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SGI Housing Needs Assessment 

1. EXECUTIVE SUMMARY
All stages of research strongly demonstrate that suitable and affordable housing remains
unattainable for many Southern Gulf Island residents.   In summary:

All evidence clearly points to serious shortages in secure, appropriate and affordable 
housing for low to moderate income earners.  Renters are particularly impacted as 
their incomes are insufficient to enter the homeownership market, and the limited 
number of rental properties are increasingly vacant seasonally or placed in the 
vacation rental market.  Community members strongly described the housing 
situation as bordering on crisis, and as having serious impacts on themselves and 
their families, community well-being and economic sustainability. 

Rental Supply and Affordability 

No centralized data exists on the supply of rental housing and CMHC does not conduct rental 
surveys on the Southern Gulf Islands.   The multiple sources of alternative data used to 
approximate the current supply of rental housing produced somewhat inconsistent results.  
However, both this data and results of community surveys strongly supports the perception 
that there is a critical shortage of supply of suitable and affordable rental units.   

A comparison of the 2006 and 2016 Census data identifies a very low and decreasing 
numbers of rented dwellings on the Southern Gulf Islands, with 400 dwellings in 2006 
decreasing to 350 in 2016.  Rentals represented 15% of dwellings occupied by year-round 
residents, which was much lower than in the CRD (37%) or BC (34%) in 2016. 

Likewise, no official records or inventories of the rental rates are kept, and the research 
produced varying results.  The most reliable source was deemed to be resident survey 
results, which reported a median rental rate of $936 per month.  This would suggest 
affordability to a household earning a low to moderate income around $37,400/year.  The 
2016 Census reports over 30% of households earn less than this, therefore rental units 
would not be affordable to many residents (even if available). 

Both the census data and the resident survey results indicated that very high proportions of 
existing tenants are paying more that 30% of their income in rent (Census 44%, survey 63%).  
Approximately half those from the survey are paying in excess of 50% of their income, a 
benchmark that is generally considered to put a household at risk of homelessness. 

Homeowner Supply and Affordability 

The amount of homeowner supply is not a problem, nor is affordability for most existing 
owners.  Rather, it is the affordability for those wishing to enter the market that is 
problematic.  The median home list price as of February 2018 was $580,000, which would 
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require a median household income of over $99,500 to afford to purchase and finance a 
median priced home. 

While there is a wide range of home prices and certainly many below this median price, 
most are still not affordable to most of the Southern Gulf Islands’ population.  The median 
household income on the Southern Gulf Islands is $54,000, which suggests the need for a 
median home price of $295,000.  As of this writing, only 8 of the 67 homes listed on MLS in 
the Southern Gulf Islands was in this price range (12%). 

The Impact of Vacation Rentals and Part-time Residency 

Statistics Canada reports a very low and declining rate of permanent residency in dwellings 
in the Southern Gulf Islands.  In 2006 it was reported that 55% of dwellings were occupied 
by year-round residents, decreasing to 51% in 2016.  For comparison, this rate has been 
stable in the CRD and BC at 91%-93%. 

One of the problems most frequently cited by community members was that of reduced 
rental housing availability due to short-term vacation rentals.  They expressed very strong 
concerns about this issue, citing a desire for stronger regulation and bylaw enforcement to 
reduce the impact. It is beyond the scope of the HNA to do a full study of the impact of 
vacation rentals.  However, there are some indicators that may be useful for the community 
to consider and to initiate a discussion on potential solutions.   

A brief review of the supply of vacation ‘entire home’ rentals listed on one of the short-
term vacation rental sites for the Southern Gulf Islands was undertaken.  This data 
should be used with caution, however, as listings were not studied to assess their 
suitability for permanent residency. However, the sheer numbers (163 homes in June 
2017 at the beginning of the tourism season, declining in mid-winder to 33 in February 
2018) may suggest a good portion of the housing stock is being used for vacation rentals.  
This perception is further supported by Statistics Canada reported reductions from 400 
to 350 homes occupied as permanent rentals between 2006 and 2016. 

The Impact on Local Business and Employees 

This study was not intended to evaluate the impact on business or on the economy of 
the Southern Gulf Islands.  However, given its stated importance, the impacts of housing 
shortages for both year-round and seasonal employees were explored, including a brief 
review of the general influence of the housing sector on the local economy.    

There was consensus amongst employers that there are serious housing problems on the 
SGI, in terms of affordability and availability.  Many described the difficulty they experience 
in hiring suitable staff due to the shortage and cost of housing, and the stress and other 
impacts to employees and their families.  This create serious limitations for workers wishing 
to relocate to the islands, those coming seasonally, and those wishing to remain.  The 
majority reported that new workforce housing would help meet their business needs and 
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that they would (or may) be willing to work with other employers or agencies to develop 
solutions. 

This shortage of housing creates a cycle that hampers business sustainability and can in turn 
worsen the housing situation, reducing demand due to a shortage of stable employment.  In 
terms of broader economic impacts, this reduced demand for the construction of new 
housing and renovation, as well as related maintenance services to support a strong year-
round workforce can further reduce employment opportunities.  The impact is difficult to 
quantify, however, research suggests that construction of each new home creates almost 4 
fulltime jobs, and each rural household supports 0.76 jobs in the local economy. 

Vulnerable Populations 

Poverty is probably the single biggest factor that places a household in a vulnerable situation 
with regards to their housing.  The Census data identified a relatively high proportion of low 
income residents, with 575 households (24%) or 925 people (20%) classified as low income, 
which is markedly higher than that of the CRD or BC.  Of particular note is the very high 
incidence of low income amongst children and youth (29%), which is much higher than both 
the CRD and BC (16% and 19%).  This impacts renter households the most, as they have 
substantially lower incomes than homeowners (survey reports 47% lower). 

There was little mention from community members for the need for a homeless shelter or 
transition or low barrier housing with supports.  Stakeholders pointed out that this may be 
more a matter of perception; many island residents may be considered ‘homeless’ by 
traditional standards because of the type or condition of the structure in which they reside, 
however they themselves may not self-identify as such because this in fact is their ‘home’.   

Nevertheless, there were other indicators that suggest housing needs for some of the more 
vulnerable populations.  There were 23 survey respondents that identified themselves as 
homeless (or at risk) or couch surfing.  A total of 44 renters (likely including many of the 23 
above), reported paying 50% or more if their income on housing.  The Southern Gulf Islands 
have a very low number of both social housing units and households receiving rental 
supplements in private market rentals, which has the potential for serious impact on these 
vulnerable populations. 

Seniors 

The SGIs have very high seniors’ population, roughly double the percentage in the CRD or 
BC.  This has important implications for housing needs, both currently and in the near future.  
There is very little housing built specifically for seniors, and none that provides assisted living 
or care services.  Stakeholders report that many seniors do manage well, in large part due 
good connections in the community and strong informal support networks.  Also, there are 
many instances of adult children returning to the islands to live with and support their aging 
parents, enabling them to remain in their home longer. 
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For many elders, however, shortages of appropriate seniors housing make it difficult for 
them to remain in the community as they age, especially for those of low income.  While 
seniors in the survey reported high intentions of remaining on the island, community 
members clearly worry that seniors will struggle to age in place, because of affordability 
concerns, physical mobility changes, and the shortage of workers within the care and 
support services system. Many seniors reported the desire to downsize (which would have 
the added benefit of freeing up housing for younger families), but that there are no suitable 
alternatives. 

Many seniors will increasingly need both property maintenance and personal care services 
to be able remain in their homes and on the islands as they age.  The provision of care for 
seniors, who are often supported by stable pension incomes, has the potential to create 
much-needed year-round employment.  Concern was clear about current and increasing 
shortages of workers available to perform those services, in large part due to the shortages 
of affordable housing. 
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2. INTRODUCTION
BACKGROUND

Constraints on housing availability and affordability are recognized as chronic problems
throughout the capital region.  All levels of government have recently announced significant
funding to support more affordable housing, and non-profit housing providers interested in
applying for funding will be required to provide an objective demonstration of need.  Private
sector housing providers can also benefit from up-to-date data on housing needs to support
any planned developments in the Southern Gulf Islands.

The Islands Trust and the CRD wish to better understand current housing affordability issues,
and better respond to these concerns and funding opportunities.  An important step in this
process involves the completion of a Housing Needs Assessment for Island communities.

This Housing Needs Assessment (HNA) is designed to support the creation of additional
affordable housing within the Southern Gulf Islands. The objective is to establish baseline data
to support long-term planning needs, to provide evidence of need to support applications for
funding and provide data to guide policy and bylaw development.

APPROACH – STAGES 1-3

Development of the HNA was undertaken in 3 stages as summarized below.

1. Preliminary Assessment of Need - analysis of population demographics and current
housing supply to:
• provide a preliminary assessment of housing gap
• identify gaps in existing information or data needed to complete the HNA
• inform the design of Stage 2 stakeholder consultations

1. Community Consultations - to gain broader community perspectives on priority
affordable housing needs and potential solutions.  This was achieved through:
• PAG and stakeholder questionnaires, correspondence and discussion
• online resident and employer surveys
• resident housing-related input from the SGI 2020 Listening Tour
• informal discussions and correspondence

2. Data Analysis and Reporting – correlation of Stage 1-2 research to:
• refine the ‘ideal’ housing supply that would meet the community’s affordability needs
• compare to the current housing supply to identify gaps and/or urgent needs
• provide a baseline for future housing needs assessments or strategies
• be used as a tool to inform potential non-profit and market housing developers
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METHODS 

Staging of the research and reporting takes best advantage of existing work and information 
to permit a more effective and targeted use of study and volunteer resources, avoids 
duplication of work already in place, and importantly engages with stakeholders in the 
community to confirm interim findings and encourage collaborative solutions. 

Quantitative data was obtained from a variety of sources including Statistics Canada, BC 
Stats, BC Assessment, BC Building Department, BC Housing, the MLS, online vacation rental 
sites, and online surveys of residents and employers.   

Qualitative data was obtained through brief interviews and/or questionnaires with strong 
input from many survey respondents who described their housing experiences, needs, 
preferences and potential solutions.    

Resident survey respondents represented 866 households, with a total of over 1,850 
occupants; this represents over 39% of the total population of the SGI.  This is a very strong 
response rate, allowing a high degree of reliance that the results are reasonably reflective of 
the community’s needs.  The demographic profile of survey respondents, while not a perfect 
match to the census profile, was reasonably close in terms of age, income, and tenure, again 
suggesting reliance can be placed on those results. 

REPORT STRUCTURE 

The report data is often presented in comparison to the CRD and BC, and to allow for 
comparison to the 2015 Salt Spring Island Housing Needs Assessment.  These regional or 
provincial comparisons are often useful for housing providers and project proponents if 
making the case of relative need, when seeking regional or provincial funding assistance. 

Findings are presented as follows: 

• Demographics – to gain an understanding as it may relate to housing need
• Affordability – what is the ‘ideal’ housing supply to meet this need
• Housing supply – numbers and prices of existing rental and homeowner options
• Affordability of the supply – incomes required to afford the existing supply
• Community perspectives –opinions and experiences around housing need
• Gaps in supply – identification of where the supply does not meet the need

Throughout the report, most of the data is presented according to: 
1. SGI as a whole and/or island-by island
2. Age or household composition
3. Income groups (relative to median income)
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3. DEMOGRAPHICS AND POPULATION FORECASTS
DEMOGRAPHICS SOURCE DATA

The demographic data used for this report was obtained primarily from the Statistics
Canada 2016 census.  BC Stats 2017 data was used for population forecasting.  Resident
surveys included demographic data designed to parallel the census data to allow for
comparisons where appropriate, which are included periodically throughout the report,
with survey details included in the Appendix.

Rounding and other Statistics Canada reporting methods sometimes results in different
totals when presenting the Southern Gulf Islands as a whole, or each island community
separately.

POPULATION 2016

Demographics and Age

According to Statistics Canada 2016 Census, the Southern Gulf Islands has a population of
4,735. Categorizing the population according to age can be helpful as an indicator of
housing need.  For example, families have different needs than seniors, and seniors needs
change as they age.

Table 1 – SGI Age Categories (2016 Census) 

Survey results did not exactly parallel the population age groups provided in the census 
(see Appendix Table 5), although they did provide a reasonable cross section of the 
population.     

AGES - 2016 Galiano Mayne N Pender S Pender Saturna SGI % Total 
0 to 4 years 30 10 45 5 5 95 2.0% 
5 to 14 years 55 35 130 15 5 255 5.4% 
15 to 19 years 30 30 60 5 10 135 2.9% 
20 to 24 years 25 5 20 5 5 60 1.3% 
25 to 44 years 165 80 245 15 40 545 11.5% 
45 to 54 years 120 90 245 15 35 515 10.9% 
55 to 64 years 195 230 490 80 65 1,085 22.9% 
65 to 74 years 275 325 530 75 130 1,360 28.7% 
75 to 84 years 110 115 230 20 45 530 11.2% 
Over 85 35 35 70 10 5 155 3.3% 
Totals 1,040 955 2,065 245 345 4,735 100.0% 
Median Age 61.0 64.9 61.5 63.2 65.5 62.6 
Average Age 54.7 60.0 55.6 57.6 59.0 56.7 
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The table below identifies populations in various age ranges and their proportions, as 
compared to the CRD, the Province of BC and Canada. 

Table 2 – SGI, CRD, BC, Canada Age Categories (2016 Census) 

AGES - 2016 SGI % total CRD % total BC % total Canada % total 
0 to 4 years 95 2.0% 16,125 4.2% 220,625 4.7% 1,898,790 5.4% 
5 to 14 years 255 5.4% 33,765 8.8% 470,760 10.1% 3,940,775 11.2% 
15 to 19 years 135 2.9% 18,970 4.9% 258,980 5.6% 2,026,160 5.8% 
20 to 24 years 60 1.3% 24,740 6.5% 287,560 6.2% 2,242,690 6.4% 
25 to 44 years 545 11.5% 95,285 24.9% 1,205,385 25.9% 9,158,885 26.1% 
45 to 54 years 515 10.9% 52,375 13.7% 676,740 14.6% 5,038,040 14.3% 
55 to 64 years 1,085 22.9% 58,995 15.4% 679,020 14.6% 4,910,750 14.0% 
65 to 74 years 1,360 28.7% 46,890 12.2% 489,305 10.5% 3,393,355 9.7% 
75 to 84 years 530 11.2% 23,370 6.1% 250,480 5.4% 1,771,500 5.0% 
Over 85 155 3.3% 12,840 3.3% 109,190 2.3% 770,780 2.2% 
Totals 4,735 100.0% 383,360 100.0% 4,648,050 100.0% 35,151,730 100.0% 
Median Age 62.6 45.5 43.0 41.2 
Average Age 56.7 44.4 42.3 41 

One can quickly see that the Southern Gulf Islands population is significantly older than in 
the CRD, BC and Canada, as reflected by a substantially higher median age. This is reflected 
in much higher rates of seniors of all ages, and far fewer children and youth, and young 
family-age adults.   

Population Changes 2001-2016 

Concern was expressed around declining populations, and the impact on sustainability of the 
community.  As noted below, there were population declines reported in both 2011 and 
2016 (albeit not on all islands), but due to very strong increases in 2006, net populations 
(with the exception of Galiano) have increased an average of 11% since 2001. 

Table 3 – Population Changes (2001-2016 Census) 

Population 2001-2016 Galiano Mayne N. Pender S. Pender Saturna Total 

2001 Census 1,071 880 1,776 159 319 4,205 
2006 Census 1,258 1,112 1,996 236 359 4,961 
Increase 2001-2006 17% 26% 12% 48% 13% 18% 
2011 Household Survey 1,138 1,071 2,035 201 335 4,780 
Decrease 2006-2011 -10% -4% 2% -15% -7% -4%
2016 Census 1,040 955 2,065 245 345 4,650 
Decrease 2011-2016 -9% -11% 1% 22% 3% -3%
Net change2001-2016 -31 75 289 86 26 445 
% change 2001-2016 -3% 9% 16% 54% 8% 11% 
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Mobility and Migration 

As the reader will note in the survey results (see Appendix Tables 3-4), there are many 
relatively new residents to the SGI (30%) who have lived on the islands for 5 years or less, 
exceeding the 25% of long-time residents (over 20 years).  Most newcomers arrived from the 
lower mainland of BC (56%) followed by Vancouver or other Islands (24%). 

BC Stats reports on the number of residents that moved, both within the SGI (non-migrant 
movers) and from outside (‘migrants’).  The is presented below from 2001 to 2016, 
demonstrating variability amongst the islands, but overall much lower rates of residents 
coming from elsewhere to the SGI in 2016.  Likewise, there are fewer residents moving 
within the SGI in recent years (26% in 2001 to 12% in 2016). 

