retiree, but the purcbase pricc for the Lnteresr 
must not exceed tne purchase price c a l d z t e d  in accordance with 
seaion 6; and 

(ii) rhe Stiam Lot rnay only be used anci occupied in zccorduice with the 
Housing Agreement. 

The Owners a s e e  thar: 

( e )  for clxiry, this seaion applies each tirne an Offer is received by rhe Owners 
a d  ezch t h e  the Interesr is Sold; 

( f )  it must deliver to the Purcnaser wrirten prooi sarisfzaory to the hrchaser ,  in 
its sole discreuon, to esrablish the eostence of any of the cases set out in this 
section beiore rhis section operates such that rhe rights of the Purchaser under 
secrions 3 and 5 do noc apply. 

Interest Disaosal 

9. Subjen to seaion 7, if the P u r c h e r  does not ma!!e an election under sections 3 or 
5. the Owners may -ose of the Lnterest upon substantiaily the same rerms as those of the 
Offer, but not othewise, and if the M e r s  do not dispose of the Interest this Ageemenr 
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and the rights ir  gram ro the Purchaser continue in force at al1 times. For clarity, even if 
the Purchaser does not elecr to Purchase the Strata Lot under senions 3 or 5, or does not 
under section 7 waive its nght to make rhat election this Agreement and the rights it gants 
to the hrchaser conrinue in force at ail times. 

Rnns W t h  Land 

10. This Ageernent and the ri$& it gants to the Purchaser run wirh the Strata Lot and 
burden and bind eveq parcel into wnich the Strata Lot is subdivided by any means 
(including any strata lot or bare land suara lot created by deposit of a strata plan under the 
Condominium Act (Brirish Columbia), but not any common p r o p e q  created upon deposit 
of a smta plan). For clarity, this Agreement and the rights i r  gants to the Purchaser 
burden and bind each Srrata Lot- 

C~mpletion Date 

11. The agreement uising Hom elsction under section 3 or 5 jhall be completed on the 
date ("Completion Date") to be chosen by the Purchaser, such date not to be later rhan 
rlG.ny (30) days after h e  date of the election notice beuig give to the Owners. 

Pannent of Purchase Price 

12. The purcnase pscc determined under secuon 3 or 5 s n d  LIo p i d  by the Purcnver  
to the Owners, subject to adjutmens u provided in rhis Agreement, on the Completion 
Dare accoraing to the closing proce~ure  a probkied in rhis Agesmenr .  

3 .  On r5e CompleGoù Dare, rhe Owners s h d i  convey the Srrata Lot ro the Purchaser 
k e e  2nd clear of al1 mongages and otber hancial charges. 

f ossession 

14 The Owners sbali give vacant possession of the Strara Lot to rhe Purchuer ,  subject 
o d y  to rhe non-financiid enmuabrances and exking renancies, iollowing p a F e n t  of the 
adjusted purchve price ro the Chmers on the Completion Date. 

15. AU adjusmienu, both incoming uid  outgoing, in connection with the purcnase and 
sale of t h e  Suara Lot, including adjustmenrs of taxes, rares, renrs and other matters u sudy  
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the subject of adjusment benveen vendor and purchaser, shall be made as at the 
Cornpietion Date. 

Representations, Warranties and Covenants of the *ers 

16. The Owners covenant and agee that ir shall, bom and after the date of the 
application to regkter this Agreement in the LTO: 

(a) take di reasonable care to protecc and safeguard the Strata Lot and operate 
and othewise deal with the Strata Lot as a careful and pmdent owner wodd 
do and in such a manner that, except as contemplated in this Agreement, the 
warranùes. represenrrtions and covenants of the b e r s  as contained in this 
Ageement remain tme and correm; 

b) take or c r u e  to be laken dl proper sreps and acrions and corporare 
proceedings to enable ïhe Owners ro vest a jood and marketable tiùe to the 
Strara Lot in rhe Purcnaser at tbe Completion Date, free and clear of all 
liens, encumbrances. defects in titie, equiùes or claims of evev nature and 
kind except for Permirred Encumbrances and to enable the Owners to cany 
out the szle of the Suata Lot and to execure and deliver rhis Agreement as 
valid and bindmg obligations of the Owners. 

