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Executive Summary 

The consultation process. 

Taking direction from the 2011 Westbank First Nation 
Community Plan, the Westbank First Nation Housing Strategy is a 
comprehensive housing strategy to meet the policy objectives of 
WFN and the housing needs of its Members. Elders, youth and 
families in the Community are priorities for the Westbank First 
Nation Housing Strategy, and consultation focused on bringing 
forward potential policy outcomes that will benefit their housing 
situations. 

The consultation process included collecting a preliminary 
questionnaire from 43 Members, a detailed questionnaire from 48 
Members, and meeting with 50 Members in one-on-one 
discussions or focus groups. Facebook consultation was also 
pursued in combination with an open house and presentations at 
two WFN General Membership Meetings. Consultation with the 
Community was in-depth, providing useful and statistically 
significant results. 

What needs to be done? 

Development of housing and the allocation of Lands to 
Members have historically taken the form of large lot, single 
family detached, three-bedroom residences. The market value of 
land is increasing steadily and WFN faces challenges in having 
enough land for each Member in the long-term. To ensure that 
WFN has enough land for the Community’s long-term housing 
development, densities will need to increase. At the same time, it 
may be necessary to continue with the development of single 
family detached housing for large families, even if average lot 
sizes will decrease. 

WFN’s housing needs over the next 30 years will be 
approximately 300 homes for new and existing Members, 
equating to 10 homes per year on average. This number is 
derived from a current demographic analysis of those under the 
age of 30 (nearly half of the total Membership), who, if they have 
a household formation rate of 65% in the next 30 years, will 
require nearly 120 homes alone. The existing housing shortfall is 
also in the range of 120 homes. Finally, the McIvor 
Case/Membership Code changes to WFN’s population may add a 
need for a further 60 homes for Member families.  

On Tsinstikeptum IR #9 and Tsinstikeptum IR #10 there is 
enough available Community Land to accommodate the 30-
year housing need projection of 300 homes. An analysis of a 
variety of Community Lands was conducted as a part of the 
Westbank First Nation Housing Strategy. A greater number of 



8 
 

units may be built if higher density housing is supported. The 
development of townhomes and condos is recommended in order 
to encourage Community identity and reduce costs to Westbank 
First Nation. It is recommended that the majority of Members’ 
housing developments take place on IR #9 and IR #10, prior to 
expanding outwards to the Gallagher’s Canyon and Black 
Mountain area in IR #12. This will allow Westbank First Nation to 
strengthen the Community core and promote economically 
sustainable development practices on its Land. The following table 
identifies the key areas for potential development. 

WFN must pursue policy options that will enable a greater 
level of independence in funding residential development 
for the Community. Decreasing funding from the federal 
government since the 1990s has limited recent housing 
development for Members.  

The total cost to WFN of servicing and constructing 10 
homes for Members will be approximately $2,300,000 
annually. Estimated construction costs of Member housing  is 
approximately $180,000 ($1,800,000 for 10 homes), and 
servicing 10 lots will cost WFN an estimated $500,000. These 
costs will require a cash contribution from WFN and mortgage 
financing from a financial institution. Costs may be offset by 
CMHC and INAC grants, implementing a WFN Housing Reserve 
Fund, annual taxation, and recovery of the monthly mortgage 
through rental payments. 

Map 
ID 

Parcel  Total Size Proposed # of Units 

9-1 Porcupine Ct. (IR #9) Lots 
70-2-2, 70-2-3, 70-2-4, 70-2-
5 91511 CLSR BC 

5,378m2 
(1.33 acres) 

4 S.F. 

9-2 Elk Rd. (IR #9) Lot 67 Plan 
66810 

6,980m2 
(1.72 acres) 

6 S.F. 

9-3 Falcon Lane (IR #9) Lot 341 
844 RSBC BC 

9,620m2 
(2.38 acres) 

20 S.F. or M.F. 

9-4 Cougar Rd. (IR #9) Lots 215-
1 and 216-1-1 2692R RSBC 
BC 

12,110m2 (3 
acres) 

11 S.F. or 22 
Duplexes 

9-5 Cougar Rd. (IR #9) Lot 39-2 
956 RSBC BC 

10,570m2 
(2.61 acres) 

15 S.F. 

9-6 Red Cloud Way (IR #9) Lot 
39-5 3754 RSBC BC 

20,630m2 
(5.1 acres) 

20-26 S.F. 

9-7 Red Cloud Way (IR #9) Lot 
25-2-1 254 RSBC BC 

89,700m2 
(22.17 acres) 

80 S.F. 

9-8 Cut-off Lands (IR #9) 
Northwest and South 
Portions 70911 CLSR BC 

99,090m2 
(24.5 acres) 

15-20 townhomes 
in the northwest 
corner and 44 S.F. 
homes in the South 
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portion 
10-1 Bayview Ct. Area (IR #10) 

59924 CLSR 
36,650m2 
(9.1 acres) 

28 S.F. 

10-2 Sookinchute Ct. and 
Westside Rd. (IR #10) Lots 
411 and 412 79592 CLSR BC 

 7 large lots of 17 
small lots S.F. 

12-1 Gallagher’s Canyon/Black 
Mountain Area (IR #12) 

 20 S.F. near the 
Black Mountain 
area in Kelowna as 
a starting point for 
development 

 TOTAL # of UNITS =   302  
 

The Costs Per Year of Building and Servicing Members’ 
Housing 

Project Estimated Cost 
10 Homes Constructed Per 
Year 

$1,800,000 

Servicing 10 Lots Per Year $500,000 
Total Per Year $2,300,000 
   

On average, if the housing recipients paid $650 per month, 
and money was valued at 4%, this revenue would support the 
borrowing of $100,000 based on a 20 year amortization. Based on 
10 homes, this would support the borrowing of $1,000,000 per 
year. 

Taking the results of the Westbank First Nation Housing 
Strategy process into consideration, a variety of potential policy 
outcomes have been presented. 

All Key Recommendations and Action Points: 

1) Budget for ten homes serviced and constructed annually 
by WFN. 

2) Create a WFN Housing Reserve Fund. 
3) Create a WFN Housing Committee. 
4) Do Not Pursue Mobile Home Park (MHP) development for 

Members. 
5) Help Elders downsize. 
6) Establish WFN Residential Design Guidelines. 
7) Establish WFN Sustainability Guidelines. 
8) Allow “sweat equity” as a method of covering housing 

costs. 
9) Augment the rental housing supply. 
10) Expand assistance in subdividing and/or constructing 

suites for families. 
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11) Pursue higher density developments (townhomes and 
condos). 

12) Consider mixed-use development. 
13) Develop a safe house or transitional housing centre. 
14) House Members based on needs and proven capacity to 

maintain a home. 
15) Incentivize the private sector. 
16) Include green spaces, urban forestation and xeriscaping. 
17) Link housing to public transit where applicable. 
18) Pursue all available funding for housing. 
19) Communicate with Members regarding housing policies and 

practices. 
20) Partner with other governments. 
21) Partner with non-profit organizations to build housing for 

Members. 
22) Research the feasibility of innovative housing designs. 
23) Implement social media tools in all future long-range 

planning.  

Through the implementation of these policy 
recommendations, WFN will work towards addressing the existing 
and future housing need over a 30-year period. Housing 
affordability, suitability and availability will be addressed. The 
Community will be tied closely together. Environmental and 
economic sustainability will be achieved. WFN will be leaders in 
First Nations’ housing policy and practice. 
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1.0 CONTEXT FOR THE WESTBANK FIRST NATION 

HOUSING STRATEGY 

1.1  The Purpose of the Westbank First Nation 

Housing Strategy 

The housing challenges that the Westbank First 

Nation (WFN) faces are one individual story in a collection of 

stories of the challenges First Nations have faced across 

Canada, all intersecting, interlocked and historically 

oppressed. Traditionally, in the past, no Member of the 

Westbank First Nation would encounter barriers to housing. 

Members were all equal with respect to their housing 

situations. No one was homeless, no one had lower quality 

housing than their neighbour and no one had an imposed 

housing system providing them with culturally disconnected 

housing. Housing barriers that most First Nations face 

include, but are not limited to, suitable, affordable and 

attainable housing shortages. A localized, grassroots 

housing strategy is one part of the solution to providing 

First Nation Members with culturally relevant, good quality 

and affordable housing.1  

                                                           
1 For a brief outline of First Nations’ experiences and housing practices (or 
evidence-based practices) please see Appendix 1. 
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The Canadian Federal government has acknowledged 

the poor state of housing for First Nations in Canada, but 

since the early 1990s a national housing strategy has not 

been implemented. Despite critiques from the United 

Nations’ special rapporteur on housing, Miloon Kothari, who 

states that Canada is in a housing crisis, particularly with 

respect to the condition of Aboriginal housing, the federal 

government has not created a national housing strategy. 

Therefore, First Nations across Canada have conducted 

housing research and begun work on their own housing 

strategies. 

Westbank First Nation is situated directly across 

Okanagan Lake from the City of Kelowna, one of Canada’s 

least affordable housing markets. With housing prices being 

generally high in the Okanagan Valley, Westbank First 

Nation must develop clear housing policies and strategic 

actions to benefit the rental and ownership housing 

situations of its Members. In fact, the Kelowna CMA 

features a median single family detached house price of 

$575,000, and has been ranked 41st in the “western world” 

in unaffordable housing markets (CMHC, 2011; 

Demographia, 2011). WFN aims to foster a strong sense of 

community while promoting the health and success of its 

Membership, a difficult task in such high-cost and 
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competitive housing markets. A housing strategy will outline 

how each of these targets may be accomplished. 

1.2  Direction from the 2011 Westbank First Nation 

Community Plan 

The Westbank First Nation Community Plan, which is 

founded upon in-depth consultation with the Membership 

and Council, outlines that “basic needs such as shelter are a 

necessity to living a productive and healthy life” (WFN, 

2011). The Westbank First Nation Community Plan presents 

a variety of housing policies and actions, as shown below in 

a direct quote from section 4.5.1. 

4.5.1  (a) Provide quality housing options and opportunities 
to Members on reserve. 

          (b) Meet Membership housing needs by developing 
additional Westbank First Nation housing where possible. 

          (c) Encourage creative ways to provide affordable 
housing. 

          (d) Provide a balanced mix of choices in the types, 
tenure and cost of  housing in appropriate locations that will 
support all age and income groups, renters and household 
types. 