Table 4 – Mobility & Migration (2001-2016 BC Stats) 

Mobility/Migration Galiano Mayne N. 
Pender 

S. 
Pender Saturna Total 

2001 Population 1,010 870 1,710 175 330 4,095 
Movers within SGI 90 100 255 20 70 535 
% Movers within SGI 2001 9% 11% 15% 11% 21% 13% 
Migrants (from elsewhere) 285 215 425 45 95 1,065 
% Migrants 2001 28% 25% 25% 26% 29% 26% 
2006 Population 1,240 1,095 1,910 255 330 4,830 
Movers within SGI 115 70 160 25 15 385 
% Movers within SGI 2006 9% 6% 8% 10% 5% 8% 
Migrants (from elsewhere) 280 375 590 40 95 1,380 
% Migrants 2006 23% 34% 31% 16% 29% 29% 
2016 Population 1,044 875 2,090 225 305 4,539 
Movers within SGI 150 25 75 15 0 265 
% Movers within SGI 2016 14% 3% 4% 7% 0% 6% 
Migrants (from elsewhere) 240 50 170 80 20 560 
Migrants % 2016 23% 6% 8% 36% 7% 12% 

Seniors and Retirees 

A further breakdown of the 55+ population may be helpful in understanding the 
implications that an influx of young retirees and/or an aging population may have on 
housing.  The reader will note that the SGI has a very high proportion of 55+ seniors, 
compared to the CRD or BC (66% vs. 37% and 32% respectively).  Residents aged 55-64 are 
included as an early indicator of likely seniors housing needs in the coming years.   

While there has been strong in-migration of young retirees in recent years, it is unclear 
how much out-migration of older seniors has occurred, as seniors often choose to move to 
be closer to their children as their health changes and they need more support.   This could 
have important implications for planning seniors’ supported or assisted housing.
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If considering 65+ only, the percentage of total population on the Southern Gulf Islands is 
43%, compared to 22% in the CRD and 18% in BC.  Looking at seniors 85+ who often have 
very different housing needs, the SGI proportions (3.3%) are not dissimilar to those in the 
CRD or BC (3.3% or 2.3% respectively). 

While the whole seniors’ population is growing quickly, the 65+ population has grown the 
most over the last 10 years (44% compared to CRD 33%), and the 85+ has grown at almost 
double of the rate in the CRD (SGI 40.9%, CRD 20.5%). 

Table 5 – Seniors Ages (2016 Census) 

Seniors’ Ages 2016 SGI % seniors CRD % seniors BC % seniors 
 55 to 59 years 455 14.5% 29,495 20.8% 354,925 23.2% 
 60 to 64 years 630 20.1% 29,500 20.8% 324,095 21.2% 
 65 to 69 years 810 25.9% 27,665 19.5% 287,520 18.8% 
 70 to 74 years 550 17.6% 19,225 13.5% 201,785 13.2% 
 75 to 79 years 350 11.2% 13,205 9.3% 145,225 9.5% 
 80 to 84 years 180 5.8% 10,165 7.2% 105,255 6.9% 
85 + 155 5.0% 12,840 9.0% 109,190 7.1% 
Totals 55+ 3,130 100.0% 142,095 100.0% 1,527,995 100.0% 
Totals 65+ 2,045 83,100 848,975 
Totals 85+ 155 12,840 109,190 
Total population (all ages) 4,735 383,360 4,648,050 
55+ % total population 66% 37% 33% 
65+ % total population 43. 22% 18% 
85+ % total population 3.3% 3.3% 2.3% 

Table 6 – Changes in Seniors Population (2006-2016 Census) 

Seniors’ Ages SGI 2006 % pop. 2016 % pop. Change % change 
55+ % total population 2,715 54.7% 3,130 66.1% 415 15.3% 
65+ % total population 1,420 28.6% 2,045 43.2% 625 44.0% 
85+ % total population 110 2.2% 155 3.3% 45 40.9% 
Total population (all ages) 4,961 4,735 -226 -4.6%
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HOUSEHOLD CHARACTERISTICS 

Household Composition 

Statistics Canada considers a ‘private household’ to be a person or group of persons who 
occupy the same dwelling as their primary residence. A  household may be a census 
family1, a group of unrelated persons living together, or one person living alone.    

A household is the most relevant grouping for the analysis of housing affordability, as their 
composition and incomes are strongly related to housing need and affordability.  The 
Southern Gulf Islands Island has 2,475 private households occupied by usual2 residents.   
Household compositions most useful for assessing housing need are shown below in 
comparison to the CRD and the Province of BC. 

Table 7 – Household Composition (2016 Census) 

Household Composition 
SGI CRD BC 

# hh % hh # hh % hh # hh % hh 
Families with children 255 10% 37,615 22% 536,175 28% 
Families without children3 1,160 47% 50,465 30% 519,030 28% 
Lone parent families 110 4% 14,580 9% 179,945 10% 
One-person households 865 35% 56,720 33% 541,915 29% 
Other households4 85 3% 10,775 6% 104,900 6% 
All Usual Households 2,475 100% 170,155 100% 1,881,965 100% 

One quickly sees the difference in household composition, as the Southern Gulf Islands’ 
proportion of families with children (10%) is much lower than the CRD (22%) or BC (28%).  
Related, is the higher than average number of families without children (SGI 47%, CRD 30%, 
BC 28%).  The number of lone parent families in the SGI (4%) is much lower than the CRD 
(9%) or BC (10%).   

Table 8 – Household Composition by Island (2016 Census) 

Household Composition Galiano Mayne N Pender S Pender Saturna 
Families with children 55 10% 35 7% 120 12% 10 8% 15 8% 
Families without children 205 36% 255 50% 520 50% 65 54% 85 44% 
Lone parent families 40 7% 20 4% 40 4% 10 8% 10 5% 
Multi-family households 5 1% 5 1% 5 0% 0 0% 0 0% 
One-person households 240 42% 180 35% 320 31% 35 29% 80 41% 
Other households 20 4% 15 3% 25 2% 5 4% 5 3% 
All Usual Households 565 100% 510 99% 1030 100% 125 104% 195 100% 

1 A ‘census family’ is a married or common law couple (with or without children), or a lone parent with at least 
one child living in the home.  Couples may be of opposite or same sex and ‘children’ may refer to 
‘grandchildren’ if there are no parents in the home.   
2 A home occupied by ‘usual’ residents refers to the household’s main residence. 
3 The label ‘families without children’ is used to parallel the Statistics Canada label; it refers to couples. 
4 Other households include multi-generational households, multi-family households, and households with two 
or more unrelated persons. 
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Household Tenure – Rental and Ownership 

Tenure of households from the 2016 Census is summarized below indicating overall, 85% of 
the housing stock is occupied by the owner (15% available for rental).  There were sizeable 
differences between islands, with a high of 23% available for rent on Galiano and none 
reported as rented on S. Pender5. 
 

Table 9 – SGI Household Tenure (Rental/Ownership) 2016 

Household Tenure  Galiano Mayne N. 
Pender 

S. 
Pender Saturna TOTAL 

Owner 430 450 890 130 145 2,045 
% owned 77% 92% 87% 100% 76% 85% 
Rental 130 40 135 0 45 350 
% rental 23% 8% 13% 0% 24% 15% 
Total Households 560 490 1,025 130 190 2,395 

 

Tenure in the SGI as a whole is presented below in comparison to the CRD and BC, indicating 
that the SGI have a much lower proportion of homes rented (15% vs. CRD 37% and BC 34%). 
 

Table 10 – Household Tenure Comparison (Rental/Ownership) 2016 

Household Tenure 2016 SGI CRD BC 
Owned  2,045 85% 105,280 63% 1,242,600 68% 
Rented 350 15% 61,905 37% 592,825 32% 
Total Households 2,395 100% 167,185 100% 1,835,425 100% 

 
Likewise, the resident survey identified a very high proportion of homeowners (81%), slightly 
lower than reported Statistics Canada (85%). 
 

Table 11 – Tenure (survey respondents) 

Tenure Responses 
Owned 673 81% 
Rented 159 19% 
Total 832 100% 

Household Sizes 2016 

The 2016 Census provided private household sizes as summarized below.  The Southern 
Gulf Islands’ overall average household size (1.9 persons) is notably smaller than in the CRD 
(2.2) and the provincial average (2.4).   
 
This is a result of a very high number of small (1 or 2 persons) households on the Southern 
Gulf Islands (87%), which should be considered when planning new housing designed to 
accommodate the current population, or to identify potential mis-matches with the 
existing housing supply. 

                                                      
5 Clearly some homes on S. Pender are available for rent; of the 38 survey respondents (29% of S. Pender 
households), 6 indicated they were currently renting single family homes or cabins/cottages. 
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Table 12 – Household Sizes (2016 Census Profile) 

Households Size 2016 SGI CRD BC 
  1 person 865 35% 56,720 33% 541,910 29% 
  2 persons 1,275 52% 64,200 38% 663,770 35% 
  3 persons 180 7% 22,550 13% 277,690 15% 
  4 persons 105 4% 17,830 10% 243,125 13% 
  5 or more persons 50 2% 8,860 5% 155,470 8% 
# private households 2,475 100% 170,160 100% 1,881,965 100% 
# persons  4,660   372,875   4,560,240   
Average # persons  1.9   2.2   2.4   

 
Household size for each island community is also presented to identify any differences in 
average household sizes. 

Table 13 – Household Sizes by Island (2016 Census Profile) 

Household Size 2016 Galiano Mayne N Pender S Pender Saturna 
  1 person 240 43% 180 35% 320 31% 35 29% 80 41% 
  2 persons 240 43% 285 55% 560 54% 70 58% 95 49% 
  3 persons 50 9% 30 6% 70 7% 10 8% 15 8% 
  4 persons 20 4% 15 3% 60 6% 0 0% 5 3% 
  5 + persons 10 2% 5 1% 25 2% 5 4% 0 0% 
# households 560 100% 515 100% 1,035 100% 120 100% 195 100% 
# persons  1,020   940   2,030   235   345   
Average # persons 1.8   1.8   2.0   2.0   1.8   

 

Crowding 

Survey respondents who identified dissatisfaction with their housing were asked if crowding 
was a problem for their household, and if so to rank it from a list of other difficulties.  
Crowding was not generally viewed to be a problem, ranking the lowest off all difficulties 
listed (see Appendix Table 22). 
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INCOME 2015 

Median Household Income 

Statistics Canada 2016 census data includes household income reported for 2015.  
Household income is the best income indicator for evaluating housing affordability, because 
it relates to all persons residing in a single dwelling.  It can also help identify the ‘ideal’ 
housing supply for the community and identify any obvious gaps (or surpluses) in the 
supply.   
 
Presented below is median household income by household composition.  The Southern 
Gulf Islands household income lags behind CRD and provincial averages in all categories of 
household composition (22% and 23% lower respectively). 
 

Table 14 – Median Income by Household Composition (Statistics Canada 2016) 

Household Median 
Income 

SGI CRD BC 

Income # hh % hh Income # hh % hh Income # hh % hh 

Families with children 74,069 255 10% 117,510 37,615 22% 111,736 536,175 28% 

Families without children 68,915 1,160 47% 86,885 50,465 30% 80,778 519,030 28% 

Lone parent families 40,320 110 4% 54,039 14,580 9% 51,056 179,945 10% 

One-person households 30,528 865 35% 37,429 56,720 33% 35,701 541,915 29% 
Other households n/a 85 3% n/a 10,775 6% n/a 104,900 6% 
Overall Median Income $54,037 2,475 100% $69,665 170,155 100% $69,995 1,881,965 100% 

 

The most significant difference is in income for families with children, where the Southern 
Gulf Islands median incomes are approximately 37% and 34% lower than the CRD and BC 
averages.  Incomes for families without children (couples) are 21% and 15% lower, lone 
parent families 25% and 21% lower, and one-person households 18% and 14% lower. 
 
These differences in income must be considered in the context of differences in housing 
costs to produce a meaningful comparison.  Please Table 49 (p. 37) for a comparison of SGI-
CRD-BC  home values, and Table 55 (p. 40) for rental values, which indicate that census 
reported SGI home values are also lower (30% and 19%), as are rental rates (22% and 25%). 
 

Household Income Distribution 

The distribution of household income can also help approximate the ‘ideal’ housing supply 
that would be affordable to the current population.  It can also help identify and quantify 
those populations earning less than the minimum required to secure adequate housing.   
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Table 15 – Household Income Distribution (Statistics Canada 2016) 

Household income 2016 
SGI CRD BC 

# hh % hh # hh % hh # hh % hh 

Under 5,000 55 2% 3,455 2% 43,415 2% 

5,000 to 9,999 50 2% 2,210 1% 27,140 1% 

10,000 to 14,999 80 3% 5,135 3% 55,745 3% 

15,000 to 19,999 125 5% 6,730 4% 77,565 4% 

20,000 to 29,999 265 11% 13,675 8% 151,680 8% 

30,000 to 39,999 310 13% 14,200 8% 156,475 8% 

40,000 to 49,999 270 11% 14,315 8% 152,635 8% 

50,000 to 59,999 205 8% 13,590 8% 143,475 8% 

60,000 to 69,999 200 8% 12,195 7% 132,845 7% 

70,000 to 79,999 155 6% 11,510 7% 122,350 7% 

80,000 to 89,999 155 6% 10,455 6% 111,350 6% 

90,000 to 99,999 115 5% 9,250 5% 99,420 5% 

100,000 to 124,999 190 8% 18,110 11% 198,140 11% 

125,000 to 149,999 90 4% 12,490 7% 138,420 7% 

150,000 to 199,999 120 5% 13,120 8% 149,210 8% 

200,000 and over 90 4% 9,730 6% 122,080 6% 

Total reporting income 2,475 100% 170,170 100% 1,881,945 100% 

Median income 54,037   69,655   69,995   
 

Household Income Groups 

For the proposes of this study and for ease of comparison to other communities in the CRD, 
households are grouped by income6 to parallel the affordability analysis in the CRD Data 
Book & Gap Analysis prepared by the Community Social Planning Council in August 2015. It 
will also be used for comparison to the actual housing supply to help identify any gaps. 

Table 16 – Household Income Groups 

Income Groups Definition Income range Census 2016 Survey 

Little to no income under 15,000 Under 15,000 185 7% 67 10% 
Low income 15,000-50% median  15,000 to 29,999 390 17% 157 22% 
Low to moderate income 50% - 80% median 30,000 to 39,999 310 10% 104 15% 
Moderate 80% - 100% median  40,000 to 49,999 270 9% 91 13% 
Moderate to above moderate 100-120% median 50,000 to 59,999 205 11% 62 9% 
Above moderate to high  120% - 150% median  60,000 to 79,999 355 15% 81 12% 
High income 150% median + 80,000 and over 760 28% 139 20% 
Median income $54,037   2,475 100% 7017 100% 

                                                      
6 These income groupings are designed to parallel those used by Statistics Canada which do not necessarily fit exactly to SGI 
household incomes.  They are a best fit and therefore may not always present an entirely accurate count. 
7 Total survey responses 866 minus 165 no income provided = 701 households for income related calculations 
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Household Income Group Comparisons 

While differences are not substantial, there are higher proportions of very low-income 
residents on the Southern Gulf Islands, compared to the CRD and BC, and slightly higher 
above moderate to high income households.   
 

Table 17 – Household Income Groups (SGI, CRD, BC) 

Income Group8 
SGI CRD BC 

# hh % hh # hh % hh # hh % hh 
Little to no income 185 7% 10,800 6% 126,300 7% 
Low income 390 16% 20,405 12% 229,245 12% 
Low to moderate income 310 13% 42,105 25% 452,585 24% 
Moderate 270 11% 12,195 7% 132,845 7% 
Moderate to above moderate 205 8% 11,510 7% 122,350 7% 
Above moderate to high income 355 14% 19,705 12% 210,770 11% 
High income 760 31% 53,445 31% 607,855 32% 
Total 2,475 100% 170,165 100% 1,881,950 100% 
Median income $54,037   $69,655   $69,995   

 

Median Household Income by Tenure 

Income by tenure, a useful measure for more accurately evaluating affordability of homes 
both for purchase and for rent, was not available from Statistics Canada for the SGI.  As a 
substitute and approximation for the wider population9, resident income data from the 
survey was sorted by tenure.  Survey respondents who own their homes have significantly 
higher incomes ($59,800) than renters or those in other situations such as sharing, 
housesitting, etc. ($31,600).   
 

Table 18 – Household Income by Tenure (Resident survey 2017) 

Survey Income Owners Renters Total 
Under 10,000 13 2% 11 6% 24 3% 
10,000 to 14,999 19 3% 25 13% 43 5% 
15,000 to 19,999 18 3% 30 16% 53 6% 
20,000 to 29,999 58 9% 42 22% 104 12% 
30,000 to 39,999 77 12% 30 16% 104 12% 
40,000 to 49,999 76 12% 15 8% 91 11% 
50,000 to 59,999 59 9% 3 2% 62 7% 
60,000 to 79,999 75 12% 7 4% 81 9% 
80,000 and over 132 20% 10 5% 139 16% 
No income provided 118 18% 17 9% 165 19% 
Total households 645 100% 190 100% 866 100% 
Median income $59,800   $31,600   $52,300   

                                                      
8 Income ranges for each income group will differ for the SGI, CRD and BC due to different median incomes 
upon which these groups are established. 
9 See Appendix Table 9 for how median income from the resident survey was calculated. 
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Income Sources 

The Southern Gulf Islands include many households that do not rely on employment income.  
Over half report investment and government transfers (including pensions) as the primary 
source of their income.  Consistent with the aging population, the dependence of 
households on employment income has been declining since 2001. 
 

