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REQUEST FOR DECISION REPORT 

 
TO:  Regional Board 

FROM: Laura Roddan, Manager of Planning Services 

IN COLLABORATION WITH: Julia Dykstra, Planner 
SUBJECT: Public Hearing Report - Agricultural Land Reserve Application for 
Exclusion in Gillies Bay, Texada Island 
   
 
ACTION/RECOMMENDATION 
 
1. THAT the Board supports the application to the Agricultural Land Commission to 
exclude a 3.2 hectare parcel of land (legally described as The North East 1/4 Of Section 
9 Texada Island District Except Plans 12042, 14959, 16670, 17746, 21635 and 
BCP44229) from the provincial Agricultural Land Reserve to accommodate a proposed 
seniors housing project at the corner of Gillies Bay Road and Airport Road on Texada 
Island. 
  
2. THAT the Board direct staff to submit the ALC Application ID: 69527 to the 
Agricultural Land Commission including a copy of the Board’s resolution of support and 
that the following comments be included in support of the application: 
  

a. The Board respectfully understands that the purpose of the Agricultural Land 
Commission is to preserve agricultural land and encourage farming; 
  
b. There is a well-documented need for seniors’ affordable housing on Texada 
Island in the qathet Regional Housing Needs Report (Mar 2021), and TINSHS 
Texada Seniors Housing Needs Report (May 2023); 
  
c. There are currently no other available locations for seniors housing within walking 
distance of the Gillies Bay village that are not in the Agricultural Land Reserve or 
affected by natural hazard areas; 
  
d. The Land Capability for Agriculture Assessment states that the potential for 
agricultural use is constrained due to multiple and variable limitations to agriculture; 
and 
  
e. That the land will be used for forestry under the Private Managed Forest Act and 
not farming if the seniors housing project is not developed. 

 



 
 
   
 
PURPOSE/SUMMARY 
 
To report on the public hearing for the application for ALR Exclusion under the 
Agricultural Land Commission Act, Gillies Bay, Texada Island; and to consider a 
recommendation to submit the ALC Application ID: 69527 to the Agricultural Land 
Commission. 
 
BACKGROUND 
 
On September 27, 2023, the Regional Board adopted the following resolution: 

  
THAT the qathet Regional District support the request, from Selkirk Mountain 
Forest Ltd. and Texada Island Non-profit Seniors Housing Society, to apply to the 
Agricultural Land Commission for exclusion of a 3.2 hectare parcel of land from the 
Agricultural Land Reserve to accommodate a seniors housing project at the corner 
of Gillies Bay Road and Airport Road in Gillies Bay; and 

 
THAT the Board direct staff to work with the landowner, Selkirk Mountain Forest 
Ltd, to initiate an exclusion application to the Agricultural Land Commission for the 
proposed 3.2 hectare parcel of land; and 

 
THAT the landowner be required to pay a $1,500 ALR exclusion application fee 
plus all costs associated with the posting of signs on the affected property included 
in the application, and advertising notice of public hearing in Texada Express Lines 
and three consecutive issues of the Powell River PEAK newspaper. 
  

On December 6, 2023, the Regional Board adopted the following resolution: 
  
THAT the Board delegate holding of a Public Hearing for the Agricultural Land 
Commission Application for Exclusion (#69527) to a Public Hearing Committee; and 

 
THAT the Board appoint three Directors to the Public Hearing Committee; and 

 
THAT Director McCormick, Director Brander and Director Gisborne be appointed to 
the Public Hearing Committee; and 

 
THAT Director McCormick be appointed to Chair the Public Hearing. 

 
STRATEGIC PLAN: 
 
Legislative Requirement 
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TYPE OF DECISION 
 
 Directive Decision 
 
DECISION COMMENTS: 
 
This decision is time-sensitive. Texada Island Non-Profit Seniors Housing Society 
(TINSHS) has received approvals for grant funding from the Vancouver Foundation and 
Canada Mortgage and Housing (CMHC). CMHC construction dollars are contingent on 
TINSHS having the land and being shovel ready to begin construction of the proposed 
seniors housing by summer 2024. 
  
On January 10, 2024, the Agricultural Land Commission announced their application 
portal will be changed. Staff have been advised to submit the application before the 
portal is closed on February 7, 2024. Applications in-stream will not be migrated to the 
new system. If the February 7, 2024 submission deadline is missed, staff will have to 
generate a new application in the new ALC application portal when it is launched on 
February 12, 2024.  
 
LEGISLATIVE, REGULATORY, BYLAW OR POLICY IMPACT/RELATIONSHIP 
 
Under the Agricultural Land Commission Act, Local Government initiated exclusion 
applications are required to hold a public hearing in accordance with s. 465 of the Local 
Government Act including posting a notice of public hearing on the subject property, 
publishing notice in the local newspaper and providing a public hearing report to the 
Regional Board in order to pass a resolution on the application. 
  
qathet Regional District Policy 5.2.6 Public Hearing Procedure and Conduct establishes 
guidelines for public hearing procedure and conduct. 
 
DISCUSSION/ANALYSIS 
 
A public hearing was held on January 16, 2024 from 5:00 pm to 5:23 pm at the Texada 
Community Hall, in Gillies Bay. There were 34 members of the public in attendance. 
  
A copy of the public hearing attendance list is attached to this report as Appendix A. 
  
The Chair conducted the public hearing according to the established guidelines for 
public hearing procedure and conduct set out under qathet Regional District Policy 5.2.6 
Public Hearing Procedure and Conduct. 
  
  
  
  

Page 3 of 52



 
 
 
Oral Presentations 
 
During the public hearing, seven members of the public spoke in support of the 
application. There were no members of the public who spoke in opposition to the 
application.  
  
A copy of the summary of oral presentations is attached here as Appendix B.  
  
Written Submissions 
 
By the close of the public hearing, 13 written submissions were received in support of 
the application. There were no written submissions opposed to the application. 
  
A copy of the written submissions received is attached here as Appendix C.  
 
FINANCIAL IMPACT 
 
The land owner has paid the $1,500 application fee. If the Board supports the 
application and directs staff to proceed, $750 of the application fee would be forwarded 
to the ALC to process the ALR Exclusion Application. 
 
PUBLIC AND/OR STAKEHOLDER ENGAGEMENT REQUIRED OR PERFORMED 
 
Under the Agricultural Land Commission Act, Local Government initiated exclusion 
applications are required to hold a public hearing in accordance with s. 465 of the Local 
Government Act. Notification of the public hearing was made available in following 
locations:  
  

 qRD Current Projects & Initiatives website on December 21, 2023; 
 qRD Public Notices website on January 2, 2024; 
 qRD Public Notice Board at 202-4675 Marine Ave on January 4, 2024; 
 Texada Express Lines January 2024 publication;  
 Powell River Peak newspaper published January 4, 2024; and 
 Powell River Midweek Peak newspaper published January 4 and January 11, 

2024. 
  
Under the Agricultural Land Commission Act, Local Government initiated exclusion 
applications are required to post a sign on the affected parcel(s) advising of the 
exclusion application. A sign was posted on the subject property on December 21, 2023 
in three locations identified by ALC staff as the most appropriate locations: on Airport 
Road, on Gillies Bay Road and at the intersection of Gillies Bay Road and Airport Road.  
  
Copies of the notification methods are attached to this report as Appendix D. 
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The application package and supporting documents have been available to the public 
on the qRD Current Projects & Initiatives website: 
www.qathet.ca/current_project/alrexclusion. This website will be updated as the 
application progresses. 
  
Under the Agricultural Land Commission Act, Local Government initiated exclusion 
applications are required provide a copy of the application to adjacent or affected local 
or First Nation governments. The application was sent the following adjacent or affected 
local or First Nation governments: 
  

 Gillies Bay Improvement District 
 Tla'amin First Nation 
 K’ómoks First Nation 

  
Copies of this correspondence are attached to this report as Appendix E. 
  
The public hearing process complied with procedures and notice requirements in 
accordance with s. 465 the provincial Local Government Act and qRD Policy 5.2.6 
Public Hearing Procedure and Conduct. 
 
CONCLUSION 
 
Based on feedback received through the public hearing process, staff is recommending 
the Board supports the application to exclude a 3.2 hectare parcel of land from the 
provincial Agricultural Land Reserve to accommodate the proposed seniors housing 
project at the corner of Gillies Bay Road and Airport Road on Texada Island.  
  
Based on analysis of the application materials and public comments heard through the 
public hearing process, staff are confident that the Agricultural Land Reserve 
Application for Exclusion for seniors housing meets the needs of the community based 
on the following: 
  

 The Board respectfully understands that the purpose of the Agricultural Land 
Commission is to preserve agricultural land and encourage farming; 

 There is a well-documented need for seniors’ affordable housing on Texada 
Island in the qathet Regional Housing Needs Report (Mar 2021), and TINSHS 
Texada Seniors Housing Needs Report (May 2023);  

 There are currently no other available locations for seniors housing within 
walking distance of the Gillies Bay village that are not in the Agricultural Land 
Reserve or affected by natural hazard areas; 

 The Land Capability for Agriculture Assessment states that the potential for 
agricultural use is constrained due to multiple and variable limitations to 
agriculture; and  

 That the land will be used for forestry under the Private Managed Forest Act and 
not farming if the seniors housing project is not developed. 
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ATTACHMENTS 
Appendix A_Record of Attendance 
APPENDIX B_Speaker Summary 
Appendix C_Written Submissions 
Appendix D_Notice of Application 
Appendix E_Notice to other LG or FN 
 
Approved By: Status: 
Laura Roddan, Manager of Planning Services Approved - 17 Jan 2024 
Al Radke, Chief Administrative Officer Approved - 17 Jan 2024 
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APPENDIX B 

SPEAKERS SUMMARY 

ALR Exclusion Application 

Public Hearing  

January 16, 2024 at Texada Community Hall,  

Gillies Bay, Texada Island 
 

Cathy Brown – 6895 Sienna Road 

Speaking as President of the Texada Island Non-profit Seniors Housing Society (TINSHS) in 

support of the application. She commented on public support, funding, limits of agricultural 

capability on the proposed project site, and the application process. 

 

Elle Rosenthal – 3025 Kirk Lake Road 

Spoke in support of the application and to the critical need for seniors housing on Texada. She 

commented that the location is ideal and there is no other suitable land for seniors housing in 

Gillies Bay. 

 

Guy Durnin – 6827 Sienna Road 

Asked a question to staff related to how the Agricultural Land Commission participates in  

the application process. 

 

J. Dykstra responded 

 

Timothy Atwood – 3221 Kirk Lake Road 

Spoke in support of the application and the critical need for seniors housing on Texada. 

 

Tom Brent – 6715 Shelter Point Road 

Spoke in support of the application and past experience with ALC decisions.  

 

Jesse Coplin – 6894 Sienna Road 

Speaking on behalf of Selkirk Mountain Forest Ltd. in support of the application. He commented 

on application process and research on other ALR exclusion applications for seniors housing. 

 

Joseph Scott – 7338 Bell Road 

Spoke in support of the application, commended TINSHS for their work and commented that 

this is the perfect location for seniors housing. 
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Correspondence received for Public Hearing 

ALR Application for exclusion on Texada Island 

ALR Application ID#69527 

qathet Regional District  

January 15, 2024 
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1

Julia Dykstra

From: Geraldine McDonald 
Sent: January 15, 2024 10:09 AM
To: Planning
Subject: ALR exclusion application - Texada Island - senior housing development

⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 
attachments. ⚠ 
 
I am unable to attend the meeting tomorrow and it is too late to put my letter in the mail.  This email address 
was also given so hope it will suffice to express my support for the ALR exclusion. 
 
Texada's senior population has grown significantly and regular housing/services are lacking on the island - and 
unaffordable elsewhere.   
 
As Texada has long supported the forestry industry in so many ways, it would only be fair to "give back" in this 
way.  The Society that works with this group has worked very hard to exhaust all other sources for funding and 
this land exclusion/gift could be a deal breaker. 
 
Thank you for your consideration. 
 
Geraldine McDonald 
2042 Nicholas Avenue 
VanAnda, BC 
V0N 3K0 
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1

Julia Dykstra

From: Teresa Hollo 
Sent: January 6, 2024 3:33 PM
To: Planning
Subject: ALR Public Hearing- Texada Jan 16

Follow Up Flag: Follow up
Flag Status: Flagged

⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 
attachments. ⚠ 
 
Attention: ALR Exclusion  
 
We are in full support of Granting ALR exclusion of the Selkirk Mountain Forest Lt property for the 
purpose of  accommodating a proposed seniors housing project at the corner of Gillies Bay Road and 
Airport Road in Gillies Bay. 
 
 
Very pleased that TINSHS,  our community and qRD are working strongly together towards the goal of the 
much needed Seniors Housing on Texada. 
 
 
Teresa and John Hollo 
Van Anda, BC 
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1

Julia Dykstra

From:
Sent: January 5, 2024 2:34 PM
To: Planning
Cc:
Subject: Texada Seniors Housing Society

⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 
attachments. ⚠ 
 
Hello, 
     I have been a resident in Gillies Bay on Texada for the past 7 years.  I support the application to remove the 3.24 
hectare site across from the Community Hall for the purposes of seniors housing.  Such accommodations are needed for a 
senior intensive Gulf Island population.  It is also a block away from our medical clinic which makes it an ideal site.  The 
only caveat I would have for such a facility is an ambulance facility be part of its construction to be near such a 
concentration of elderly citizens.   
Kind regards, 
Peter Skipper 
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1

Julia Dykstra

From: Anne Carney 

Sent: January 16, 2024 4:13 PM

To: Planning

Subject: ALR Exclusion Application⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or 

opening links or attachments. ⚠ 
 
 
I support the exclusion of land from the ALR to accommodate the proposed seniors housing project at the 
corner of Gillies Bay and Airport roads. 
 
Thank you, 
Anne Carney 
Sent from my iPhone 
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1

Julia Dykstra

From: Pauline Fleming 

Sent: January 16, 2024 3:13 PM

To: Planning

Subject: ALR exclusion application⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 

Good day,  

My husband and I are residents of Texada and we support the exclusion of the 8 acre parcel as applied for by 

the qRD on behalf of Selkirk Mountain Forest Ltd. 

Pauline Fleming 

M.Douglas Fleming 

PO Box 96 

4758 Cedar St. 

Gillies Bay, BC 

Texada Island 
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1

Julia Dykstra

From: Rita Dubman 

Sent: January 16, 2024 1:48 PM

To: Planning

Subject: Attn: ALR exclusion⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 

Hello,  

 

I am a resident of Powell River. I would like to send in my support for the ALR exclusion of the parcel at the 

intersection of Gillies Bay rd. and Airport rd. on Texada Island ahead of the public hearing today. 

 

Thank you, 

 

Rita Dubman  
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1

Julia Dykstra

From: Debbie Gill 

Sent: January 16, 2024 11:12 AM

To: Planning

Subject: Rezoning of land on Texada Island⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 

Hello, 

 

My husband and myself are unable to attend the meeting tonight on Texada Island, but I wanted to let the qRD 

know that we both support the rezoning of the 8 acres of land in Gillies Bay to accommodate the project by 

Texada Island Non-profit Seniors Housing Society. 

 

Thank you, 

Debra Gill & 

Ronald Smith 

 

5295 Gracemere St. 

Van Anda, BC 

V0N 3K0 
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1

Julia Dykstra

From: Helen Rasmussen <

Sent: January 16, 2024 11:08 AM

To: Planning

Subject: Support for Texada Island Non-Profit Seniors Housing⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 

To Whom It May Concern,  

  

I am writing in support of the non-profit seniors housing on Texada Island.  

 

I am an older adult with disabilities on a fixed very low income and can not drive so I am limited in the ways I 

can contribute but in March or April when I get out of debt and I have the financial means to, I am making a 

sizable donation. 

 

Thank you. 
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1

Julia Dykstra

From: c brown 

Sent: January 16, 2024 10:03 AM

To: Planning

Subject: ALC application Selkirk / Texada⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 
To the qRD and ALC, 
 
As I age, I am seeing friends and neighbours leaving Texada because they can no longer manage 
their acreages or even city lot homes.  This proposed project will help strengthen our community by 
giving us an option to live longer on this island we love, surrounded by our lifelong friends and 
supports. 
 
I fully support this application by the qathet Regional District on behalf of Selkirk Mountain Forest Ltd 
to exclude the identified 8 acres in Gillies Bay for seniors housing. 
 