          (e) Continue to provide opportunities for CP 
ownership through the allotment process as outlined in the 
WFN Allotment Law and Allotment Commission.  

           (f) Westbank First Nation will strive to ensure no 
Members are without adequate shelter and will work 
towards the provision of institutional options to remedy 
Member homelessness. 

           (g) Undertake initiatives to ensure the continued 
expansion of the reserve  land base, through land 
acquisitions with Westbank First Nation traditional 
 territory, and that appropriate plans are in place to 
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sustain the growth of the  Westbank First Nation 
Membership.  

            (h) Identify community lands to be designated for 
Membership housing. 

            (i) Prioritize housing based on: 

  - Families already living in the immediate area; 

  - Elders; 

  - Families; 

  - Desire of the applicant or applicants, and; 

  - Fairness in the application and selection process. 

            (j) Work towards the provision of financial 
assistance for Elders in need to  pay for utility and housing 
related bills, recognizing the greater principle of ensuring 
that Westbank First Nation Elders are cared for by the 
Community. 

            (k) Prioritize rental housing units for Westbank First 
Nation Members. 

            (l) Ensure that residential construction of 
Membership homes on Westbank First Nation is done to the 
highest standard and quality and meets or exceeds 
 the local and provincial building standards. 

Council has also resolved to address the housing needs of 

the following groups, expanding on Community Plan Policy 

4.5.1 (i): 

Council hereby agrees that the following is the criteria for 
Westbank First Nation when selecting candidates for On-
Reserve Social Housing: 

1. Elders; 
2. Single Parents; 
3. Families; 
4. On-Reserve Couples; 
5. On-Reserve Singles; 
6. Off-Reserve Couples; and  
7. Off-Reserve Singles. 
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These groups will need to be addressed in the Westbank 

First Nation Housing Strategy. 

Westbank First Nation is now working towards 

building its own housing strategy specifically for and led by 

its Membership. The goal is to provide adequate housing 

options to all WFN Members. In pursuit of this objective, an 

Allotment Commission has been created to allot Community 

Lands, set aside by Council for the purpose of permanent 

homeownership. Until all of WFN’s Members have achieved 

homeownership, non-profit rental units are to be provided.  

 

1.3  WFN Demographics and Projected Housing 

Stock Needs 

One of the first steps in beginning to understand a 

community is to examine its demographics. Table 1 displays 

the Membership’s age and sex data as of January 11th, 

2011. Unlike neighbouring Kelowna, the WFN population is 

relatively young. So, while an aging population has driven 

housing prices upwards in Kelowna and, consequently, the 

Okanagan Valley, a younger population does not have as 

much access to the housing market due to their generally 

lower incomes. 

At the time of the Westbank First Nation Housing 

Strategy’s preparation, nearly half (47.87%) of the WFN 
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Membership is 29 years of age or younger. The over-60 

population is small in contrast, at approximately a tenth 

(11.74%) of the Membership.  A younger population will 

face few deaths by natural causes relative to an older 

population. Between 1990 and 2010 there were 152 

Members were born, with an average of 7.6 births per year. 

Over the same period, the yearly deaths averaged 

approximately four per year, for a yearly average growth of 

nearly four Members. The WFN Membership in its current 

state is a young population with an increasing birth rate. If 

birth rates and mortality rates remain constant over the 

next 30 years, another 228 young Members could be 

expected, with an overall growth of 108 Members. The 

above projection only takes current Membership into 

account, and excludes the impacts that the McIvor Case and 

changes to a WFN Membership Code will have in the 

upcoming years.  

Early estimates from anecdotal discussions with 

Members and WFN staff indicate the potential for another 

150 Members being added as a result of the changes to the 

Membership Code. This would mean an increase to the 

Membership population of approximately 22%. 

Unfortunately, mortality rates are unreliable in their current 

state, so precise Membership projections are difficult to 

achieve. Therefore, if in the next 30 years the Membership 
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grows by 150 new Members based on the McIvor 

Case/Membership Code changes, and 108 based on current 

yearly growth rates, around 260 or more Members can be 

expected.  

If 65% of the existing Members under 30 years of 

age and the Members brought in from the McIvor 

Case/Membership Code (260 total) form families and have  

1.5 children per household, another 254 Members can be 

expected from these families within a 30 year period (98 of 

the latter group). The equation for the increasing population 

then, would be: 

Current Population + McIvor Case/Membership Code 

Increase + All New Births =     

    Thirty-year Population Estimate 

Based on these preliminary results, it is reasonable to 

assume that WFN will have a population of approximately 

1,200 by the year 2040.  

Table 1: Age/sex data for the current Member 
population as of January 11, 20112 

Age Male Female Total % of 
Total 

1994 
Total 

1994 
% 

0-9 55 51 106 15.57 68 14.8 
10- 57 46 103 15.12 75 16.3 

                                                           
2 Challenges to Membership Demographic Analysis: There are significant barriers 
to the demographic analysis of WFN Membership data in its current state. For 
example, yearly Membership data in the form of a census is not available; and 
therefore, yearly growth rates are difficult if not impossible to estimate. Another 
challenge is making a precise estimate of the effects of the McIvor 
Case/Membership Code. 
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19 
20-
29 

67 50 117 17.18 97 21.1 

30-
39 

52 40 92 13.51 89 19.4 

40-
49 

48 58 106 15.57 57 12.4 

50-
59 

33 44 77 11.31 45 9.7 

60-
69 

23 30 53 7.78 293 6.3 

70-
79 

9 10 19 2.79 

80+ 1 7 8 1.17 
 345 336 681 100 460 100 

(Source: Membership database, 2011 and Urban Systems, 

1994). 

 Using the data in Table 1, a housing development 

needs projection can be conducted. First, looking at the 

population under the age of 30 and estimating a 65% 

household formation rate over the next 30 years, WFN will 

require approximately 120 new homes. For the population 

under 30 alone, this will require four new homes per year 

over three decades. The future housing need for WFN’s 

youth compounds the existing need of approximately 120 

houses. Finally, the McIvor Case/Membership Code changes 

have the potential to add a further need for approximately 

60 homes for new Member families. 

WFN’s housing need over the next 30 years (2011-
2041) will be approximately 300 new homes for new 
and existing Members, equating to 10 homes per 
year.  

                                                           
3 Data from WFN 1995 Physical Development Plan produced by Urban Systems 
reveals age in the 60-64 and 65+ categories only. 
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 Beyond the 30-year period the population increase of 

approximately 500 new Members, with a household 

formation rate of 65%, will add 325 WFN households to the 

Community. At 1.5 children each, these new households 

would have almost 490 children. Population growth beyond 

the 30-year time span of the Westbank First Nation Housing 

Strategy is projected to continue. Consequently, there will 

be continual demand for land and housing on the WFN, and 

higher density options must be pursued. In 60 years, using 

these projections, the need will remain constant at ten 

homes per year, totaling 600 new homes. This projection is 

beyond the scope of the Westbank First Nation Housing 

Strategy, but frames the long-term need for establishing 

new policies and practices. 

  

1.4  Current Membership Housing: Gaps in Housing 

Provision 

 The focus of this Strategy is to address the WFN 

Member housing needs.  There are currently two types of 

WFN Member housing: 1) rental, and 2) rent-to-own. There 

are 143 units including those that have amortized from the 

WFN or have been owned by individuals without WFN 

subsidy. On the next page these housing units are broken 
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down by number of bedroom, and average square footage 

is provided.4  

 

 

 

 

 

 

 

Figure 1: All WFN Member Housing Units 

 

Average square feet of units = 1,058.17 

 

                                                           
4 Note that the total number of units may not match the numbers listed below, 
due to only partial bedroom and square foot data in the records. The data that is 
available is largely complete, generalizeable, and provides a snapshot of current 
conditions, and is current to January 19th, 2011. In total, square foot data is 
missing for 42 ownership units. 

4 One-
Bedroom 

Units 

52 Two-Bedroom 
Units 

127 Three-
Bedroom Units 

2 Four-
Bedroom Units 

1 Six-Bedroom Unit 
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Figure 2: The Ages of Ownership Housing 

 

 

 

Most development of Members’ housing took place in 

the 1980s and 1990s and have typically taken the shape of 

large lot, single family detached, three-bedroom residences. 

Land is becoming increasingly costly and WFN faces 

challenges in having enough Land for each Member in the 

long-term. To ensure that WFN has enough Land for the 

Community’s long-term housing development, it may be 

essential that medium-to-high density development be 

pursued for Elders and youth in particular. At the same 

time, it may be necessary to continue with the development 

of single family detached housing for large families. 

6 Built in the 1950s 
1 Built in the 1960s 

8 Built in the 1970s 

52 Built in the 
1980s 

51 Built in the 
1990s 

8 Built in the 2000s 
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1.5  The WFN Housing List 

A key indicator of housing needs, or at least desires 

of Members, is the WFN Housing List. In the past, this list 

has been used to identify who would like to be allotted a 

parcel of Land and/or a house, and prioritize allocations. 

The housing list as a policy tool has been passed down from 

historically disconnected governments to First Nations in 

Canada in order to allocate housing based on a first-come-

first-served basis rather than assessing the applicants’ 

needs. The purpose of this housing list is now under review, 

but an analysis of it can provide useful information and help 

guide the Westbank First Nation Housing Strategy.  

As of the writing of the Westbank First Nation 

Housing Strategy, there are approximately 110 Members on 

the WFN Rent-to-Own Housing List. A rental list also exists, 

with 17 Member applicants representing a total of 36 

residents; and three non-member applicants with Member 

children, adding another five Members to the list. Of the 

110 Members on the housing list, 74 are living in the 

Okanagan Valley, ten are living in other parts of British 

Columbia, five are living in other parts of Canada, and ten 

are living in the United States. Eleven of those on the list 

have not provided an address. With a total of 151 Members 

(22.07% of total listed Members) on some form of housing 
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list, the Community desire for housing is clear. Non-market 

housing lists for First Nations and private market non-profit 

organizations are one method of measuring need within a 

community. 

While there must be a consideration of Members’ 

desires and preferences in the allocation of their housing, 

there must also be some way to examine Members’ actual 

needs. WFN Housing, Engineering, and Planning staff have 

worked together with the Allotment Commission and 

consultants to establish an allotment application process 

that best assesses both the desires and the needs of 

Member applicants. The goal of this process has been to 

house those in greatest need first, uplifting the individual 

applicants and the Community overall. A draft Allotment 

Application has been appended to the Westbank First Nation 

Housing Strategy.  