17. The Owners k r e b y  represent and war ran t  to, a d  covenant and a g e e  wi* the 
Purcnver u at rhe Completion Date thar: 

(a) i h e  Chmers have no hdebredness or obligauon to any person which mi@ 
now or in h u r e  consLinite a lieq charge or encumbrancc on rhe Strara bt, 
other rnan tbe Penairied Enm'orances; 

(b) the Owners have nor used the Suata Lot  or permitted any use of the Strata 
h t ,  to store, rnanufzcnire, dispose of, emit, spU, le& generare, transpon, 
remediate, produce, proces, releare, discharge, landfül, treat or remediate 
any explosive, radioactive material, asbestos, urea fomaldebyde, 
chlorobiphenyi, hydrocarboq underground t a  pollution, conrahat ion,  
hawdous substance, corrosive substance, toxic substance, special waste, waste, 
or marrer of any kind wnich is or may De hannifui ro human safety or healtb 
or to the environmenr, including anything the storage, manufacnire, disposal 
emission, discharge, treatment, generation, use, transpon, remedianon or 
release inro the environment of which is now or at any t h e  after the 
execution of this Agreement is prohibited, conrrolled, reglated or Licensed 
under any laws a~pLicable to the Strata Lot ("Contaminant"); 
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the b e r s  have not caused or permitted, the storage, manufacture, disposal, 
emissios spilling, leakaje, treatment, generatian. transponation, remediation, 
produccion, processing, ieiease, discharge, IandfiUing, treatment or 
remediation of any Contaminant in, on, under or kom the Strata Lot; and 

(d) the b e r s  have ar al1 times used the Strara Lot in cornpliance with ail laws 
relating to Contaminants and to the environment. 

18. The Owners covenant and a g e e  with the Purchaer, whkh covenanr shall suMve the 
completion of any conveyance of the Strata Lot arising bom r h e  exercise of this Option. t int 

the Owners must indemmfy and Save harmless the Purchaser, and its eleaed and appointed 
oficials, o 5 c e n .  employees and agents, irom and against any and au actions, causes of 
m i o s  lirbdiries. dernands, losses, damages, costs (including remediaUon costs and costs of 
cornpliance with my law, and legai fies and disbursemen~),  eqenses. fines and ?enalries, 
sufiered or incllrred by rhe Purchuer, whether brought a g d t  any one or more of them by 
the Owners or by a q  orher person, or by any govemmend  audioriv. Dy Teason of a breach 
of any represenration or warranry, covenuit or agreement of the Owners set fonh in rhis 
Ageemenc. 

Closin? Documents 

19. Not Iess &an 14 dzys belore the Com~let ion Date, rhe Purchaser s h d  deliver to the 
&merst soiici~ors: 

(2) NO cooies of a Fom A Tramfer r r m f e m n g  rhe k c  simple tirle to the Strara 
Lot ro rhe Purchver  ('Transfer") su~jecr oniy ro Permirred Encumbrznces; 

(b) w o  copies of the Owners' Statement of Adjusrments be approved 2nd 
execured by rhe b e r s ;  u id  

(c) a stamrory declararion of =y admr ized  o f i ce r  of the  Owners that the 
Ownen are residenrr o i  Canada wirhin rhe meuiing of the Incorne T m  A n  
(Canaaa). 
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(a) on the Completion Date, the Airchaser shall apply to re@srer the Transfer in 
the LTO only if the adjusted Purchase Price has frrst been deposited in the 
t m t  account of the Purchaser's solicitors; and 

:b) after application has been made to register the Transfer in the LTO, and 
upon receipt of a satisfactory post-index search of the tirle to t h e  Strata Lot 
indicating that in the normal course of LTO procedure the furchaser shall 
become the regisrered owner of the Suata Lot kee and clear of dl liens, 
charges and ennimbrances other than the Permirted Ennimbrances, the 
Purchaser shall pay the Owners at once the  adjusted Purchase Price by 
solicitorts trust cheque delivered to the &mers1 solicitors. 