Sincerely, John Brown 
                 PO Box 168, Gillies Bay, BC V0N1W0 
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1

Julia Dykstra

From: Cheryl Nyl >

Sent: January 16, 2024 9:36 AM

To: Planning

Subject: ALR Exclusion in Gillies Bay⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 
We Cheryl and Marvin Nyl of 6047 Barfield Rd VanAnda V0N3K0 agree with the exclusion of the 8 acre 

property from the ALR. 
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1

Julia Dykstra

From: Christina Nordstrand 

Sent: January 16, 2024 12:20 AM

To: Planning

Subject: Gillies Bay senior housing at Airport Road⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 

Hi,  

I live at 5451 Gillies Bay Road. I would like to offer my support to the seniors housing project. It is a valuable 

and much needed addition to our community. The land in the application is not being used for agriculture and to 

the best of my knowledge has not been in the past. It is also within the gillies bay water delivery area so will 

have adequate resources for the residents. 

 

Thank you. 

Christina Nordstrand  

 

Page 26 of 52



1

Julia Dykstra

From: Leslie Goresky 

Sent: January 15, 2024 6:12 PM

To: Planning

Subject: ALR Exclusion Application⚠CAUTION: This email originated from an external sender. Verify the source before responding to the email or opening links or 

attachments. ⚠ 

 

To whom it may concern 
 
Please note I am in favour of the ALR Exclusion Application submitted by Selkirk 
Mountain Forest Ltd. regarding the 8 acres intended for the use to build seniors 
housing on Texada Island within the Gillies Bay Improvement district. 
 
 

Leslie Goresky 
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APPENDIX  D

Notice  of  the  Application:  Sign,  Notice  of  Public  Hearing, & Website Content

ALR  Application  for  exclusion  on  Texada  Island

ALR  Application  ID#69527

qathet  Regional  District

January  16,  2024
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Proof of Signage

ALR Application ID#69527

qathet Regional District

December 22, 2023
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qathet Regional District Map

This mapping data has been compiled by the qathet Regional District using data derived from a number of different sources
with varying levels of accuracy. The qathet Regional District disclaims all responsibility for the accuracy or completeness of 
this information.

DISCLAIMER

² 1:7,000SCALE

parent parcel
parent parcel

parent parcel

sec. for exclusion

#

#
#

# three signs at  
location of each  
hooked parent parcel
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Sign at Gillies Bay Road
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Sign at Gillies Bay Road and Airport Road
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Sign at Airport Road
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TUESDAY, JANUARY 16, 2024 - 5pm

Michelle Jones, Manager of Administrative Services

The Board of qathet Regional District 
(qRD) gives notice that it will host a Public 
Hearing to consider the exclusion of 
3.2 hectares of land (outlined in BOLD in 
map) from the Agricultural Land Reserve 
(ALR) to accommodate a proposed seniors 
housing project at the corner of Gillies 
Bay Road and Airport Road in Gillies Bay, 
Texada Is, on Tuesday, January 16, 2024 
at 5 pm at the Texada Community Hall.  All 
persons who believe that their interest is 
affected shall be afforded an opportunity to 
be heard. 

The intent of the Public Hearing is to satisfy 
the requirements for qathet Regional District 
to submit an application for ALR Exclusion 
under the Agricultural Land Commission Act. 

The application can be examined online or 
at the qRD Administration Office, 202-4675 
Marine Ave, Powell River.

More information can be found on the qathet 
Regional District website:

www.qathet.ca/current_project/
ALRexclusion 

If you have questions about the ALR 
Exclusion application, please contact the 
Planning Department 604-485-2260 or 
planning@qathet.ca.

Ways You Can Participate
Attend In-Person
Tuesday, January 16 at 5:00pm 
Texada Community Hall, 
5079 Gillies Bay Rd

Send a Letter
Attention: ALR Exclusion
202-4675 Marine Ave, 
Powell River BC V8A 2L2
planning@qathet.ca

All submissions must be received prior to 
the close of the Public Hearing.

PUBLIC HEARING
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APPENDIX E 

 

 

 

 

 

 

Notice of Application to adjacent or affected Local Governments or First Nations governments 

ALR Application for exclusion on Texada Island 

ALR Application ID#69527 

qathet Regional District  

January 16, 2024 
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  #202 - 4675 Marine Avenue, Powell River, BC V8A 2L2 
Telephone: 604-485-2260   Fax: 604-485-2216 

Email: administration@qathet.ca 
Website: www.qathet.ca 

 
 

 

 
January 4, 2024 
 
 
Gillies Bay Improvement District 
Att: Theresa Beech, Corporate Officer 
PO Box 102  
Gillies Bay, BC V0N 1W0 
Via email: admin@gillies-bay.ca 
 
SUBJECT:   qathet Regional District Application for Agricultural Land Reserve Exclusion 

under the Agricultural Land Commission Act for a proposed seniors housing 
project in Gillies Bay, Texada Island 

 
Dear Ms. Beech, 
 
The qathet Regional District is preparing an application for Agricultural Land Reserve (ALR) Exclusion 
under the Agricultural Land Commission Act to enable the construction of a proposed seniors housing 
project in the unincorporated village of Gillies Bay on Texada Island that will include up to 40 units of 
supportive seniors housing, shared amenity space, administrative space, and common areas including 
forest walking trails and a community garden. The non-profit housing society is proposing to provide 
housing for residents of Texada Island to support safe, appropriate and affordable housing on Texada 
Island to age-in-place.  
 
On September 27, 2023, the qathet Regional District Regional Board adopted the following resolution: 
 

THAT the qathet Regional District support the request, from Selkirk Mountain Forest Ltd. and Texada 
Island Non-profit Seniors Housing Society, to apply to the Agricultural Land Commission for exclusion 
of a 3.2 hectare parcel of land from the Agricultural Land Reserve to accommodate a seniors housing 
project at the corner of Gillies Bay Road and Airport Road in Gillies Bay; and 
 
THAT the Board direct staff to work with the landowner, Selkirk Mountain Forest Ltd, to initiate an 
exclusion application to the Agricultural Land Commission for the proposed 3.2 hectare parcel of land. 

 
Selkirk Mountain Forest Ltd. owns the subject site and most of the surrounding land affected by the 
provincial ALR. The land is designated Private Managed Forest Land by the province and managed by 
Selkirk Mountain Forest Ltd. under the provincial Private Managed Forest Act.  
 
Texada Island Non-profit Seniors Housing Society (TINSHS) is a non-profit organization supporting the 
establishment of seniors housing on Texada Island. TINSHS conducted an on-island survey in 
November 2022 and subsequently completed a 'Texada Seniors Housing Needs Report' in May 2023 
which confirmed the need for senior-friendly accommodations that support safe and appropriate aging-
in-place for residents of Texada Island. 
 
qathet Regional District believes that the 3.2 hectares should be excluded from the ALR to meet the 
need for seniors housing in the unincorporated village of Gillies Bay on Texada Island. This rationale is 
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based on consistency with the Texada Island Official Community Plan (Aug 2021), qathet Regional 
Housing Needs Report (Mar 2021), TINSHS Texada Seniors Housing Needs Report (May 2023) and 
Madrone Environmental Services Ltd Land Capability for Agriculture Assessment (Nov 2023).  
 
To satisfy the requirements of the qathet Regional District’s application for ALR Exclusion under 
the Agricultural Land Commission Act, this correspondence serves to provide your agency a copy of the 
application. 
 
A Public Hearing has been scheduled for Tuesday, January 16, 2024 at 5 pm at the Texada Community 
Hall, 5079 Gillies Bay Rd, Texada Island. The intent of the Public Hearing is to satisfy the requirements 
for qathet Regional District to submit an application for ALR Exclusion under the Agricultural Land 
Commission Act. All persons who believe that their interest is affected shall be afforded an opportunity 
to be heard.  
 
To review the entire ALR Exclusion application and supporting documents, please visit the website: 

 
www.qathet.ca/current_project/alrexclusion 

 
As a community partner, it would be my pleasure to provide more details or answer questions related to 
this correspondence. Alternatively, you can provide comments as part of the public record of the Public 
Hearing. Please provide your comments no later than 4:30 pm on January 16, 2024. 
 
 
Sincerely,  
 
 
 
 
Laura Roddan, RPP, MCIP 
Manager of Planning Services  
lroddan@qathet.ca 
604-485-2260 ext. 404 
 
 
Att: (1) qathet Regional District ALR Application Submission 
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  #202 - 4675 Marine Avenue, Powell River, BC V8A 2L2 
Telephone: 604-485-2260   Fax: 604-485-2216 

Email: administration@qathet.ca 
Website: www.qathet.ca 

 
 

 

 
January 4, 2024 
 
 
K’ómoks First Nation 
Att: Tina Mclean, Chief Administrative Officer 
3330 Comox Road 
Courtenay, BC   V9N 3P8 
Via email: Reception@komoks.ca 
 
SUBJECT:   qathet Regional District Application for Agricultural Land Reserve Exclusion 

under the Agricultural Land Commission Act for a proposed seniors housing 
project in Gillies Bay, Texada Island 

 
Dear Ms. Mclean, 
 
The qathet Regional District is preparing an application for Agricultural Land Reserve (ALR) Exclusion 
under the Agricultural Land Commission Act to enable the construction of a proposed seniors housing 
project in the unincorporated village of Gillies Bay on Texada Island that will include up to 40 units of 
supportive seniors housing, shared amenity space, administrative space, and common areas including 
forest walking trails and a community garden. The non-profit housing society is proposing to provide 
housing for residents of Texada Island to support safe, appropriate and affordable housing on Texada 
Island to age-in-place.  
 
On September 27, 2023, the qathet Regional District Regional Board adopted the following resolution: 
 

THAT the qathet Regional District support the request, from Selkirk Mountain Forest Ltd. and Texada 
Island Non-profit Seniors Housing Society, to apply to the Agricultural Land Commission for exclusion 
of a 3.2 hectare parcel of land from the Agricultural Land Reserve to accommodate a seniors housing 
project at the corner of Gillies Bay Road and Airport Road in Gillies Bay; and 
 
THAT the Board direct staff to work with the landowner, Selkirk Mountain Forest Ltd, to initiate an 
exclusion application to the Agricultural Land Commission for the proposed 3.2 hectare parcel of land. 

 
Selkirk Mountain Forest Ltd. owns the subject site and most of the surrounding land affected by the 
provincial ALR. The land is designated Private Managed Forest Land by the province and managed by 
Selkirk Mountain Forest Ltd. under the provincial Private Managed Forest Act.  
 
Texada Island Non-profit Seniors Housing Society (TINSHS) is a non-profit organization supporting the 
establishment of seniors housing on Texada Island. TINSHS conducted an on-island survey in 
November 2022 and subsequently completed a 'Texada Seniors Housing Needs Report' in May 2023 
which confirmed the need for senior-friendly accommodations that support safe and appropriate aging-
in-place for residents of Texada Island. 
 
qathet Regional District believes that the 3.2 hectares should be excluded from the ALR to meet the 
need for seniors housing in the unincorporated village of Gillies Bay on Texada Island. This rationale is 
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based on consistency with the Texada Island Official Community Plan (Aug 2021), qathet Regional 
Housing Needs Report (Mar 2021), TINSHS Texada Seniors Housing Needs Report (May 2023) and 
Madrone Environmental Services Ltd Land Capability for Agriculture Assessment (Nov 2023).  
 
To satisfy the requirements of the qathet Regional District’s application for ALR Exclusion under 
the Agricultural Land Commission Act, this correspondence serves to provide your agency a copy of the 
application. 
 
A Public Hearing has been scheduled for Tuesday, January 16, 2024 at 5 pm at the Texada Community 
Hall, 5079 Gillies Bay Rd, Texada Island. The intent of the Public Hearing is to satisfy the requirements 
for qathet Regional District to submit an application for ALR Exclusion under the Agricultural Land 
Commission Act. All persons who believe that their interest is affected shall be afforded an opportunity 
to be heard.  
 
To review the entire ALR Exclusion application and supporting documents, please visit the website: 

 
www.qathet.ca/current_project/alrexclusion 

 
As a community partner, it would be my pleasure to provide more details or answer questions related to 
this correspondence. Alternatively, you can provide comments as part of the public record of the Public 
Hearing. Please provide your comments no later than 4:30 pm on January 16, 2024. 
 
 
Sincerely,  
 
 
 
 
Laura Roddan, RPP, MCIP 
Manager of Planning Services  
lroddan@qathet.ca 
604-485-2260 ext. 404 
 
 
Att: (1) qathet Regional District ALR Application Submission 
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  #202 - 4675 Marine Avenue, Powell River, BC V8A 2L2 
Telephone: 604-485-2260   Fax: 604-485-2216 

Email: administration@qathet.ca 
Website: www.qathet.ca 

 
 

 

 
 
January 4, 2024 
 
 
Tla'amin First Nation  
Att: Russell Brewer, Chief Operating Officer 
4779 Klahanie Rd, 
Powell River, BC   V8A 0C4 
Via email: reception@tn-bc.ca 
 
SUBJECT:   qathet Regional District Application for Agricultural Land Reserve Exclusion 

under the Agricultural Land Commission Act for a proposed seniors housing 
project in Gillies Bay, Texada Island 

 
Dear Mr. Brewer, 
 
The qathet Regional District is preparing an application for Agricultural Land Reserve (ALR) Exclusion 
under the Agricultural Land Commission Act to enable the construction of a proposed seniors housing 
project in the unincorporated village of Gillies Bay on Texada Island that will include up to 40 units of 
supportive seniors housing, shared amenity space, administrative space, and common areas including 
forest walking trails and a community garden. The non-profit housing society is proposing to provide 
housing for residents of Texada Island to support safe, appropriate and affordable housing on Texada 
Island to age-in-place.  
 
On September 27, 2023, the qathet Regional District Regional Board adopted the following resolution: 
 

THAT the qathet Regional District support the request, from Selkirk Mountain Forest Ltd. and Texada 
Island Non-profit Seniors Housing Society, to apply to the Agricultural Land Commission for exclusion 
of a 3.2 hectare parcel of land from the Agricultural Land Reserve to accommodate a seniors housing 
project at the corner of Gillies Bay Road and Airport Road in Gillies Bay; and 
 
THAT the Board direct staff to work with the landowner, Selkirk Mountain Forest Ltd, to initiate an 
exclusion application to the Agricultural Land Commission for the proposed 3.2 hectare parcel of land. 

 
Selkirk Mountain Forest Ltd. owns the subject site and most of the surrounding land affected by the 
provincial ALR. The land is designated Private Managed Forest Land by the province and managed by 
Selkirk Mountain Forest Ltd. under the provincial Private Managed Forest Act.  
 
Texada Island Non-profit Seniors Housing Society (TINSHS) is a non-profit organization supporting the 
establishment of seniors housing on Texada Island. TINSHS conducted an on-island survey in 
November 2022 and subsequently completed a 'Texada Seniors Housing Needs Report' in May 2023 
which confirmed the need for senior-friendly accommodations that support safe and appropriate aging-
in-place for residents of Texada Island. 
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qathet Regional District believes that the 3.2 hectares should be excluded from the ALR to meet the 
need for seniors housing in the unincorporated village of Gillies Bay on Texada Island. This rationale is 
based on consistency with the Texada Island Official Community Plan (Aug 2021), qathet Regional 
Housing Needs Report (Mar 2021), TINSHS Texada Seniors Housing Needs Report (May 2023) and 
Madrone Environmental Services Ltd Land Capability for Agriculture Assessment (Nov 2023).  
 
To satisfy the requirements of the qathet Regional District’s application for ALR Exclusion under 
the Agricultural Land Commission Act, this correspondence serves to provide your agency a copy of the 
application. 
 
A Public Hearing has been scheduled for Tuesday, January 16, 2024 at 5 pm at the Texada Community 
Hall, 5079 Gillies Bay Rd, Texada Island. The intent of the Public Hearing is to satisfy the requirements 
for qathet Regional District to submit an application for ALR Exclusion under the Agricultural Land 
Commission Act. All persons who believe that their interest is affected shall be afforded an opportunity 
to be heard.  
 
To review the entire ALR Exclusion application and supporting documents, please visit the website: 

 
www.qathet.ca/current_project/alrexclusion 

 
As a community partner, it would be my pleasure to provide more details or answer questions related to 
this correspondence. Alternatively, you can provide comments as part of the public record of the Public 
Hearing. Please provide your comments no later than 4:30 pm on January 16, 2024. 
 
 
Sincerely,  
 
 
 
 
Laura Roddan, RPP, MCIP 
Manager of Planning Services  
lroddan@qathet.ca 
604-485-2260 ext. 404 
 
 
Att: (1) qathet Regional District ALR Application Submission 
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SELKIRK MOUNTAIN FOREST LIMITED, INC.NO. BC1081227Applicant: 

Provincial Agricultural Land Commission -
Applicant Submission

69527Application ID: 
N/AApplication Status: 

SELKIRK MOUNTAIN FOREST LIMITED, INC.NO. BC1081227 Applicant: 
qathet Regional District Local Government: 

This application has not been submitted to local government yet.Local Government Date of Receipt: 
This application has not been submitted to ALC yet. ALC Date of Receipt: 

Exclusion Proposal Type: 
The purpose of the proposal is to enable the construction of a proposed seniors housing project inProposal: 

the unincorporated village of Gillies Bay on Texada Island that will include up to 40 units of supportive
seniors housing (studio, one bedroom and two bedroom units), shared amenity space, administrative space,
and common areas including forest walking trails and a community garden. The non-profit housing society is
proposing to provide housing for residents of Texada Island to support safe, appropriate and affordable
housing on Texada Island to age-in-place. 