Table 19 – Household Income Source (Census 2001-2016) 

Income source 2001 2016 
Employment  53% 44% 
Private investment 30% 37% 
Government transfers 17% 19% 
Total  100% 100% 

 

Prevalence of Low Income  

Statistics Canada reports on the number of low-income households, based on a formula 
that considers after-tax median income in the community along with household sizes.  
Southern Gulf Island residents experience higher rates of low income (20%) than those in 
the CRD (13%) or BC (16%).   
 
Most notable is the very high rate of low income children and youth (20%), compared to 
the CRD (13%) or BC (16%).  There are much higher rates in the 18-64 age group as well, 
with 25% in the SGI compared to 14% and 15% in the CRD and BC; interpretation of the 
results in this age group, however, is more difficult given the very wide age grouping.  Rates 
of low income in the seniors’ population is within the same range as the CRD and BC. 
 

Table 20 – Prevalence of Low Income (SGI, CRD, BC) 

Low Income Status 2016 
SGI CRD BC 

# persons % pop # persons % pop # persons % pop 
Total population 4,660   367,660   4,477,875   
Total low income 925 20% 48,985 13% 694,960 16% 
Prevalence in population             
Low income age 0-17 125 29% 9,300 16% 151,880 19% 
Low income age 18-64 540 25% 31,570 14% 427,085 15% 
Low income age 65+ 260 13% 8,115 11% 115,990 15% 
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POPULATION PROJECTIONS 2014-2041 

Demographics and Population Projections 

While population forecasting is not an exact science, BC Stats performs small population 
projections, published as ‘P.E.O.P.L.E’ statistics (Population Extrapolation for Organizational 
Planning with Less Error).  These forecasts use area-specific fertility, mortality and 
migration assumptions based on past conditions.  Accordingly, these forecasts are not 
necessarily what will be, as unforeseen changes in economic factors, government policy, 
and land use and zoning will affect future populations 
 
BC Stats does not publish population forecasts for the Southern Gulf Islands Island alone, 
but rather for the entire Gulf Islands Local Health Area (LHA 64).  In the case of the Gulf 
Islands, this parallels the geographic area of School District 64 and includes Salt Spring Island 
in addition to the Southern Gulf Islands.  For the purposes of this report, the 2016 Statistics 
Canada Census population for the Southern Gulf Islands Island was used as the baseline.  
This population of 4,735 represented 28.6% of the LHA 64 population of 16,532; 
forecasting assumes that this proportion remains constant throughout the forecast period.   

SGI Population Projection 

Using the methodology described above, the population of the Southern Gulf Islands Island 
would be expected to grow from 4,735 in 2016 to 5,483 in 2041 (25 years). This reflects an 
overall increase of 748 people, or a cumulative increase of 15.8%. 
 

Table 21 – Population Projection (Sub-Provincial Population Projections August 2017) 

Southern Gulf Islands Population Projection 
Year Increase Population % incr. Cum # incr. Cum % incr. 
2016   4,735       
2021 196 4,931 4.1% 196 4.1% 
2026 179 5,110 3.6% 375 7.9% 
2031 155 5,265 3.0% 530 11.2% 
2036 129 5,394 2.4% 659 13.9% 
2041 89 5,483 1.7% 748 15.8% 

 

While average annual increases are not particularly large (average 0.6% or 30 people), 
there are housing implications.  Using the current average household size of 1.9 residents,  
this population increase would equate to the need for an additional 16 housing units 
annually or 397 over the next 25.  This overall increase could have long-term planning 
implications for not only housing, but all forms of housing related infrastructure and 
services. 
 
Many factors influence changes in population and given the recent experience of population 
declines in the SGI, one should use these numbers with caution; the effects of the Salt Spring 
population may be putting undue upward pressure on this projection.   
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SGI Residency Plans 

Again because of the recent experience of population declines, residents were asked for 
their future plans about remaining in the SGI.  While most reported that they were certain 
or very likely to remain, 24% reported some degree of uncertainty.  A majority of these 
(58%) reported that housing was a factor, with an additional 14% reporting that it was 
somewhat a factor (total 72%).   
 
While this data was not sorted to isolate seniors specifically, respondents did report 
concerns that many seniors may not be able to remain in the community due to the lack of 
appropriate supported housing options as they age, and/or the lack of appropriate housing 
for support workers. 
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4. HOUSING AFFORDABILITY 

Defining Affordability 

Measuring housing affordability involves comparing total shelter costs with a household’s 
ability to meet them, given their income.  Shelter costs are considered to include basic 
utilities for renters, and for homeowners, this generally also includes taxes and insurance in 
addition to mortgage payments.  Typically, affordable shelter costs target 30% of a 
household’s income.  
 
For affordability calculations, housing is generally characterized as ‘acceptable’ if it is in 
good condition and is an adequate size for the household size and composition.  While this 
is a somewhat subjective measure, Canada Mortgage and Housing Corporation (CMHC) 
defines acceptable housing as having three key features: 

• Adequate condition (not needing major repairs), 
• Suitable size (given the size and composition of the household members), and 
• Affordable (shelter costs less than 30% of before-tax household income). 

 
Three other measures of housing affordability that are often used include: 

• Core Need – those paying greater than 30% of income on shelter costs. 
• At Risk of Homelessness – those paying greater than 50% of their income on shelter 

costs. 
• Homeless – a continuum ranging from ‘relative’ (insecure, unsafe or inadequate) to 

‘absolute’ homelessness (also known as ‘living rough’). 

How to determine what is affordable 

No community will have a housing stock that always and perfectly meets the community’s 
needs and residents’ preferences in terms of numbers, size, form and price.  That is a 
complex matrix of needs that changes over time and in response to changes in both the 
housing stock (additions and deletions) and changing features of the population.   
 
Some communities define affordability as being the lesser of the standard benchmark of 
30% of income, and the shelter costs that allow residents to have sufficient resources to 
properly meet their families’ other basic needs such as food, clothing, child care and 
transportation; this is particularly critical for those of very low incomes. 
 
For the purposes of this study, an affordability benchmark of 30% of income was used. For 
homeownership, conventional mortgage qualifications (4.0% interest, 25-year 
amortization, 75% loan-to-value ratio) was used to estimate housing cost.  Built into the 
monthly homeowner costs is an estimate for taxes and insurance and utilities 
($200/month).   
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While the specifics of these numbers may be debated, it produces a starting point for 
discussion and evaluation.  It is recognized that this may produce a somewhat imperfect 
estimate of affordability, but it is established as a framework for the purpose of comparing 
ideal to actual housing supply to identify any gaps.   
 
Further, there may be various mechanisms to assist some households with their shelter 
costs, including for example, loans/gifts for down payments, rent-to-own scenarios, rental 
assistance, etc.  These may be appropriate and available in some circumstances but have 
not been considered in this analysis. 
 
AFFORDABILITY TARGETS  

Affordability Targets by Household Type 

Using the affordability assumptions described above, an estimate of rental rates and home 
prices that would be affordable to the population of the Southern Gulf Islands was 
constructed.  The various household types presented earlier in this report, their respective 
percentage of the population they represent, and their median incomes are summarized 
below to develop affordability targets. 
 

Table 22 – Affordability Targets (by household composition) 

Household Affordability Targets  % 
population 

Median 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Families with children 10% 74,069 1,852 420,000 
Families without children 47% 68,915 1,723 385,000 
Lone parent families 4% 40,320 1,008 205,000 
One-person households 35% 30,528 763 145,000 
Other households 3% n/a 85 n/a 
All households (2010) 100% $54,037 $1,351 $295,000 

 
To illustrate how this table can be used, it is noted that ideally there would be up to 10% of 
the housing supply that is suitable to families with children.  While there is certainly a wide 
range of incomes in the Southern Gulf Islands’ family households, they have the highest 
median incomes and can accordingly afford rents of $1,852 and purchase prices of 
$420,000.   
 
As another example, one-person households comprise 35% of the population and have the 
lowest incomes of all household types, suggesting the need for a large supply of small, 
relatively affordable rental units (median $763).  It further suggests there may be a strong 
demand for very small homeowner housing units designed for single occupancy (e.g. tiny 
homes or micro condos) if they could be supplied around the $145,000 price point. 
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IDEAL AFFORDABLE HOUSING SUPPLY  

To create a profile of an ‘ideal’ housing stock to (theoretically) match the Southern Gulf 
Islands’ needs, the income distribution of all households’ incomes is reproduced and 
expanded below.  Using the affordability benchmarks and calculations presented 
previously, affordable rents and purchase prices for each income category were again 
calculated.  This conceptual or ‘ideal’ housing supply can then be compared to the existing 
supply in order to calculate any ‘gaps’ in current supply.   
 
Highlighted prices are intended to signify the points where a household might typically 
move from rental to home purchase.  This suggests that a wide range of housing prices are 
needed on the Southern Gulf Islands, with a median purchase price of $295,000 or median 
rental rate of $1,351.   
 

Table 23 – Ideal Housing Supply - Rental and Purchase Prices 

Income Group Household Income 
2010 

# house-
holds 

% house-
holds 

Avg. 
income 

Affordable 
Rent 

Affordable 
Purchase 

Little to no 
income 

Under 5,000 55 2% 5,000 125 n/a 

5,000 to 9,999 50 2% 7,500 188 n/a 

10,000 to 14,999 80 3% 12,500 313 n/a 

Low 
15,000 to 19,999 125 5% 17,500 438 60,500 
20,000 to 29,999 265 11% 25,000 625 110,000 

Low to Mod 30,000 to 39,999 310 13% 35,000 875 171,000 
Moderate 40,000 to 49,999 270 11% 45,000 1,125 235,000 

Mod to >Mod 50,000 to 59,999 205 8% 55,000 1,375 300,000 
> Mod to High 60,000 to 79,999 355 14% 70,000 1,750 395,000 

High 
80,000 to 99,999 270 11% 90,000 2,250 520,000 
100,000 + 490 20% 100,000+ 2,500+ 585,000+ 

Total/Median income 2,475 100% $54,037 $1,351 $295,000 
 

To illustrate how this table can be used, it is noted that ideally there would be a substantial 
supply (up to 575 units) of rental housing priced at $625/month or less.  Looking more 
closely, it also highlights the need for this to include some supply (up to 185 units) of very 
low rental units ($313 and less).  As another example at the high end of the income range, 
a relatively large segment of the population (31%) earning $80,000+ can afford rental 
housing priced at $2,250+/mo. and can purchase housing priced at $520,000+. 

  

575 units 
needed 

rents under 
$625 

185 units 
needed 

rents under 
$313 
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5. CURRENT HOUSING SUPPLY  
Statistics Canada distinguishes between total private dwellings (SGI 4,945 dwellings) and 
private dwellings occupied by ‘usual’ residents (2,475 dwellings).   A home occupied by 
‘usual’ residents refers to the household’s main residence.  Homes that are not occupied by 
usual residents are either unoccupied or occupied by a household who normally resides 
elsewhere; this could be the owner or a visitor).  Unless otherwise specified, the housing 
supply described below refers to these ‘usual’ residents’ homes (i.e. total 2,475).  See Table 
34 (p. 28) for island by island dwelling counts, with changes from 2006-2016. 
 

EXISTING HOUSING STOCK  

Housing by Structure Type 2016 

The housing supply occupied by ‘usual’ residents is very strongly dominated by single 
detached dwellings (96%), significantly more than both the CRD (42%) and BC (44%).   
 

Table 24 – Housing by Structure Type (2016 Census Profile) 

Structure Type  SGI CRD BC 
Single-detached house 2,375 96% 70,630 42% 830,660 44% 
Apartment, building 5+storeys 0 0% 10,400 6% 177,830 9% 
Semi-detached house 10 0% 6,220 4% 57,395 3% 
Row house 10 0% 10,380 6% 147,830 8% 
Apartment in duplex 15 1% 25,835 15% 230,075 12% 
Apartment, building <5 storeys 5 0% 44,375 26% 385,140 20% 
Other single-attached house 0 0% 320 0% 3,755 0% 
Movable dwelling 60 2% 1,990 1% 49,290 3% 
Dwellings of usual residents 2,475 100% 170,150 100% 1,881,975 100% 

 
Resident surveys also indicated fewer, yet still the large majority, of respondents lived in 
single-detached dwellings (78%), with a large number (13%) indicating that it was a cabin or 
cottage.  It is unclear if these cabins or cottages would be classified as single-detached 
homes by Statistics Canada (totalling 91%), or those living in single-detached homes were 
under-represented in the survey and cabins and cottages were not captured in the census.   
 
Either way, clearly the dominant housing form in the SGI is the single family detached home.  
Please see the Appendix Table 15 for a list of the wide variety of housing forms of SGI 
residents. 

 

 

 

 

 



 

               Page 24 of 51 

Condition of Housing Stock 2016 

Census data reports on the condition of the housing stock, based on resident reports of 
levels of repairs required.  In 2016, Statistics Canada reported dwelling conditions for each 
island, based on a 25% sample of all dwellings.  Galiano and Mayne were reported as 
having the highest proportion of homes that require major repairs. 
 

Table 25 – Dwelling Condition by Island (2016 Census Profile) 

All Dwellings Require 2016 Galiano Mayne N. Pender S. Pender Saturna 
Regular maint. or minor repairs 530 91% 455 93% 995 96% 130 100% 185 100% 
Major repairs needed 55 9% 35 7% 45 4% 0 0% 0 0% 
Total occupied dwellings 585 100% 490 100% 1,040 100% 130 100% 185 100% 

 
Reported dwelling condition in the Southern Gulf Islands is similar to that in the CRD and 
BC.   
 

Table 26 – Dwelling Condition Compared to CRD, BC (2016 Census Profile) 

Dwellings Condition 2016 SGI CRD BC 
Regular maintenance or minor repairs 2,295 94% 160,960 95% 1,763,105 94% 
Major repairs needed 135 6% 9,200 5% 118,865 6% 
Total occupied dwellings 2,430 100% 170,160 100% 1,881,970 100% 

 
Twenty-eight (28) survey respondents (approximately 3%) identified unhealthy housing 
conditions (i.e. mold, needs repairs) as a serious concern.  This was far more prevalent 
amongst renter households (13% of all renters) than owner households (1% of owners). 
 

Table 27 – Housing Condition by Tenure (2017 Survey) 

Housing Condition # responses Rated as poor % poor 
Renters 159 19% 20 71% 13% 
Owners 673 81% 8 29% 1% 
Total 832 100% 28 100% 3% 

 

Age of Housing Stock  

The housing stock in the Southern Gulf islands is not dissimilar from that of BC, but newer 
than in the CRD, with over 60% of homes built after 1980.  
  

Table 28 – Age of Housing stock compared to CRD, BC (2016 Census Profile) 

Year Constructed SGI CRD BC 
1960 or before 280 12% 40,440 24% 267,560 14% 
1961 to 1980 700 29% 54,755 32% 559,485 30% 
1981 to 1990 475 20% 25,275 15% 289,565 15% 
1991 to 2000 485 20% 21,145 12% 331,865 18% 
2001 to 2005 190 8% 8,375 5% 125,335 7% 
2006 to 2010 205 8% 11,775 7% 171,945 9% 
2011 to 2016 95 4% 8,390 5% 136,210 7% 

TOTAL 2,430 100% 170,155 100% 1,881,965 100% 
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Table 29 – Age of Housing stock by Island (2016 Census Profile) 

Year Constructed Galiano Mayne N. Pender S. Pender Saturna 
1960 or before 85 14% 50 10% 120 12% 15 13% 10 5% 
1961 to 1980 200 34% 170 34% 265 25% 20 17% 45 24% 
1981 to 1990 120 20% 105 21% 215 21% 20 17% 15 8% 
1991 to 2000 100 17% 90 18% 190 18% 40 33% 65 35% 
2001 to 2005 35 6% 30 6% 105 10% 0 0% 20 11% 
2006 to 2010 35 6% 35 7% 90 9% 25 21% 20 11% 
2011 to 2016 15 3% 15 3% 55 5% 0 0% 10 5% 

TOTAL 590 100% 495 100% 1,040 100% 120 100% 185 100% 
 

Pace of New Construction10 

Notable is the strong decline in new homes in the last 5 years in the SGI (average 19/year), 
compared to previous years which averaged 44 homes/year between 1981 to 2010; this 
represents a 57% decline. 
 

Table 30 – Average homes constructed/year by Island (2016 Census Profile) 

Avg. new 
homes/year Galiano Mayne N. Pender S. Pender Saturna TOTAL 

1981 to 1990 12 11 22 2 2 48 
1991 to 2000 10 9 19 4 7 49 
2001 to 2005 7 6 21 0 4 38 
2006 to 2010 7 7 18 5 4 41 

Avg/yr. 1981-2010 9 8 20 3 4 44 
2011 to 2016 3 3 11 0 2 19 

Diff. last 5 years -67% -63% -45% -100% -50% -57% 
 
New construction in the CRD and BC declined during the last 5 years as well, however not as 
much (CRD 23%, BC 10%). 
 