21. The Strata Lot s h d  be at ~ h e  Owners' risk unul the  Completion Date 2nd s h d  
thereafrer De at rhe risic of rhe  Purchaser. In the event of ioss or damage to the Strata Lot 
occurring M o r e  the completion of the clos in^ on the Completion Date by revon  of Bre, 
tempest, lighming, tmhquake, flood or other acu of God, e.xplosio& riot, civil c o m m o u o ~  
insmection or war, t he  furchaser, at the Purchaser's option, rnay cancel this Ageement. 

22. The Purchuer,  its agents ana enployees, have ~c Licence, conaitiond on providing 
48 hours   ri or wrirceo notice 10 the Omers, to enter upon the  Strata Lot from time to time 
pnor to tic Complerion Dzte, ri rhe hirchzer 's sole r:sk u i d  e.xpensz, for the  purpose of 
m a ! q  r=uon&k inspecrions, surwys, tes& and srucües of ch- Srratz Lot. 

Fees a n d  Taxes 

23. n e  Purchaser s h d l  pay: 

(a) any p r o p e q  rransfer tax under the Propeny Trmrjer Tax Act (Britisb 
Columbia) ; 

(b) LTO registratio~ fees in connection v;ith the transier of the Strata Lot to the 
h r c h u r r ;  

(c) t h e  Purchuer's legal fees and disbursemenis but nor the a m e r s ' ;  and 

(d) aLi goods and services ra5 if any, payable in respecr of rransfer of t h e  Suata 
h t  ro rhe Purchaser under the Excise T m  Act (Canada). 
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Further Assurances 

24. Each of the panies shall at  al1 times hereafter execute and deliver at the request of 
the other all such further documents, deeds and instmments and s h d  do and perform such 
acts as may be reasonably necessa- to give Ml effect to the intent and meaning of this 
Agreement. 

Notice 

25. Where any notice. request, direcrion, or other communication is required to be gven 
or made by either parry under this Agreement, it  shall be in writing and is efEedve if 
delivered in penon, senr by regïstered mail, by relegraml by telex or by facsimile addressed 
to the p a q  for whom ir is intended ar the address set out above and any notice, request, 
direaion or orher communication s h d  be deemrd ro have bcen given if by regstered mail, 
when the posral receipt i. zchowledgrd by the other Party; by telegzm. wnen transmitted 
by rhe carrier; and, by reicx or faaimile when trammitred. The address of eirher p q  may 
be  changed by notice in &e rnanner set out in this provision. 

Tlme of Essence 

26. Time is of the essence of this .Agreement. 

Tender 

77. . b y  render of d o c ~ a e n t s  or moncy may be made upon ine parties ar their respemve 
rodrcsses set iorih in :&is X g e r m e n t  or upon their res~ecrivz solicitors. 

Entire A m m e n t  and  Its Surrival 

28. There are no represenntions, warrantiesl garanties, promises or rgeements other 
tban those expressly con&ed in this Agreement, of whicn shall survive the Cospletion 
Dare. regktration of documents and payment of the Purchase Pnce and shall not merge with 
any deeh or ageemenrs delivered in conneaion with completion of rh i s  transaction and 
s h d l  not merge with t h e  Transfer or irs regkration. The provisions of thk Option 10 

Purchve Agreement beween the parcies with resDect ro r h e  Strata Lot cornrinite the enàre 
zgreernent between the puties and terminate and supersede zil previous communica~ons, 
representations, warranries, covenana and ageemenrs, wiierher verbal or  wrirten, beween 
the pvties with respect iû the subject of this Option to Purcbase .4geement. 
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29. This Agreement shall enure to the benefit of and be binding upon the parties and 
their respective hein, executors, adminisuators, successors and assiys. 

Modification 

30. This Ageement may not be modiEied or amended except by an insuurnent in wri&g 
signed by the pmies or by their successors or assi-p. 

31. Wherever rhe  singular or masculine or neurer is used in this AgreemenL the same 
snall be consrnied ~s rneaning tne plurd, the ferninia- or body corporzt-. wiiere the context 
or rhe partirs so require. 

.a evidence of their q e e m e n t  to be ' o o ~ ~ ~ d  by the a'oovc term. rhe pmies each have 
exenired uid delivered rhis Agreement under seal by execuring Pan 1 of rne Land  AC^ 
Fom C to which rhis Ageemenr is ztrached a d  which forms pan of ihis Age-ment 

END OF D O C r n E r n  
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