Selkirk Mountain Forest Ltd. owns the subject site and most of the surrounding land affected by the
provincial ALR. The land is designated Private Managed Forest Land by the province and managed by
Selkirk Mountain Forest Ltd. under the provincial Private Managed Forest Act. 

Texada Island Non-profit Seniors Housing Society (TINSHS) is a non-profit organization supporting the
establishment of seniors housing on Texada Island. TINSHS conducted an on-island survey in November
2022 and subsequently completed a 'Texada Seniors Housing Needs Report' in May 2023 which confirmed
the need for senior-friendly accommodations that support safe and appropriate aging-in-place for residents of
Texada Island. 

TINSHS has been exploring and vetting suitable land for a proposed seniors housing project extensively
since 2020. In 2023, TINSHS identified the 3.2 hectare section of land, the project site, that is part of a larger
53 hectare parcel owned by Selkirk Mountain Forest Ltd. TINSHS has been collaborating with Selkirk
Mountain Forest Ltd. and Selkirk has agreed to a combination donation/sale of the 3.2 hectare proposed
project site for seniors housing, subject to approvals for exclusion of the land from the ALR. 

The proposed project site is adjacent to the established small lot residential settlement in Gillies Bay, and
community resources including the Texada Island Health Centre, Texada Community Hall, Seniors Centre
and Library, Gillies Bay Tennis Courts, and several beach access sites. The proposed site is within the Gillies
Bay Improvement District (GBID) with an existing water line running beside the parcel. GBID has confirmed
they have the capacity to provide water service for the seniors housing project being proposed. The proposed
site is one of the only locations within the GBID boundary that is not affected by lands considered sensitive
to development including steep sloped areas subject to rock fall or landslide, and low-lying coastal areas and
floodplains subject to flooding (qathet Regional District Landslide and Fluvial Hazards Study Electoral Area
D  Texada Island, Dec 21 2016). 

Recently, the Vancouver Foundation and Canada Mortgage and Housing (CMHC) approved grant funding
for TINSHS that will support the proposed seniors housing project. CMHC construction dollars are
contingent on TINSHS having the land and being shovel ready to start construction of the proposed seniors
housing project by summer 2024. 
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SELKIRK MOUNTAIN FOREST LIMITED, INC.NO. BC1081227Applicant: 

1.  

1.  

Timber production, harvesting and silviculture are permitted uses of land in the ALR. Should the proposed
project site not be used for the proposed seniors housing project, the land will continue to be used as private
managed forest. 

Mailing Address : 
202-4675 Marine Ave
Powell River , BC
V8A 2L2
Canada 

(604) 485-2260 Primary Phone : 
jdykstra@qathet.ca Email : 

Parcel Information

Parcel(s) Under Application

Fee Simple Ownership Type : 
010-095-691 Parcel Identifier : 

THE NORTH EAST 1/4 OF SECTION 9 TEXADA ISLAND DISTRICTLegal Description : 
EXCEPT PLANS 12042, 14959, 16670, 17746, 21635 AND BCP44229

51.9 ha Parcel Area : 
n/aCivic Address : 

09/15/2017Date of Purchase : 
No Farm Classification : 

Owners
SELKIRK MOUNTAIN FOREST LIMITED, INC.NO. BC1081227 Name : 

Address : 
59 KOOTENAY AVENUE NORTH, BOX 758
FRUITVALE, BC
V0G 1L0
Canada

(604) 414-8230Phone : 
jcoplin@monticola.caEmail : 

Current Use of Parcels Under Application

1. Quantify and describe in detail all agriculture that currently takes place on the parcel(s). 
Private Managed Forest 

2. Quantify and describe in detail all agricultural improvements made to the parcel(s). 
Private Managed Forest 

3. Quantify and describe all non-agricultural uses that currently take place on the parcel(s). 
Timber production, harvesting and silviculture are permitted uses of land in the ALR. These are the only
activities that currently take place on the parcel. 
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SELKIRK MOUNTAIN FOREST LIMITED, INC.NO. BC1081227Applicant: 

Adjacent Land Uses

North

Agricultural/Farm Land Use Type: 
Private Managed ForestSpecify Activity : 

East

Agricultural/Farm Land Use Type: 
Private Managed ForestSpecify Activity : 

South

Residential Land Use Type: 
Single-family ResidentialSpecify Activity : 

West

Agricultural/Farm Land Use Type: 
Private Managed ForestSpecify Activity : 

Proposal

1. How many hectares are you proposing to exclude? 
3.2 ha 

2. Does any land under application share a common property line with land in another Local or First
Nation Government?
No   

3. What is the purpose of the proposal? 
The purpose of the proposal is to enable the construction of a proposed seniors housing project in the
unincorporated village of Gillies Bay on Texada Island that will include up to 40 units of supportive seniors
housing (studio, one bedroom and two bedroom units), shared amenity space, administrative space, and
common areas including forest walking trails and a community garden. The non-profit housing society is
proposing to provide housing for residents of Texada Island to support safe, appropriate and affordable
housing on Texada Island to age-in-place. 

Selkirk Mountain Forest Ltd. owns the subject site and most of the surrounding land affected by the
provincial ALR. The land is designated Private Managed Forest Land by the province and managed by
Selkirk Mountain Forest Ltd. under the provincial Private Managed Forest Act. 

Texada Island Non-profit Seniors Housing Society (TINSHS) is a non-profit organization supporting the
establishment of seniors housing on Texada Island. TINSHS conducted an on-island survey in November
2022 and subsequently completed a 'Texada Seniors Housing Needs Report' in May 2023 which confirmed
the need for senior-friendly accommodations that support safe and appropriate aging-in-place for residents
of Texada Island. 

TINSHS has been exploring and vetting suitable land for a proposed seniors housing project extensively
since 2020. In 2023, TINSHS identified the 3.2 hectare section of land, the project site, that is part of a larger
53 hectare parcel owned by Selkirk Mountain Forest Ltd. TINSHS has been collaborating with Selkirk
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SELKIRK MOUNTAIN FOREST LIMITED, INC.NO. BC1081227Applicant: 

Mountain Forest Ltd. and Selkirk has agreed to a combination donation/sale of the 3.2 hectare proposed
project site for seniors housing, subject to approvals for exclusion of the land from the ALR. 

The proposed project site is adjacent to the established small lot residential settlement in Gillies Bay, and
community resources including the Texada Island Health Centre, Texada Community Hall, Seniors Centre
and Library, Gillies Bay Tennis Courts, and several beach access sites. The proposed site is within the
Gillies Bay Improvement District (GBID) with an existing water line running beside the parcel. GBID has
confirmed they have the capacity to provide water service for the seniors housing project being proposed.
The proposed site is one of the only locations within the GBID boundary that is not affected by lands
considered sensitive to development including steep sloped areas subject to rock fall or landslide, and
low-lying coastal areas and floodplains subject to flooding (qathet Regional District Landslide and Fluvial
Hazards Study Electoral Area D  Texada Island, Dec 21 2016). 

Recently, the Vancouver Foundation and Canada Mortgage and Housing (CMHC) approved grant funding
for TINSHS that will support the proposed seniors housing project. CMHC construction dollars are
contingent on TINSHS having the land and being shovel ready to start construction of the proposed seniors
housing project by summer 2024. 

Timber production, harvesting and silviculture are permitted uses of land in the ALR. Should the proposed
project site not be used for the proposed seniors housing project, the land will continue to be used as private
managed forest. 

4. Explain why you believe that the parcel(s) should be excluded from the ALR. 
qathet Regional District believes that the 3.2 hectares should be excluded from the ALR to meet the need for
seniors housing in the unincorporated village of Gillies Bay on Texada Island. This rationale is based on
consistency with the Texada Island Official Community Plan (Aug 2021), qathet Regional Housing Needs
Report (Mar 2021), TINSHS Texada Seniors Housing Needs Report (May 2023) and Madrone Environmental
Services Ltd Land Capability for Agriculture Assessment (Nov 2023). 

Our proposal supports community goals and objectives in the Texada Island Official Community Plan
including: 
- Promote Healthy Community: We will promote supportive community services (educational, medical, social
and recreational) for all ages, including seniors and children. Our community will support access to safe
drinking water, successful food systems, and suitable housing. 
- Adapt to Change: We will adapt to change to ensure access to appropriate, affordable, and safe housing for
all ages. Our community will support measures to improve services for seniors, and adapt to climate change
to protect people and places from natural hazards. 
- Land identified as natural hazard areas in the OCP limit development potential on other land in and
around Gillies Bay. The subject site identified for exclusion is the only location within water and fire
protection boundaries identified for safe development. 
- To encourage the development of affordable housing (including seniors housing) to meet the housing needs
of the community. 

While the existing parcel is designated Agriculture because of its inclusion in the ALR, the surrounding lands
are designated Rural Village and the OCP Bylaw would be amended if the ALR exclusion is successful. 

Our proposal responds to the recommendations in the qathet Regional Housing Needs Report. The report
confirms that the population of Texada Island is aging at a higher rate than BC and Canada. There is a
projected shortage of 47 housing units on Texada by 2026, and there is a lack of affordable rental housing,
accessible housing, and seniors housing on Texada Island. Recommendations in the report include
supporting efforts of affordable housing non-profits like TINSHS by dedicating staff time to assist with
application preparation, dialogue with BC housing, engaging the community, and reducing or waiving
application fees. 
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SELKIRK MOUNTAIN FOREST LIMITED, INC.NO. BC1081227Applicant: 

Our proposal responds to the recommended action in the Texada Seniors Housing Needs Report. The report
confirms that Texada Island has a population of 1,126 people. Texada Island has an average age of 57.1,
median age of 62.4, and 65% of residents (735 individuals) are 55 years and older. Of the 595 total
households on Texada Island, 470 (79%) are senior households (55+). The housing stock on Texada is
87.5% single-family homes, and there are currently no multi-unit, dedicated rental housing, subsidized
housing, or intentionally-built senior-friendly housing developments. 79% of the seniors who responded to
the housing needs survey would prefer to age in their homes, however many homes on Texada Island are not
designed or adaptable to be age-friendly. 

Our proposal is supported by the Madrone Land Capability for Agriculture Assessment. The assessment
states that the potential for future agricultural use on the subject site is constrained due to the multiple and
variable limitations to agriculture including topography, stoniness, fertility, soil structure, and aridity. The
only agricultural limitations that can be improved are fertility and aridity, however land management
practices to improve these limitations may be detrimental to water quality and quantity of the Cranby Lake
Watershed. It is the opinion of Madrone that the proposed exclusion does not impact the size, continuity or
integrity of the ALR land base. 

Applicant Attachments

Proposal Sketch -  69527
Other correspondence or file information -  9. RESOLUTION Agricultural Advisory Committee
Other correspondence or file information -  10. RESOLUTION RESOLUTION Regional Board
27Sep2023
Proof of Signage -  69527
Other correspondence or file information -  4. LETTER TINSHS Grant Funding
Other correspondence or file information -  1. LETTER Madrone Professional opinion letter
Professional Report -  2. REPORT Madrone Land Capability
Other correspondence or file information -  3. LETTER SMF Signed Rationale
Professional Report -  5. REPORT TINSHS Housing Needs Report
Other correspondence or file information -  6. MAP qRD Natural Hazard Areas
Other correspondence or file information -  7. MAP qRD Public Amenities
Other correspondence or file information -  8. MAP Chartwell OCP Context
Site Photo -  11. PHOTOS Site photos
Certificate of Title -  010-095-691

ALC Attachments

None. 

Decisions

None.
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qathet REGIONAL DISTRICT 
CERTIFIED RESOLUTION 

January 24, 2024 
 
Public Hearing Report - Agricultural Land Reserve Application for Exclusion in 
Gillies Bay, Texada Island 
 
MOVED and SECONDED 
 

1. THAT the Board supports the application to the Agricultural Land Commission to 
exclude a 3.2 hectare parcel of land (legally described as The North East 1/4 Of 
Section 9 Texada Island District Except Plans 12042, 14959, 16670, 17746, 21635 
and BCP44229) from the provincial Agricultural Land Reserve to accommodate a 
proposed seniors housing project at the corner of Gillies Bay Road and Airport Road 
on Texada Island. 
 

2. THAT the Board direct staff to submit the ALC Application ID: 69527 to the Agricultural 
Land Commission including a copy of the Board’s resolution of support and that the 
following comments be included in support of the application: 
 
a. The Board respectfully understands that the purpose of the Agricultural Land 
Commission is to preserve agricultural land and encourage farming; 
 
b. There is a well-documented need for seniors’ affordable housing on Texada Island in 
the qathet Regional Housing Needs Report (Mar 2021), and TINSHS Texada Seniors 
Housing Needs Report (May 2023);  
 
c. There are currently no other available locations for seniors housing within walking 
distance of the Gillies Bay village that are not in the Agricultural Land Reserve or 
affected by natural hazard areas; 
 
d. The Land Capability for Agriculture Assessment states that the potential for 
agricultural use is constrained due to multiple and variable limitations to agriculture; and 
 
e. That the land will be used for forestry under the Private Managed Forest Act and not 
farming if the seniors housing project is not developed. 

MOTION CARRIED. 

****************************************************** 
I hereby certify the above to be a true and correct resolution of the 

Board of the qathet Regional District at its meeting dated January 24, 2024. 
 
 
 
 

__________________________________________ 
Michelle Jones, Manager of Administrative Services  

Dated this 29th day of January, 2024. 
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ALR Application ID#69527
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December 22, 2023
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This mapping data has been compiled by the qathet Regional District using data derived from a number of different sources
with varying levels of accuracy. The qathet Regional District disclaims all responsibility for the accuracy or completeness of 
this information.
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Sign at Gillies Bay Road and Airport Road



Sign at Airport Road



Page 1

TINSHS
P.O. Box 32, Van Anda, BC  V0N 3K0

604.486.6766 | info@texadaseniorshousing.ca  
texadaseniorshousing.ca

December 4th, 2023

Laura Roddan
#202 - 4675 Marine Avenue
Powell River, BC   V8A 2L2

Dear Laura,

In the summer of 2022, Michael Green Architecture (MGA) successfully applied for Round 4 of the CMHC 
Housing Supply Challenge (HSC), themed “Building for the Future Round: Innovative Construction for 
Housing Affordability”. MGA’s project, titled, ”Adaptive Remote Housing: For Coastal and Northern BC 
Communities,” targets the challenges associated with building in remote rural and northern communities 
including; access and delivery of materials, limited infrastructure, labour and contractors, challenging site 
conditions and limited essential services.

MGA, in partnership with BC Passive House, is working with TINSHS to use Texada Island as their model rural 
and remote community for developing an adaptable, energy efficient and environmentally sustainable 
prototype that can be delivered to remote areas of BC and effectively scaled. The awarding of this grant 
means that our architectural and fabrication design costs have been fully subsidized by CMHC.

MGA is now submitting their phase 3 “Implementation stage” application, which is due December 15, 2023. 
There is a strong indication of success in advancing to this next stage at which point their current design will 
be brought to a construction documentation level of detail and fabricated at the BC Passive House factory as 
a four unit prototype module (2400 sq. ft.) – complete with outdoor space and porches. This includes panel 
fabrication, site-prep, foundation and interior fit-out costs. TINSHS would provide the venue for this 
prototype, which could later be deployed across remote British Columbia. As MGA’s non-profit partner in the 
challenge, TINSHS would benefit by keeping the prototype as part of our development - an estimated value 
of $1,000,000 (more specific costing to be completed by end of year).

Of primary concern is confirming that the Texada site will be available for development in time for the HSC 
notification date for successful phase 3 applicants. Awarding of grants is scheduled for March 2024. We do, 
however, understand that CMHC is behind with their applications, possibly giving us until April 2024 to 
confirm the exclusion of the land from the ALR and to have a legal written agreement of Title transfer in place 
with Selkirk Mountain Forest Ltd. The conditions of the implementation phase grant include project 
completion within 12 months of receiving the award, which is a very tight timeline that requires our partners 
to commence as soon as they are notified. Land Title would allow us to move forward with site preparation 
and take advantage of this incredible opportunity to have the prototype delivered through this program and 
in place by the summer of 2025.