Table 31 – Average homes constructed/year compared to CRD, BC (2016 Census Profile) 

Avg. new homes/year SGI CRD BC 
1981 to 1990 48 2,528 28,957 
1991 to 2000 49 2,115 33,187 
2001 to 2005 38 1,675 25,067 
2006 to 2010 41 2,355 34,389 

Avg/yr. 1981-2010 44 2,168 30,400 
2011 to 2016 19 1,678 27,242 

Diff. last 5 years -57% -23% -10% 
 

 

 

                                                      
10 It should be noted that these are census-based numbers, not building permits, and as such are based on a 
sampling of homes ages and may not reflect exact numbers of homes built.  The purpose is to identify trends, 
not produce exact counts. 
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New Construction and Renovation Permits 

Building permit data was obtained from the Capital Regional District for the last 12 years.  
While this doesn’t necessarily reflect the number of new homes constructed (or renovations 
completed), it is a good indicator of decreasing building activity. 
 

Table 32 – Building Permits 2005-2016 (CRD) 

Permits/year New 
homes Renovations Total 

2005 124 162 286 
2006 85 170 255 
2007 66 256 322 
2008 61 211 272 
2009 48 226 274 
2010 43 155 198 
2011 30 179 209 
2012 25 133 158 
2013 29 124 153 
2014 27 138 165 
2015 29 91 120 
2016 35 76 111 
2017 25 65 90 

Average 12 yr. 48 153 201 
Diff. 2017 -23 -88 -111 

$ difference -48% -57% -55% 
 

Influence of Housing Sector on the SGI Economy 

Throughout the research for this study, residents clearly and consistently expressed concern 
over the impacts that the housing situation was having on the local economy.  This shortage 
of housing creates a cycle that hampers business sustainability and can in turn worsen the 
housing situation, reducing demand due to a shortage of stable employment.  In terms of 
broader economic impacts, this reduced demand for the construction of new housing and 
renovation, as well as related maintenance services to support a strong year-round 
workforce can further reduce employment opportunities.   
 
The housing sector influences economic and social elements of communities as the purchase 
and sale of existing properties, construction of new residences, renovations and 
maintenance of homes take place. According to the Canadian Homebuilders’ Association, 
construction of a typical single-family dwelling in the Victoria region generates $129,561 in 
wages and 2.22 jobs (on-site and off-site) related to construction.11   
 

                                                      
11 Canadian Homebuilders’ Association (2016) Victoria Impact of New Home Construction.  Web document. 
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In the long term the full-time residents of homes purchase goods and services in the local 
economy.  Research shows that an occupied home in a rural community supports about 0.76 
full-time jobs in the local economy.12  Housing development creates local government 
expenses and employment, as well as tax revenue that supports schools and other 
community services.   
 
Housing activity also provides employment, including construction and the annual 
consumption of households that occupy these homes.  Some key economic multipliers 
associated with the housing sector include:  
 
• Construction of a new home creates 3.94 fulltime jobs13 in a local area; 
• $1 million spent on residential remodelling in a typical local area creates 11.5 local jobs14 
• According to the Canadian Real Estate Association each new home purchase generated 

(2014 & 2015) $67,800 in ancillary spending (other than land and building) in BC.15 
 
The importance of the housing sector to the SGI economy is further illustrated by the 
employment related to construction and real estate services.  The census data indicate that 
the SGI economy has considerable dependence on services to construct homes and provide 
services for home owners.   While the total number of residents employed in the sector has 
declined since 2006, so has the total labour force, and as such the proportion of housing 
related employment remains high (18%).  
 

Table 33 – Housing Sector Employment (Stats Canada 2006-2016) 

Housing sector employment 2001 2006 2016 
Total labour force 1,840 2,450 2,080 
Construction 220 330 245 
Finance, insurance & real estate 35 125 125 
Total employed in sector 255 455 370 
% employed in sector 14% 19% 18% 

 
 
 
 
 

                                                      
12 Housing Assistance Council (U.S.- 2017) website. The Effects of Housing Development on a Rural Community’s 
Economy. 
13 National Association of Home Builders (U.S.) (2015) the Economic Impact of Home Building in a Typical Local 
Area. 
14 IBID 
15 Canadian Real Estate Association (2017) Economic Impacts of MLSR  System Home Sales and Purchases in 
Canada and the Provinces. 
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Non-Resident Ownership 

High levels of non-resident ownership can often contribute to housing problems for a 
community.  First, many of these homes are left empty for most of the year, resulting in 
either the loss of housing stock for residents, or as a contributor to insecure tenure as tenants 
must vacate when owners return for vacation (or to rent to other vacationers).   
 
Second, is the perceived change in character of the community when many of its residents do 
not reside permanently.  While this is not necessarily a housing or affordability issue, it is a 
concern often expressed as it relates to other impacts on the community such as school 
enrollment, volunteerism, stability for employees, and year-round viability for business. 
 
For the purposes of this study, the Statistics Canada count of dwelling units occupied by 
‘usual’ residents is compared to total dwellings available.  Dwellings that are not 
occupied by ‘usual’ residents are those that are either unoccupied or occupied by a 
household who normally resides elsewhere.  
 
The reader will easily see in the table below, the very low (and decreasing) rates of usual 
residency on the Southern Gulf Islands, with 55% in 2006 decreasing to 51% in 2016.  
North Pender was stable at 60%, but other islands experienced sizeable drops in the 
proportion of usual residents. 
 
Usual residency rates are much lower than in the CRD and BC (91% and 93% 
respectively), which have remained relatively stable over the last 10 years (92% in 2006). 
 

Table 34 – Rates of ‘Usual’ Residency (Stats Canada 2006-2016) 

Dwellings  2006 2016 
 Usual Other Total % Usual Usual Other Total % Usual 

Galiano Island  668 621 1,289 52% 564 606 1,170 48% 
Mayne Island 589 518 1,107 53% 517 694 1,211 43% 
North Pender 998 673 1,671 60% 1035 676 1,711 60% 
South Pender  124 65 189 66% 122 88 210 58% 
Saturna Island 192 234 426 45% 199 265 464 43% 
TOTAL dwellings 2,571 2,111 4,682 55% 2,437 2,329 4,76616 51% 
CRD 152,482 12,904 165,386 92% 170,157 13,405 183,562 93% 
BC 1,642,715 145,759 1,788,474 92% 1,881,969 181,448 2,063,417 91% 

 
The table above indicates an increase of 84 private dwellings from 2006 to 2016 (net of the 
loss of 119 dwellings on Galiano).  However, the Capital Regional District issued permits for 
478 new units during this period (see Table 32).    
 
There is no ready explanation for the large difference in the Census reported increase and 
the number of permits issued by the CRD for new residential units, or if/how changes in non-

                                                      
16 Statistics Canada totals for SGI include Piers Islands, creating a small difference when reporting Island by 
Island. 
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resident ownership or occupancy play a role.  On the census side, there could be errors by 
households in reporting or under- or over-representations in the sampling.  On the permit 
side, delayed housing starts and/or owner-built homes that may take years to complete 
need to reapply for new permits every two years. 
 
In any case, the number of occupied private dwellings changed from 2006 to 2016.  The 
overall net increase of 84 units is based on a loss of 134 occupied by ‘usual’ residents, and an 
increase of 218 that are either unoccupied or occupied by a non-resident.   
 

Table 35 – Changes in Dwellings and ‘Usual’ Residency (Stats Canada 2006-2016) 

Dwellings change           
2006-2016 Usual Other Total 

Galiano Island  -104 -15 -119 
Mayne Island -72 176 104 
North Pender 37 3 40 
South Pender  -2 23 21 
Saturna Island 7 31 38 
TOTAL dwellings -134 218 84 

 

SGI Household Projection – need for new homes 

Household counts are also projected by BC Stats in the ‘P.E.O.P.L.E’ data sets, and a similar 
method for as for forecasting the population was employed. In 2016, the Southern Gulf 
Islands’ 2,475 households represented 29.8% of the LHA 64’S 8,319 households.  As for the 
population, projections assume that this proportion remains constant throughout the 
forecast period. 
 

Table 36 – Household Projection (Sub-Provincial Population Projections Sep 2015) 

Southern Gulf Islands Household Projection 
Year Increase Households % incr. Cumulative # incr. Cumulative % incr. 
2016   2,4755       
2021 112 2,587 4.5% 112 4.5% 
2026 58 2,646 2.3% 171 6.9% 
2031 59 2,704 2.2% 229 9.3% 
2036 62 2,767 2.3% 292 11.8% 
2041 44 2,811 1.6% 336 13.6% 

 

This household projection suggests an additional 336 homes could be needed over the next 
25 years, which is not dissimilar to the previous population-based forecast of 397 dwellings 
(see p. 18).   
 
As with populations forecasts, many factors influence the need for new home construction, 
and given the recent experience of strong declines in construction (compared to historical 
averages see Table 30), one should use these numbers with caution.    
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RENTAL OPTIONS AVAILABLE IN THE SOUTHERN GULF ISLANDS 

Private Market Rentals 

To-date, CMHC has not conducted any rental market surveys on the Southern Gulf Islands.  
There is no centralized system of rental listings, although some individual islands report 
their own informal networks.   
 
In order to develop a profile of available rentals, and a baseline for any further rental 
surveys, residents were asked to provide both the bedroom count and rental rates of their 
current homes in the survey undertaken in 2017.  Rental rate data from the 2006 and 2016 
Census was also provided for comparison, to identify any trends, and for comparison to the 
survey results.   
 
According to Statistics Canada, there were a total of 350 renter households in the SGI in 
2016, down from 400 reported in 2006 (decline 50 units or 13%).  The research was not able 
to clearly establish the reason(s) for such a decline, however, interviewees and survey 
respondents did identify the increasing use of properties as vacation rentals as a key 
contributor to a decline in availability of rental properties for permanent residents. 
 

Table 37 – Rental Households (2006-2016 Census) 

Rental Households  Galiano Mayne N. Pender S. Pender Saturna TOTAL 
2006 130 85 110 25 50 400 
2016 130 40 135 0 45 350 
Change 0 -45 25 -25 -5 -50 
% change 0% -53% 23% -100% -10% -13% 

 

Rentals Rates 

Statistics Canada also reports average rental rates, as summarized below, indicating a wide 
variation in rate increases over the last 10 years (ranging from 10% to 72%).  The census 
data does not provide a breakdown of housing forms or numbers of bedrooms. 
 

Table 38 – Rental Rates (2006-2016 Census) 

Rental Rates 
2006-2016 Galiano Mayne N. 

Pender 
S. 

Pender Saturna TOTAL 

2006 $615 $521 $692 n/a $377 n/a 
2016 $674 $769 $879 n/a $649 $763 
Change $59 $248 $187 n/a $272 n/a 
% change 10% 48% 27% n/a 72% n/a 

 
The survey data included both rental rates and numbers of bedrooms, to enable the 
development of a profile of the rental housing stock.  While clearly this does not provide the 
full picture, given the strong survey response (160 rental households = 46% of census 
reported 350), it should provide a reasonably reliable indicator. 
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As the reader will note, average reported rental rates from the survey ($936) are far higher 
than indicated by the census records ($763), a difference $173 or 23%. 
 

Table 39 – Rental Rates by Size (survey 2017) 

# bedrooms Rental Avg.  rent 
Studio 7 4% $687 
1 bedroom 44 28% $796 
2 bedrooms 57 36% $1,001 
3 bedrooms 42 26% $1,013 
4 bedrooms 7 4% $1,214 
5+ bedrooms 3 2% $916 
Totals 160 100% $936 

Social Housing Units 

BC Housing reports the number of social housing units that they administer in each 
community.  They reported 26 units of social housing in the SGI in 2018, plus 16 
households receiving rent supplements (total 9.0 units per 1,000 population).   
 

Table 40 – Social Housing by Island and per 1,000 population (BC Housing)  

Social Housing #/1000 Galiano Mayne N & S Pender Saturna Total 
Independent seniors 16 15.4 0 0.0 6 2.6 4 11.6 26 5.6 
Rent supplements families 2 1.9 0 0.0 2 0.9 1 2.9 5 1.1 
Rent supplements seniors 4 3.8 2 2.1 3 1.3 2 5.8 11 2.4 
Total Social Housing Units 22 21.2 2 2.1 11 4.8 7 20.3 42 9.0 
Population 1,040  955  2,310  345  4,650  

 

For comparison to the CRD, social housing data from the 2015 CRD Data Book as completed 
by the Community Social Planning Council of Greater Victoria is presented below.   It is noted 
that the amount of SGI social housing differs significantly on a per capita basis (9.0 per 
1,000) from the CRD (29.0 per 1,000).   
 
If the same per capita number from the CRD were to be applied, the equivalent number of 
social housing units on the SGI would be approximately 137 (SGI population 4,735 x CRD 
29.0/1,000 = 137 units).  
 
Furthermore, as shown in Table 41 below, most client groups served by BC Housing have 
no units at all in the SGI. 
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Table 41 – Social Housing by Client Group (BC Housing)  

Social Housing by Client 
group17 

SGI # 
2018 

SGI/  
1000 
pop. 

CRD # 
2015 

CRD/ 
1000 
pop. 

Homeless shelters 0 0 147 0.4 
Homeless housed 0 0 503 1.4 
Homeless rent supplements 0 0 467 1.3 
Frail seniors 0 0 1,326 3.7 
Special needs 0 0 776 2.2 
Independent seniors 26 5.6 2,186 6.1 
Low income families 0 0 2,422 6.7 
Rent supplements families 5 1.1 827 2.3 
Rent supplements seniors 11 2.4 1,703 4.7 
Women/child. flee violence 0 0 80 0.2 
Total Social Housing Units 42 9.0 10,437 29.0 
Population 4,760  359,990  

Rental Inventory – an estimate only 

As mentioned earlier, there are no central registries or listings of the Southern Gulf Islands’ 
rental housing supply; an estimate was developed for the purposes of this report. The best 
estimate of the numbers of rental units available are from the 2016 census (350 dwelling 
units), and accordingly will be used here.   
 
As far as rental rates, there are sizeable differences in monthly rental rates reported in the 
2016 Census (average $763) and the 2017 resident surveys ($936).  PAG members and other 
stakeholders report anecdotally that most rents are in the $1,000-$1,200 range.   
 
While this does lead to some uncertainty, the framework for evaluating affordability will be 
set up using the survey reported rents as they are deemed to be the most reliable of these 
three sources.  Additionally, and likely coincidentally, they do represent the mid-point of the 
three estimates, roughly 18% higher than the Census estimate, and 18% lower than the 
anecdotal estimates. 
 
Using the BC Housing reported number of social housing units and extrapolating the survey 
response rents to the Census reported number of rental units, the following approximation 
of the rental supply was developed. 
 
 
 
 
 

 

                                                      
17 CRD population is based on 2011 Census and 2015 social housing units.  Data for the SGI is based on 2016 
Census and 2018 social housing units. 
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Table 42 – Approximation of the Rental Supply 

Approximation of Rental Supply 
Price range of units # units % supply 
Social housing units 26 7% 
Up to $560 23 7% 
$561 to $875 131 37% 
$876 to $1,125 134 38% 
$1,126 to $1,375 0 0% 
$1,376 to $1,750 19 5% 
Above $1,750 17 5% 
Total / Average 350 100% 

 

Comparison of Rental Rates 

Census reported rental rates for the SGI are presented below in comparison to those 
reported for the CRD and the Province of BC. 
 

Table 43 – Comparative Rental Rates (Statistics Canada 2016) 

Median rental value diff SGI 
SGI    $ 77918   
CRD $1,003 $224 22% 
BC $1,036 $257 25% 

 

Impact of Vacation Rentals  

PAG members and local stakeholders cited concerns that availability of affordable housing 
was a critical issue on the Southern Gulf Islands, exacerbated by rental accommodation 
being increasingly placed in the secondary home and vacation rental markets.  In the 
surveys, residents and employers also clearly expressed strongly that they felt this is a 
serious contributor to the shortage of affordable rental housing. 
 
No comprehensive or official records are kept that allow for verification of this perception.  
A brief review of one of the better know short term vacation rental (STVR) provider’s rental 
listings and daily rental rates at both the beginning and end of the summer (early June and 
mid-September 2017), then mid-winter (February 2018) is summarized below.  
 
The reader will note the large differences between numbers of homes listed as vacation 
rentals between the beginning of the tourism season, and mid-winter (80% decline).   
 
 
 
 
 

                                                      
18 As noted previously, the census reported rental rates ($779) are far below both the survey and stakeholder 
reported rates; the census rates are shown for comparison to CRD and BC census rates only. 
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Table 44 – One STVR ‘entire home’ Listings  

STVR listings Galiano Mayne N. Pender S. Pender Saturna Total/avg. 
# beds # u. avg $ # u. avg $ # u. avg $ # u. avg $ # u. avg $ # u. avg $ 

Jun-17 59 $225 25 $141 58 $204 19 $338 2 $278 163 $219 

Sep-17 39 $198 25 $164 34 $165 18 $257 2 $436 118 $197 

Feb-18 10 $277 6 $216 5 $123 10 $181 2 $293 33 $238 

Diff -49 $52 -19 $75 -53 -$82 -9 -$157 0 $15 -130 $19 

% diff -83% 23% -76% 53% -91% -40% -47% -46% 0% 5% -80% 9% 

 
This data should be used with caution; while best efforts were made to include only full 
houses to exclude any commercial visitor properties, details of each individual listing were 
not examined, as a full analysis is beyond the scope of this study.   

As such, it is not conclusive, nor should it be assumed that all these units would or should be 
included as permanent rental stock19.  Nevertheless, it may provide some information that 
could help inform community discussion. 
 