1.6  WFN Housing Continuum of Needs: Defining 

Affordability 

A housing strategy should address the housing needs 

of an entire community, from those in dire housing need to 

those who face few housing barriers. A housing continuum 

is a useful tool for illustrating the broad spectrum of 

housing, and corresponding needs of sub-populations within 

communities. Figure 3 on page 20 is a visual representation 
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of the housing continuum as adapted from Saskatoon and 

Kelowna.  

The Canadian Mortgage and Housing Corporation 

(CMHC) defines affordability as housing that costs no more 

than 30% of gross household income. If a resident of 

Canada is spending more than 30% of their income on 

housing they are part of a population that is in “core 

housing need”. Further, if someone is spending 50% or 

more of their income on housing they are possibly only a 

couple of missed pay cheques away from being homeless. 

For the purposes of standardization, the Westbank First 

Nation Housing Strategy will utilize CMHC’s definition of 

affordability with one added consideration. If the 

Membership has a perception of housing being too 

expensive for them, then housing can be said to be 

unaffordable, regardless of other factors. 
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Figure 3: The Westbank First Nation Housing Needs Continuum 
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1.7  Methodology: Approaching Community 

Consultation 

The Westbank First Nation Housing Strategy is 

founded on the principles of grassroots Community Planning 

and the Enowkinwixw process, as outlined in the Westbank 

First Nation Community Plan. This process derives 

Community policy directions from its Members in an open 

and egalitarian way.  

The preparation of the Westbank First Nation Housing 

Strategy has involved engaging as much of the Membership 

as possible. Person-to-person interviews, focus groups, and 

a series of questionnaires have been key methods for this 

long-range plan. Not only did the research design pay 

homage to traditional and cultural values, but it adheres to 

strict qualitative and quantitative academic and professional 

methods. Complimenting the Community consultation 

process has been the implementation of social media tools 

such as a Facebook page for the Westbank First Nation 

Housing Strategy. The following is a brief overview of each 

research method and its implementation in this long-range 

plan. 

Person-to-person interviews, staff discussions, an 

Allotment Commission open house with 15 attendees, and a 

review of previous Community consultation acted as the 

foundation of the Housing Strategy’s research design. 
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Taking these preliminary discussions into account, a general 

questionnaire was created and given to Membership staff, 

and further promoted on the second floor of the WFN 

Lindley Building and WFN Community Services reception 

desks. In total 43 questionnaire responses were returned 

and analyzed. The results of this general questionnaire were 

taken into consideration in framing further conversations 

with the Community. 

Along with receiving and analyzing the general 

questionnaire approximately 50 person-to-person meetings 

were held with Members. This includes the WFN Allotment 

Commission, the WFN Economic Development Commission, 

and Chief and Council, who were also consulted with 

separately. Person-to-person interviews or focus groups 

were used based on respondents’ preferences. These 

conversations were essential to framing later discussions 

that were informed by a second, more detailed 

questionnaire sent to every listed Member household in the 

March, 2011 mid-month mail out. This more detailed 

questionnaire was also promoted at the front desk on the 

second floor of the WFN Lindley Building and WFN 

Community Services receptions, posted on the WFN website 

(www.wfn.ca), and promoted using the WFN Housing 

Strategy Facebook page. There were 45 respondents to the 
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detailed, two-page questionnaire that had some questions 

overlapping from the first questionnaire.  

In total, prior to the writing of a draft the Westbank 

First Nation Housing Strategy, a total of over 150 

Community responses or discussions were facilitated by the 

consultant, not including those communication opportunities 

on Facebook. While some overlap exists between the 

respondents to the interviews, focus groups, questionnaires 

and Facebook page, the responses provide a useful and 

applicable case study to help direct some of the WFN 

housing directions outlined in the Westbank First Nation 

Housing Strategy. 

There were significant difficulties in making 

Community contacts for person-to-person consultation. The 

number one barrier is scheduling with individual Members 

who all have busy lives, some of whom have expressed 

open apathy for the results of government policies and 

practices in helping to uplift the Community. This is, 

however, one of the goals of the WFN Housing Strategy: to 

engage as much of the Community as possible, and keep 

the planning process as open as possible, making the 

Strategy a “living document.”  
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2.0 HOUSING STRATEGY DIRECTIONS: 

CONSULTATION RESULTS 

2.1 Previous Consultation with the Community 

 Significant Community consultation was conducted 

prior to initiating the WFN Housing Strategy in 2011. 

Results from consultation in 2009 helped to provide three 

key findings: 1) the average payments respondents were 

willing to make per month, 2) the generally desired size of 

housing, and 3) the desired location of housing. 

 The average monthly payments that respondents in 

2009 stated they could make towards their housing were 

approximately $630 per month, based on 35 responses. 

Regarding house size, 43 responses were collected from the 

Community, with the majority (58.14%) looking for a three-

bedroom unit. Nearly a third (27.9%) of respondents would 

have preferred four-bedroom units. The remaining 

responses indicated little preference for less than three-

bedroom units. Finally, regarding the location of allotments, 

19 respondents provided feedback. Nearly two thirds of 

respondents to this third question (63.16%) indicated a 

preference for IR #9. Next was IR #10 with almost one 

third of respondents supporting Membership housing 

development there. Some respondents also mentioned a 

preference for the Gallagher’s Canyon/Black Mountain area.  
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2.2 Preliminary Questionnaire Results: A Shift in 

Public Opinion? 

 In February of 2011, the Westbank First Nation 

Housing Strategy consultation process began with a 

preliminary questionnaire. The intent of this was to gauge 

Community support for a variety of housing types, forms, 

costs and other major housing issues for Members. In total, 

43 respondents took part in this questionnaire survey, for a 

total of 6.28% of the total Membership at the time. This 

initial consultative process provides an excellent case study 

regarding housing preferences and needs of the WFN 

Community. Following is a series of tables detail the 

responses to the first questionnaire survey in this Housing 

Strategy.  

The average desired monthly payments for housing by 

respondents was $576.25. 

Table 2: What kind of housing would best suit your needs? 

Housing Form # Supporting % 

Single Family Detached 23 53.5 

Manufactured Home 

Park 

14 32.6 

Condo/Apartment 3 7 

Townhouse 2 4.7 

Duplex 0 0 
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Tri-plex 0 0 

Four-plex 0 0 

 

Table 3: What form would this housing be in? 

Purpose # 

Supporting 

% 

Rent-to-Own 23 53.5 

Ownership 18 41.9 

Rental 2 4.7 

      

Table 4: Would you support the creation of a 

condominium or townhouse strata complex for Elders 

who are transitioning out of larger single family 

homes? 

Answer # % 

Yes 28 65.1 

No 13 30.2 

If Yes, which form is most preferable? 

Condo 15 34.9 

Townhouse 7 16.3 

Condo and Townhouse 6 14 
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Table 5: Do you support the creation of mixed-use 

developments (i.e. small shops on a ground floor with 

housing units above)? 

Answer # % 

Yes 23 53.5 

No 20 46.5 

 

Table 6: Should WFN build an apartment or consider 

purchasing an interest in an existing development to 

meet housing requirements for young adults, singles 

and Elders? 

Answer # % 

Yes 25 58.1 

No 18 41.9 

  

 

Various comments were made in the final section of 

the preliminary questionnaire for the Westbank First Nation 

Housing Strategy. Those comments may be found in 

verbatim form as an appendix to this document. A 

discussion of the results shows a slight shift in public 

opinion in contrast to the consultation from 2009.  
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 While the Community opinion appears divergent with 

regards to higher density options, respondents were 

positive regarding townhomes, condos, and mixed-use 

developments for Members’ housing. This shows a shift 

from 2009’s consultation, where large, single family homes 

were the preference, including large lots in IR #10 and IR 

#12. The results from this questionnaire shaped the second 

questionnaire for the Westbank First Nation Housing 

Strategy, which repeated some inquiries to duplicate parts 

of the early stages of this study, and expand on certain 

fields for analysis. 

2.3 Detailed Questionnaire Results: A Confirmation of 

the Shift 

    There were 48 (7.05% of total Membership) 

respondents to the second WFN Housing Strategy 

questionnaire. The average age of those who took part in 

the study was approximately 36, with the youngest 

respondent at age 19 and the oldest at age 67. Participants, 

on average, had roughly 1.5 children each. Several 

respondents had no children, while the respondent with the 

most children had seven.  

 Respondents to the detailed questionnaire spent, on 

average, 46.44% ($721.05) of their gross monthly income 

($1552.64) on their costs of housing. Based on the CMHC 

definition of affordability, then, many of the Members who 
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took part in this survey are in core housing need. Preferred 

monthly housing costs as stated in responses to this 

questionnaire were $656.10 on average, which is still 

42.25% of the average respondent’s income. To determine 

the housing needs of the WFN, Members were asked how 

many bedrooms they would prefer. On average, 3.22 rooms 

were preferred. Many (48.78%) felt that rent-to-own 

housing would best suit their needs, while several (36.59%) 

stated that full-out ownership would be best. Some 

participants to this study (14.63%) need rental housing. 

Following this brief section of socio-demographic questions 

was a section of questions meant to gauge Community 

support for potential housing policy and practice directions 

that had been discussed in the early stages of the 

consultation process. Below is a series of tables detailing 

responses to these questions. Note that not every 

participant provided an answer for each question. 

Table 7: Support for the Development of 

Condos/Townhouses for Elders  

Answer # % 

Yes 40 83.33 

No 4 8.33 
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Table 8: Support for Mixed-use Development for 

Members 

Answer # % 

Yes 25 52.08 

No 15 31.25 

 

Table 9: Support for Purchasing an Existing 

Apartment Development for Members 

Answer # % 

Yes 38 79.17 

No 7 14.58 

   

 

Table 10: Support for Exploring the Infill and/or 

Subdivision of Previously Allocated Lands 

Answer # % 

Yes 26 54.17 

No 12 25 

 

 There is significant support for a variety of higher 

density housing options for Members’ allotments in the 

future. In fact, the majority of respondents are in favour of 

the WFN pursuing some form of condominium and 
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townhouse development for allocation to the Membership, 

especially for Elders. Further, Members have stated a 

notable level of support for the expansion of transit options 

to their housing, as shown in Table 11. 

Table 11: Support for Public Transit Expansion Near 

Members’ Housing 

Answer # % 

Yes 38 79.17 

No 5 10.42 

 

 The second, more detailed questionnaire was not only 

meant to consider future housing developments and new 

allotments, but also the current need for housing 

maintenance and expansion of already allocated Lands. 