Page 2

Obtaining Title to land is essential for securing major funding in the community housing sector, such as 
CMHC Seed funding for pre-development and Co-investment funding for construction. Notably, key funders 
- including the Federation of Canadian Municipalities, Vancity Community Foundation, and BC Housing -
have also shown interest in our project. Our overarching vision involves creating 10 accessible, adaptable, 
eco-friendly modules (40 units) on a partially forested parcel near amenities—a vision that hinges on 
acquiring land.

We gratefully acknowledge all of the support, help and encouragement offered to us by the qRD and look 
forward to the next stage of our project. Thank you.

Yours sincerely,

Cathy Brown
TINSHS President
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APPENDIX “ ” 
MAP OF LANDS 

D.L.# PID Total 
Ha 

License 
Ha 

274 015-812-235 63.84 7.6

275 015-812-251 64.02 11.4

307 015-815-552 60.64 31.8

308 015-815-561 65.16 15.3

253.66 66.1 
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Purpose 
 
The purpose of this report is to 1) clarify areas of current and future housing need and demand for 
seniors age 55+ on Texada Island, 2) make inferences about the supply of affordable housing 
appropriate for aging-in-place on the island and 3) characterize the local and regional context within 
which Texada seniors have to make decisions about their housing options.  
 
Our definition of housing that is senior-friendly, or appropriate for aging-in-place, is housing that: 

 accommodates safety and mobility issues (ramps, no stairs, wheelchair accessible) 
 provides all-season road access to amenities (store, clinic, bank, gas station, ferry) 
 can be adapted to future needs 

 
To get a clear and reliable assessment of the needs and gaps in senior-friendly housing supply, we will: 

 analyze current demographic information to understand and identify housing need among 
seniors age 55+  

 profile existing housing stock by type, tenure and number of dwelling units that are available, 
including for aging-in-place 

 assess whether the existing housing stock meets the current and future needs and demands of 
Texada seniors within the next five to ten year period 

 determine the specific gap(s), if any, between supply and demand 
 

Next Steps 
   
Ultimately, this Housing Needs report, combined with additional community/stakeholder feedback and 
a careful discernment of feasible options, will form the basis for a Texada Seniors Housing Plan. In using 
the findings of this study to define next steps, it is important to identify the data limitations, 
assumptions and challenges in interpretation that factored into our final conclusions. Further, the 
Texada seniors’ community is not a homogenous cultural or socioeconomic group, and the desires, 
visions and concerns of our elders will require a nuanced assessment. Their needs and decisions may 
vary by income, family relationships, health and other personal circumstances. Additionally, any plan 
based on the findings in this report will have to consider the challenges of building in a rural and remote 
context. 
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Definitions  

Acceptable housing - refers to whether a household meets each of the three indicator thresholds 
established by CMHC for housing adequacy, suitability and affordability. Acceptable housing identifies 
which thresholds the household falls below, if any. Housing that is adequate in condition, suitable in size 
and affordable is considered to be acceptable.  

Adequate housing - reported by their residents as not requiring any major repairs. 

Affordable housing – meets affordability guidelines of no more than 30% of pre-tax income spent on 
housing, including utilities.  

Aging-in-place – refers to seniors aging/dying in their current homes (as opposed to moving).  

Census family – a couple or single parent living with their biological or adopted children, or 
grandparents living with their grandchildren.  

CERB – The Canada Emergency Response Benefit (CERB) provided financial support to employed and 
self-employed Canadians who were directly affected by COVID-19. Applicants received $2,000 for a 4-
week period (the same as $500 a week), between March 15 and September 26, 2020. The last day to 
apply was December 2, 2020. 

Core Housing Need – refers to whether a private household's housing falls below at least one of the 
indicator thresholds for housing adequacy, affordability or suitability, and would have to spend 30% or 
more of its total before-tax income to pay the median rent of alternative local housing that is acceptable 
(attains all three housing indicator thresholds). 

Government transfers – includes all of the following  
 Old Age Security pension, Guaranteed Income Supplement Allowance or Allowance for the 

Survivor  
 retirement disability and survivor benefits from Canada Pension Plan and Québec Pension 
 benefits from Employment Insurance      
 child benefits from federal and provincial programs;  social assistance benefits;   
 workers' compensation benefits; Canada workers benefit (CWB);     
 Goods and services tax credit and harmonized sales tax credit;   
 other income from government sources.  
 COVID 19 benefits  

Household – Statistics Canada defines a household as a person or group of persons who occupy the 
same dwelling and do not have a usual place of residence elsewhere in Canada or abroad. The dwelling 
may be either a collective dwelling or a private dwelling.  

For the purposes of the Housing Needs survey, we define a household as the family unit which will make 
independent decisions about aging accommodations. Under this definition, roommates do not 
constitute a household as their decision-making is independent of each other, even if they do currently 
occupy a single dwelling. Roommates were encouraged to fill out separate TINSHS surveys as distinct 
decision-making units.  
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LIM-AT – Refers to low-income measure after tax adjusted for household size. This is one of several 
measures used to assess if an individual/household is considered officially low-income.  

Market income – Refers to the sum of employment income (wages and salaries, net farm and self-
employed income), investment income, retirement pensions, superannuation and annuities (including 
those from RRSPs and RRIFs) and other money income. It is equivalent to total income before tax minus 
all government transfers. 

qRD – qathet Regional District 

Senior – a person who is 55 years of age or older. This definition was chosen because, by the time 
seniors housing needs can be addressed on Texada, all of the 55+ residents will be at least 60-65 years 
old, and we wanted to make sure that our report captures statistics on this demographic.   

Senior-friendly housing – housing that accommodates mobility issues, is accessible to amenities, is safe, 
and is adaptable to future needs.  

Senior household – A household that includes at least one senior (55+). 

Senior-only household – A household that includes only seniors (55+).  

Shelter cost - refers to the average monthly total of all shelter expenses paid by households. 

Shelter costs for owner households include, where applicable, mortgage payments, property taxes and 
condo fees, along with the costs of electricity, heat, water and other municipal services. For renter 
households, shelter costs include, where applicable, the rent and the costs of electricity, heat, water and 
other municipal services. 

Subsidized Housing - includes rent-geared-to income, social housing, public housing, government-
assisted housing, rent supplements and housing allowances 

Suitable housing – housing that has enough bedrooms for the size and composition of resident 
households  
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1. Executive Summary 
 
Texada Island is a rural and remote island community situated in the Malaspina Strait between Powell 
River (Sunshine Coast) and Comox (Vancouver Island). Designated as Electoral Area D of the qathet 
Regional District (qathet D), the island is only accessible by ferry service from Powell River. There are 
two unincorporated villages on Texada – Gillies Bay and Van Anda – which are home to clustered 
housing developments and nominal amenities. Many people also live on rural acreages outside of these 
denser population centers while a number of others live in the Texada RV Park, in which seniors occupy 
half of the 66 available sites. Additionally, rural property owners are increasingly hosting (unofficial) 
tenants in trailers on their acreages, both seasonally and year round.  
 
Texada Island has a population of 1126 people. With an average age of 57.1, a median age of 62.4 and 
65% of residents (735 individuals) 55 years and older, the island is heavily dominated by seniors. Of the 
595 total households/occupied homes on Texada, 470 (79%) are senior households (55+). 86.5% of 
these seniors live in homes that they own and 51% are single-person households.  
 
The housing stock on Texada is 87.5% single-family homes and there are currently no multi-unit, 
dedicated rental housing, subsidized housing or intentionally-built senior-friendly housing 
developments. 91% of Texada seniors live in single-detached houses and 7% live in movable dwellings. 
Many homes located on rural properties are only accessible by rough gravel roads, heated with wood, 
rely on well and septic systems, and often do not adhere to building codes. 115 (79%) of senior survey 
respondents would choose to age in their homes if they could be adapted to be senior-friendly, however 
55 (48%) of these seniors reported having an adaptability, accessibility, affordability or adequacy issue 
with their home that could potentially prevent them from staying. 
 
Texada’s median individual pre-tax income in 2020 was $30,800, and the median household pre-tax 
income was $54,400. This is significantly lower than the individual and household incomes of both 
Powell River and BC. Income data, self-reported expenses, and concerns about rising costs indicate that 
Texada seniors live frugally, with 58.7% of senior survey respondents reporting shelter costs of less than 
$750/month. 21.4% of Texada seniors are below the LIM-AT low-income threshold and 29.2% of the 
seniors surveyed report sometimes, often or always struggling to afford their living expenses. Given 
these constraints, age-friendly home adaptations will not be affordable for many seniors, even if their 
homes are theoretically adaptable, which many are not. It is relevant to note that low-income 
populations in the 2021 census period were disproportionally (positively) affected by the availability of 
COVID-19 supports, such as the CERB, which may have skewed income data and underrepresented the 
true number of low-income and/or unaffordably housed residents.  
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73% of the seniors surveyed expect/wish to age on Texada however, given the age-inappropriate nature 
of homes and the significant expense of necessary upgrades and age-friendly adaptations, aging-in-place 
can be a poor choice. Historically slow sales activity on the island combined with the recent rise in 
interest rates make it difficult for Texada homeowners to sell their homes, limiting their mobility. In 
addition, expensive homeownership options off-island, 3+ year long wait lists for subsidized housing and 
unaffordable private-pay independent living alternatives leave many Texada seniors with no choice but 
to age in their current homes. This is not a solution as much as a concession, since it is made at the 
expense of their safety and connectedness. Texada seniors need a viable local housing alternative for 
aging safely and comfortably in their home community.  
 
With the rapidly aging population of baby boomers, there is an impending seniors housing crisis 
province-wide. The majority of this impact has not yet been felt by the medical/senior care systems to 
date. Without a housing solution on Texada, where local elders can be looked after by caring community 
members, seniors pursuing housing off-island will add additional load on the already strained provincial 
housing supply and associated resources (i.e. home support, medical care, long term care, etc.). Both 
local seniors and the provincially funded care system therefore stand to benefit from the development 
of an age-friendly housing solution on Texada Island.  
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2. Texada Island Population Profile  
This section presents Texada Island’s population data including mobility, density, demographics and 
household compositions.  
 

Summary of Key Facts  
 Texada Island has a population of 1126 people and a population density of 3.8 people per km2 
 65% of the population (735 residents) are over the age of 55; 42.9% of the population is over 65. 
 The average age of Texada residents is 57.1 and the median age is 62.4 
 There are 595 households on Texada, 470 (79%) are senior households (55+). 
 42% of households are singles and 45.4% are couples/2 person households.  
 51% of senior households are single-person households.  
 Survey: 155 seniors/senior households responded to the survey, representing 249 individuals 
 Survey: 95.5% of survey respondents live on Texada year-round, the remainder are part-time 

residents or are planning to move.  
 

Population and Mobility Status  
The official population of Texada is 1126 (1130 rounded for some measures) as of 2021, up by 50 people 
(4.6%) from 2016. 
 
Based on 2021 Census sampling (25% of population), approximately 250 people moved to Texada 
between May 2016 and May 2021, 210 (84%) from within BC, 30 (12%) from the rest of Canada and 15 
(6%) from out of the country. During the first year of Covid (May 2020 – May 2021), there were 
approximately 75 migrants to Texada, all of whom moved from within BC. This means that 
approximately 200 people have either moved away or passed away on Texada since 2016.  
 
Land Area and Density  
Texada Island has a land area of 299.75 square kilometers and among the lowest population densities in 
BC – 3.8 people per square kilometer. For comparison, the population density of BC is 5.4, the city of 
Powell River is 482.4 and Lasqueti Island is 6.8. Texada’s low population density is largely due to the vast 
areas of undeveloped and unpopulated Crown and ALR land, as well as blocks owned/held by logging 
companies.    
 
Age Distribution  
Below is the age distribution of Texada Island’s senior population:   
  

Age Distribution of Seniors (qRD Area D) 
Age range Number of people Percentage of population 

55+ 735 65 % 
60+ 615 54.4 % 
65+ 485 42.9 % 

Source: Statistics Canada 2021 Census  
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With an average age of 57.1, a median age of 62.4 and 65% of residents 55 years and older (grey), the 
population of Texada Island is heavily dominated by seniors.  
 
The table below shows the significantly younger age distributions of the surrounding qRD electoral 
districts (grey), Powell River (yellow), BC (green) and Canada (orange) as compared to qathet D (Texada).  
 

Location/Region Average Age Median Age % of population (65+) 
qathet D (Texada Island) 57.1 62.4 42.9 % 
qathet A (Malaspina Peninsula, Lund, Savary 
& Hernando Islands)  

50.9 57.2 32.0 % 

qathet B (Southeast of Powell River) 50.5 58 31.8 % 
qathet C (Black Point, Kelly Creek, Lang Bay, 
Stillwater, Saltery Bay) 

49.8 56 33.4 % 

qathet E  (Lasqueti Island) 49.9 54.8 33.3 % 
Powell River 49 53.2 30.9 % 
BC  43.1 42.8 20.3 % 
Canada  41.9 41.6 19.0 % 

Source: Statistics Canada 2021 Census  
 
Texada Household Compositions 
The following tables illustrate the compositions of Texada island households - broken down by number 
of individuals, Census Family status, relationship of household members and sex:    
 

Number of households by people per household (qRD Area D) Total Persons Men Women 
  1 person 250 (42%)   
  2 persons 270 (45.4%)   
  3 persons 55 (9.2%)   
  4 persons 15 (2.5%)   
  5 or more persons 5 (0.8%)   
Total Households  595   

Source: Statistics Canada 2021 Census  
 
The majority of Texada Island households are divided between one person households (42%; grey) and 
two person households (45.4%; yellow). Only 12.6% of households have three or more people (green). 
This is congruent with a senior-heavy population that primarily consists of married/common-law 
partners and singles.   
 
Of the 595 total households on Texada, 470 (79%) are senior households (55+). Of these, half are Census 
family households and the other half are not. 290 (60%) senior households are over the age of 65, 
equating to 485 individuals. The remaining 180 households are between 55 and 65 years old.1  
 
 

                                            
1 Sourced from custom tabulation of Statistics Canada 2021 Census  
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At 42%, the proportion of single-person households is very high for a rural area, and among senior 
households, this rate is even higher (51%) while among senior survey respondents it is lower (32%). In 
other electoral districts of the qRD, the percentage of single-person households ranges from 14% to 
31%. 
 

Persons in census families in private households    
    Married spouses or common-law partners  600 305 300 
    Parents in one-parent families 35 10 30 
    Children 120 75 45 
      In a two-parent family 70 45 30 
      In a one-parent family 50 30 15 
Total  755 390 365 
    
Persons not in census families in private households     
    Living alone 250 155 95 
    Living with other relatives  15  10 5 
    Living with non-relatives only  40   20 20 
Total 300 185 120 
Total number of persons in private households 1055 575 485 

Source: Statistics Canada 2021 Census  
 
Of all 755 residents living in Census families on Texada, 600 (79.5%) are living in common-law/spousal 
relationships (grey), 35 (4.5%) are single parents (yellow) and 120 (16%) are children (green). Of the 300 
residents not living in Census families, 250 (83.3%) live alone (purple), 15 (5%) live with other relatives 
(brown) and 40 (13.3%) live with non-relatives only (blue).  
 
 

 

SURVEY PERSPECTIVE 

155 seniors/senior households responded to the survey, representing 249 individuals (grey). 87.7% 
of these are senior-only households (yellow). 56.8% of senior households are couples; 31.6% are 
individuals; 4.5% are couple households with children. A few seniors live in other arrangements 
including with relatives, roommates or grandchildren. The survey therefore primarily represents the 
views of senior couples and seniors living alone (green). (Survey Response Table in Appendix 3) 

Household Composition Households Persons 
Senior households  155 249 
Senior only households  136 (87.7%) 219 
One person senior households 49 (31.6%) 49 
Senior households living with partner/spouse 88 (56.8%)  176 
Senior only household living with partner/spouse 86 (55.5%)  172 
Senior household with partner/spouse and children 7 (4.5%) 22 

Source: 2022 TINSHS Housing Needs Survey 
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SURVEY PERSPECTIVE 

95.5% of survey respondents reported living on Texada Island year-round, 2.8 % reported living on 
Texada part-time and 1.7% do not live on Texada but replied to the survey because they are moving 
soon or have a recreational cottage on Texada. Survey responses therefore generally represent the 
perspectives of full-time residents, with the non-year-round population likely consisting of seasonal 
residents who own or stay at vacation properties on Texada, or who live with family members on 
Texada for part of the year. 

Source: 2022 TINSHS Housing Needs Survey 
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Income 
This section presents the income sources and distributions of Texada residents and households, including 
measures of low-income.   
 
Summary of Key Facts  

 70.4% of Texada residents’ income is earned from market sources (as compared to 83.2% in BC) 
and 29.4% is from government transfers (as compared to 16.8% in BC). 