Understandably, there is strong financial incentive for owners to rent their homes, suites 
and cottages to visitors.   Clearly some of this housing stock would be suited to permanent 
residency, but no efforts were made to evaluate which or how many are zoned for, or 
otherwise would be appropriate for such use.   
  

                                                      
19 Best efforts were made to exclude commercial or resort listings by filtering for ‘entire home’ listings, 
removing any known or identified as resorts, and removing boats or buses.  This exercise excluded many, but 
possibly not all accommodation zoned for commercial guest accommodation, and therefore should not be 
treated as a perfect data set or summary of homes suitable for permanent accommodation. 
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HOMEOWNER OPTIONS AVAILABLE ON THE SOUTHERN GULF ISLANDS 

Current Home Purchase Options: MLS  

September-2017 and February-2018 MLS listings were summarized as an indicator of 
currently available homeowner options, and as a baseline for monitoring over time.  It 
should be noted that listings may not present the full picture with regards to supply, as it is 
not uncommon for homes to sell below list prices, sometimes substantially.   
 

Table 45 – MLS Listings Sept-2017 & Feb-2018 

Price Range 
Sept-2017 Feb-2018 

# listed Avg. $ # listed  
0  149,000  0  n/a 1  145,000  

150,000  199,000  1  195,000  1  195,000  
200,000  299,000  13  265,900  7  260,850  
300,000  399,000  14  371,400  11  363,560  
400,000  499,000  11  452,500  7  447,570  
500,000  599,000  3  564,000  6  563,830  
600,000  699,000  12  675,500  6  656,660  
700,000  799,000  6  765,600  4  766,370  
800,000  899,000  10  870,400  5  879,400  
900,000  999,000  5  945,800  2  982,000  

1,000,000  1,499,000  13  1,215,000  10  1,199,700  
1,500,000  1,999,000  3  1,562,600  1  1,575,000  
2,000,000  and up 5  5,323,800  6  4,799,830  

  Total #  96    67    
  Average    $924,500   $1,021,100 
  Median    $690,000   $580,000 

 

Current Home Purchase Options – Island by Island  

These MLS listings are further broken down by Island and compared between September 
2017 to February 2018, to identify any changes that may have occurred from the past busy 
visitor period to a mid-winter point.   
 
As might be expected seasonally, the number of listings decreased (from 96 to 67 or 27%).  
Average prices increased by 19% to $1,021,100, but the median price dropped 16% to 
$580,000. 
 
 
 
 
 
 
 
 



 

               Page 36 of 51 

 
Table 46 – MLS listings by Island –  June & Sept-2017 

MLS listings Galiano Mayne N. Pender S. Pender Saturna Total 
# listings Sept-2017 19 36 24 7 10 96 
Average Sept 1,333,579 766,211 950,308 849,129 708,700 924,582 
Median Sept 787,000 557,000 540,000 837,500 719,000 690,000 
# listingsFeb-2018 16 17 19 6 9 67 
Average Feb 1,341,438 913,106 989,600 1,099,333 670,500 1,021,175 
Median Feb 727,000 488,000 489,000 879,000 749,000 580,000 
Changes Sept-Feb             
listings change -3 -19 -5 -1 -1 -29 
change % -12% -54% -16% -33% -7% -27% 
Average change 7,859 146,895 39,292 250,204 -38,200 96,593 
change % 1% 21% 7% 22% -5% 19% 
Median change -60,000 -69,000 -51,000 41,500 30,000 -110,000 
change % -8% -12% -9% 5% 4% -16% 

 

Actual Sales Values 2006-2016  

The Vancouver Island Real Estate Board (VREB) provided a detailed listing of all homes sales 
(number and value) on the Southern Gulf Islands from 2006 to 2016.  Annual averages are 
summarized below.  Not surprisingly, sales values are lower than listing values, suggesting 
lower priced homes are higher demand in demand. 

Table 47 – Sales by Island 20062-2016 (VREB) 

Year Galiano Mayne N & S Pender Saturna Total/Avg. 
2006  6  776,000  12  474,375  57  505,071 4  635,250 79  527,577 
2007  7  712,643  14  418,036  81  476,107 4  382,750 106  480,535 
2008  6  1,042,333  12  477,658  41  539,901 2  1,120,000 61  596,096 
2009  6  840,600  8  499,625  54  440,386 3  355,833 71  477,309 
2010  6  725,000  9  377,890  34  433,588 2  392,500 51  456,431 
2011  6  457,250  4  405,250  38  491,796 2  517,000 50  481,735 
2012  5  574,800  13  326,500  33  463,060 0  n/a  51  439,205 
2013  5  486,000  10  297,050  43  333,564 0  n/a  58  340,410 
2014  3  305,000  13  303,692  59  440,757 4  391,250 79  410,540 
2015  3  750,000  17  404,411  53  470,922 6  470,333 79  467,163 
2016  2  500,000  40  420,538  80  436,377 9  403,333 131  430,242 

Average 5  651,784  14  400,457  52  457,412  3  518,694  74  464,295  
Change -3  -151,784  26  20,081  28  -21,035  6  -115,361  57  -34,053  
% change -60% -23% 189% 5% 54% -5% 175% -22% 77% -7% 
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Census 2006-2016 Reported Values Dwelling Values 

Dwelling values are the dollar amount owners report that they expect if the dwelling were 
to be sold.  Average values reported in 2006 and 2016 are summarized below by island.   
 

Table 48 – Average Dwelling Value (Census 2006-2016) 

Average dwelling value Galiano Mayne N. Pender S. Pender Saturna AVG. 
2006 505,730 413,847 410,067 661,648 308,155 502,076 
2016 534,197 480,746 503,148 599,230 586,567 517,411 
Change 28,467 66,899 93,081 -62,418 278,412 15,335 
% change 6% 16% 23% -9% 90% 3% 

 
Dwelling values reported in 2016 are then compared to the CRD and the Province of BC, 
when Statistics Canada began to report both average values (as in Table 48 above) and 
median values.    

Table 49 – Median Value by Structure Type (Census 2016) 

Dwelling values 2016 SGI CRD BC 
Average value 517,411 634,182 720,689 
SGI $ difference CRD-BC   -116,771 -203,278 
SGI % difference CRD-BC   -18% -28% 
Median value 404,045 577,597 500,874 
SGI $ difference CRD-BC   -173,552 -96,829 
SGI % difference CRD-BC   -30% -19% 

Owner Housing Costs 

Monthly housing costs for homeowners are highly dependent on their equity positions, thus 
the levels of mortgage financing, and therefore less meaningful than monthly rental costs to 
evaluate the affordability of the housing supply.  Nevertheless, Statistics Canada reports 
monthly housing costs by island, as presented below comparing 2006-2016.   

Table 50 – Owner Housing Cost (Census 2006-2016) 

Owner costs  Galiano Mayne N. Pender S. Pender Saturna TOTAL 
2006 $661 $480 $642 $640 $673 n/a 
2016 $502 $452 $526 $482 $416 $482 
Change -$159 -$28 -$116 -$158 -$257 n/a 
% change -24% -6% -18% -25% -38% n/a 

 

The decrease in costs over this period is assumed to be related to higher equity/lower 
financing levels and/or interest rates (as opposed to declines in purchase prices and/or 
insurance and utilities).   

The impacts of financing are difficult to confirm, however, as Statistics Canada does not 
report mortgage amounts, rather just the percentage of homes with mortgages.  This was 
not reported in 2006, making a direct comparison impossible. In the 2011 National Housing 
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Survey20  Statistics Canada reported that 62.5% of owner households carried a mortgage, 
decreasing to 35.2% in the 2016 Census. 

Owners were asked for housing costs in the survey to compare to incomes to assess levels of 
affordability stress in the homeowner populations.   It is noted, but not reconciled, that 
Statistics Canada reported housing costs vary significantly from those reported by owners in 
the survey. 

Table 51 – Housing Cost by Size (survey 2017) 

# bedrooms Owners Avg. cost 
Bach/studio 9 1% $803 
1 bedroom 87 13% $846 
2 bedrooms 256 39% $846 
3 bedrooms 233 35% $997 
4 bedrooms 61 9% $1,352 
5+ bed 16 2% $1,307 
Totals 662 100% $956 

 

  

                                                      
20 Low response rate in the 2011 NHS may make data less unreliable. 
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6. AFFORDABILITY OF THE CURRENT RENTAL SUPPLY 
For the purpose of this report, an affordability benchmark of 30% of income will be applied.  
Reports of those paying 30% of income from the Census and resident surveys have been 
summarized to indicate the prevalence of households currently experiencing affordability 
problems.   

The previously developed estimate of SGI’s supply of rental housing and will then be used to 
estimate incomes that would be required to affordably rent these available units. 

Renters Spending greater than 30% on Shelter 

In 2011, Statistics Canada reported the number of renters in social housing, those paying 
more than 30% of their income (in core need) and those paying more than 50% of their 
income (at risk of homelessness).  In the 2016 census profile, only those paying more than 
30% were reported.  Both these data sets are reported below. 
 
The 2011 National Household Survey21 showed that 150 renter households (22% + 29% = 
51%) on the Southern Gulf Islands were paying more than 30% of their income on shelter 
costs, including a very high number of households (85 or 29%) paying more than 50% of 
their income.   
 
It is generally accepted that households paying more than 50% of their income on housing 
are at risk of homelessness, as any interruption in their income or unexpected expense 
could easily made paying rent impossible.   
 

Table 52 – Renter Households percentage income to rent (2011 NHS) 

Renter households paying: SGI households CRD households % income  Description 
0-30%  Generally deemed to be affordable 100 34% 21,428 40% 
30% In social housing (or rent supplements) 40 14% 7,359 14% 
31-49%  Core Need–difficult at lower incomes 65 22% 12,553 23% 
50%+ At risk of homelessness 85 29% 12,770 24% 
TOTAL 2011   290 100% 54,110 100% 

 

In 2006, a very high proportion of rental households (41% to 55%) were paying greater than 
30% of income22 on rent (data was not available for S. Pender and Saturna).  In 2016, the 
numbers differed (and may be incomplete), but clearly the number of households renting 
housing that is not deemed to be affordable remains high in the SGI (44%). 
 
 
 
 

                                                      
21 Low response rate in the 2011 NHS may make data less unreliable. 
22 30% of gross household income is considered ‘affordable’ 
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Table 53 – Renter Households Paying greater than 30% (2006-2016 Census) 

Rental Households Galiano Mayne N Pender S Pender Saturna Total 
Number of households 2006 130 85 110 25 50 400 
Number paying > 30% 2006 70 35 60 n/a n/a n/a 
% paying > 30% 2006 54% 41% 55% n/a n/a n/a 
Number of households 2016 130 40 135 0 45 350 
Number paying > 30% 2016 70 0 60 0 23 152 
% paying > 30% 2016 54% 0% 44% 0% 50% 44% 

 

This measure of affordability was tested in the 2017 resident survey, resulting in a much 
higher proportion of renters reporting affordability problems (63%).  Of the 160 renters that 
responded to the survey, high proportion (146 or 91%23) provided both rental and income 
data that allowed this calculation.   

Table 54 – Renter Households percentage income to rent (2017 resident survey) 

Affordability (% income) Renters 
Affordable (30% or less) 54 37% 
Not affordable (30%-50%) 48 33% 
At risk homelessness (50%+) 44 30% 
Total Renters 146 100% 

 

Incomes Required to Afford the Current Rental Supply 

Using the previously developed approximation of the rental supply (see Table 42 p.33), the 
incomes that would be required to afford these rental rates if households spend 30% of their 
income on housing is calculated below. 

Table 55 – Incomes Required to Afford SGI Rentals  

Incomes Required to Afford Current SGI Rentals 

Price range of units # units $ rent % of 
supply 

Income 
req'd 

Social housing units 26 375 7% 15,000 
Very low rental 23 560 7% 22,400 
Low end of market 131 875 38% 35,000 
Market rents 134 1,125 38% 45,000 
High end of market 0 1,375 0% 55,000 
Above market 19 1,750 5% 70,000 
Well above market 17 2,000 5% 80,000 
Total / Median 350 $936  100% $37,440  

  

                                                      
23 146 renters represent approximately 72% of the total renter households on the SGI, a strong sample size. 
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7. AFFORDABILITY OF THE HOMEOWNER SUPPLY 
For the purpose of this report, and as was applied for rental housing, an affordability 
benchmark of 30% of income will be used to evaluate affordability of the homes currently 
available for purchase.  Reports of those paying over 30% of income from the Census and 
resident surveys have been summarized to indicate the prevalence of households currently 
experiencing affordability problems.   

The previously presented summary of homes listed for sale as of February 2018 will be used 
as the basis for available inventory to estimate incomes that would be required to affordably 
purchase those homes. 

Owners Spending greater than 30% on Shelter 

In 2011, Statistics Canada reported the number of owners paying more than 30% of their 
income (in core need) and those paying more than 50% of their income (at risk of 
homelessness).  In the 2016 census profile, only those paying more than 30% were 
reported.  Both these data sets are reported below. 
 
The 2011 National Household Survey24 showed that 262 owner households (8% + 9% = 
17%) on the Southern Gulf Islands were paying more than 30% of their income on shelter 
costs, including 190 households (9%) paying more than 50% of their income.   
 
Unlike homeowners in the CRD (or like renters in the SGI), relatively few owner households 
were paying more than 30% of their income on their housing costs. It should be noted, that 
while those paying greater than 50% are labeled as ‘at risk of homelessness’, in reality this 
is rarely the case as homeowners often have other choices if their home costs become 
unaffordable. 
 

Table 56 – Owner Households % income to housing costs (2011 NHS) 

 

 

 

 

 

 

 

 
 
 
 
 

                                                      
24 Low response rate in the 2011 NHS may make data less unreliable. 

Owner households paying: 
SGI households CRD households 

% income  Description 
0-30%  Generally affordable 1,843 84% 72,210 68% 
>30-50% Core Need  172 8% 24,070 23% 
>50%  At risk of homelessness 190 9% 9,755 9% 
TOTAL   2,205 100% 106,035 100% 
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While absolute numbers are not high, there has been a significant reduction in the 
proportion of homeowners paying more that 30% of their income on housing.  In 2006, 21% 
were paying more than 30%, dropping to 15% in 2016 (a drop of 31%) indicating an 
improved affordability situation for many homeowners. 
 

Table 57 – Owner Households % income to housing costs (2011 NHS) 

Owner Households Galiano Mayne N Pender S Pender Saturna Total 

Number of households 2006 535 480 880 100 140 2,135 
Number paying > 30% 2006 180 90 155 0 30 455 
% paying > 30% 2006 34% 19% 18% 0% 21% 21% 
Number of households 2016 430 450 890 130 145 2,045 

Number paying > 30% 2016 100 71 120 0 21 312 
% paying > 30% 2016 23% 16% 14% 0% 14% 15% 

 

This was similar to survey results.  Of the 673 homeowners that responded to the 
survey, 492 (73%) provided both housing costs and income data that allowed this 
affordability calculation.  The large majority of homeowners (81%) are paying 30% or 
less of their income on housing costs.  As an average, homeowners are paying 20% of 
income on their housing costs. 

Table 58 – Owner Households percentage income to rent (2017 resident survey) 

Affordability (% income) Homeowner 
Affordable (30% or less) 399 81% 
Not affordable (30%-50%) 48 10% 
At risk homelessness (50%+) 45 9% 
Total Homeowners 492 100% 

 

Affordability of Current Homes for Sale 

The current summary of MLS listings provided earlier (p. 35) is reproduced below, along 
with a calculation of the estimated income that would typically be required to be able to 
afford to purchase and finance those homes.  
 
Income required is calculated based on standard mortgage financing qualification, with 
25% down payment, 4% interest rate and a 25-year amortization.  Utilities and insurance 
are estimated at $200/month.  Payments are considered affordable if the resulting housing 
costs are 30% of income. 
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Table 59 – MLS Listings February-2018 & Incomes Required  

Price Range # listed Avg. $ Income 
Req’d 

0  149,000  1  145,000  n/a 
150,000  199,000  1  195,000  38,000  
200,000  299,000  7  260,850  49,000  
300,000  399,000  11  363,560  66,000  
400,000  499,000  7  447,570  79,000  
500,000  599,000  6  563,830  97,000  
600,000  699,000  6  656,660  114,000  
700,000  799,000  4  766,370  128,000  
800,000  899,000  5  879,400  145,000  
900,000  999,000  2  982,000  157,000  

1,000,000  1,499,000  10  1,199,700  199,000  
1,500,000  1,999,000  1  1,575,000  254,000  
2,000,000  and up 6  4,799,830  848,000  

 Total #  67    
 Average $  1,021,100  
 Median $  580,000  

 

To put this supply in the context of attainability for current residents of each island, 
affordability of home purchase using the February 2018 median list prices is summarized 
below.  While not a perfect calculation for the wide range of housing prices and household 
incomes, this clearly demonstrates that the bulk of the supply of homes available for sale is 
not affordable to most of the population. 
 