Approximately half (51.22%) of respondents stated that 

their current housing was in need of repairs. Nearly three 

quarters of respondents stated that if they were allotted a 

parcel of Land without a house they would require financial 

aid to build on it.  

2.4 Results from Community Conversations 

 Respondents to both of the previous questionnaires 

were asked if they would like to set up a time to discuss the 

Westbank First Nation Housing Strategy and its possible 

directions. Over 50 Members took part in conversations with 
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the consultant regarding the Westbank First Nation Housing 

Strategy. There were a variety of topics discussed 

throughout each meeting. An interview/focus group guide is 

attached to this report as an appendix, though it was only 

used as a loose guide to elicit responses from Members in 

open-ended conversations. The results of these 

conversations focused the questionnaire surveys for the 

Westbank First Nation Housing Strategy, and in combination 

with those surveys, helped inform the following housing 

policy options. 

1) Consider increasing the rental housing stock for 

Members. This includes the potential to expand 

Falcon Lane with medium or high density 

developments.  

2) Consider high density residential developments such 

as condominium buildings or townhomes for 

Members’ rent-to-own allotments. 

3) Consider the development of mixed-use 

developments for Members’ rent-to-own allotments. 

Mixed-use may be described as condominium 

developments with ground-floor commercial units, 

promoting “live-work” and pedestrian friendly, traffic-

calmed neighbourhoods. 
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4) Consider, where applicable, building ground-floor, 

easy-to-access and medium to high density housing 

for Elders. 

5)  Consider, where applicable, promoting the infill of 

existing Member-owned lots with other housing units 

such as secondary and/or garden suites. 

6) Consider, where applicable, promoting the 

subdivision of large lots that have already been 

allocated to Members for as many housing units as 

possible, but only if that housing is for the long-term 

use of Members. 

7) Consider developing a safe house or transitional 

housing for Members who are relatively or absolutely 

homeless, or requiring a safe haven from family 

violence. 

The preceding list of policy options is applicable to 

augmenting the housing supply for the WFN Community. 

The Members who took part in the stages of the Westbank 

First Nation Housing Strategy were generally supportive of 

higher density neighbourhood options, but also pointed to a 

need for mixed housing options. It is important to continue 

allocating single-family, lower density housing alongside 

medium to high density housing on Lands that may 

reasonably accommodate this. There were also a variety of 

other policy and practice recommendations made by 
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respondents to this study that will be detailed in the 

Chapter 5. 

2.5 Housing Tenure Discussion: Pros and Cons 

In discussing housing tenure, there are three main 

types: 1) rental, 2) rent-to-own, and 3) ownership. 

Following are two tables used for discussions of housing 

tenure and form pros and cons perceived by the 

Community. 

 

 

 Pros Cons 

Rental • No down payment 

• Less maintenance 

• Generally more 

affordable 

(money saving 

opportunity) 

• No equity 

building 

opportunities 

• “Paying 

someone 

else’s 

mortgage” 

• Damage 

deposit 

required 

Rent-to-

Own 

• Building equity 

• Greater 

independence 

• More 

maintenance 

costs to 
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• Typically larger 

lots 

residents 

• Longer term 

mortgage 

Ownership • Building equity 

• Independence in 

choices 

• Typically larger 

lots 

• More 

maintenance 

costs to 

residents 

• Down 

payment 

required 

• Typically less 

affordable 

 

 Pros Cons 

Condo/Apartm

ent 

• Less costly to 

build and 

maintain than 

single family 

detached 

homes 

• Easier to 

service the 

parcel of land 

• Limits urban 

sprawl 

• Perception 

of less 

privacy 

• No yard for 

individuals 

who desire 

one 
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• Typically more 

environmental

ly sustainable 

• House more 

people with 

less land in a 

timely way 

Townhouse • Less costly to 

build and 

maintain than 

single family 

detached 

homes 

• Easier to 

service the 

parcel of land 

• Limits urban 

sprawl 

• Typically more 

environmental

ly sustainable 

• House more 

people with 

less land in a 

timely way 

• Provides a 

• Small yard 

– some 

people 

prefer 

larger 

yards 

• Perception 

of limited 

privacy 
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small portion 

of yard 

Duplex • Slightly easier 

to service and 

cheaper to 

construct that 

single family 

detached 

homes  

• Easier to 

maintain 

• Slight 

reduction in 

sprawl 

• Slightly more 

sustainable 

• A good option 

for renters 

who are 

singles or 

Elders 

• Shared 

frontage 

• Perception 

of less 

privacy 

Single Family 

Detached 

• Independence 

in choosing 

yard décor 

• Perception of 

greater 

• More 

difficult to 

maintain 

• Higher 

costs of 
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privacy 

• Room for 

family 

expansions 

and recreation 

in yard 

 

servicing, 

constructin

g and 

purchasing 

land 

• Does not 

limit 

sprawl 

• Less 

environme

ntally 

sustainable 
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3.0 COMMUNITY LANDS AVAILABLE FOR MEMBERS’ 

HOUSING 

The Lands available for residential development for 

Members, especially on IR #9 and IR #10 can 

accommodate enough housing to meet the 30 year need of 

WFN. Following is a series of tables that outline some of the 

key areas for Members’ housing development. Overall 

contextual maps are located in the appendices. 

Prior to development of any of these Lands it is 

recommended that the WFN have a landscape architect 

conduct in-depth studies of the key areas based on staff 

and Council direction. Each parcel has been numbered 

correspondingly to the three overall maps that follow this 

page. 
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Map 
ID 

Parcel  Total Size Proposed # of Units 

9-1 Porcupine Ct. (IR #9) Lots 
70-2-2, 70-2-3, 70-2-4, 70-2-
5 91511 CLSR BC 

5,378m2 
(1.33 acres) 

4 S.F. 

9-2 Elk Rd. (IR #9) Lot 67 Plan 
66810 

6,980m2 
(1.72 acres) 

6 S.F. 

9-3 Falcon Lane (IR #9) Lot 341 
844 RSBC BC 

9,620m2 
(2.38 acres) 

20 S.F. or M.F. 

9-4 Cougar Rd. (IR #9) Lots 215-
1 and 216-1-1 2692R RSBC 
BC 

12,110m2 (3 
acres) 

11 S.F. or 22 
Duplexes 

9-5 Cougar Rd. (IR #9) Lot 39-2 
956 RSBC BC 

10,570m2 
(2.61 acres) 

15 S.F. 

9-6 Red Cloud Way (IR #9) Lot 
39-5 3754 RSBC BC 

20,630m2 
(5.1 acres) 

20-26 S.F. 

9-7 Red Cloud Way (IR #9) Lot 
25-2-1 254 RSBC BC 

89,700m2 
(22.17 acres) 

80 S.F. 

9-8 Cut-off Lands (IR #9) 
Northwest and South 
Portions 70911 CLSR BC 

99,090m2 
(24.5 acres) 

15-20 townhomes 
in the northwest 
corner and 44 S.F. 
homes in the South 
portion 

10-1 Bayview Ct. Area (IR #10) 
59924 CLSR 

36,650m2 
(9.1 acres) 

28 S.F. 

10-2 Sookinchute Ct. and 
Westside Rd. (IR #10) Lots 
411 and 412 79592 CLSR BC 

 7 large lots of 17 
small lots S.F. 

12-1 Gallagher’s Canyon/Black 
Mountain Area (IR #12) 

 20 S.F. near the 
Black Mountain 
area in Kelowna as 
a starting point for 
development 

 TOTAL # of UNITS =   302  



46 
 

 

9-1 

9-2 

9-3 

9-4 

9-5 

9-6 

9-7 

9-8 

Figure 4: IR #9 Potential Lands for Members’ Housing 
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10-2 

Figure 5: IR #9 Potential Lands for Members’ Housing 

10-3 
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12-1 

Figure 6: IR #9 Potential Lands for Members’ Housing 
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3.1 Porcupine Ct. (IR #9) Lots 70-2-2, 70-2-3, 70-
2-4, 70-2-5 91511  CLSR BC 

 

Useable area: 5,378m2 (1.33 acres) 

Proposed # of Units: 4 Single Family 

- Fully serviced 

- Lots require significant fill at approximately $20,000 per 
lot 

- Near the Community core 

- Nearby public transit linkages 

- Suitable for families 

  

9-1 
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3.2  Elk Rd. (IR# 9) Lot 67 Plan 66810 

 

Useable area: 6,980m2 (1.72 acres) 

Proposed # of units: 6 Single Family 

- Near the Community core 
- Near public transit linkages 

  

9-2 
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3.3  Falcon Lane (IR #9) Lot 341 844 RSBC BC 

 

Useable area: 9,620m2 (2.38 acres) 

Proposed # of units: 20 Single or Multiple Family 

- Serviced to edge of lots 
- Near the Community core 
- Can accommodate multi-family rental housing 
- Adjacent to green space 
- Near public transit linkages 

  

9-3 
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3.4  Cougar Rd. (IR #9) Lots 215-1 and 216-1-1 
2692R RSBC BC 

 
 
Useable area: 12,110m2 (3 acres) 

Proposed # of units: 11 Single Family or 22 Duplexes 

- Near green space and wilderness setting 
- Near Community core 
- Near public transit linkages 

 

  

9-4 
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3.5  Cougar Rd. (IR #9) Lot 39-2 956 RSBC BC 

 

Useable area: 10,570m2 (2.61 acres) 

Proposed # of units: 15 Single Family  

- Near public transit 
- Easily maintained by WFN staff 
- Suitable for Elders (ground floor, accessible units) 
- Easily serviced 
- Near the Community core 

  

9-5 
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3.6  Red Cloud Way (IR #9) Lot 39-5 3754 RSBC BC 

 

Useable area: 20,630m2 (5.1 acres) 

Proposed @ of units: 20-26 Single Family 

- Easily maintained 
- Desirable location 
- Near the Community core 
- Flexibility in developable forms 

  

9-6 
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3.7  Red Cloud Way (IR #9) Lot 25-2-1 254 RSBC 
BC 

 

Useable area: 89,700m2 (22.17 acres) 

Proposed # of units: 80 Single Family (more if 
developed as condos and townhouses) 

- Desirable location 
- Near the Community core 
- Near public transit linkages 
- High number of units to be developed 
- Easily maintained 

  

9-7 
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3.8 Bayview Ct. Area (IR #10) 59924 CLSR 