 46.4% of Texada’s total income is from employment, and 32.4% of the population is employed  
 Texada’s median individual pre-tax income in 2020 was $30,800, and the median household 

pre-tax income in 2020 was $54,400. This is significantly lower than the individual and 
household incomes of both Powell River and BC.  

 The average household income of all 55+ households was $59,379. The average income of the 
180 households aged 55-64 was $61,600. The average income of the 290 households aged 65+ 
was $58,000.  

 Almost 10% of Texada residents earn/receive less than 10,000/year (after tax) and 27.5% 
receive under $20,000/year. 

 20% of Texada households live on an after-tax income of 25,000/year or less.  
 The median total income of Texada seniors in 2020 was $29,400.  
 150 (21.4%) Texada seniors are below the LIM-AT low-income threshold 
 28 survey respondent households (19.7%) earned below $25,000/year 
 45 (29.2%) senior survey respondents reported sometimes, often or always having trouble 

meeting their monthly housing expenses. 
 
Income Sources 
Below is a breakdown of Texada’s income sources in comparison with BC.  
 

Income Composition / Type of Income Texada Average (%) Men Women BC Average  
Market income  70.4% 73.5% 65.0% 83.2% 
Employment (incl self-employment) income  46.4% 47.0% 45.0% 65.8% 
Government transfers  29.4% 26.6% 34.8% 16.8% 
Employment insurance benefits  1.2% 0.8% 2.0% 1.1% 
COVID-19 - Government income support and benefits  5.6% 5.2% 6.4% 5.6% 

Source: Statistics Canada 2021 Census  
 
Income may be earned from more than one source. Of all sources of income, 70.4% of Texada residents’ 
income is earned from market sources, including salary, commission, farm, business, etc. 32.4% of 
Texada’s population (365 individuals) is employed, and 46.4% of all income is from employment only. 
This is significantly lower than the BC average income earned from market (83.2%) and employment 
(65.8%) sources. The difference in market and employment income between Texada and BC is likely due 
to the fact that Texada has less high earning jobs in relation to BC and has a much older population with 
many retirement-aged residents who no longer work.  
 
 



 

13 
 

29.4% of Texadans’ income is from government transfers, which is much higher than the BC average of 
16.8%. This difference is likely due to the high proportion of seniors on Texada who are collecting 
pension and retirement savings.  Note that the widespread disbursement of CERB in 2020 introduced 
uncertainty into the government support income data (yellow), as we do not know whether these 
temporary COVID relief measures are replacing other sources of income or if they represent what would 
otherwise be an income gap (Statistics Canada, 2022).   
 

Individual Income Distribution 
The following table outlines the distribution of individual annual incomes on Texada Island. Since 
Canada’s poverty rate is expressed as after-tax income, the below summary reflects this metric: 
 

Individual After-Tax Income Distribution (qRD Area D) 
Individual Income   # of Residents % of Total Men Women 
Under $10,000 95 9.7% 35 55 
$10,000 to $19,999 175 17.9% 75 100 
$20,000 to $29,999 235 24.0% 135 105 
$30,000 to $39,999 160 16.3% 80 75 
$40,000 to $49,999 105 10.7% 55 45 
$50,000 to $59,999 65 6.6% 35 30 
$60,000 to $69,999 45 4.6% 40 5 
$70,000 to $79,999 35 3.6% 25 10 
$80,000 to $89,999 25 2.6% 25 5 
$90,000 to $99,999 10 1.0% 10 0 
$100,000 and over 25 2.6% 20 5 
$100,000 to $124,999 15 1.5% 10 10 
$125,000 and over 10 1.0% 10 0 
Total Individuals with After-Tax Income  980 100% 530 445 

Source: Statistics Canada 2021 Census  
 
The median total income of individuals on Texada Island in 2020 was $30,800, significantly lower than 
Powell River ($37,200) and BC ($40,800). Texada’s median after-tax income for individuals was $29,400 
and the average after-tax income was $37,300.  
 
Almost 10% of Texada residents earn/receive less than 10,000/year (after tax) and 27.5% receive under 
$20,000/year (grey).  
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Household Income Distribution 
The following table outlines the distribution of household annual incomes on Texada Island:  
 

Household After-Tax Income Distribution, (qRD Area D) 
Household Income # of 

Households 
% of 
Total  

 Household Income # of 
Households 

% of 
Total 

Under $5,000 10 1.7% $45,000 to $49,999 30 5% 
$5,000 to $9,999 5 0.8% $50,000 to $59,999 65 10.8% 

$10,000 to $14,999 15 2.5% $60,000 to $69,999 60 10% 
$15,000 to $19,999 35 5.8% $70,000 to $79,999 50 8.3% 
$20,000 to $24,999 55 9.2% $80,000 to $89,999 25 4.2% 
$25,000 to $29,999 25 4.2% $90,000 to $99,999 25 4.2% 
$30,000 to $34,999 35 5.8% $100,000 to $124,999 30 5% 
$35,000 to $39,999 40 6.7% $125,000 to $149,999 20 3.3% 
$40,000 to $44,999 40 6.7% $150,000 and over 30 5% 

Total  600 
Source: Statistics Canada 2021 Census  
 
The median after-tax household income on Texada in 2020 was $51,200, again lower than Powell River 
($61,200) and markedly lower than BC ($76,000).  
 
120 (20%) Texada households live on an after-tax income of 25,000/year or less (grey).  
 
The median pre-tax household income on Texada in 2020 was $54,400, 36% lower than the BC median 
of $85,000.  
 

Senior Income Distribution  
The following tables show income sources and statistics for individual Texada seniors aged 55-64 and 
seniors 65+:  
 

Individual Income Statistics for Broad Income Sources - 55 to 64 years (qRD Area D) 
Income sources 
and taxes (2020) 

Total - Population  
(55-64) with an 

amount - 100% data 

Percentage with 
an amount (%) - 

100% data 

Median 
amount 

($) 

Average 
amount 

($) 

As a share 
of total 

income (%) 

Market income  185 78.7 25,400 35,600 78 
After-tax income  225 95.7 27,200 34,000 90 
Total income  225 95.7 29,400 37,600 100 

Source: Statistics Canada 2021 Census  
 
For the age group 55 to 64, consisting of 225 people (20% of population), the median total individual 
income in 2020 was $29,400 and the average total income was $37,600 (yellow). The median after-tax 
income was $27,200 and the average after-tax income was $34,000 (grey). The average household 
income of the 180 households with a primary household maintainer aged 55-64 was $61,600.1    
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82.2% of individuals in this age group were still earning some form of market income in 2020, which 
accounted for 86-95% of the total income earned/received.  
 

Individual Income Statistics for Broad Income Sources - 65 years and over (qRD Area D) 
Income sources 
and taxes (2020) 

Total - Population 
(age 65+ ) with an 

amount - 100% data 

Percentage with 
an amount (%) - 

100% data 

Median 
amount 

($) 

Average 
amount 

($) 

As a share 
of total 

income (%) 

Market income  375 80.6 16,000 23,100 52.8 
After-tax income  465 100 28,000 34,400 92 
Total income  465 100 29,400 37,400 100 

Source: Statistics Canada 2021 Census  
 
For the age group 65 and over, consisting of 465 people (43% of population), the median total individual 
income in 2020 was $29,400 and the average total income was $37,400 (yellow). The median after-tax 
individual income was $28,000 and the average after-tax income was $34,400 (grey). The average 
household income of the 290 households with a primary household maintainer aged over 65 was 
$58,000.1 
 
80.6% of individuals in this age group were still earning some form of market income in 2020, which 
accounted for 54-62% of the total income earned/received.  
 
While the total income distributions for these two age groups are very similar, the 65 and over age 
group has a much lower percentage of market income, indicating that their incomes are more heavily 
subsidized by pensions and government transfers. Their incomes may have been artificially inflated in 
2020 by temporary COVID relief measures.  
 
Senior Low-Income Measures  
LIM-AT refers to Low-Income Measure after Tax, adjusted for household size. The table below shows the 
low income status and age distributions of Texada seniors based on this measure:  
 

Low-income status by age (seniors only) using LIM-AT (qRD Area D) 
Individual low-
income status  

Total - Individual low-
income status based on 
low-income measure, 

after tax (LIM-AT) 

In low 
income (LIM-

AT) 

Not in low 
income (LIM-

AT) 

Prevalence of 
low income 

(LIM-AT) 

55 to 64 years 235 60 175 25.5% 
65 years and over 465 90 375 19.4% 
Total  700 150 550 21.4% 

Source: Statistics Canada 2021 Census  
 
For the age group 55-64 years old, 60 individuals (25.5%) are low-income, based on LIM-AT (grey). For 
the age group 65 years and over, 90 individuals (19.4%) are low-income (yellow). In total, 150 (21.4%) 
seniors over the age of 55 are below the LIM-AT low-income threshold on Texada Island (green).  
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Incomes and Expenses: Survey Perspective 
This section presents the incomes, expenses and ability to afford those expenses as expressed by Texada 
seniors in the 2022 housing needs survey.  
 
Household Income  
Of 142 senior household responses, 8 households (5.6%) earned below $15,000 and 28 households 
(19.7%) earned below $25,000 (grey), which accurately reflects the proportion of low-income seniors in 
the Census as determined by LIM-AT. 
 

What is your before-tax annual household income?  (Line 15000 on T1 Tax Return) 
Answer Choices  % Respondents # Respondents % Senior 

Respondents 
# Senior 

Respondents 
Less than $15,000          8% 13 5.6% 8 
$15,001-25,000 17.9% 29 19.7% 28 
$25,001 -$35,000 14.8% 24 15.5% 22 
$35,001 - $45,000 14.2% 23 16.2% 23 
$45,001 and over 45.1% 73 43% 61 
Total 162 142 

Source: 2022 TINSHS Housing Needs Survey 
 
Monthly Living Expenses 
Of the 154 senior households that responded to this question, 70.8% (yellow) reported never having 
trouble meeting their monthly living expenses and 29.2% (grey) always, often or sometimes had trouble 
affording basic monthly living expenses, including housing, utilities, transportation and food costs.   
 

Do you have trouble affording your basic monthly living expenses (housing, utilities, 
transportation, food)?   
Answer Choices  % Respondents # Respondents % Senior 

Respondents 
# Senior 

Respondents 
Always 2.9% 5 3.3% 5 
Often 5.7% 10 3.3% 5 
Sometimes 24% 42 22.7% 35 
Never 67.4% 118 70.8% 109 
Total 175 154 

Source: 2022 TINSHS Housing Needs Survey 
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Affordability and Expenses  
Many seniors on Texada live with very low monthly expenses, however 29% of senior respondents 
struggle to consistently afford their monthly living costs (green). 46.7% of these seniors have monthly 
living expenses of less than $750 (grey).  
 
90 (58.4%) senior survey respondents reported that their basic living costs amount to less than 
$750/month. Of these, 21 (23.3%) seniors sometimes, often or always have trouble affording these 
expenses (grey).  
 
Of the 40 (25.8%) respondents whose monthly living expenses are between $750 and $2000, 15 (37.5%) 
seniors sometimes, often or always have trouble affording these expenses (yellow). 
 

Do you have trouble affording your basic monthly living expenses? Senior responses only 

Monthly Housing Expenses Never Sometimes Often Always Total 
Less than $500 47 7 1 2 57 
$501 - $750 22 9 1 1 33 
$751 – $1000 8 5 0 0 13 
$1,001-$1,500 7 6 0 1 14 
$1,501 - $2,000 10 2 1 0 13 
$2,001 or more 6 4 1 0 11 
Don't know or Prefer not to say 9 1 0 1 11 
Blank 0 1 1 0 2 
Total  109 35 5 5 154 

Source: 2022 TINSHS Housing Needs Survey 
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3. Texada Island Housing Profile  
This section presents Texada’s housing stock, home ownership vs rental distributions and anecdotal real 
estate data.  
 
Summary of Key Facts  

 There are 595 occupied homes on Texada (600 sometimes used in Census) 
 87.5% of Texada’s housing stock are single-detached houses and 10% are movable dwellings   
 630 (91%) of Texada seniors live in single-detached houses and 50 (7%) live in movable 

dwellings  
 33 (50%) of the sites in the Texada RV Park are occupied by seniors  
 480 (80.7%) of Texada homes have a primary household maintainer over 55: 415 (86.5 %) are 

owners and 55 (13.3%) are renters.  
 50% of Texada households have a primary household maintainer over 65. 
 500 (83.3%) Texada Island dwellings are occupied by owners and 95 (15.8%) are occupied by 

renters. Of the owners, 135 (27%) have a mortgage, and 370 (74%) do not have a mortgage. 
 There is no non-market or subsidized housing on Texada Island. 
 69 homes have sold on Texada between 2020 and 2022; the number of sales has decreased by 

50% while the average sale price has increased by 26%; Texada has experienced 7.4% of the 
number of homes sales in Powell River over this time period.  

 The average home sale price on Texada in 2022 ($527,817) was 73% of the average Powell River 
home sale price in 2022 ($721,979).  

 
Senior-friendly Housing: Definition and Availability 
Senior-friendly housing is defined here as housing that accommodates mobility issues, is accessible to 
amenities, is safe, and is adaptable to future needs. While there are private dwellings on Texada that 
meet these criteria, there has not been housing developed with senior-friendly criteria in mind at any 
scale.  
 
Overview of Housing Stock 
There are 748 private dwellings reported in the 2021 Census, of which 595 (600 used) are occupied by 
usual residents. The Census reports data on these 600 dwellings. We will make the assumption that 148 
dwellings are seasonal, vacation homes or unoccupied/vacant/abandoned. 
 

Household and dwelling characteristics (qRD Area D) 
Single-detached house 525 
Semi-detached house 10 
Row house 0 
Apartment or flat in a duplex 5 
Apartment in a building of fewer or greater than five storeys 0 
Other single-attached house 5 
Movable dwelling 60 
Total - Occupied private dwellings by structural type of dwelling  600 

Source: Statistics Canada 2021 Census  
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Of the 600 occupied homes on Texada, 525 homes (87.5%) are single-detached houses; 60 homes (10%) 
are movable dwellings, which can include mobile homes, houseboats, RVs and railroad cars; 10 homes 
(1.6%) are semi-detached houses and 5 homes (0.8%) are other single-attached houses. There were no 
row houses or apartment buildings reported on Texada in 2021 (Statistics Canada, 2021). 
 
Distribution of Dwellings Occupied by Seniors  
Of the 695 seniors captured in the Census, 630 (91%) live in single-detached houses; 50 (7%) live in 
movable dwellings; 10 (1%) live in semi-detached houses; 10 (1%) live in other single-attached houses 
and 5 (less than 1%) live in apartments or flats in a duplex. (See Appendix 4)  

 

 
 
Trailer Park Accommodations  
There is a trailer park (Texada RV Park) in Van Anda with 66 sites, half of which are occupied by seniors. 
The park provides some of the most affordable housing on the island ($650-$750/month pad rental) and 
offers both rental and ownership options. Demand for pad rentals has increased since the pandemic and 
vacancies are immediately filled through word-of-mouth referrals, both from within the community as 
well as from the lower mainland and other areas in BC.  The park is home exclusively to year-round 
residents and is currently at capacity (Arnold, 2023 ). 
 
Homeownership and Rental Housing 
The table below shows the age distribution and tenure of Texada’s primary household maintainers: 
 

Age of Primary Household Maintainer by Tenure (qRD Area D) 

Age of primary household maintainer Total - Tenure Owner Renter 

15 to 24 years 0 0 0 
25 to 34 years 30 15 15 
35 to 44 years 35 30 0 
45 to 54 years 55 40 15 
55 to 64 years 180 135 45 
65 to 74 years 195 190 0 
75 to 84 years 85 80 0 
85 years and over 20 10 10 
Total 595 500 100 

Source: Statistics Canada 2021 Census  
 

SURVEY PERSPECTIVE 

Four (2.3%) survey respondents reported being unhoused or homeless in the last 24 months, one of 
which was a senior household. (See Appendix 3)  

Source: 2022 TINSHS Housing Needs Survey 
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Of the 595 homes on Texada, 480 (80.7%) have a senior (55+) primary household maintainer (grey). Of 
the senior occupied homes, 415 (86.5 %) are owner occupied (yellow) and 55 (13.3%) are renter 
occupied (green). 300 (50%) of Texada households have a primary household maintainer over 65.  
 
500 (83.3%) Texada Island dwellings are owner occupied (compared to BC = 66.8%; Powell River = 
75.5%), and 95 (15.8%) are occupied by renters. Of the owners, 135 (27%) have a mortgage, and 370 
(74%) do not have a mortgage. (See Appendix 4)   
 

 
 
Non-Market Housing 
Subsidized Housing, also known as non-market housing, includes rent-geared-to income, social 
housing, public housing, government-assisted housing, rent supplements and housing allowances 
(Statistics Canada, 2021). There is currently no non-market or subsidized housing on Texada Island. 
 