Table 60 – Incomes Required to Purchase Homes as per MLS listings Feb-2018 

Housing Cost Galiano Mayne N. 
Pender 

S. 
Pender 

Saturna Total/Avg 

Purchase 727,000  488,000  489,000  879,000  749,000  580,000  
Down payment 181,750  122,000  122,250  219,750  187,250  145,000  
Loan amount 545,250  366,000  366,750  659,250  561,750  435,000  
Monthly P&I 2,868 1,925 1,929 3,468 2,955 2,288 
Monthly utilities 200 200 200 200 200 200 
Total monthly  3,068 2,125 2,129 3,668 3,155 2,488 
Income req’d $122,700 $85,000 $85,100 $146,700 $126,100 $99,500 

 
As reported earlier (see p.14), the median household income on the Southern Gulf Islands 
is $54,037, about 54% less than required to afford the median home currently for sale.  
Home purchase would be especially unattainable for current renters, whose median 
income is estimated to be far lower according to the resident survey ($31,600). 
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8. COMMUNITY PERSPECTIVES ON NEED 
Consultations were designed to gain broader community perspectives on priority needs and 
potential solutions as they relate to housing and housing affordability, and as a confirmation 
of basic housing data that may be unavailable from traditional source for small communities. 

Approach Taken 

• PAG and stakeholder questionnaires, correspondence and discussion 
• Online resident survey 
• Online employer survey 
• Resident housing-related input from SGI 2020 Listening Tour 
• Informal discussions and correspondence 

COMMUNITY PERSPECTIVES ON HOUSING SITUATION 

PAG and other Stakeholders 

Perspectives on need were secured through PAG meeting discussions, e-mail questionnaires 
and telephone conversations, with results used as the starting point for this study.   Themes 
that emerged included: 
 

• There is a serious shortage of rental housing (especially at affordable rates), a 
situation that is amplified in the summer months as seasonal workers seek 
accommodation. 

• There is an increasing mismatch between housing costs and incomes of most of the 
population (both rental and homeowner). 

• Strong pressure has been put on the rental market as homes are increasingly put in 
the vacation rental pool, or lived in by owners for summer months only. 

• The lack of availability of affordable housing results in negative impacts on local 
businesses, as it creates difficulty recruiting and retaining employees. 

• Shortages of appropriate seniors housing make it difficult for elders to remain in the 
community as they age, especially for those of low income.  

• Young families, single people, and lower income service industry workers were 
identified most often as those particularly affected. 

Residents Perspectives25 

In the survey, residents were asked questions designed to get their perspectives on the 
housing situation in the community, to evaluate satisfaction with their own housing, and to 
identity the nature of problems they may be experiencing. 

 

                                                      
25 Note:  Q13. A full list of residents’ comments has been prepared and may include identifiers comments or 

information that could potentially identify the survey responder.  Responders were provided assurance of 
confidentiality, and as such this full list of comments may be provided to PAG separately, but would be done 
so on the condition of confidentiality and should not be circulated. 
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The resident survey response rate was very, very strong, presumed to reflect community 
interest and concern about affordable housing.  Summarized below is the response rate by 
island, compared to the population and number of households as reported by Statistics 
Canada in the 2016 census. 

Table 61 – Resident survey responses by island 

Survey responses 
by Island Surveys Census 

population 
Census 

households 
Galiano 163 19% 22% 23% 
Mayne 202 23% 21% 21% 
North Pender 396 46% 44% 42% 
South Pender 38 4% 5% 8% 
Saturna 65 8% 7% 5% 
Multiple Islands 1 0% 0% 0% 
Totals households 865 100% 100% 100% 

 

Cumulatively, these respondents represented over 1,850 residents in their households, or 
approximately 39% of the population.  Please see the Appendix for details of survey results. 

Survey respondents were asked to characterize (generally) the affordable housing situation 
on SGI and any problems it creates for them and their families.  A very large number of 
residents (714) took the time to describe the housing and their concerns.   

There was strong consensus that there are serious housing problems on the SGI, both in 
terms of affordability and availability.  Many described the situation using such terms as 
“terrible, abysmal, crisis, disastrous”, etc., clearly demonstrating concern and even fear 
about the impacts it is having on them, their families, and the community.   

For the purposes of this report, comments were sorted and grouped according to the 
more frequent themes that emerged.  Key messages were fairly consistent, characterized 
and summarized as follows: 

• The housing situation is poor to dire, creating hardship and uncertainty in the 
community.  Lower and fixed income residents were identified as particularly 
affected. 

• The lack of decent affordable rental housing was most frequently identified as an 
overarching problem, with young families and workers particularly noted as at risk of 
having to leave the island. 

• Lack of housing for year-round and seasonal employees is negatively impacting 
businesses and the sustainability of the community, making it difficult for younger 
workers to remain. 

• There is worry that seniors will struggle to age in place, because of affordability 
concerns, physical mobility changes, and the shortage of workers within both the 
care and support services system and property maintenance providers. 

• Short term vacation rentals are viewed to have contributed strongly to the housing 
problem, with many properties suitable for long-term rental housing increasingly 
being placed in the vacation rental market. 
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Employer Perspective on Need26 

Employers were surveyed to secure their perspectives, given the concerns identified about 
the impacts that housing affordability was having on the economic sustainability of the 
islands.  A total of 54 employers responded to the surveys. 

Table 62 – Business Locations 

Island Location Businesses 
Galiano 6 11% 
Mayne 7 13% 
North Pender 29 54% 
South Pender 2 4% 
Saturna 4 7% 
Other 6 11% 
Totals  54 100% 

 

Cumulatively, these employers represented over 380 employees, including 240 year-round 
and 142 seasonal positions. Please see the Appendix for details of survey results. 

Employers were asked to characterize the affordable housing situation and any problems it 
creates for them, their business, and their employees.  There was strong consensus that 
there are serious housing problems on the SGI, both in terms of affordability and availability.  
Many employers described the difficulty they experience in hiring suitable staff due to the 
shortage and cost of housing, and the stress and other impacts to employees and their 
families. 

Comments were sorted and grouped according to the more frequent themes that 
emerged.  Key messages were fairly consistent, characterized and summarized as follows: 

• Affordability is a problem, but lack of availability is the more serious issue. 
• Lack of appropriate housing options is causing serious challenges for both 

employers are employees.  This creates serious limitations for workers wishing to 
relocate to the islands, those coming seasonally, and those wishing to remain. 

• The increasing use of homes for vacation rentals is an important contributor to 
the supply and affordability problems. 

• Regulations prohibiting the legal use of suites, cabins and cottages is exasperating 
the problem. 

• The majority of employers (75%) reported that new workforce housing would 
help meet their business needs and that they would (or may) be willing to work 
with other employers or agencies to develop solutions. 

 
 

                                                      
26 Note:  Q8. A full list of employers’ comments has been prepared and may include identifiers comments or 

information that could potentially identify the survey responder.  Responders were provided assurance of 
confidentiality, and as such this full list of comments will be provided to PAG separately, but is done so on the 
condition of confidentiality and should not be circulated. 
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SGI2020 Listening Tour 

During September-November 2017 the SGI Community Economic Sustainability Commission 
(CESC) sponsored a series of presentations of its proposed SGI2020 Strategic Plan 
throughout the islands, to secure community input and feedback.   
 
This initiative was unrelated the housing study, but the timing of the tour provided good 
opportunities to hear residents’ concerns and ideas for their communities, many of which 
would have housing implications.   
 
There were 8 presentations, with two each on Galiano, Mayne, Pender and Saturna.  The 
CESC introduced the housing study and provided handouts to help raise awareness and 
encourage participation in the upcoming survey.   
 
The consultant attended 3 presentations and was given the opportunity to introduce the 
study and briefly answer questions.  Videos of the other presentations were viewed online, 
with an eye specifically for housing related comments from residents. 
 
Presentations on each island were different, but many of the same housing-related themes 
emerged in almost every session.  Residents were passionate about their communities, and 
many expressed concerns about the lack of affordable housing and its impacts on the 
islands.  They spoke strongly about their perceptions of the impact on both overall diversity 
in the community, and about how some residents are particularly affected.   
 
Notably, the prevalent low and seasonal wages make it difficult for especially younger 
people to be able to afford housing, settle permanently and raise families.  Ferry 
transportation was identified as problematic, noting particularly the difficulties presented to 
families with high school aged children.   
 
Necessary and vital local businesses are having difficulty in recruiting and retaining staff in 
large part due to the shortage of affordable and appropriate seasonal and permanent 
housing. 
 
A high numbers of seniors will increasingly need both property maintenance and personal 
care services to be able remain in their homes and on the islands as they age; there is 
concern about current and increasing shortages of workers available to perform those 
services, in large part due to the shortages of affordable housing. 
 
Residents identified regulatory obstacles (e.g. water, building code, density) and expressed a 
strong desire to see flexible, “island-appropriate” solutions.  Cooperative island-based 
solutions mentioned include local mortgage investment funds to facilitate first time buyers, 
and building cost savings through cooperative/bulk purchasing of building systems (e.g. 
solar).  
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9. GAPS IN AFFORDABLE HOUSING SUPPLY  
THE AFFORDABLE HOUSING CONTINUUM  

The housing supply in any community consists of a range of types and prices, ideally with a 
variety of features and/or services suitable for households of all income levels.  This range 
of housing is typically referred to as a ‘Housing Continuum’ and includes both non-market 
housing and market housing. These are usually defined by the level of government financial 
assistance involved.  BC Housing has developed a standard Housing Continuum that 
extends from emergency shelter and housing for the homeless through to affordable rental 
housing and homeownership.   
 
 
 
 
 
 
 
 
 
The distinction between non-market and market housing has been drawn so that each 
captures housing with rental assistance; this is intended to illustrate that rental assistance 
can be provided to tenants of either non-market or market (private sector) housing. 
 
WHAT IS A GAP ANALYSIS? 

For the purposes of this study, a ‘gap analysis’ is an assessment of where the housing 
supply does not meet the needs the Southern Gulf Islands residents.   
 
Gaps are based on a calculation of the difference between the existing supply of both 
rental and homeowner housing, and what would be affordable to residents based on their 
incomes.   
 
It is also augmented with qualitative evidence from surveys and discussions with 
community members.  Additional input is considered from employers through surveys 
designed to capture their views on workforce housing needs and the impacts on their 
businesses and the economic sustainability of the community.  This is intended to provide a 
better understanding of the needs and of potential solutions from the perspective of the 
Southern Gulf Islands’ community members. 
 
It is important to understand that the calculation of a ‘gap’ is not an exact science; rather 
the purpose is to identify areas of shortage in the housing supply to inform discussion and 
develop priorities for action.  It is not an action plan and is not designed to definitively state 
what and how many units of any given type of housing are needed to meet all needs. 
 

Emergency / 
Cold Weather  

Shelter 

Housing for the 
Homeless 

and/or Special 
Needs 

Housing for 
those at Risk 

of 
Homelessness 

 

Housing with 
Rental 

Assistance 

Market 
Rentals or 
Entry-level 
Ownership 

 

Non-Market 
 

Market 
 

High    Government financial assistance    None 
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WHERE ARE THE SOUTHERN GULF ISLANDS’ HOUSING GAPS? 

Gaps in the affordable housing supply were calculated based on all research throughout 
this report.  This included a review and analysis of published demographics, household 
income and existing housing data from various sources.  It clearly paints of picture of 
strong need for many households. 
 

All evidence clearly points to serious shortages in secure, appropriate and affordable 
housing for low to moderate income earners.  Renters are particularly impacted as 
their incomes are insufficient to enter the homeownership market, and the limited 
number of rental properties are increasingly left vacant seasonally or placed in the 
vacation rental property market.  Community members strongly described the 
housing situation as bordering on crisis, and as having serious impacts on themselves 
and their families, community well-being and economic sustainability. 

 
CALCULATED GAPS BY INCOME GROUP  

Below is the summary of all income and housing supply data presented throughout this 
report, sorted by income group.  Following the table is a brief interpretation of results for 
each income group.  The columns labeled ‘Affordable to SGI’ represent the prices that 
would be affordable to the associated income group.  The column labeled ‘% stock’ refers 
to the percentage of the existing housing stock that is within this price range.   
 
For example, residents of moderate income represent 11% of the population and can 
afford a purchase price of $235,000.  This example further points out that there is only 4% 
of the supply (2 homes) currently listed for sale in this price range. 
 

Table 63 – Affordability by Income Group 

Income Group 
SGI population Rental Homeowner 

# hh % hh Income Affordable to 
SGI % stock Affordable 

to SGI 
% 

stock 
Little to no income 185 7% 7,500 188 7% n/a 0% 
Low income 390 16% 22,500 560 7% 85,250 0% 
Low to moderate income 310 13% 35,000 875 38% 171,000 1% 
Moderate 270 11% 45,000 1,125 38% 235,000 4% 
Moderate to > moderate 205 8% 55,000 1,375 0% 300,000 7% 
>Moderate to high  355 14% 70,000 1,750 5% 395,000 15% 
High income 760 31% 80,000+ 2,000+ 5% 552,500+ 72% 
Total / Median 2,475 100% $54,037 $1,351 100% $295,000 100% 

 
A more detailed explanation by income group is provided below, including comparisons to 
the currently available housing supplies provided earlier in this report.  For reference, the 
rental supply is described in Table 42 on p. 33, and the homeowner supply is described in 
Table 45 on p.35. 
 
 

11% 4% 
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Households with little to no income and low income (up to $22,500) 

Households in the two lowest income groups comprise approximately 23% of the Southern 
Gulf Islands’ households (575 households).  Some are presumed to be living in social 
housing, but most are likely experiencing serious affordability challenges, and some are 
likely in insecure or inadequate housing or may be experiencing homelessness.   
 
With a limited supply of social housing units or private market rents priced under $560 
(total ~49 units), this suggests a significant shortfall of options for the lowest income 
residents.  Additional supply of rental housing should provide rents ranging from $375 to 
$560 to be affordable to households earning up to $22,500 per year.  Ideally in addition to 
any new supply, would be increased utilization of existing rental assistance programs to 
improve affordability for lower income working families and seniors; this may also to 
incentivize owners of currently underutilized or seasonally vacant properties to rent them 
year-round to residents. 
 
There are no purchase options for households with income in this range, and given the cost 
of construction, it is unlikely that any could be produced. 

Households with low-moderate income (average $35,000) 

Low-moderate income households represent 13% of the population (310 households) and 
can afford an estimated 38% of the current rental units.  With an estimated 350 units for 
rent, however, this equates to only a little over 130 units available in this price range. 
 
This suggests the need for a large additional supply of housing with rents ranging from 
$750 to $975 per month to be affordable to households earning $30,000-$40,000 per year.  
Working families in the lower end of this income range may also qualify for rental 
assistance programs, which may help result in better utilization of some of the existing 
housing.  Households in this income range may begin to consider home ownership, and a 
supply of entry-level homes starting under $180,000 could serve this segment of the 
population. 
 
There are virtually no homes available for sale in this price range, and it is unlikely that the 
market could develop any single-family homes near this cost.  There may be potential if 
small multi-family style dwellings were developed, with mechanisms to remove or reduce 
land values (e.g. density increases, partnerships with non-profits or with land trusts). 

Households with Moderate income (average $45,000) 

Moderate income households represent 11% of the population (270 households) and can 
afford an estimated 38% of the rental supply that is priced between $875-$1,125.  This 
might suggest that they are reasonably well served by the rental market price-wise.  
However, given the short supply (estimated 134 units), most households would find it 
challenging to find and maintain appropriate rentals.   
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Very few MLS listings would be affordable to this group, and even if so, only to the higher 
income ranges of these households.  These households may begin to consider home 
ownership as a potentially achievable option, and a supply of entry-level homes around 
$235,000 could serve this population.  While it would remain difficult for the market to 
produce single family dwelling in this price range, the production of small condominiums or 
townhomes, with mechanisms for partnerships or increased density may make this a viable 
option.  Co-housing is often delivered at higher price points, but depending on sharing and 
types of amenities provided, it could potentially provide opportunities for this income 
group. 
 

Households with moderate to above moderate incomes (average $55,000) 

Moderate to above moderate-income households represent 8% of the population (205 
households) and can afford the majority of rental units on the market.  On the surface, this 
may suggest they should be reasonably well served by the private rental market, however 
all indications point to a very short supply.  Having said that, this portion of the population 
would compete well for the limited supply that is available, by virtue of being able to afford 
units that might be just out of range for many others. 
 
Households in this income range typically consider home ownership as a viable option.  
Very few MLS listings would be affordable to this group (9 currently listed), although on 
average the households can afford homes priced around $300,000.  While it would remain 
difficult for the market to produce single family dwelling in this price range, good location, 
design and possible small increases in density should assist to make small homes, co-
housing, townhomes or condos attainable for many in this income group. 

Households with above moderate to high incomes (average $70,000) 

Above moderate-income households represent 14% of the population (355 households) 
and can afford virtually any rental units on the market, and as such are considered 
reasonably well served.  While supply is limited, there is no affordability gap in the rental 
supply for this group.   
 
Approximately 30% of the current MLS listings would be affordable to this group, with 20 
listings under $400,000, so they are reasonably well served by the homeowner market.  
Gaps in supply of this price range would likely relate to preferred property features or 
location, rather than price.   