 

Useable area: 36,650m2 (9.1 acres) 

Proposed # of Units: 28 Single Family 

- Desirable location 
- High land value 
- May suit housing for Members, or open market 

leasing to bring in revenue for a WFN Housing 
Reserve Fund 

  

10-1 
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3.9  Sookinchute Ct. and Westside Rd. (IR #10) 
Lots 411 and 412 79592  CLSR BC 

 

Proposed # of units: 7 large lots or 17 small lot Single 
Family  

- Potentially high land value 
- Connectivity to major roadways 
- Desirable location 

  

10-2 
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3.10 Cut-off Lands (IR #9) Northwest and South 
Portions 70911 CLSR BC 

 

Useable area: 99,090m2 (24.5 acres) 

Proposed # of units: 15-20 townhomes in the 
northwest corner and 44 Single Family in the South 
portion 

- High land values 
- Community connectivity 
- High number of units  
- Easily maintained 
- Desirable location 
- Delay development of the south portion until 

adjacent commercial development is complete 
 
 
 

9-8 
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3.11   Gallagher’s Canyon/Black Mountain Area 
(IR #12)  

 

Proposed # of units: 20 Single Family near the Black 
Mountain area in Kelowna as a starting point 

- Desirable location 
- High land values 
- Not well-connected to the Community core at 

present 
- High servicing costs  

12-1 
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4.0 FINANCIAL CONSIDERATIONS 

 The Westbank First Nation Housing Strategy accounts 

for the feasibility of a variety of Community housing 

options. The financial commitment that WFN makes towards 

housing for Members will need to increase in the immediate 

and distant future. There are a variety of external and 

internal funding opportunities available to WFN, many that 

are already being implemented successfully. However, there 

are notable reasons to pursue greater funding 

commitments, specifically from WFN, towards housing for 

the Membership that will be detailed in this chapter of the 

WFN Housing Strategy.  

 4.1 Canada Mortgage and Housing Corporation 

Funding 

 The Canada Mortgage and Housing Corporation 

(CMHC) has provided a great deal of funding to WFN for the 

allocation of on-reserve housing. However, since the 1990s 

funding has been decreasing from the federal government. 

CMHC funding, as a result, is decreasing over time to First 

Nations across Canada. In 2011, 494 applications for 

housing allotments were received by CMHC from other First 

Nations, though there is only funding for 77 of these 

allotments. Further, CMHC places a restriction of ten 

allotments per year to First Nations who have enough 

serviced lots available for development. In the past, though, 
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there was no cap on the total number of CMHC funded 

allotments.  

Section #95 funding may be used for First Nations 

across Canada to develop rental and/or rent-to-own housing 

for their Communities. CMHC also offers Section #10 

funding for on-reserve housing in Canada. These funds may 

be used to add the cost of servicing the lot to the mortgage 

that, until the mortgage is paid, is placed back in control of 

individual applicants’ First Nation government. This type of 

funding is seldom used because Members are hesitant to 

sign their lots back over to WFN. 

 Residential Rehabilitation Assistance Programs 

(RRAPs) are also administered by CMHC to assist Members 

in renovating and maintaining their homes. The RRAPs most 

commonly implemented by WFN are for senior citizens 

and/or for Members with disabilities. While these grants 

may help with part of the cost of maintaining a home, WFN 

has still spent nearly $650,000 on the maintenance of its 

housing that has yet to amortize, not including 

approximately $300,000 in recent grants. WFN expenditures 

on maintaining their housing stock will be detailed later in 

this chapter, and are available in a unit-by-unit WFN 

Housing Inventory. 
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4.2 INAC Funding 

 Indian and Northern Affairs Canada offers funding of 

up to $20,000 for Members who are building a home of 

their own. However, due to delays in accessing the funding 

and the fact that the financial assistance is not guaranteed, 

Members are usually required to pay for all of the costs up 

front. Consequently, INAC grants are not widely used by 

Members.  

4.3 A-to-A Leases 

 In an A-to-A lease, a potential homeowner with their 

own parcel of undeveloped land gets a mortgage through a 

bank by leasing the land out to themselves. That mortgage 

levies the cost of their land to provide a mortgage that will 

help the individual Member build their home. Through A-to-

A leasing, Members are able to access funds for 

constructing their own homes, and the bank providing the 

mortgage is given security. There have been recent 

successes with A-to-A leases for WFN. However, if the 

Member has the ability to qualify for a loan like this they 

have usually already done so through a bank, and are not in 

need of an A-to-A lease. Nonetheless, this is a housing 

financing option that should be continued.   
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4.4 Subdivision and Infill Options 

 WFN will cover with subdivision costs of 

approximately $2,000 for each Member who decides to 

subdivide their lot for the purpose of long-term housing for 

their family. Further, WFN allows for the creation of 

secondary suites within existing housing stock that is in an 

SFL-S zone (Single Family Residential Low Density – Suite) 

or the SFM-S zone (Single Family Residential Medium 

Density – Suite). For further details on suites refer to the 

WFN Land Use Law No. 2007-01 Schedule “B” – Zoning 

Regulation.    

 Subdividing parcels of land for the use of family 

housing helps to keep families and the Community together. 

This method of creating more housing increases the density 

of development on WFN Lands. As a result, it reduces some 

of the traffic in neighbourhoods by enabling residents to 

walk to their parents’ or children’s housing. The cost of 

development is also significantly reduced, as servicing and 

land costs are typically lower than finding a completely 

undeveloped lot and preparing it for residential 

construction.  

 Secondary suites within existing housing, or garden 

suites on existing lots, act as affordable housing for those 

who live in them and play an integral role in meeting lower-

income housing needs. Suites also act as mortgage helpers 



64 
 

for the owners of the existing housing unit, thereby 

increasing affordability for both the landlord and the tenant. 

4.5 Council Expenditures on Housing  

 There are two categories of Council spending for 

Members’ housing: 1) Allocation of Members’ housing 

(rental and rent-to-own), and 2) the maintenance of said 

housing. Each phase of housing development since the mid- 

1980s has cost WFN approximately one million dollars, 

excluding land values. Taking all WFN housing into 

consideration, an average of $9,852.01 per unit (65 units) 

has been spent on maintenance. In total, $640,380.86 has 

been spent on housing maintenance dating back to the 

early 1990s (an average of approximately $36,000 per 

year). Detailed housing maintenance records may be found 

in the WFN Housing Inventory, which exists for staff 

reference. Setting aside funds for the maintenance of 

housing must be taken into account as WFN augments its 

housing supply. 

 WFN also takes on mortgages for both rental and 

rent-to-own housing units for its Members. Each month 

significant financial contributions are made by WFN to 

mortgages.  Currently WFN pays a range between 

approximately $360 and $525 per month on the cost of its 

rental housing that has not yet amortized.  Each phase of 

rent-to-own allotments costs between $1,034.22 and 
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$3,298.93 per month for upkeep.  At its current rate, WFN 

housing stock augmentation is restricted by increasing costs 

and decreasing funding from external sources. 

 

4.6 The Potential for a WFN Housing Reserve Fund 

With respect to the financing of housing for First 

Nations across Canada, some case studies have been 

provided in an appendix to this document. The evidence 

reveals that CMHC and INAC have greatly benefitted First 

Nations, not only in the provision of housing, but also in the 

creation of local jobs. Most of the evidence points to the 

benefits of using Section #95 and Section #10 funds from 

CMHC in helping to provide suitable and affordable housing 

on First Nations’ Lands. WFN has also had success with A-

to-A leases on its Lands. Due to past success with these 

funding sources, it is recommended that they remain an 

integral part of housing provision and maintenance for WFN. 

However, the overwhelming demand for rent-to-own 

allotments and rental units for the WFN Community 

surpasses the available funding. A WFN Housing Reserve 

Fund should be implemented to augment the supply of 

housing for the Community. 

The WFN Council, staff and Community, as well as 

the Allotment Commission and the Economic Development 



66 
 

Commission have all recognized a variety of housing needs 

for Members on WFN Lands. One of the most significant 

barriers that staff and Council encounter in striving to 

address the housing needs of WFN is that these needs 

outstrip available funding. CMHC restricts funding to a 

maximum of ten housing units per year to First Nation 

governments. Furthermore, preparing and servicing lots has 

limited the number of applications for CMHC funding. In 

establishing a WFN Housing Reserve Fund, the housing 

needs of the Community can be better addressed. 

Affordable housing reserve funds have been 

established in a variety of local governments, helping to 

finance the development of affordable and non-profit 

housing. In many instances funding is dedicated to the 

housing reserve fund from annual contributions from 

operating budgets or cash-in-lieu contributions from the 

density bonus policy, which is discussed in Chapter 5. This 

may be one option for WFN to implement; however, WFN 

has a variety of opportunities to implement a housing 

reserve fund without introducing a density bonus policy that 

several local developers have not found useful in the City of 

Kelowna. 

The WFN Housing Reserve Fund may be able to draw 

from: annual operating budget contributions, voluntary 

philanthropic contributions, a percentage of discretionary 
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funds that WFN receives, a percentage of proceeds of the 

sale or lease of WFN-owned Lands, developer contributions 

for Community benefit, or a portion of revenues from WFN’s 

own-source revenues. The WFN Housing Reserve Fund may 

then be used for: maintenance of existing units, 

augmenting the supply of yearly WFN rent-to-own housing 

allocations, and in the form of grants to non-profit 

organizations who can offer affordable housing to Members.  

 

Through the Community consultation process of the 

WFN Housing Strategy overwhelming support was identified 

for the implementation of some form of housing reserve 

fund. Significant annual goals must be outlined to make the 

WFN Housing Reserve Fund a viable source of revenue for 

Membership housing. Thus, the WFN should consider 

implementing policies that will outline exactly how much 

can be allocated to the WFN Housing Reserve Fund from 

each potential source as identified in this document. There 

is also a notable need for WFN to directly fund the 

construction of housing so as to gain independence from 

federal funding sources. A minimum of five houses per year 

must be budgeted for over the next 30 years to meet only 

half of the current and projected need over that period. 
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4.7 Communicating the Costs 

 The costs of housing must be communicated to 

Members in order to eliminate confusion regarding housing 

issues. This includes the annual costs of both rental and 

rent-to-own units. It was evident during consultation that 

there is a gap between WFN housing practices and 

Members’ understanding of those practices. It is 

recommended that frequent communication occur with the 

Membership to show maintenance costs, the costs of 

allotments to Members (servicing, land and house 

inclusive), and the methods that transparently detail the 

reasons why applicants for rental and/or allotments are or 

are not selected. 