Real Estate Data: Home Sales and Prices  
69 homes have sold on Texada between 2020 and 2022, excluding empty lots. Homes that have sold 
are an average age of 41.6 years old (built in the early 80’s) (Macdonald, 2023 ). 

 39 (59%) ranchers/one level homes 
 23 (33%) basement/2 level homes 
 7 (10%) 3 level homes 

 
The following table illustrates the number of home and lot sales on Texada between 2020 and 2022:  
 

Total Texada Island Sales 2020 – 2022 (incl. empty lots) 
Year  # Sales  Average Price  
2020  55 $286,190 
2021  30 $323,230 
2022 27 $461,183 
Total  112 $356,868 

Source: (Macdonald, 2023 ) 
 
 
Comparison with Powell River  
The following is a comparison of the number and prices of homes sold in Powell River vs Texada Island 
over the past three years. Housing types include condos, town homes, duplexes and single family 
dwellings. Empty lots are excluded (Macdonald, 2023 ):  

SURVEY PERSPECTIVE 

In fairly close alignment with Census figures, 88% of total survey respondents and 89.6% of senior 
survey respondents own their own homes. Correspondingly, 10.8% of all survey respondents and 9% 
of senior survey respondents rent their homes. Two senior respondents (1%) neither rent nor own 
their homes.  
Note – neither rent nor own options include live rent free with parents or adult children.  

 Source: 2022 TINSHS Housing Needs Survey 
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Total Home Sales: Powell River and Texada Island 2020-2022 (excl. empty lots) 
 Powell River Texada Island 
 # Sales  Sale Price # Sales  Sale Price 
2020 325 $442,550 34 $391,836 
2021 343 $554,465 18 $413,111 
2022 260 $721,979 17 $527,817 
Total 928 $572,998 69 $444,255 

Source: (Macdonald, 2023 ) 
 
The average owner-estimated value of dwellings on Texada is $426,000 (compared to BC = $983,000; 
compared to Powell River = $502,800) (Statistics Canada, 2021).  
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4. Current Housing Need 
This section presents data on official housing need indicators – including Core Housing Need, Adequacy, 
Affordability and Suitability.  
 
Summary of Key Facts  

 65 (11%) households were determined to be in Core Housing Need on Texada  
 470 (78.3%) Texada dwellings are considered acceptable, 55 (9.2%) fall below the affordability 

threshold and 50 (7.5%) fall below the adequacy threshold. 
 The average shelter cost for private households on Texada is $552/month, much lower than 

Powell River and BC.  
 8% of homeowner households and 21.1% of renter households (10% of total Texada 

households) are spending 30% or more of their income on shelter costs.  
 Survey: 58.7% of senior households that responded to the survey spend less than 

$750/month on housing costs.  
 Between 10% (Statistics Canada, 2021) and 30% (Macdonald, 2023 )of Texada homes require 

major repairs.  
 98% of the housing on Texada is considered suitable for the size of the household.  

 
Core Housing Need 
 
Core Housing Need refers to whether a private household's housing falls below at least one of the 
indicator thresholds for housing adequacy, affordability or suitability, and would have to 
spend 30% or more of its total before-tax income to pay the median rent of alternative local housing 
that is acceptable (attains all three housing indicator thresholds) (Statistics Canada, 2021). 

Housing indicator thresholds are defined as follows (Statistics Canada, 2021): 

Adequate housing is reported by their residents as not requiring any major repairs. 

Affordable housing has shelter costs equal to less than 30% of total before-tax household income. 

Suitable housing has enough bedrooms for the size and composition of resident households 
according to the National Occupancy Standard (NOS), conceived by CMHC and provincial and 
territorial representatives.  

 
Core Housing Need by Tenure (qRD Area D)  

Tenure including presence of mortgage 
payments and subsidized housing  

Owner With 
mortgage 

Without 
mortgage 

Renter Total 

Household examined for core housing need 495 135 360 95 585 

In core housing need 50 25 30 0 65 
Not in core housing need 445 110 335 75 520 

Not applicable 0 0 0 0 0 
Total Dwellings 500 135 370 95 600 

Source: Statistics Canada 2021 Census  
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585 Texada Island households were examined for Core Housing Need. 65 (11%) households were 
determined to be in core need: 25 (38.5%) of these are owner households with mortgages, and 30 
(46.2%) are owner households without mortgages. There were no renter households in Core Housing 
Need reported in the Census2 (yellow), however this may be a result of the CERB artificially inflating  
peoples’ incomes in 2020, temporarily increasing the difference between income and shelter cost 
such that people falsely appear to fall above the affordability threshold.  
 
For comparison, 13.4% of households in BC and 10.3% of households in Powell River are in Core 
Housing Need (Statistics Canada, 2021).  
 
Acceptable Housing  
 
Acceptable housing refers to whether a household meets each of the three indicator thresholds 
established by CMHC for housing adequacy, suitability and affordability. Acceptable housing identifies 
which thresholds the household falls below, if any. Housing that is adequate in condition, suitable in 
size and affordable is considered to be acceptable (Statistics Canada, 2021). 
 

Acceptable Housing by Tenure (qRD Area D)  
Acceptable housing Total - Tenure Owner Renter 
Total Dwellings 600 500 95 
Below affordability threshold only 55 40 0 
Below suitability threshold only 0 0 0 
Below adequacy threshold only 50 45 0 

Below affordability and suitability thresholds 0 0 0 
Below affordability and adequacy thresholds 0 0 0 
Below suitability and adequacy thresholds 0 0 0 
Below affordability, suitability and adequacy thresholds 0 0 0 
Acceptable Dwellings 470 405 70 

Source: Statistics Canada 2021 Census  
 
Of the 600 dwellings on Texada, 470 (78.3%) are considered acceptable, 55 (9.2%) fall below the 
affordability threshold and 50 (7.5%) fall below the adequacy threshold (grey).  
 
Of the 500 owner-occupied dwellings, 405 (81%) are considered acceptable, 40 (8%) fall below the 
affordability threshold and 45 (9%) fall below the adequacy threshold (yellow).   
 
Of the 95 renter occupied/maintained dwellings, 70 (73.7%) are considered acceptable (green). The 
Census does not provide data on the remaining 25.   
 
  

  
                                            
2 Note: Due to incongruences in data reporting between all of the housing need indicators, we know that 0-25 
renter households fall below the affordability threshold. Additionally, 10 renter households require major repairs 
and therefore fall below the adequacy threshold. Therefore, there are more households in Core Housing Need 
than reported above, and the number of renter households in core need is greater than 0%.  
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Affordable Housing 
 
Housing is considered affordable when the household pays 30% or less of their average income on 
shelter costs (Statistics Canada, 2021).  
 
The average shelter cost for private households on Texada is $552/month (compared to BC = $1596; 
compared to PR = $1,094) (Statistics Canada, 2021).  
 
For Texada home-owner households, the average monthly shelter cost is $544 (compared to BC = 
$1654; compared to PR = $1,100), and for renter households it is $590 (compared to BC = $1492; 
compared to PR = $1,074) (Statistics Canada, 2021). 
 

Shelter Cost to Income Ratio by Tenure (qRD Area D) 

Tenure including presence of mortgage 
payments and subsidized housing  

Owner With 
mortgage 

Without 
mortgage 

Renter 

Total - Shelter-cost-to-income ratio 600 500 135 365 100 
Spending less than 30% of income 
on shelter costs 

535 460 100 365 75 

Spending 30% or more of income 
on shelter costs 

60 45 35 0 25 

30% to less than 100% 55 35 35 0 0 
Not applicable 0 0 0 0 0 

Source: Statistics Canada 2021 Census 
 
60 (10%) Texada households are spending 30% or more of their income on shelter costs (grey) 
(compared to BC = 25.5%; compared to PR = 19.9%): 45 (75%) of these households are occupied by 
home owners and 25 (41.7%) are occupied by renters.  
 
8% of owner households and 21.1% of renter households on Texada are spending 30% or more of their 
income on shelter costs (Statistics Canada, 2021). 
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Housing Suitability  
 
Housing suitability is a measure of whether a dwelling has enough bedrooms for the size and 
composition of the household (Statistics Canada, 2021).  
 

Housing Suitability by Tenure (qRD Area D)  
Tenure Total - Tenure Owner Renter 

Suitable 585 490 95 
Not suitable 10 10 0 
Total  595 500 95 

Source: Statistics Canada 2021 Census 
 
98% of Texada housing is suitable (i.e. large enough) for the size of the household. The 2% of dwellings 
that are unsuitable belong to owner-occupied households (Statistics Canada, 2021).    
 
For comparison, 6% of homes in BC and 2.6% of homes in Powell River are unsuitable for the 
size/composition of the household (Statistics Canada, 2021).   
 
 
 
 
 
 

SURVEY PERSPECTIVE 

80 (58.7%) of the senior households that responded to the survey spend less than $750 per month 
on housing costs. 

Approximately how much does your household spend each month on housing costs? Include 
rent, mortgage payment, and utilities (heat, water, electricity) but NOT food, clothing, sundries. 
Answer Choices  % Respondents  # Respondents  % Senior 

Respondents  
# Senior 
Respondents  

Less than $500 34.3% 59 37.2% 57 
$501 - $750 20.9% 36 21.6% 33 
$751 - $1000 9.3% 16 9.2% 14 
$1,001- $1,500 9.3% 16 9.2% 14 
$1,501 - $2,000 10.5% 18 8.5% 13 
$2,001 or more 8.7% 15 7.1% 11 
Don’t know 1.7% 3 1.3% 2 
Prefer not to say 5.2% 9 7.1% 9 
Total                                    172                              153 

Source: 2022 TINSHS Housing Needs Survey 
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Condition of Dwellings 
 

Dwelling Conditions by Tenure (qRD Area D)  
Tenure  Total - Tenure Owner Renter 

Regular maintenance needed 355 295 65 
Minor repairs are needed 185 160 20 
Major repairs needed 60 45 10 
Total - Dwelling condition 600 500 95 

Source: Statistics Canada 2021 Census 
 
According to the 2021 Census, 355 (59%) Texada homes only require regular maintenance: 295 (83%) of 
these are owner-occupied households and 65 (18%) are renter-occupied households.  
 
185 (31%) Texada homes require minor repairs: 160 (86%) of these are owner-occupied households and 
20 (11%) are renter-occupied households. 
 
60 (10%) Texada homes require major repairs: 45 (75%) of these are owner-occupied households and 10 
(17%) are renter-occupied households.  
 
For comparison, 5.8% of BC homes and 7.8% of Powell River homes require major repairs.  
 
Anecdotal Report 
The condition of homes that were sold on Texada over the past three years was subjectively rated by 
Texada’s realtor, Dean Macdonald, into the following categories: 

 30% require major work  
 56% are adequate to nice 
 14% are in exceptional condition  

 
Based on his assessment, a lot more homes are in poor condition than reported in the Census 
(Macdonald, 2023 ).   
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Texada Housing Needs: Survey Perspective  
This section presents the housing needs, expectations and plans of Texada seniors as expressed in the 
2022 housing needs survey.  
 

Summary of Key Facts  
 14 (9%) out of a total of 155 senior households who responded to the survey use support 

services 
 Of the 77 senior households respondents, 66% have concerns around adequacy (can be senior 

specific or general), 58% are concerned with affordability, 12% are concerned that their homes 
are too big, 3% that their homes are too small 

 60 (39.5%) senior respondents are not sure or expect to move from their current homes (yellow) 
while 92 (60.5%) senior respondents are planning to stay in their current homes (grey). 

 113 (73%) senior respondents expect and/or would prefer to remain on Texada 
 21 (33.9%) of the senior respondents who are expecting to move off-island for housing would 

prefer to stay on Texada; 7 (11.3%) would prefer to move off Texada and 19 (30.6%) are unsure  
 115 (79.3%) of senior respondents would choose to age in their current homes if they were 

adapted to be senior friendly (although 48% of these have expressed that there is an 
adaptability, accessibility, affordability or adequacy issue with their home). 23 (15.9 %) are 
unsure if they would stay and 7 (4.8%) would not stay.  

 49 (32.2%) senior respondents would consider moving into a senior-friendly housing 
development on Texada, 32 (21.1%) would not consider it and 71 (46.7%) are unsure.  

 
 
Current Housing Concerns  
Of the 77 senior households responding to housing concerns, approximately 66% have concerns around 
adequacy (grey) - including poor condition and need for repair, current and future accessibility, 
adaptability needs that cannot be met and distance to island amenities. 58% of households have current 
and future affordability concerns (yellow). 12% of senior respondents are concerned that their homes 
are too big for their needs, while only 3% feel that their homes are too small.  
Note: households were able to respond with more than one concern for this question; 31 households 
had multiple responses.  
 
In many cases, these concerns do not fit the standard definition of unsuitable, inadequate or 
unaffordable housing as these terms were not defined with consideration for the specific needs of 
seniors, however, when their current housing is examined from an age-friendly perspective, their issues 
still fit into these three broad categories. 
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Do you have any concerns about your current housing? (Select all that apply) 

Answer Choices  % Senior Respondents # Senior Responses 
Home is in poor condition and in need of repairs 18.2% 14 
Home is unsuitable for my/our mobility and 
accessibility needs 

18.2% 14 

Home is not adaptable to my/our future needs 18.2% 14 
Home is too far away from jobs, stores, etc. 11.7% 9 
Concerned about trouble paying housing costs 10.4% 8 
Concerned about housing costs going up 48.1% 37 
Home is too big for my/our needs 11.7% 9 
Home is too small for my/our needs 2.6% 2 
Other (please describe) 26.0% 20 
Total Senior Respondents 77 Total Responses 127 

Source: 2022 TINSHS Housing Needs Survey 
 
 
Moving Away From Home  
60 (39.5%) senior respondents are not sure or expect to move from their current homes (yellow) while 
92 (60.5%) senior respondents are planning to stay in their current homes (grey). 
 

Do you expect to move? 
Answer Choices  % Respondents # Respondents % Senior 

Respondents 
# Senior 

Respondents 
No 60.3% 105 60.5% 92 
Yes, I expect to move in 
the next 2-5 years  6.9% 12 7.2% 11 

Yes, I expect to move in 
the next 5-10 years  10.3% 18 11.2% 17 

Not Sure 21.3% 37 21.1% 32 
Total 174 152 

Source: 2022 TINSHS Housing Needs Survey 

 
 
Moving Off Texada  
21 (33.9%) of the senior respondents who are expecting to move off-island for housing would prefer to 
stay on Texada (grey). Seven (11.3%) would prefer to move off Texada (yellow) and nineteen (30.6%) are 
unsure (green). 
 
Note: Of the fifteen respondents who said that they will stay on Texada, some have responded No to the 
above question, meaning that they plan to stay in their current homes.  
 
There are 92 seniors in the question above who expect to stay in their homes and 21 seniors who expect 
to move but would prefer to stay on Texada (grey in both questions). In combination, 113 (73%) senior 
respondents expect and/or would prefer to remain on Texada.    
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If you answered yes to Question 10 (above), do you expect you will have to move off-island 
for this housing? 
Answer Choices  % 

Respondents  
# 
Respondents  

% Senior 
Respondents  

# Senior 
Respondents  

No, will stay on Texada 27.4% 20 24.2% 15 
Yes, but would prefer Texada 34.3% 25 33.9% 21 
Yes, and prefer off Texada 9.6% 7 11.3% 7 
Not sure 28.8% 21 30.6% 19 
Total 73 62 

Source: 2022 TINSHS Housing Needs Survey 

 
 
Preference for Aging-in-Place 
115 (79.3%) of the seniors who responded to this question would choose to age in their current homes 
if they were adapted to be senior friendly (grey). 23 (15.9 %) are unsure (yellow) and seven (4.8%) 
would not choose to stay in their homes (green). 
 

Would you choose to age in your current home if it were adapted to be senior friendly? 
Answer Choices  % Respondents  # Respondents  % Senior 

Respondents  
# Senior 
Respondents  

Yes 76.5% 127 79.3% 115 
No 6.6% 11 4.8% 7 
Not sure  16.9% 28 15.9% 23 
Total 166 145 

Source: 2022 TINSHS Housing Needs Survey 
 
 
Home Issues of Seniors Who Wish to Age-In-Place  
Of the 115 senior respondents who said they would choose to age at home if it were adapted to be 
senior friendly, 55 (48%) are represented in the chart below as having an adaptability, accessibility, 
affordability or adequacy issue with their home. 
 