Households with high incomes ($80,000+) 

High income households represent the largest income group on the Southern Gulf Islands, 
an estimated 31% of all households (760 households).  These households are well served 
by both the rental and homeowner markets.
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Stage 2 – Survey Results 

1. RESIDENT SURVEY

An online survey of residents was posted for 3 weeks, ending November 30, 2017 using
Survey Monkey.  PAG members and the SGI 2020 team publicized the survey through various
social media, and formal and informal networks.  Hard copies were made available then
collected by PAG members at several island locations.  This method of using local stakeholders
to promote the survey was exceedingly successful, resulting in a total of 866 responses.

The objective of the survey was to hear directly from residents themselves about their housing
concerns and needs, and their ideas for solutions that would meet these needs.  The data is also
intended to provide a baseline for future years’ surveys.

For comparability and possible future consolidation, the survey was designed to broadly parallel
the 2016 Census and the 2015 Salt Spring Island Housing Needs Assessment update.  Given the
strong concerns identified in Stage 1 about housing’s impact on the local SGI economy, limited
employment data was collected to help inform future discussion with employers and employees
about possible solutions.

Survey responses

Not all respondents answered all questions, so the numbers in many of the tables do not
always total 866.

Table 1 – Resident survey responses by island 

Q. 2 Survey
response by Island Surveys Census 

population 
Census 

households 
Galiano 163 19% 22% 23% 
Mayne 202 23% 21% 21% 
North Pender 396 46% 44% 42% 
South Pender 38 4% 5% 8% 
Saturna 65 8% 7% 5% 
Multiple Islands 1 0% 0% 0% 
Totals households 865 100% 100% 100% 
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Residency Status 

The strong majority (86%) were permanent SGI residents.  Only one person reporting that they 
commute to SGI to work.  

Table 2 – Residency Status 

Q. 1 Residency Status # resp. % total 
Permanent resident of SGI 734 86% 
Part-time resident of SGI 123 14% 
Commute to SGI 1 0% 
Total 858 100% 

Almost 30% of respondents were relatively new to the SGI (5 years or less), exceeding the 25% 
of long-time residents (over 20 years).   

Table 3 – Length of Residency 

Q7. Years of 
Residency # resp. % total 

< 2 yrs. 92 11% 
2-5 yrs. 159 19% 
6-10 yrs. 149 18% 
11-20 yrs. 237 28% 
21-30 yrs. 121 14% 
>30 yrs. 91 11% 
Total 849 100% 

Most newcomers (under 2 years) come from mainland BC (56%), and about a quarter come from 
Vancouver Island or another island (24%). 

Table 4 – Previous Residency (if < 2yrs) 

Q8. Previous residency # % total 
Van Isl. & Islands 29 24% 
BC mainland 67 56% 
Alberta 9 8% 
Ontario 9 8% 
Saskatchewan 1 1% 
Nova Scotia 1 1% 
US 2 2% 
Australia 1 1% 
Europe 1 1% 
Total 120 100% 
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Demographics 

Younger adults aged 25 to 44 were over-represented, perhaps suggesting greater interest in 
the survey due to their personal experience or difficulty with housing issues.  Older seniors 
were not fully represented as respondents1.  

Table 5 – Age of Survey Respondents 

Q9. AGES Surveys Census 
20 to 24 years 5 1% 60 1% 
25 to 34 years 65 8% 195 5% 
35 to 44 years 116 14% 350 8% 
45 to 54 years 115 13% 515 12% 
55 to 64 years 215 25% 1,085 26% 
65 to 74 years 262 31% 1,360 32% 
75 to 84 years 69 8% 530 12% 
Over 85 8 1% 155 4% 
Totals 855 100% 4,250 100% 

 

Females were strongly over represented, compared to the 2016 Census. 
Table 6 – Gender of Survey Respondents 

Q10. Gender Surveys Census 
Female 560 65% 2,335 49% 
Male 292 34% 2,395 51% 
Other 4 0% 0 0% 
Totals 856 100% 4,730 100% 

 

Household composition of respondents is compared with SGI households from 2016 Census.  
Families with children were over-represented and lone parent families under-represented. 

 

 

 

 

 

 

 

                                                      
1 Seniors’ needs and interests were strongly represented in respondent perspectives on need and potential 

solutions, see Table 30. 



 

      Page 4 of 22 
 

Table 7 – Household Composition 

Q.11 Household 
Composition2 Survey SGI Census 

Families with children 150 17% 255 10% 
Families without children 406 47% 1,160 47% 
Lone parent families 29 3% 110 4% 
One-person households 184 21% 865 35% 
Other households 91 11% 85 3% 
Total 860 100% 2,475 100% 

 

There is an estimated total of 1,852 occupants in the combined households of the 724 
respondents.  On average, this results in a calculated 2.6 persons per household, higher than 
the 1.9 persons from the 2016 Census.   

Table 8 – Resident survey responses by island 

Household size   
Respondents (# households) 724 
Children (aged under 6 years) 151 
Children (aged 6-14) 56 
Youth (aged 15-17) 56 
Young adults (aged 18-24) 51 
Adults (aged 25-64) 504 
Seniors (aged 65+) 310 
Addt'l occupants 1,128 
TOTAL OCCUPANTS 1,852 
AVG. HOUSEHOLD SIZE 2.6 

Income 

Estimated median income of survey respondents is approximately $52,300, close to the 2016 
Census reported household income of $54,037. 

Income distribution is similar to census results in the low to moderate income ranges.  However, 
given the high numbers of respondents who did not provide income, it is unclear if or how much 
higher income groups may be underrepresented in the survey sample.  

 

 

 

                                                      
2 Household composition categories used are intended to parallel those used by Statistics Canada to enable 

comparison to Census results.  Families with children can reflect many household types; families without children 
refer to couples; other households include multi-generational, multi-family, and two or more unrelated person 
households. 
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Table 9 – Income 

Q12. Income Survey 2016 Census 
Under 10,000 24 3% 105 2% 
10,000 to 14,999 43 5% 80 3% 
15,000 to 19,999 53 6% 125 5% 
20,000 to 29,999 104 12% 265 11% 
30,000 to 39,999 104 12% 310 13% 
40,000 to 49,999 91 11% 270 11% 
50,000 to 59,999 62 7% 205 8% 
60,000 to 79,999 81 9% 355 14% 
80,000 and over 139 16% 760 31% 
No income provided 165 19% 0 0% 
Total households 866 100% 2,475 100% 
Median income $52,3003   $54,037   

 
As with the Stage 1 report and for ease of comparison to other communities in the CRD, 
households are grouped by income to parallel the affordability analysis in the CRD Data Book & 
Gap Analysis prepared by the Community Social Planning Council in August 2015. It will also be 
used for comparison to the actual housing supply to help identify any gaps.  
 

Table 10 – Income Groups (households) 

Q12. Income Groups4 Definition Income range Survey  SGI census  
Little to no income under 15,000 Under 15,000 67 10% 185 7% 
Low income 15,000-50% median  15,000 to 29,999 157 22% 390 17% 
Low to moderate income 50% - 80% median 30,000 to 39,999 104 15% 310 10% 
Moderate 80% - 100% median  40,000 to 49,999 91 13% 270 9% 
Moderate to above mod 100-120% median 50,000 to 59,999 62 9% 205 11% 
Above moderate to high  120%- 50% median  60,000 to 79,999 81 12% 355 15% 
High income 150% median + 80,000 and over 139 20% 760 28% 
Median income $54,037 (census)   7015 100% 2,475 100% 
 
Income was further broken down by tenure to evaluate current housing affordability (see Table 
19), which indicates a wide disparity in income levels between renters and homeowners. 

                                                      
3 Median income was calculated on the mid-point of all income ranges as reported by the survey respondents.  This 

may make affordability calculations less reliable as other household members may be contribution towards 
housing costs.   

4 These income groupings are designed to parallel those used by Statistics Canada which do not necessarily fit 
exactly to SGI household incomes.  They are a best fit and therefore may not always present an entirely accurate 
count 

5 Total households 866 minus 165 no income provided = 701 households for income related calculations 
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Employment 

61% of employees have only one job, and 10% have three.  Housing location becomes more 
important the more jobs one has.  Possibly it is lower income employees that must take that 
third job. 

Table 11 – Number of Jobs Held 

Q6. # jobs held # % total 
1 job only 212 61% 
2 jobs 165 29% 
3 jobs 64 10% 
Total Employees 441 100% 

 

Survey questions provide the opportunity to list up to 3 separate jobs, to test the perception 
that there are many employees juggling multiple jobs.  Respondents crossed many sectors, 
those with multiple jobs providing more than one response (hence the 749 positions for 449 
employees). 

Table 12 – Employee Positions by Business Sector 

Q4. Positions by Sector # % total 
Trades/Constr., Real Estate & Property Services 116 15% 
Food Services 76 10% 
Health & Wellness 67 9% 
Retail 66 9% 
Non-Profit Organization 55 7% 
Accommodation 52 7% 
Education 51 7% 
Other 48 6% 
Agriculture 42 6% 
Social Services 34 5% 
Arts & Entertainment 33 4% 
Transportation 29 4% 
Emergency Services 21 3% 
Technology & Telecommunications 20 3% 
Finance, Legal & Insurance 18 2% 
Government 13 2% 
Travel & Tourism 8 1% 
Total 749 100% 
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The majority of jobs are year-round (62%). 
Table 13 – Jobs by Season 

Q5. Positions by Season # % total 
Year-round Employment 386 62% 
Seasonal Employment 117 19% 
Casual Employment 108 17% 
Other 9 1% 
Total Positions 620 100% 

Current Housing 

Survey respondents reported 73% homeownership, with the balance renting or in various other 
housing situations.  More than one response could be collected to allow for any more descriptive 
responses.  The majority of respondents live in single family dwellings (78%) with cabins or 
cottages being the next largest category (13%).   

Table 14 – Current Housing Situation 

Q14. Housing Situation Responses 
Own 673 73% 
Rent 159 17% 
Share 18 2% 
Live with parents 10 1% 
Housesit 4 0% 
Couch surf 5 1% 
Homeless or at risk 18 2% 
Other  29 3% 
Total (incl. dupl.) 916 100% 

 

Table 15 – Current Housing Form 

Housing Forms Survey 2016 Census 
Single family dwelling 691 78% 2,375 96% 
Duplex or townhouse 8 1% 35 1% 
Apartment or condominium 9 1% 5 0% 
Suite 17 2% 0 0% 
Cabin or cottage 119 13% 0 0% 
Mobile home 20 2% 60 2% 
Boat or float home 4 0% 0 0% 
Yurt 1 0% 0 0% 
Tent, camper, temp. shelter 12 1% 0 0% 
Other  9 1% 0 0% 
Total private dwellings 890 100% 2,475 100% 

 



 

      Page 8 of 22 
 

The large majority of homes contain either 2 or 3 bedrooms (70%). 
 

Table 16 – Home Sizes (by # bedrooms) 

# bedrooms Surveys 
Bachelor/studio 19 2% 
1 bedroom 144 17% 
2 bedrooms 313 37% 
3 bedrooms 280 33% 
4 bedrooms 70 8% 
5+bedrooms 21 2% 
Totals 847 100% 

 

Housing Costs 

Average monthly housing costs (rental and homeowner) are summarized below, with an 
estimated average of $943.  Using an affordability benchmark of 30% of income, income 
required to afford the average home would be approximately $37,700. 

Table 17 – Average Housing Costs 

Q21. Housing Costs 
(ALL) Surveys 

under $250 70 9% 
$250 to $374 92 11% 
$375 to $499 72 9% 
$500 to $624 75 9% 
$625 to $749 52 6% 
$750 to $874 55 7% 
$875 to $999 68 8% 
$1,000 to $1,124 62 8% 
$1,125 to $1,249 36 4% 
$1,250 to $1,499 74 9% 
$1,500 and over 153 19% 
Total units 809 100% 
Average $943   

 

Housing Tenure & Cost 

Reported housing costs were sorted by tenure (homeowner and rental only) and by number of 
bedrooms, and weighted average costs in each category were calculated.  On average, housing 
costs did not differ much between tenures, although there were differences in the various 
categories according to number of bedrooms. 
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Table 18 – Housing Cost by Size and Tenure 

Q.17                         
# bedrooms Rental 

Q.21    
w. avg. 
rent 

Owners 
Q.21 w. 
avg. hsg. 
cost 

Bach/studio 7 4% $687 9 1% $803 
1 bed 44 28% $796 87 13% $846 
2 bed 57 36% $1,001 256 39% $846 
3 bed 42 26% $1,013 233 35% $997 
4 bed 7 4% $1,214 61 9% $1,352 
5+ bed 3 2% $916 16 2% $1,307 
Totals 160 100% $936 662 100% $956 

 

Affordability  

Responses were sorted according to tenure to assess any differences in affordability.  
Unlike housing costs, there was a significant difference in between renter and owner 
incomes.  Income report by each survey respondent was then compared to their reported 
housing costs to approximate affordability of their current housing. 

Renters report experiencing far greater numbers of serious affordability problems, with 
63% paying more than 30% of their income on housing, including 30% paying over 50% of 
their income on rent.   

The large majority of homeowners (80%) are paying 30% or less of their income on 
housing costs.  As an average, homeowners are paying 20% of income. 

Table 19 – Affordability 

Affordability (% income) Renter Homeowner Total 
Affordable (30% or less) 54 37% 399 81% 453 71% 
Not affordable (30%-50%) 48 33% 48 10% 96 15% 
At risk homelessness (50%+) 44 30% 45 9% 89 14% 
Total Renters 146 100% 492 100% 638 100% 

 

This may understate affordability problems for some renters, as the 30% benchmark assumes 
the inclusion of basic utilities (hydro, water, sewer) and only slightly over a third of rents include 
hydro (36%).   

Approximately 25% are furnished, which might suggest the possibility of seasonal/shorter term 
tenures (see Table 20). 
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Table 20 – Amenities included in Rent 

Q.22 Included in rent Surveys 
Laundry 109 77% 
Garden space 79 56% 
Hydro 51 36% 
Furniture 35 25% 
Internet 34 24% 
Cable 13 9% 
Firewood 3 2% 
Responses 142   

 

Residents Personal Housing Situations 

Unexpectedly, given their descriptions of housing problems in the community, overall a strong 
majority reported being personally satisfied with their housing (85% very or mostly satisfied).  
The reader will note however, the significant difference between homeowners and renters; 92% 
of homeowners are satisfied, whereas only 65% of renters are satisfied. 

Table 21 – Housing Satisfaction 

Q.18 Housing satisfaction Homeowners Renters & other Surveys 
Very satisfactory 481 72% 65 31% 546 62% 
Mostly satisfactory 132 20% 72 34% 204 23% 
Somewhat satisfactory 39 6% 41 19% 80 9% 
Not very satisfactory 13 2% 23 11% 36 4% 
Not at all satisfactory 1 0% 11 5% 12 1% 
Total 666 100% 212 100% 878 100% 

 

Those who reported dissatisfaction with their housing were asked to rank the reasons 
(anticipated 128 as per Table 21).  However, 202 residents responded, including 74 who 
reported observations of problems others are experiencing, or those that reflect their own past 
experiences. 
 
Survey respondents were able to identify and rank as many problems (from a list) as they 
wished, hence the over 1,900 responses from 202 residents. 
 
Problems were ranked in 3 categories (Low-Medium-High) as identified in Table 22 below.  Lack 
of availability ranks as the worst of the worst problems (High = ‘very bad’ or ‘terrible’), followed 
by insecure tenure and transportation related.  
 
Unhealthy conditions, however, was ranked was ranked #1 overall as a problem (when also 
considering Med = ‘bad but manageable’), followed by affordability, availability, and location.   
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Table 22 – Types of Housing Difficulty 

Q19. Nature of housing difficulty Low   Med  High  M-H ranking 
Unhealthy conditions  71 52 22 #6 74 #1 
Not affordable relative to income 83 57 11 #9 68 #2 
Location relative to transportation available 81 36 31 #3 67 #3 
Lack of availability 57 12 55 #1 67 #3 
Distance to work or services 84 32 24 #4 56 #4 
Insecure tenure or need for frequent moves 81 20 34 #2 54 #5 
Unsuitable for children 71 24 23 #5 47 #6 
Crowding 90 25 14 #8 39 #7 
Unsuitable for pets 89 21 18 #7 39 #7 
Total 707 279 986   1,265   

 

65% of residents reported relatively stable housing situations, remaining in the same home for 
at least 3 years.  Approximately 35% moved including 15% that moved 2 or more times. 

Table 23 – Frequency of Moves in 3 yrs. 

Q20. # moves Surveys 
None 493 65% 
1 144 19% 
2 48 6% 
3 35 5% 
4 11 1% 
5+ 24 3% 
Total 755 100% 

 

Most reported the automobile as their primary mode of transportation. 
 

Table 24 – Employee Modes of Transportation 

Q23. Primary Mode of Transportation Surveys 
Auto or Truck 793 92% 
Bus 1 0% 
Bicycle 15 2% 
Motorcycle 1 0% 
Scooter (incl. 1 mobility) 12 1% 
Pedestrian 16 2% 
Hitchhiking 10 1% 
Ride sharing 5 1% 
Boat or ferry 5 1% 
Responses 858 100% 
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Future Plans and Preferences  

A high number of residents were not certain that they would remain on the SGI (24%), with 
most citing housing as at least somewhat of a factor in this decision (72%). 
 