 By communicating the costs incurred by WFN in 

providing affordable lots and housing to Members, it will 

become clearer that work is being done in combating 

housing challenges on-reserve; additionally, it will be clear 

that the housing provided is not free, and that WFN overall 

ends up paying for the housing of individuals who damage 

and/or do not pay for their housing. The costs to the 

Community must be outlined clearly. Communication of 

these points may be possible at yearly Housing Department 

open houses that WFN Development Services Department 

and Housing Department staff would attend. Another 

opportunity would be bi-yearly Allotment Commission and 
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Council open houses that would be attended by a majority 

of Commissioners and Councilors as well as staff. In 

working towards communicating the costs of housing that 

WFN takes on for the Community, the hope would be that it 

would foster pride in and responsibility for the housing stock 

provided.  
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5.0 ALL KEY RECOMMENDATIONS AND ACTION 

POINTS 

Each of the following recommendations and action 

points were brought forward or supported by the 

Community, sourced from consultation that was conducted 

in the first half of 2011. Following is a list of each 

recommendation from this Strategy, a brief discussion of 

each recommendation and/or action point, and a flow chart 

for phasing implementation. 

1) Budget for ten homes serviced and constructed 
annually by WFN 
 

2) Create a WFN Housing Reserve Fund 

3) Create a WFN Housing Committee 

4) Do Not Pursue Mobile Home Park (MHP) Development 

for Members 

5) Help Elders downsize. 

6) Establish WFN Residential Design Guidelines 

7) Establish WFN “Smart Growth” Guidelines 

8) Allow “sweat equity” as a method of covering housing 

costs 

9) Augment the rental housing supply 

10) Expand assistance in subdividing and/or constructing 

suites for families 

11) Pursue higher density developments (townhouses and 

condos) 

12) Consider mixed-use developments 
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13) Develop a safe house or transitional housing centre  

14) House Members based on needs and proven capacity 

to maintain a home 

15) Incentivize the private sector 

16) Include green spaces, urban forestation and 

xeriscaping in residential developments 

17) Link housing to public transit where applicable 

18) Pursue all available funding for housing 

19) Communicate with Members regarding housing policy 

and practice 

20) Partner with other governments  

21) Partner with non-profit organizations to build housing 

for Members 

22) Research the feasibility of innovative housing designs 

23) Implement social media tools in all future long-range 

planning 
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5.1 Budget for ten homes serviced and constructed 

annually by WFN 

WFN, as outlined in the demographics section of the 

Westbank First Nation Housing Strategy, has a need for 

approximately 300 homes in the next 30 years. With 

decreasing federal investment in housing on and off-reserve 

across Canada, the need for increased autonomy and 

allocation of internal funding to housing is essential. Striving 

towards an average of ten units per year would meet the 

need for 300 units over this time period. If CMHC funding 

and loan guarantees are available some of the costs of 

development will be reduced.  

The monetary contribution by WFN towards housing, 

annually, will likely fluctuate on an upwards trend over a 

30-year timeline. For the ten units that WFN will service and 

construct, budget contributions will have to be made. 

Maintenance costs alone should average approximately 

$350,000 for ten units over a decade ($35,000 annually). 

Another expected contribution will come in the form of 

covering associated servicing and development fees of any 

allocations from CMHC. The annual WFN budget for 

constructing ten homes for Members, based on the most 

recent Allotments of housing, would be approximately 

$180,000 each ($1,800,000). A greater number of units 

could be built if higher density options such as townhomes 
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are pursued. The maintenance costs could come from 

ongoing support of a WFN Housing Reserve Fund, as 

discussed.  

It is recommended that WFN budget for an average 

of ten units of housing covered entirely from internal 

funding, with the recognition that CMHC funding may not be 

available. There is a likelihood that WFN will have to invest 

in ten houses annually without CMHC or INAC support. 

Budgeting for all of the costs associated to housing 

the Community would set a precedent for other First 

Nations across the country and enable WFN to be 

autonomous from external funding. WFN has continuously 

stated that one of its major priorities is housing its 

Members, but does not actively fund the construction of 

homes without external funding. While contributions from 

both external and internal sources would be preferable, 

budgeting for housing without CMHC and INAC aid provides 

WFN with the capacity to foresee development more clearly. 

There will be no need to wait for CMHC loan guarantees. 

However, it is recommended that current practices continue 

alongside the implementation of new budget contributions.  
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5.2 Create a WFN Housing Reserve Fund 

As detailed in Section 4.6 of the Westbank First 

Nation Housing Strategy, it is recommended that some form 

of WFN Housing Reserve Fund be created to house Members 

as quickly as possible. The WFN Housing Reserve Fund 

option offers WFN another chance to be leaders in long-

range planning for First Nations in Canada. By using one or 

more of the following, WFN can allocate funds to help 

eliminate housing barriers for Members: own source 

revenues, lease of Community Lands, tax collection, a set 

percentage of each annual budget over a minimum 30-year 

time span, a portion of any discretionary funds received, 

and philanthropic donations, for example. These 

contributions may be separate from the allocation of five 

housing units’ development funds to be set aside, as 

discussed in the previous section of the Westbank First 

Nation Housing Strategy. The purpose of the WFN Housing 

Reserve Fund could be to cover some of the servicing of 

Lands for housing Members, helping to maintain the homes 

if the existing WFN Housing Department budget is 

surpassed, act as a buffer to reduce any housing-related 

debt incurred by WFN, or work on other housing-related 

projects for the Community such as transitional and safe 

houses for those in dire need (an option to be discussed 

later in this chapter).  
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5.3 Create a WFN Housing Committee 

In 2009, the WFN Council and Community expressed 

interest in establishing a WFN Housing Committee to review 

WFN’s housing policies and practices. Currently, in 2011, 

the WFN Housing Committee has not yet been formed. It is 

recommended that further efforts be made to establish a 

WFN Housing Committee that will review and guide Council 

in creating and modifying housing policies.   

The City of Kelowna has had success with its current 

Housing Committee in reviewing policies and practices and 

working towards the Kelowna Housing Strategy (2011). 

Appended to the Westbank First Nation Housing Strategy is 

a draft terms of reference for a WFN Housing Committee.5 

It is recommended that Council and staff implement some 

form of Housing Committee for the purpose of reviewing, 

analyzing and informing future housing decisions for WFN, 

whether the appended terms of reference are used or not. 

5.4 Do Not Pursue Mobile Home Park (MHP) 

Development for Members 

Overall MHP development on WFN Lands has been 

disproportionate to other residential development. In total, 

1681 MHP units and 1505 residential community units exist 
                                                           
5 It should be noted that this terms of reference is merely meant as a 
brainstorming exercise and a way to present some options that could be 
implemented by WFN in creating a Housing Committee. The draft terms of 
reference take Community consultation and preferences into consideration 
alongside the framework provided by the City of Kelowna’s model. 
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on WFN Lands. While the current housing stock acts as 

affordable housing for its residents, it is recommended that 

further development of MHPs be delayed until a minimum of 

300-350 affordable housing units be constructed in other 

forms for the Community. The aim of this recommendation 

is to ensure the development of durable housing stock that 

provides Members with security in their housing.  

One issue with current MHPs is that a minimum of 

one-month’s notice is required before evicting an MHP 

resident from the pad that they are renting. Also, as a 

result of aging, many mobile homes would crumble if 

moved. It is recommended that affordable housing stock be 

pursued in the form of townhomes, apartments and 

duplexes, for example, and not in MHPs. 

5.5 Help Elders downsize  

WFN recognizes that many Elders in the Community 

have homes and yards that are much too large for their 

purposes and have become difficult for them to maintain. 

Council and staff should strongly consider a ground floor 

townhome complex development on suitable Lands for the 

purposes of housing Elders who would prefer smaller lots 

and manageable housing units. Further, these units should 

be available to Members who choose to have their larger 

homes and yards re-allocated to their family Members who 

currently do not own housing or Land. 
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5.6 Establish WFN Residential Design Guidelines 

WFN, along with First Nations across Canada, has 

faced a variety of housing quality, maintenance and 

sustainability challenges. Many local governments have 

implemented design guidelines of some sort, whether they 

are broad or specific, commercial and/or residential in 

scope. WFN Residential Design Guidelines may benefit WFN 

in that they can help ensure higher quality, more durable 

and sustainable housing stock.  

The Westbank First Nation Housing Strategy 

consultation process unveiled significant Community 

dissatisfaction with the quality and durability of housing that 

has been built for Members. There are key sources of design 

guidelines that would remedy quality and durability 

challenges. CMHC suggests and promotes “Flex housing” 

options that can help residents “age in place”. Flex housing 

is frequently durable, easy to maintain and renovate, and 

allows for extremely cost-effective modifications to meet 

the changing needs of residents.  

It is recommended that the WFN consider forming a 

design panel as per the Vancouver urban design panel 

model, and commission a consultant to put together a 

residential design guidelines document for contractors 
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involved in the construction of housing to adhere to. 

Vancouver’s urban design panel includes planners, staff, 

architects and those in the construction business. 

5.7 Establish WFN Sustainability Guidelines 

Sustainability and/or “Smart Growth” guidelines have 

been employed by a number of local governments 

throughout BC and Canada. This planning methodology 

advocates for increased density, increased urban forestation 

and park space, pedestrian and bike-friendly 

neighbourhoods, and the containment of urban sprawl. 

Sustainability planning is important for communities within 

the Okanagan Valley, which face land constraints, urban 

sprawl, and feature largely low density development. A 

shortage of land as a result of urban sprawl is compounded 

by the constraints of the Agricultural Land Reserve (ALR), a 

provincially-administered body that aims to preserve the 

agricultural lands within British Columbia. WFN faces 

continued constraints in the shortage of serviced Lands, 

especially if the allotment of housing to Members were to 

follow the precedent of housing development of the 1970s – 

1990s.  

WFN will continue to face rapid demographic growth, 

as the population is getting progressively younger. An influx 

of demand for housing on top of already high demands 

makes it essential that WFN use its Lands wisely, forecast 
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growth, and build housing for its Members that limits urban 

sprawl. Sustainable planning principles also fall in line with 

previous commitments by the Community to foster a 

healthy environment and work to house every Member.  