Answer choices  # of responses % of responses 
concerned about housing costs going up 30 33.3% 
concerned about trouble paying housing costs 8 8.9% 
Home is too small for my/our needs 2 2.2% 
Home is too big for my/our needs 5 5.6% 
Home is too far away from jobs, stores, etc. 7 7.8% 
Home is not adaptable to my/our future needs 13 14.4% 
Home is unsuitable for my/our mobility and accessibility needs 13 14.4% 
Home is in poor condition and in need of repairs 12 13.3% 
Total respondents 77  
Total respondents who want to age-in-place 55  

Source: 2022 TINSHS Housing Needs Survey 
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16 (29%) of the 55 households that want to remain in their homes and are concerned about rising 
housing costs have also indicated that their homes are not adaptable, too big/small, or too far away 
from amenities for aging-in-place; these same households also have basic monthly living expenses of 
less than $500. This combination of unmet needs and low monthly expenses suggests that, while their 
current home and life situations are affordable for these households, any senior-friendly modifications 
or necessary repairs may not be, especially when compounded with the rising costs of living. 
 
 
Interest in Seniors Housing on Texada  
49 (32.2%) senior respondents would consider moving into a senior-friendly housing development on 
Texada (grey), 32 (21.1%) would not consider it (yellow) and 71 (46.7%) are unsure.  
 

If the option were available, would you consider moving into a senior-friendly housing complex on 
Texada? 

Answer Choices % Respondents # Respondents % Senior 
Respondents 

# Senior 
Respondents 

Yes 32.4% 56 32.2% 49 
No 22% 38 21.1% 32 

Not sure 45.7% 79 46.7% 71 
Total 173 152 

Source: 2022 TINSHS Housing Needs Survey 
 
Of the senior respondents who are renters (grey), eight (61.5%) would consider moving into a senior-
friendly housing complex on Texada (grey), and the rest are unsure. Of the owner respondents 
(yellow), 40 (29.2%) would consider this option and 66 (48.7%) are unsure. 
 

If the option were available, would you consider moving into a senior-friendly housing complex 
on Texada? 
Household Maintainer  Yes Not sure No Total 

Renters 8 5 0 13 
Owners 40 66 31 137 

Neither Rent nor Own 1 0 1 2 
Total 49 71 32 152 

Source: 2022 TINSHS Housing Needs Survey 
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5. Seniors Housing Demand in its Local and Regional Contexts 
This section discusses the factors that may drive housing demand and supply on Texada over the next few 
years, and how these factors will intersect with the needs of Texada seniors, their current situations, the 
resources that are available to them and the broader context within which they have to make decisions 
about their housing solution in old age.    
 
Housing Gap Projections and Future Demand 
 
There is a projected shortage of 47 housing units on Texada by 2026 (qathet Regional District, City of 
Powell River, Tla'amin Nation, 2021). These projections were based on 2016 Census data and have not 
been updated in response to the 2021 Census. Housing prices and cost of living/inflation have 
dramatically increased over the past few years, and Covid has made remote work an option for people 
previously bound to workplaces in urban settings. Additionally, given the unregulated nature of Texada 
Island, we cannot be sure if these initial projections took into account the “shadow” population of 
transient, seasonal and otherwise undocumented residents who are currently living in marginal and/or 
temporary dwellings. We are therefore not able to rely upon the projected shortage of housing units 
extending out to 2026. We can, however, concur with the general housing gaps that were identified in 
the 2021 qathet Regional Housing Needs report – that there is a lack of affordable rental housing, 
accessible housing and seniors housing on Texada Island.  
 
Texada Island generally reflects the housing market trends of Powell River and other nearby coastal 
communities on the Sunshine Coast and Vancouver Island, although it has never reached the same fever 
pitch – with buyers making competing and unconditional offers on homes, as well as offers above asking 
price. The market in the qathet region has seen a major slowdown in late 2022 and early 2023 due to 
high interest rates. With the Powell River market making a slow comeback from its current slump, we 
may see demand and sales activity on Texada creep up again. However, based on the island’s history of 
sales, market activity on Texada is not likely to come anywhere close to off-island levels in the 
foreseeable future (Macdonald, 2023 ). 
 
Over the next few years, we expect that year-round housing demand on Texada will be driven by:  
 

1) Regional and local population growth  
The qathet Regional District currently has a population of 21,496, up 7.5% from a population of 
20,070 in 2016. Nearly two-thirds of the region’s population lives in the City of Powell River, 
while approximately 5% live on Texada Island. Officially, the Island has seen a population 
increase of 56 people, or 5.2% since 2016 (Statistics Canada, 2021), roughly mimicking growth in 
the region. However, there are anecdotal reports of a much greater number/percentage of new 
arrivals on Texada, as evidenced by an increased demand for trailer park pad rentals (Arnold, 
2023 ) and parked trailers continuously appearing on rural properties across the island.  
 

2) Cheaper comparative prices on-island 
The average sale price of homes on Texada in 2022 was $527,817 while in Powell River/Sunshine 
Coast it was $721,979 (Macdonald, 2023 ). The 17% price difference is likely to attract off-island 
buyers as homes in surrounding communities become increasingly less affordable.  
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3) Foreign Buyers Restriction 
Texada Island is exempt from legislation passed on January 1 2023 that restricts foreign buyers 
from purchasing residential property in Canadian Census Metropolitan Areas and Census 
Agglomerations for a period of two years (CMHC, 2023). This may encourage foreign buyers who 
are well-informed of the exemptions to purchase property in more rural areas such as Texada 
Island.    
 

4) Restrictively high off-island home prices 
Most homeowners, specifically seniors on a fixed income, cannot afford to buy an off-island 
home in the region without financing. Steep interest rates would disqualify seniors from taking 
on a new mortgage in the event of a more expensive home purchase, and high strata fees can 
make downsizing to a condo prohibitive, even with enough capital to afford the purchase. 
Texada residents will have limited options for purchasing homes in neighboring coastal 
communities while Texada home prices remain cheaper, and are therefore less likely to free up 
inventory by moving away (Macdonald, 2023 ).  
 

5) Inaccessible and/or unaffordable senior rental housing off-island 
 The average wait time for subsidized housing is three years and 17% of current applicants have 
been waiting over five years (Office of the Seniors Advocate, 2022), while the cost of 
independent living seniors housing facilities are not in line with Texada seniors’ incomes. On 
average, selling their homes would allow Texada seniors to live up to ten years at an 
independent living facility in the same region, which is not a desirable option for most. Assisted 
living options are even more expensive. Since almost 80% of Texada households are occupied by 
one or more seniors (Statistics Canada, 2021), the shortage of affordable rental options in the 
region means they are likely to remain in their homes for as long as possible, limiting inventory 
that might otherwise enter the market.  
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New inventory on Texada will likely come from:  
 
1) Seniors dying, not moving  

In 2021 there were 35 people in the 80-84 category and 35 people in the 85+ category on Texada 
(Statistics Canada, 2021). Since 51% of seniors on Texada seniors live alone, we might assume that 
they occupy approximately 35 homes. The average life expectancy over 65 in BC is 21.8 years (Office 
of the Seniors Advocate, 2022), so we might expect that approximately 35 homes will come on the 
market over the next few years as a result of seniors passing away, leaving either a vacant home or a 
partner who a) may be in the same age range/on the same timeline or b) may choose to move if 
their partner passes away, as many have indicated in our Housing Needs Survey.  
 

2) New construction 
While new construction may be inevitable anywhere, the lack of building codes on Texada can both 
drive investment and incentivize development. There are several creative developments in the 
works, including a tiny home village, however there is no evidence that these would be geared 
towards seniors. Additionally, there are five – five acre parcels of ALR land being developed in Van 
Anda and three parcels already spoken for by buyers (Arnold, 2023 ).   

 
Although home value assessments went up significantly this year, actual sales prices on Texada have 
dropped and activity has stalled. While the factors listed above may drive increased housing demand on 
Texada over the next few years, it has always been a slow market that has been experiencing a 
significant reduction in sales activity since a high in 2020, with only four sales completed in the first four 
months of 2023. There have been 3.4 times more expired listings than sales over the past three years, 
exacerbated by the current spike in interest rates which has limited the mobility of Texada homeowners 
– not only are their homes cheaper than surrounding communities, they are also proving to be a non-
liquid asset that is slow and difficult to sell (Macdonald, 2023 ). This makes it even more challenging for 
elders to plan a move off-island in order to find a senior-friendly housing solution.   
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Medical and Senior Care Resources  
 
The closest hospital for Texada residents is in Powell River, a 40 min ferry ride away, and the island’s 
only doctor is retiring in August 2023. The medical clinic has nursing staff familiar with patient 
histories and needs, however recruiting new medical staff to Texada has been incredibly challenging 
(Black, 2023). There is also an ambulance station with two part time staff members. Patients are 
ferried off-island if possible however, when additional support is needed during medical 
emergencies, a helicopter, water taxi, fixed wing aircraft and/or Coast Guard can be brought in from 
surrounding communities.  
 
Unless they are with supportive family or move into facility with a built-in support structure, Texada 
seniors who move to a more urban centre are likely to be navigating the medical system unassisted. 
In more densely populated communities, many seniors without a GP must navigate walk-in clinics, 
medical specialists, compile and present their own medical records, and advocate for themselves 
(anecdotal) while being reliant on expensive and under-resourced government home support for 
their daily needs (Office of the Seniors Advocate, 2023). 
 
On Texada, the island’s many seniors and a general awareness of vulnerability that comes with age 
and rural living have fostered a culture of informal home support that provides an unofficial safety 
net for older residents (Black, 2023). Personal relationships with Better-at-Home volunteers, 
Vancouver Coastal Health staff and neighbours “checking in” on neighbours help buffer seniors 
against some of the risks of isolation and distance to amenities. In some ways, this community-based 
support network offers Texada seniors a more robust quality and consistency of care when 
compared to larger centers (Black, 2023).  
 
Given the 10% increase in people aged 85+ in BC between 2017 and 2022, senior support resources 
are already stretched thin. These include medical staff, long term care beds, home support, 
subsidized and supportive housing and transportation. The full impact of baby boomers aging and 
downsizing has not yet been felt by the medical system and housing market (Office of the Seniors 
Advocate, 2022). Texada seniors seeking off-island housing and medical care will have to compete for 
these scarce resources as well as adjust to the loss of community. While this adjustment may be 
necessary for seniors requiring closer proximity to medical care, for those who do not, it will likely 
result in a lower quality of life and poorer health outcomes (Black, 2023) while also contributing to 
the cost of care escalation for the health/senior care system. For instance, the cost of a single hour 
of daily home support to a senior with a yearly $29,000 income is $9,000 annually, even though the 
Province spends $693 million (in 2021/22) per year to subsidize this program overall. When seniors 
cannot afford help, they are likely to be admitted to long term care prematurely, costing them most 
of their income (and independence) and the Province $60,000/year (Office of the Seniors Advocate, 
2023). As of March 2022, the wait list for long term care more than doubled over the preceding five 
years, and increased by 40% between 2021 and 2022 alone (Office of the Seniors Advocate, 2022). 
For many Texada seniors this unfortunate situation can be avoided if support is provided through 
community care.  
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Drawbacks of Rural Living  
 
Despite the degree of community support that seniors might receive on Texada, those living on remote 
properties and in non-adaptable homes across the island are still exposed to challenging conditions that 
can be a source of risk and uncertainty in old age. Drawbacks of seniors remaining in these homes 
include:  

1. Financial and architectural barriers to senior-friendly home adaptations result in greater hazards 
and a lower quality of life for seniors who are living in age-inappropriate homes.  

2. Seniors in rural areas losing their capacity to drive causes a lack of mobility, increased isolation 
and a reliance on others for basic necessities, outings and check-ins.  

3. For Texada seniors living in rural homes, isolation increases the risk of delayed response to 
medical emergencies, which can lead to health complications and/or untimely death. 
Additionally, the challenges of traveling home after an unscheduled hospital visit sometimes 
deters seniors from seeking medical attention, which can contribute to escalating health issues.  

  
Trailer Park  
While affordable, Texada trailer park accommodations are not necessarily suitable for seniors, as they 
require a level of health, mobility and mental alertness that some park residents struggle with. The tight 
living space (168- 210 sqft) does not accommodate a wheelchair and makes it difficult for VCH staff to 
help elderly clients with maneuvering around; there are at least four residents requiring regular care 
from VCH (multiple times per day).  
 
In addition, some social incidents - including alcoholism, police intervention and mismanagement of pets 
- have been reported in the park. While there is a positive culture of residents caring for each other, the 
need to be alert, adaptive and in close contact with a diverse cross-section of fellow park occupants can 
make it an uncomfortable option for seniors with physical and/or cognitive impairment.   
 
 
Seniors Housing Alternatives Off-Island        
 
Ownership Options  
The Texada housing market is priced significantly lower than elsewhere on the Sunshine Coast, 
Vancouver Island and the mainland. Therefore, selling their Texada homes will not provide seniors with 
the necessary financial gains to comfortably purchase age-friendly housing elsewhere (without 
financing). The average cost of a unit in a senior cohousing development or a 55+ condo in BC is over 
$500,000, with a monthly strata fee of $200-$600 that can continually be raised3. Senior-friendly 
developments like this are not plentiful nor centrally organized through a coordinating 
organization/registry. Navigating the options and purchasing age-friendly housing off-island without 
logistical and financial support can therefore be a significant challenge.    
 
 
                                            
3 Source: In-house internet search 
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Rental Options  
Seniors’ subsidized housing (SSH) is rental housing for seniors (55+) funded by BC housing and operated 
by non-profit organizations, where residents pay 30% - 50% of their income for rent and, in some cases, 
support services. These units are highly oversubscribed in BC, with an average three year wait period 
that is growing in response to the wave of downsizing baby boomers across the province (Office of the 
Seniors Advocate, 2022).  
 
For seniors who require enhanced supports, there is an option of applying to live in an 
independent/assisted living residence. Independent living includes an apartment with one to two meals 
per day, basic social activities, laundry and 24 hour emergency response. There are 20,656 independent 
living units in BC, which are predominantly private-pay. The median rent for a one bedroom 
independent living unit in BC in 2021 was $3,309, while the average was $3,529 (CMHC, 2021).  
 
Assisted living units within independent living facilities provide additional personal care services such as 
bathing, grooming, dressing and mobility support. Roughly half of the registered assisted living units in 
BC (4,415) are subsidized while the other half (4,013) are private pay. Subsidized assisted living units 
cost residents 70% of their income, while the average market rate for private-pay one bedroom assisted 
living units across BC in 2017 was $3,818/month (Office of the Seniors Advocate, 2022).  
 
As of March 31, 2022, there was a 785 person waitlist for subsidized assisted living that increased 11% 
from the previous year. These subsidies have eligibility requirements that center around need, making 
wait times difficult to predict. The average senior contribution for subsidized assisted living in 2022 was 
$1,468/month and the median contribution was $1,275/month (Office of the Seniors Advocate, 2022). 
 
While private sector independent living facilities, such as the ones operated by Golden Life across BC 
and Alberta, currently have vacancy as a result of Covid, this option is beyond the financial means of 
many Texada residents. For example, the cost of a one bedroom unit at the Ocean Front Village 
independent living facility in Comox is currently $3,900/month. The decision to move into such an 
expensive residence is usually made out of necessity at an average age of approximately 85 (Thibault, 
2023 ). For reference, home sale proceeds of $530,000 would only cover up to ten years of living 
expenses. 
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Texada Housing Needs Summary 
 
Texada Island has 595 occupied homes, of which 470 (79%) are senior households (55+); 86.5% of senior 
households are occupied by homeowners and 51% are seniors who live alone. 86.5% of the island’s 
population is over 55 and 43% is over 65. The median total income of individual Texada seniors in 2020 
was $29,400 (potentially inflated by COVID relief measures) and their average household income was 
$59,379. 21.4% of the senior population falls below the LIM-AT low-income threshold and 29% of the 
seniors TINSHS surveyed sometime, often or always struggle to afford their monthly living expenses, 
even with Texada’s average shelter costs being $552/month.  
 
79% of the seniors who responded to the housing needs survey would prefer to age in their homes, 
however many homes on Texada – both in the communities of Van Anda/Gillies Bay and in the rural 
areas – are not designed or adaptable to be age-friendly. Increased construction costs on fixed and 
limited incomes can make accessibility adaptations unaffordable and 30% of homes under realtor 
Dean Macdonald’s listing required major repairs. Texada seniors on rural acreages that necessitate 
driving are finding it increasingly difficult to maintain their properties and receive help in response to 
their growing needs. They also risk a reasonable time access in case of an emergency.  
 
For seniors who wish to age on Texada but cannot safely stay in their homes, the existing inventory does 
not include any senior-friendly housing developments or affordable rental options. Because Texada real 
estate is priced roughly 27% lower than surrounding communities (like Powell River), selling their homes 
does not necessarily enable local seniors to access age-friendly housing off-island. For those who wish to 
rent, there are 3+ year long waitlists for subsidized seniors rental housing in the region (depending on 
location) while private pay independent/assisted living is highly unaffordable, especially on a fixed-
income pension. 
 