Table 25 – Likelihood of remaining on SGI 

Q24. Likelihood to remain Surveys 
Certain or very likely 650 76% 
Somewhat likely 128 15% 
Somewhat unlikely 25 3% 
Very unlikely 22 3% 
Not sure 26 3% 
Responses 851 100% 

 

Table 26 – Housing as Factor in Uncertainty of ability to stay on SGI 

Q25. Housing factor Surveys 
Yes 140 58% 
Somewhat 35 14% 
No 68 28% 
Total Responses 243 100% 

 

Not all age groups were examined separately, however seniors’ intentions are summarized 
below.  While the sample size of older seniors is not large, it is interesting to note that they 
report higher expectations of remaining in the SGI as they age. 

Table 27 – Seniors likelihood of remaining on SGI 

Q.24 Likelihood to remain 65+ 75+ 85+ 
Certain or very likely 269 81% 68 91% 8 100% 
Not certain or very likely 63 19% 7 9% 0 0% 
Total seniors’ responses 332 100% 75 100% 8 100% 

  

Likewise, for seniors that were not certain they would remain, they reported housing issues as 
contributing more and more as they age.  

Table 28 – Housing as Factor in Uncertainty of Seniors’ ability to stay on SGI 

Housing factor 65+ 75+ 85+ 
Yes 38 48% 12 60% 3 75% 
Somewhat 11 14% 2 10% 0 0% 
No 30 38% 6 30% 1 25% 
Total seniors’ responses 79 100% 20 100% 4 100% 
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Housing preferences were probed to assist any future planning that may be undertaken.  Not 
surprisingly, most (90%) prefer a single-family dwelling, but many other forms are considered 
acceptable by large numbers of respondents.   

Table 29 – Preferences and Acceptability of Housing Forms 

Q26. Housing Preferences Prefer Would accept Would not accept 
Single family dwelling 554 90% 40 7% 5 1% 
Duplex or townhouse 46 7% 311 51% 74 12% 
Apartments or condominiums 36 6% 254 41% 130 21% 
Secondary Suite 28 5% 216 35% 167 27% 
Room in shared home 6 1% 74 12% 310 50% 
Mobile home 14 2% 208 34% 178 29% 
Boat or float home 25 4% 165 27% 209 34% 
Yurt 14 2% 120 20% 257 42% 
Tent, camper, temp shelter 4 1% 68 11% 315 51% 
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Ideas and Solutions 

The Housing Needs Assessment is not intended to evaluate suggestions or propose solutions, 
and it is beyond the scope of this study to venture into any housing strategies or planning for 
solutions.  The opportunity was taken, however, to seek input from residents as a starting point 
for any discussions on next steps that the community might undertake. 

Residents were asked for open-ended ideas and solutions that they favour.  Over half of survey 
respondents (477 of 865 or 55%) had suggestions and comments, many detailed and well 
thought out.  Below is a list of the predominant themes that emerged, with a rough estimation 
of frequency of mention.   

Table 30 – Housing Solution Themes 

Q27. Housing Solutions6 Survey    
Secondary suites and cabins (legalize) 81 15% 
Tiny Homes (lower footprint, more affordable) 79 14% 
Solutions for seniors (supports, accessibility) 66 12% 
Sharing (communal space/amenities, co-ops, co-housing) 54 10% 
Apartments/condos (as a built form) 52 9% 
Zoning, regulatory, taxation (incentives, remove barriers) 41 7% 
Vacation rentals (regulate, enforce) 37 7% 
Purpose built rentals (all households and forms e.g. cottages) 27 5% 
Employee housing (seasonal & year-round) 26 5% 
Social housing (rent controls & subsidies, co-ops, public land) 21 4% 
Multi-family (suited to many household types, incomes) 19 3% 
Low income (mostly rentals, some homeowner) 18 3% 
Trailers (seasonal workers, permanent pad rentals) 18 3% 
Homes for families (wide variety of solutions suggested) 15 3% 
TOTAL 554 100% 
Not categorized 83   

 

Not all comments are captured and categorized, rather the above table is intended to show 
broad areas of most interest.  Many comments were extensive, well-informed and 
informative, and would provide important ideas for future community planning. 

Next Steps - Keep Residents Informed 

Almost half of respondents indicated they would like to be kept informed of the results of the 
housing study or any housing initiatives, and 314 provided contact information.7  

                                                      
6 Note:  Q27. A full list of comments has been prepared, but not edited and therefore may include identifiers 

comments or information that could potentially identify the survey responder.  Responders were provided 
assurance of confidentiality, and as such this full list of comments may be provided to PAG separately, but would 
be done so on the condition of confidentiality and should not be circulated. 

7 Note:  Q28. for confidentiality, e-mail addresses will be provided to CRD and Islands Trust staff for circulation to 
PAG members at their discretion. 
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2. EMPLOYER SURVEY 8 
 

Stage 1 research clearly identified concerns over the negative impact that the shortage of 
affordable housing is having on the local businesses and economy.  To gain further insight into 
the impacts on employees, businesses, and the economic sustainability of the SGIs, a survey of 
employers was undertaken.   

The survey was posted online for 4 weeks, ending December 7, 2017 using Survey Monkey.  
Circulation was facilitated by PAG members and the Community Economic Sustainability 
Commission through various social media, and formal and informal networks. 

The opportunity was also taken to identify ideas for solutions, as well as to get a general sense 
of employer ability or willingness to participate in future housing initiatives.  The solutions 
data is intended to be used as a starting point for discussions with employers/potential 
housing providers and as a baseline for future years’ surveys. 

A total of 54 employers responded to the survey, representing approximately 240 year-round 
and 142 seasonal employees across a wide range of business sectors. 

Employer Responses 

Businesses were locations on each island. 
Table 31 – Business Locations 

Q2. Business 
Location Businesses 

Galiano 6 11% 
Mayne 7 13% 
North Pender 29 54% 
South Pender 2 4% 
Saturna 4 7% 
Other 6 11% 
Totals  54 100% 

 

Employees Represented 

Respondents represented a total of over 382 employees, with approximately 63% working 
year-round and 37% working seasonally.   

Table 32 – Seasonality of Employment 

Q4. Season Employees 
Year-round 240 63% 
Seasonal 142 37% 
Totals  382 100% 

                                                      
8 Note:  Q8. A full list of employers’ comments has been prepared, and may include identifiers comments or 

information that could potentially identify the survey responder.  Responders were provided assurance of 
confidentiality, and as such this full list of comments will be provided to PAG separately, but is done so on the 
condition of confidentiality and should not be circulated. 
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Employers broke down residency and commuting patterns for employees’ positions. 
Table 33 – Residence and Seasonality of Employment Positions 

Q5. Residency/Commuting Year-round Seasonal Total 
Reside in SGI 226 79% 61 50% 287 70% 
Commute to SGI 14 5% 14 12% 28 7% 
Live in SGI for seasonal work 41 14% 45 37% 86 21% 
Live off-island and work remotely 6 2% 1 1% 7 2% 
Totals  287 100% 121 100% 408 100% 

 

Employment Sectors 

The employers represent the sectors identified below.  Some employers indicated that their 
business was involved in more than one sector (hence 68 sectors for 54 employers). 

Table 34 – Survey Responses by Business Sector 

Q3. Business Sectors # % total 
Trades/Constr., RE & Property Services 18 26% 
Food Services 8 12% 
Retail 7 10% 
Non-Profit Organization 7 10% 
Accommodation 6 9% 
Agriculture 5 7% 
Health & Wellness 4 6% 
Education 3 4% 
Other 3 4% 
Social Services 2 3% 
Technology & Telecommunications 2 3% 
Transportation 1 1% 
Finance, Legal & Insurance 1 1% 
Travel & Tourism 1 1% 
Emergency Services 0 0% 
Arts & Entertainment 0 0% 
Government 0 0% 
Total business sectors 68 100% 
Total businesses 54   

 

A strong majority of employers reported that the availability of housing affects their ability to 
hire the right number of suitable employees (43% yes + 36% sometimes).  Most also indicated 
that more affordable housing would enable them to hire more staff or expand their business 
(51% yes + 30% maybe). 
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Table 35 – Affects ability to hire 

Q6. Affect ability to hire Businesses 
Yes or sometimes 42 79% 
No or not sure 11 21% 
Totals  53 100% 

 

Table 36 – New housing impact on hiring 

Q7. Housing to enable hiring Businesses 
Yes or maybe 43 81% 
No or not sure 10 19% 
Totals  53 100% 

Employee Profiles 

Employers (51) reported notably more female than male employees particularly in year-round 
positions (60%).   

Table 37 – Gender 

Q9. Gender Female Male Other TOTAL 
Year-round 144 60% 94 39% 2 1% 240 100% 
Seasonal 45 56% 34 43% 1 1% 80 100% 
Totals  189 59% 128 40% 3 1% 320 100% 

 

Overall, the largest single age group of total employees is 45-54, followed closely by those aged 
35-44.  The profiles differ when considering seasonality; very few residents under 35 are 
employed year-round (6%), compared with seasonal (35%).  75% of seasonal employees are 
under 45, whereas 22% of year-round employees are under 45.   

The very high proportion of older residents in the year-round workforce signals an upcoming 
challenge for employers as these employees retire, if younger workers cannot be attracted or 
retained due to housing affordability problems.  This could be exacerbated as seniors remain in 
their existing homes, unable to downsize due to the lack of availability suitable alternatives. 

Table 38 – Employee Age Profile 

Q10. Age Year-Round Seasonal Total 
20 to 24  7 3% 12 16% 19 6% 
25 to 34  7 3% 15 19% 22 7% 
35 to 44  41 17% 31 40% 72 22% 
45 to 54  75 30% 7 9% 82 25% 
55 to 64  49 20% 5 6% 54 17% 
65 to 74  50 20% 2 3% 52 16% 
75 to 84  18 7% 5 6% 23 7% 
Over 85 0 0% 0 0% 0 0% 
Totals 247 100% 77 100% 324 100% 
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Employers may not be fully familiar with the household status of all their employees, but were 
able to report on most year-round employees, and close to a third of seasonal employees. 
 

Table 39 – Employee Household Status (Employer reported) 

Q11. Households9 Year Round Seasonal Total 
Families with children 80 33% 23 55% 103 37% 
Families without children 89 37% 2 5% 91 32% 
Lone parent families with children 17 7% 3 7% 20 7% 
One-person households 44 18% 9 21% 53 19% 
Other 10 4% 5 12% 15 5% 
Totals 240 100% 42 100% 282 100% 

 

Income 

Forty-one (41) employers reported the monthly salary of about 70% of employees.  Except for 
one-person households or lone parent families, one cannot make perfect assumptions about 
how these salaries relate to housing affordability as other household members may contribute 
to housing costs.  Nevertheless, it does provide some insights into income, and does 
demonstrate a markedly lower income for seasonal employees. 

Table 40 – Employee Monthly Salaries (Employer reported) 

Q12. Income Year Round Seasonal Total 
Under $400 11 6% 6 10% 17 7% 
$400 to $800 34 17% 14 24% 48 19% 
$800 to $1,250 19 10% 16 28% 35 14% 
$1,250 to $1,650 23 12% 13 22% 36 14% 
$1,650 to $2,000 28 14% 2 3% 30 12% 
$2,000 to $2,500 13 7% 2 3% 15 6% 
$2,500 to $2,900 16 8% 3 5% 19 7% 
$2,900 to $3,300 18 9% 1 2% 19 7% 
$3,300 to $3,750 4 2% 1 2% 5 2% 
$3,750 to $4,200 12 6% 0 0% 12 5% 
$4,200 to $5,000 7 4% 0 0% 7 3% 
Over $5,000 13 7% 0 0% 13 5% 
Totals 198 27% 58 3% 256 22% 

 
 

                                                      
9 Household composition categories used are intended to parallel those used by Statistics Canada to enable 

comparison to Census results.  Families with children can reflect many household types; families without children 
refer to couples; other households include multi-generational, multi-family, and two or more unrelated person 
households. 
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Current Employee Housing 

Most employers (39 or 76%) do not provide any housing or housing assistance to their 
employees.  Of those that do, 11 described the types of assistance they provided to 18 
employees.   

Table 41 – Housing Assistance 

Q16. Housing Assistance Employers 
Yes 12 24% 
No 39 76% 
Totals  51 100% 

 

Table 42 – Type of Housing Assistance 

Q17. Housing Assistance Year Round Seasonal Total Employees 
Housing 6 6 12 67% 
Assistance locating housing 2 4 6 33% 
Housing allowance 0 0 0 0% 
Totals  8 10 18 100% 

 

Most employers (30/54) reported that at least some of their employees had trouble finding 
affordable and appropriate housing within the last year.  Most reported 1 or 2 employees 
experienced difficulty, although some employers reported larger numbers of employees (total 
92 employees). 

Table 43 – Employees difficulty finding housing 

Q13. Difficulty finding housing 
# 

employees 
# 

employers Total units 

1 9 9 
2 10 20 
3 2 6 
4 3 12 
5 1 5 
7 2 14 
8 1 8 
9 2 18 

Totals 30 92 

 

Employers were asked to rank (from a list) the main types of housing difficulties experienced by 
their employees.  Affordability was ranked as the worst condition, followed by unhealthy 
conditions and crowding.   
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Table 44 – Employee Housing Difficulties (Employer reported) 

Q14. Nature of housing difficulties Low   Med  High  M-H 
ranking 

Not affordable relative to income 3 2 28 30 #1 
Unhealthy conditions (e.g. mould, needs repairs) 3 11 18 29 2 
Crowding 5 5 18 23 3 
Location relative to transportation available 7 6 13 19 4 
Insecure tenure or need for frequent moves 10 6 11 17 5 
Lack of availability 6 6 10 16 4 
Unsuitable for children 13 10 5 15 7 
Unsuitable for pets 9 4 9 13 8 
Distance to work or services 6 5 7 12 9 
Total 62 55 119 174   

 

Impacts on Hiring 

Sixteen (16) of the 54 employers reported that they had lost employees or had potential 
employees that were unable to accept job offers due to housing in the last year.  The 
numbers ranged from 1-12 employees (total 43). 

Table 45 – Employees Lost or unable to hire 

Q15. # 
employees 

# 
responses 

Total 
employees 

1 6 6 
2 3 6 
3 2 6 
4 3 12 
7 1 7 

12 1 12 
Totals 16 43 

Employer Housing Plans 

Most employers do not plan to provide housing, although 2 did indicate they do plan to do so, 
and 9 indicated that they might.   

Table 46 – Plans for Employee Housing 

Q18. Plans # employers 
Yes (2) or maybe (9) 11 24% 
No 34 76% 
Totals  45 100% 

 

Most employers who responded to this question (24/32) reported that new workforce housing 
units would meet their business’s needs with numbers ranging from 1-20 units per business (total 
64 units). 
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Table 47 – Plans for Housing Assistance 

# employees 
housing units 

# 
responses 

Total 
units 

1-2 14 0 
3-5 6 24 

6-10 3 20 
20 1 20 

Totals 24 64 
 

The majority of employers that responded to this question (27/48 or 56%) indicated that they 
would be willing to work with other employers or agencies to develop solutions.  An additional 9 
suggested ‘maybe’ citing time constraints and regulatory issues as obstacles. 

 
Table 48 – Interest in working on housing solutions 

Q20. work on solutions Employers 

Yes (27) or maybe (9) 36 75% 

No 12 25% 

Totals  48 100% 

 

Fewer indicated a willingness (or ability) to partner financially to develop workforce housing, 
however 2 did say ‘yes’ and 15 ‘maybe’.  ‘Maybe’ comments included financial and regulatory 
constraints, with interest if housing was directed to their own employees. 

 
Table 49 – Interest or ability to contribute financially 

Q21. contribute financially Employers 
Yes (2) or maybe (3) 17 37% 
No 29 63% 
Totals  46 100% 
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Ideas and Solutions 

Employers were asked to provide open-ended solutions that they favour or ideas to propose.  
Below is a list of the main theses that emerged, with a roughly estimation of frequency of 
mention.   

Table 50 – Employer Housing Solution Themes 

Q22. Housing Solutions10 Employers 
Zoning, regulatory, taxation (incentives, remove barriers) 9 20% 
Tiny Homes (individual properties, groupings) 8 17% 
Cabins, secondary suites, cottages (legalize) 8 17% 
Vacation rentals (reduce, regulate) 8 17% 
Sharing (hostels, co-ops, shared amenities/servicing)  6 13% 
Employees (part-week, seasonal, on business sites) 4 9% 
Economic development (raise incomes to afford) 1 2% 
Homes for Families (service industry workers) 1 2% 
Condos (housing form suggestion0 1 2% 
TOTAL 46 100% 
Not categorized 3      

Next Steps - Keep Employers Informed11 

Nine (9) employers asked to be kept informed of the results of the housing study or any housing 
initiatives, yet many more (23) provided contact information.  

                                                      
10 Note:  Q22. A full list of comments has been prepared, but not edited and therefore may include identifiers 

comments or information that could potentially identify the survey responder.  Responders were provided 
assurance of confidentiality, and as such this full list of comments may be provided to PAG separately, but would 
be done so on the condition of confidentiality and should not be circulated. 

11 Note: Q23. for confidentiality, e-mail addresses will be provided to CRD and Islands Trust staff for circulation to 
PAG members at their discretion. 
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