The recommendation is that WFN consider developing 

detailed Sustainability Guidelines that can be used as a 

reference point for future development and long-range 

plans such as future community plans and housing 

strategies. Many sustainability planning principles are 

carried forward in the Westbank First Nation Housing 

Strategy.    

 

5.8 Allow “Sweat Equity” as a Method of Covering 

Housing Costs 

This suggestion comes specifically from the WFN 

Allotment Commission, and has also received some positive 

feedback from the Community and staff. “Sweat equity” 

may be one option for paying for rental or rent-to-own 

housing for Members. This could be implemented based on 

the example of Habitat for Humanity, which allows partner 

families for their non-profit housing units to partially pay for 

housing by dedicating 500 hours of their time to 

constructing or landscaping the home that they will be 

receiving, or providing other related services for Habitat for 
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Humanity. For rental units, WFN may be able to allow 

partial payment in the form of “sweat equity” if a Member 

who is selected to rent the unit agrees to renovate the unit 

prior to or immediately after moving in. “Sweat equity” 

methods not only reduce the cost of building and 

maintaining a home, but also have been shown to increase 

pride of ownership. In this case, it may also increase the 

tenant’s pride in their housing.  

 

5.9 Augment the rental housing supply 

In ensuring a balance of housing that meets the 

needs of a broad spectrum of Community Members, rental 

housing must be developed for Members. The rental list is 

nearly 20 applications long, and during consultation several 

others noted a desire for further rental housing. 

Rental units would be suitable in the expansion of 

Falcon Lane, and would be suitable along Cougar Road and 

Red Cloud Way in particular. In order to ensure that all 

Members are housed, approximately 25 percent of future 

housing development for Members should be for the 

purpose of long-term rentals, at least over the next ten 

years. That way, if in the next ten years the goal of 100 

total units is met, 25 will be for renting to the Community. 
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5.10 Expand assistance in subdividing and/or 

constructing suites for families 

One method of providing more affordable housing 

units to Members would be to enable those with large lots 

(1-2 acres) to subdivide up to four times at no cost, as long 

as that housing is going to their family. The cost of building 

the housing would still need to be covered by the individual 

Members who show interest, but once that land has been 

gifted and/or sold by the original owner to their family, an 

A-to-A lease could be employed to gain leverage for 

construction. While this option may not be widely used, it 

would promote greater density and Community 

connectivity. If a WFN Housing Reserve Fund is established, 

some or all of the subdivision costs may be covered by it.  

Secondary and garden suites are also widely used 

methods of increasing the affordability of homes in 

Canadian cities. Although they are a source of contention 

for a variety of reasons (NIMBYism, engineering limitations, 

parking constraints, for example), they provide an 

affordable rental unit to those in need, and mortgage help 

to the landlord. Thus, two families find their housing more 

affordable. As long as all engineering and parking issues are 

taken into account, a secondary suite should be allowed in 

all housing that could reasonably accommodate one. WFN 

could facilitate the process for Members who would like to 
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suite their homes by reducing or eliminating development 

cost charges (DCCs) for the unit as long as it is guaranteed 

as a long-term rental under a housing agreement. 

5.11 Pursue Higher Density Developments 

Residential development for Members is constrained 

by the amount of serviced Lands available for housing. The 

efficiency and speed of development is increased when 

higher density housing options are constructed. 

When it is applicable, WFN should consider building 

townhouses or apartments for Elders, young families and 

single parents. Higher density developments were generally 

accepted and welcomed by Members who took part in the 

consultation process for the Westbank First Nation Housing 

Strategy. As a result of Community acceptance, economic 

feasibility and Community benefits overall (i.e. less traffic 

and urban sprawl) higher density housing options should be 

considered on suitable Lands (outlined in Chapter 3).  

 

 

5.12 Consider Mixed-Use Developments 

This recommendation is closely linked to Section 5.11 

in that mixed-use developments are most suited to 

condominiums or townhouses. Mixed-used developments, 
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overall, were accepted by the Membership, but were a 

source of some contention. This type of development 

provides work-live-shop neighbourhoods for residents, and 

therefore reduces traffic flow. Mixed-use buildings are 

environmentally and economically sustainable.  

5.13 Develop a Safe House or Transitional Housing 

Centre 

  The Community consultation process identified a 

small population of Members who may be in a position of 

“hidden homelessness”. These Members are not absolutely 

homeless in the sense that they are on the streets and 

living without shelter. Instead, these people are living in 

crowded homes on reserve, relying on their networks of 

friends and family to find a roof over their heads.  

One potential site for creating a transitional or safe 

house for Members or non-members with Member children 

would be in the old Community Services building. Aside 

from that option, the WFN could pursue building a 

completely new development for this purpose. Members, 

including Member children with non-member parents, must 

have a place to live, and a safe house or transitional 

housing unit may provide the opportunity for them to live in 

adequate, affordable, un-crowded and temporary housing 

until they are able to move into a rental unit on or off-

reserve that meets their needs. 



84 
 

 

5.14 House Members based on needs and proven 

capacity to maintain a home 

Based on the feedback from the consultation process 

and the past use of the Housing List to distribute housing, it 

is necessary to make the allocation of housing directly 

linked to Members’ needs. As discussed earlier in the 

Westbank First Nation Housing Strategy, the Housing List 

was originally used to identify who needed a house. Now, 

however, the Housing List has become difficult to administer 

because it only details the Members who have expressed a 

desire for housing. Some of these Members may be in need 

of housing while others already may own a home or they do 

not immediately require assistance in being housed because 

of a generally stable income and current housing situation. 

As a result of these and other problems with the Housing 

List, the Allotment Commission and Housing Department 

staff are working together with Development Services staff 

and consultants to develop applications for future 

allotments that will accurately assess applicants’ needs. 

What is also considered is the ability for those Members to 

pay for their housing allotments so that WFN does not have 

to take on the entire cost of a defaulted mortgage until 

another Member can occupy the residence. The same 

criteria are being implemented for decisions related to the 
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Rental Housing List. WFN should continue to examine needs 

first and the ability to pay/proven responsibility with 

housing a close second.6 

5.15 Incentivize the Private Sector 

Local governments across Canada have been facing 

housing challenges, especially since 1993 when the federal 

government began decreasing its role in the housing 

system/markets in Canadian communities. These challenges 

have been particularly difficult to overcome in First Nation 

communities. WFN should continue to partner with the 

private sector to find innovative ways to incentivize 

affordable housing development on-reserve that will benefit 

the housing conditions of its Members. There are a variety 

of incentives that could be employed by WFN. Following is a 

discussion of some of the incentives that other local 

governments have utilized in promoting affordable housing 

development. 

 

 

 

 

 

                                                           
6 As a reference point, a draft allotment application has been appended to this 
document. 
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The Density Bonus:  

This incentive for affordable housing has been utilized 

by municipalities in Canada in attempting to augment the 

housing supply within communities. An increased number of 

units are allowed beyond the limits of the given 

development’s zoning if the developer of that property 

agrees to offer a percentage of those units at “affordable” 

prices. If the developer of the housing wishes to not provide 

units at what the local government defines as affordable, 

then they make a cash-in-lieu contribution to a housing 

reserve fund.  

The density bonus incentive has been met with mixed 

reviews, and previous discussions with members of the 

Urban Development Institute (UDI) by the Housing Strategy 

consultant would indicate hesitance in employing this 

planning tool. Developers often feel that this leaves them 

“subsidizing” someone else’s housing, doing the local 

government’s job, or that the remaining housing in the 

development will have its prices increased so that the 

average profit from the development remains that same as 

it would have if all units were at market prices. 

Nonetheless, the density bonus has been used in cities like 

Kelowna, and it is one option for WFN to consider. 

 



87 
 

Parking Variances: 

Parking stalls can increase the cost of a housing unit 

by as much as $20,000 - $25,000. When a unit has two 

parking stalls, approximately $40,000 is added to the cost 

of the housing. While some people need two stalls or more 

for their home, others require fewer. Some developments 

may be suited and marketed to younger people, singles, or 

seniors who have may not have a car. In these instances, 

the mandatory addition of 1.5-2 parking stalls per unit 

leaves some parking stalls empty while the cost of that stall 

is incurred by the resident.  

It may be a useful incentive, then, to allow 

developers of certain types of housing to utilize parking 

variances that would be modified based on individual 

development circumstances. This would be particularly 

useful to save on the cost of housing that is closely 

connected to amenities and public transit linkages, or any 

mixed-use development that may arise in the future. 

DCC Reduction: 

Reducing development cost charges (DCCs) can 

reduce the cost of housing to the developer, and thus, 

reduce the cost of that housing to residents. Previous 

consultation completed by the Housing Strategy consultant 

in the Okanagan indicates that high DCCs increase the cost 
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of housing greatly. By slightly reducing DCCs, affordable 

housing and/or rental housing developments become more 

appealing to developers. Implementing the reduction of 

DCCs for certain developments may help Members access 

on-reserve housing. 

Property Tax Holidays: 

Consultation with developers in the Okanagan 

conducted by the Housing Strategy consultant has indicated 

that property tax holidays may significantly reduce the 

financial burden placed on the developer of affordable 

housing units. Because affordable housing developments 

can become less profitable than market housing 

developments, some local governments have allowed five to 

ten year property tax holidays for developers who choose to 

build this type of housing in their communities.  

Preferential Approval of Affordable Housing Developments: 

Developers spend a great deal of time and money 

waiting on their development applications, including re-

zoning and development permits. One method of 

incentivizing affordable housing development is fast-

tracking the approval process. Some developers in the 

Okanagan have stated that, in waiting for the approval 

process, their projects have incurred another $200,000 in 

costs. These costs have been passed on to the future 
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homeowners. This incentive is dependent on staff time, and 

may be an option that is more easily pursued once WFN has 

more staff to process applications. 

Incentivizing through the Utilization of a WFN Housing 

Reserve Fund 

As discussed earlier in the Westbank First Nation 

Housing Strategy, WFN has the opportunity to implement a 

housing reserve fund that could be used to benefit the 

Community’s housing situation. One method of utilizing the 

fund would be for WFN to construct and/or maintain rental 

and rent-to-own allotments for Members. Another purpose 

of the WFN Housing Reserve Fund may be to incentivize 

private sector development of affordable housing that could 

benefit WFN Members.  

Housing reserve funds have been used in a number 

of ways by local governments across Canada. Based on 

consultation with non-profit organizations, landlords, and 

developers of affordable housing in the Okanagan Valley, 

there is a desire for: property tax rebates; property transfer 

tax rebates; and DCC grants or rebates. These grants or 

rebates could be distributed through the allocation of 

monies from the WFN Housing Reserve Fund, if one were to 

be established.  