Senior resources (housing, transportation, medical care, home support, etc.) across the province are 
highly oversubscribed and difficult to navigate. For this reason, medical and senior care on Texada is 
comparable or even preferable to the services that seniors (who do not require regular specialized 
services) moving off-island without additional support might be able to access. 
 
The combination of slow sales, lower comparative sale prices of Texada real estate, lower incomes of 
many residents and the shortage of affordable and accessible housing options off-island could leave 
many seniors unable to adapt, repair and/or sell their homes and find age-friendly elsewhere.  
 
There is a need for affordable senior-friendly housing in close proximity to existing amenities and 
emergency response services on Texada that would give the island’s many elderly residents the option 
of aging-in-community without compromising their health, safety and connectedness. 49 (32.2%) of 
senior survey respondents indicated that they would consider such an option if it was available and 
another 72 (46.7%) are unsure. TINSHS is striving to develop an affordable senior-friendly housing 
solution to serve seniors who choose to continue to make Texada their home. 
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Appendix 2 – Method and Data Sources  
 
Statistics Canada 2021 Census 
The 2021 Census provides the foundational dataset for this report. The fact that the Census was 
conducted so recently eliminates the common caveat “this data is out of date” and supports the viability 
and relevancy of our analysis and conclusions.  
 
2022 TINSHS Housing Needs Survey  
In October 2022, TINSHS conducted an island-wide Housing Needs survey to collect information on the 
living situations, conditions and housing needs of Texada Island residents. Residents were encouraged to 
complete the survey through a prize draw in which three gift certificates of $50 to local stores and gas 
station were awarded. The survey was available both in hard copy and online; it was distributed one per 
household via mail-out, posted to the TINSHS website and shared on social media. Residents had four 
weeks to complete the survey.  
 
Select Community Members Consulted 
In addition to the perspectives of individuals that we were able to collect through the survey, TINSHS 
also consulted members of the community and industry professionals who were able to offer us a 
unique insight into different aspects of Texada’s and BC’s senior care and housing situations. These 
individuals include:  

 Dean Macdonald, Texada Island’s only resident realtor  
 Ron Arnold, owner of the Texada RV Park 
 Dr. Kevin Black, Texada Island clinic physician (retiring) 
 Rita Thibault, Principal at Westbridge Group Valuation Partner   
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Appendix 2.1 - Data Limitations  
 
Statistics Canada 2021 Census Limitations  
 
While this is the most comprehensive source of information available for this study, the Census does 
have the following limitations:  

1) Completion Rates - As there are no repercussions for not completing the Census, it is not 
mandatory. So, although it is the most widespread and comprehensive population survey 
available, it is still a self-selected/incomplete dataset. In the rural and remote context of Texada 
Island, where residences are spread apart across the island and sometimes difficult to access, 
survey completion rates may be lower than in urban settings.  

 
The Total Non-Response Rate (TNR) is a measure of when all questions are unanswered for a 
dwelling that received a questionnaire or when a returned questionnaire does not meet the 
minimum content. Thus a high TNR percentage indicates high rates of Census non-response. The 
table below demonstrates that Texada Island has higher rates of non-response than BC and 
Powell River, however the response rates are all above 90% and can therefore be considered 
statistically reliable. The higher rate of TNR on Texada may indicate a higher proportion of hard 
to reach and/or socially disengaged individuals/households than in Powell River and BC.  

Total Non-Response Rates for Census Data Quality Indicators (%)  
Data Quality Indicator  Texada  Powell River  BC 
Long form housing characteristics  8.8 4.1 4.9 
Short form  5.5 2.2 3.5 
Income  5.5 2.2 3.5 

Source: Data Quality Tables, 2021 Census of Population 
 

2) Quality Control – Census data is not screened for mistakes, miscalculations and incongruences 
before publishing. There appear to be numerous calculation errors and numerical discrepancies 
in the datasets we are using.  
 

3) COVID-19 Support Programs – Due to government relief measures that were provided during 
the COVID-19 pandemic, many households across Canada were buffered against rising shelter 
and living costs in 2020 (Statistics Canada, 2022). This temporary income may have skewed 2021 
Census data to falsely portray income levels and affordability to be higher than they are in non-
pandemic years, especially among low-income populations for whom temporary government 
transfers will not be replaced by market income and who are most impacted by the rising costs.  
  
 
 
 
 
 

 



 

41 
 

2022 TINSHS Housing Needs Survey Limitations 
 

1) Like the Census, the survey data is self-reported, meaning it is subject to potential 
misinterpretation of questions, inaccurate responses and deliberate 
misrepresentations/untruths.   
 

2) The survey is a self-selected dataset, and therefore contains inherent bias towards the living 
situations and opinions of residents for whom housing is a concern.  
 

3) The survey is an incomplete dataset, which comes with the inherent risk of 
misrepresentation of certain demographics when extrapolated to the entire population. 
 
The following table illustrates the survey response rates for various categories of 
respondents in comparison to the baseline set by the Census: 

 
Data from Survey % Response Rate Data from 2021 Census 

Total Household 
submissions 

176 29.3% 600 Total Households  

Total Individuals 
represented  324  28.7% 1,128 Total population  

Senior Households  155 33.0% 470 Senior Households  

Individuals Age 55 
and up 

249 (76.8% of 
respondents) 

33.9% 735 (65% 
of pop) 

Individuals Age 55 
and up 

Individuals Age 55 
and up in senior 
only household 

219 (67.6% of 
respondents) 

      

 Sources: 2022 TINSHS Housing Needs Survey and Statistics Canada 2021 Census 
 
a. Seniors are overrepresented in the survey: they make up 65% of the population, but 

represent 76.8 % of survey respondents. This allows us to draw meaningful conclusions 
from senior responses, but impacts the inferences we can make about other 
demographics in the community. For this reason, the Census is used as the foundational 
dataset for this report while the “Survey Perspective” boxes provide additional insight 
into the perspectives of seniors from survey data. 
 

b. The survey is skewed towards over representing couple households without children 
(53.7%), most of them seniors, in relation to the Census (40.3%).  
 

c. The survey underrepresents one and two parent families with children (7.4%) when 
compared with Census (12.6%).  
 

d. At 32%, the survey underrepresents the proportion of single-person households on 
Texada (42% in Census).   
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4) While we instructed residents to complete only one survey per household, there was no 
way to enforce this and duplicate submissions from households are possible, though 
unlikely.  
 

5) In cases where household members hold differing views on housing, the member of each 
household that filled out the survey may have been biased to express only their own view 
rather than accurately represent the view of all household members in the survey.  
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Appendix 3 – Additional Survey Tables and Comments  
 
2022 Housing Needs Survey Tables  
 

How would you describe your household? Please select the one that fits best.   I LIVE --> 
Answer Choices  % Respondents # Respondents % Senior 

Respondents 
# Senior 

Respondents 
On my own 32% 56 31.8% 49 
With my parent(s)  <1% 1 <1% 1 
With other relatives  1.1% 2 1.3% 2 
With my spouse/partner 
- without children 

53.7% 94 57.1% 88 

With my spouse/partner 
- with children 

6.3% 11 4.6% 7 

As a single parent – with 
children 

1.1% 2 <1% 1 

With roommates  1.1% 2 1.3% 2 
Other (please describe) 4% 7 2.6% 4 
Total                                      175                              154 

Source: 2022 TINSHS Housing Needs Survey 
 
 

Have you been unhoused or homeless in the last 24 months? 
Answer Choices  % Respondent 

households 
# Respondent 

households 
% senior 

households 
# senior 

households 
No  97.7% 170 98% 152 
Yes 2.3% 4 .06% 1 
Total                                 174                                       153 

Source: 2022 TINSHS Housing Needs Survey 
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2022 Housing Needs Survey Comments  
 
Current housing concerns included the following comments:  
Note: adequacy/accessibility concerns are highlighted in grey, affordability concerns are yellow and no 
shading represents suitability and other concerns/comments. 
 

 Water and property taxes outrageous. Ferry - Bring back the triangle run.  Medical and shopping 
needs in Courtenay.  

 Aging may put an end to my current lifestyle.  
 Stairs may be a problem in the future. Wood heat is becoming more difficult for me.  
 Needs furnace work, repaint exterior, and repair stairs on deck.  
 House is not easily accessible as location is hard to walk to.  
 Too far from health care.  
 As we age it is getting more difficult to keep up with physical demands of caring for property 

and house repairs/maintenance. 
 Needs renovating to be more accessible.  
 Trades people and handymen men needed.  
 Unreliable ferries to access medical appointments.  
 Rural roads, condition very poor everywhere!  
 I might find it challenging to live here alone should something happen to my spouse.  
 Concerns about health care and hospital.  
 Home is old and needs some repair and more insulation.  
 Concerned about cost of living firewood, utilities, food and transportation.  
 Would like to get away from carbon heat source (wood, oil), but heat pump conversion too 

complicated and expensive (need new panel, pole, line).  
 RV until afford to build house in years.  
 Concerned about cost of heating, maintenance help.  
 Future maintenance cost: new roof.  
 Farm 19+ acres too much to look after.  
 Building new home at the time to accommodate my senior years.  
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If the option were available, would you consider moving into a senior-friendly housing complex 
on Texada? 
 
Of the 152 senior households who responded, 32.2% would consider moving into senior –friendly 
housing on Texada if the option were available. Comments from these respondents include: 

 because co-housing and community appeal to me 
 For now I am fine where I am. As we all get older we can need help.  

I would choose to remain as part of the community of Texada. 
 Friends are here 
 Gillies Bay is my home. 
 If ability to be self-sufficient degrades. 
 If I could not manage at home. 
 If I couldn't stay in my own home because of stairs and too much yard work. 
 If I was physically limited, I would prefer to not be alone and isolated. 
 If it was an attractive location near facilities. 
 If my husband died first then I'd make decision. 
 If my needs are better met there than in current home. 
 It’s a great place to live and it’s near family 
 Love living on the island 
 Love the community of friendly people and the quieter, slower, peaceful energy here. 
 Maintenance and accessibility 
 Maintenance costs.  We are off grid. 
 No yard work 
 Only if additional care is required / available 
 Presumably it would be more affordable. 
 Probably due to mobility issues and health due to aging 
 Texada is a wonderful place to live. 
 To avoid social isolation and to be physically safe. 
 We have developing health disabilities due to old age. 
 Would feel safer and be around other seniors. 
 Would like to stay on Texada. 
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46.7% of respondents said that they are NOT SURE about moving into senior-friendly housing on 
Texada if the option were available. Their comments include 
 

 ... love our home, but cost of maintenance may become too much in the future 
 As long as I have mobility and mental capacity, I prefer my own home.  

If me or my spouse had medical care needs, we would prefer local residence. 
 Cost would be a factor. 
 Depending on future health conditions. 
 Depends how it is set up  
 Depends on circumstances. 
 Depends on location, privacy and cost. 
 Depends on the options available 
 Eventually, if necessary.  Prefer to stay on Texada at home. 
 Future health care on Texada 
 Health risk of exposure to cigarette smoke. This is an absolute deal-breaker. 
 I don't think you will be ready when I need help 
 I would need to have assisted living options; more reliable home care support. 
 If I was unable to cope in my own home I could consider it. But so far I have no issues. 
 If my husband dies, I will have not transportation 
 If unable to maintain home, would consider. 
 I'm currently 72 years old, healthy and active. No thought of leaving my current home,  

but who knows where I will be in 20 years active-wise. 
 Less stressful 
 Life is uncertain! 
 Maybe but would also consider being closer to family who do not live on island. 
 maybe if I were without my spouse. 
 Maybe or 15 to 20 years 
 Maybe waaay down the road. 
 Not at this time, but maybe in the future, if circumstances required. 
 Not old enough yet to worry about it. 
 Not old enough, don't need yet 
 Only if I could not stay in my home 
 Only if spouse dies or is institutionalized 
 Perhaps if one of us died. 
 Prefer to live in a warmer climate with less severe winters. 
 Things change ie, not having drivers license. 
 We have three dogs at the moment, and will always have multiple dogs 
 Would like to stay in our own home as long as possible. 
 Would want to see what it was like before making a move 
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21.1% of respondents said they would NOT consider moving into senior-friendly housing on Texada if 
the option were available. Their comments include:   
 

 Complex comes with rules 
 Covid is high. 
 Don't wish to live in a group setting. 
 Happy in home 
 Hospital is too far away 
 Not at the present time. 
 Only if staying in current home would become an impossibility. 
 Prefer our own space and environment. 
 Want to be closer to family 
 Because of the Ferry travel. 
 Would almost certainly not provide adequate amenities. 
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Appendix 4 – Additional Census Tables  
 

Structural Type of Dwelling by Age for 55+ population (qRD Area D) 

Structural type 
of dwelling  

Total Single-
detached 

house 

Semi-
detached 

house 

Apartment 
or flat in a 

duplex 

Other single-
attached 

house 

Movable 
dwelling 

55 to 59 years 110 100 5 0 0 10 
60 to 64 years 120 105 5 0 5 10 
65 + years 465 425 0 5 5 30 
65 to 69 years 150 145 0 5 0 5 
70 to 74 years 160 145 0 0 5 15 
75 to 79 years 85 75 0 0 0 10 
80 to 84 years 35 30 0 0 0 5 
85+ years 30 30 0 0 0 5 
Total – Age  695 630 5 0 10 50 

Source: Statistics Canada 2021 Census  
 
 

Dwellings and Tenure Types (qRD Area D)  

Tenure including presence of mortgage 
payments and subsidized housing  

Owner With 
mortgage 

Without 
mortgage 

Renter 

Total Dwellings 600 500 135 370 95 
Source: Statistics Canada 2021 Census  
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qathet REGIONAL DISTRICT  
CERTIFIED EXTRACT OF THE MINUTES 

Agricultural Advisory Committee of the qathet Regional District 
Meeting held August 3, 2023 

Request for support to apply for exclusion of land from the ALR to accommodate 
seniors housing initiative in Gillies Bay 
 
MOVED and SECONDED 

 
THAT the Committee recommends to the Board that the qathet Regional District 
support the request for support to apply for exclusion of land from the ALR to 
accommodate seniors housing initiative in Gillies Bay on the condition that an 
Agricultural Capability Study be included in the application. 
 
MOTION CARRIED. 
 

****************************************************** 
I hereby certify the above to be a true 

and correct extraction of the minutes of the 
Agricultural Advisory Committee of the qathet Regional District 

from its meeting dated August 3, 2023. 
 
 
 

___________________________________________ 
Michelle Jones, Corporate Officer 

Dated this 2nd day of January, 2024. 
 
 
 
 



qathet REGIONAL DISTRICT 
CERTIFIED RESOLUTION 

January 2, 2024  
 
Role of Local Government in Agricultural Land Reserve Exclusion Application 
Process 
 
MOVED and SECONDED 
 

THAT the qathet Regional District support the request, from Selkirk Mountain Forest 
Ltd. and Texada Island Non-profit Seniors Housing Society, to apply to the Agricultural 
Land Commission for exclusion of a 3.2 hectare parcel of land from the Agricultural 
Land Reserve to accommodate a seniors housing project at the corner of Gillies Bay 
Road and Airport Road in Gillies Bay; and 
  
THAT the Board direct staff to work with the landowner, Selkirk Mountain Forest Ltd, to 
initiate an exclusion application to the Agricultural Land Commission for the proposed 
3.2 hectare parcel of land; and 
  
THAT the landowner be required to pay a $1,500 ALR exclusion application fee plus all 
costs associated with the posting of signs on the affected property included in the 
application, and advertising notice of public hearing in Texada Express Lines and three 
consecutive issues of the Powell River PEAK newspaper. 
 
MOTION CARRIED. 
 
 

****************************************************** 
I hereby certify the above to be a true 

and correct resolution of the 
Board of the qathet Regional District 

at its meeting dated September 27, 2023. 
 

 

 

 
___________________________________________ 

Michelle Jones, Corporate Officer  
Dated this 2nd day of January, 2024. 

 



Site Context Photos for ALR Exclusion Application

THE NORTH EAST 1/4 OF SECTION 9 TEXADA ISLAND DISTRICT
EXCEPT PLANS 12042, 14959, 16670, 17746,
21635 AND BCP44229

PID: 010 095 691
Provided by Selkirk Mountain Forest Ltd. and
Texada Island Non profit Seniors Housing Society
November 3 & 17, 2023



Southeast corner of site, at Gillies Bay Road (left) and Airport Road (right) – Facing Northwest #1, and North #2

Southeast corner of site, at Gillies Bay Road (left) and Airport Road (right) – Facing North #2



Southwest boundary of site (left) at Airport Road – Facing Northwest

Southwest boundary of site (right) at Airport Road – Facing East



Northeast boundary of site (right) at Gillies Bay Road – Facing South



The following photos are from interior of site
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