90 
 

Thus, a WFN Housing Reserve Fund may be part of 

the solution for many of the Community’s housing 

challenges. As discussed earlier in the Westbank First 

Nation Housing Strategy, the WFN Housing Reserve Fund 

may be derived from three main existing options: 1) yearly 

budget contributions; 2) own source revenues; and 3) 

Council contributions of some or all of any discretionary 

funding that WFN may receive in the future. There are other 

options that may exist in the future, if, for example, the 

density bonus policy is adopted. 

5.16 Include Green Spaces, Urban Forestation and 

Xeriscaping. 

In efforts to increase Members’ pride in WFN’s 

housing stock, while at the same time increasing their 

quality of life, it is recommended that WFN consider 

including green space in each residential development. 

Urban reforestation beautifies cities, increases air quality, 

may enable higher levels of privacy, and has a tendency to 

increase land values. Xeriscaping is a method of 

landscaping that is centered upon the principles of water 

conservation, and uses plants and soils that require less 

watering. In the Okanagan, where water conservation is 

extremely important due to the semi-arid desert 

environment, xeriscaping is one solution to water shortages 

and landscape maintenance issues.  
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Community support from the consultation process is 

very high with respect to increasing green space in 

Members’ housing developments, so urban reforestation 

and xeriscaping should be pursued by WFN. 

5.17 Link housing to public transit where applicable 

Another aspect of housing affordability that is often 

not considered is the cost of travelling to and from that 

housing. For example, the cost of operating a motor vehicle 

includes purchasing, maintaining, insuring and fueling the 

vehicle. The greater the distance that a resident has to 

travel to work, school, and amenities not only impacts their 

household budget, but also their quality of life. Results from 

Community consultation have indicated a desire from 

Members to use public transit if it were located near their 

housing. Consequently, it is recommended that WFN Council 

and staff consider locating Members’ housing close to public 

transit linkages when applicable. 

5.18 Pursue all available funding for housing 

WFN should continue to pursue all available funding 

for housing even if internal funding is increased. As a 

provider of non-profit housing, CMHC Section 95 and 

Section 10 funding and INAC support is helpful in housing 

WFN Members. There are also a variety of other funds that 

may be available to Members.  
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WFN may consider having a person on staff available 

to promote the use of Residential Rehabilitation Assistance 

Programs (RRAPs) from CMHC and the Rental Assistance 

Program (RAP) or Shelter Assistance For Elderly Renters 

(SAFER) from BC Housing, for example. These funds help 

key groups in need within WFN population, living on or off-

reserve.  

It would also be pertinent to have staff advocate for 

the WFN to receive greater funding from BC Housing and 

CMHC, for example, for the purpose of improving the 

housing conditions of Members in need. Housing funding 

also exists for “green” housing retrofits at the federal and 

provincial level, and having a person on staff actively 

searching and applying for “green” housing funding could 

potentially increase the quality of life of a number of 

Members. 

5.19 Communicate with Members regarding housing 

policy and practices 

Housing Staff, the Allotment Commission, Council, 

and future Housing Committee Members could take part in 

communicating to Members the options that are available to 

them to build equity in their current housing situations. This 

would include helping Members who are in rental housing 

units find ways to work towards establishing a source of 

equity, saving towards the allocation of a home or moving 
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into the private market. For those Members who are 

currently in an allotment or in the private market, 

communicating the equity that is available to them may 

help them in future decisions regarding upgrades, 

renovations or whether or not they will be choosing to live 

in another home. For Elders in large homes or on large lots, 

this may communicate the large amount of equity that they 

have accumulated over time, which they could use to move 

into a smaller unit and have some money left over as 

savings for retirement.  

Community consultation also addressed the need for 

greater communication with Members regarding housing 

policy decisions and daily practices of the Planning and 

Housing Department that impact Community housing. The 

costs of housing must be communicated to the Community 

as well. This may be communicated in a variety of ways, 

but should be ongoing and be multifaceted as detailed in 

section 4.7. 

5.20 Partner with other governments 

Partnerships with the three tiers of government 

(municipal, provincial and federal) must continue in order to 

communicate the ongoing and changing housing needs of 

WFN. Communication of the WFN’s needs must be pursued.  
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Without actively pursuing funding, and 

communicating the need to increase said funding from 

federal organizations like CMHC and INAC, financial aid from 

other governments will continue to dwindle. The decreasing 

number of allotments being provided in 2011 is a clear 

example of the federal government reducing its investment 

on-reserve. Thus, WFN should strongly consider creating a 

WFN Housing Reserve Fund to increase its independence 

regarding financing its housing, and also continue to give 

voice to its housing needs. 

5.21 Partner with Non-Profit Organizations to build 

housing for Members 

Partnerships with non-profit organizations such as 

Habitat for Humanity and the Society of HOPE (Housing 

Opportunities for People Everywhere) may be able to 

provide greater affordable housing stock on-reserve for 

WFN Members. Currently, Habitat for Humanity Kelowna 

has constructed one duplex for two partner families and has 

begun work on another duplex in an adjacent parcel of land. 

While this housing has provided an excellent opportunity to 

expand the affordable housing on Tsinstikeptum IR #9, no 

Members are currently housed by Habitat for Humanity’s 

development. In the future it may be helpful for WFN to 

consider providing significant development incentives (see 

Section 5.14 for examples) to reduce the costs of Habitat 
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for Humanity’s development approval process, and in return 

establish an arrangement that would provide the new 

housing stock to Members. Similar strategies could be 

implemented with the Society of HOPE. Of course, these 

opportunities would need to be communicated to these non-

profit organizations. This is one more example of how WFN 

can lead First Nations housing “best practices” in moving 

beyond CMHC and INAC funding for Community housing 

provision.  

If a WFN Housing Reserve Fund is created, WFN may 

be able to cover the costs of non-profit organizations’ DCCs, 

for example. That way, the reduced DCCs do not become a 

hidden subsidy by the taxpayer and/or the Community. 

Further, this is much better option than not covering the 

DCCs at all, since any new development will have impacts 

on existing and future infrastructure.  

5.22 Research the Feasibility of Innovative Housing 

Designs 

A few potential innovative housing options include: 

steel train car housing units, log homes (i.e. Haven Timber 

Homes), and units with green roofing. Each of these 

housing forms had been discussed during Community 

consultation, each receiving mixed reviews.  

Steel train car housing units have become a way for  
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housing to be built in a cost-effective manner. It may 

provide housing for those most in need who cannot afford a 

typical mortgage payment. However, this form of housing 

may be likely to receive little public support. Log homes 

have been discussed as durable, energy-efficient and cheap 

to construct. Housing units with green roofing have energy 

efficiency benefits and improve storm water quality. They 

also provide additional green space in residential 

developments.  

It is recommended that when available and suitable 

Lands are being developed for housing Members, a variety 

of housing types be researched and priced out with 

formalized quotes from developers. In addition, these 

housing types would be subject to the WFN Residential 

Design Guidelines, if they are produced. 

5.23 Implement Social Media Tools in all Future 

Long-Range Planning 

One of the barriers to implementing any housing 

policy or practice is gauging public support. As community 

planning moves into the future, it is essential to 

acknowledge the increasing role of online tools such as 

Facebook, Twitter, YouTube and Survey Monkey, for 

example, in engaging the broad public in long-range plans. 

Given the young WFN population and the noted shift 

towards electronic media, employing social media tools as a 
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research method is suggested for each major consultative 

plan, and any follow-up changes to policy and practice that 

may take place in the future. 

There are numerous benefits of using social media 

tools that are low- to no-cost and increase the presentation 

value of a long-range plan significantly. YouTube is another 

social media tool that allows people to comment on videos, 

or ask questions. Future long-range community plans for 

WFN may include YouTube videos explaining potential 

policies and/or practices, allowing viewers to feel connected 

with those who are producing the plan. 

 

5.24 Phasing the Westbank First Nation Housing 

Strategy 

Given the multitude of materials, comments and 

recommendations made regarding Community housing in 

the Westbank First Nation Housing Strategy, a suggested 

plan to phase the adoption of certain recommendations 

must be provided. Some recommendations can be adopted 

and will run concurrent to others, some will require a short-

term investment, while others will require long-term 

adoption of new policies and practices.   
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6.0 CONCLUDING STATEMENTS 

  The Westbank First Nation Housing Strategy is a 

product of intensive Community consultation. It is 

acknowledged that housing needs and desires change along 

with fluctuations in the housing markets and governmental 

housing investments. The Westbank First Nation Housing 

Strategy is therefore a “living document”. It will change 

over time to continue to meet the needs and desires of the 

Community.  These early steps in creating a Westbank First 

Nation Housing Strategy will provide Council and the 

Community with leadership opportunities through adopting 

the recommendations in this plan.  

WFN’s housing needs over the next 30 years will be 
approximately 300 homes for new and existing Members, 
equating to 10 homes per year on average. This number is 
derived from a current demographic analysis of those under the 
age of 30 (nearly half of the total Membership), who, if they have 
a household formation rate of 65% in the next 30 years, will 
require nearly 120 homes alone. The existing housing shortfall is 
also in the range of 120 homes. Finally, the McIvor 
Case/Membership Code changes to WFN’s population may add a 
need for a further 60 homes for Member families.  

On Tsinstikeptum IR #9 and Tsinstikeptum IR #10 there is 
enough available Community Land to accommodate the 30-
year housing need projection of 300 homes. An analysis of a 
variety of Community Lands was conducted as a part of the 
Westbank First Nation Housing Strategy. A greater number of 
units may be built if higher density housing is supported. The 
development of townhomes and condos is recommended in order 
to encourage Community identity and reduce costs to Westbank 
First Nation. It is recommended that the majority of Members’ 
housing developments take place on IR #9 and IR #10, prior to 
expanding outwards to the Gallagher’s Canyon and Black 
Mountain area in IR #12. This will allow Westbank First Nation to 
strengthen the Community core and promote economically 
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sustainable development practices on its Land. The following table 
identifies the key areas for potential development. 

WFN must pursue policy options that will enable a greater 
level of independence in funding residential development 
for the Community. Decreasing funding from the federal 
government since the 1990s has limited recent housing 
development for Members.  

The total cost to WFN of servicing and constructing 10 
homes for Members will be approximately $2,300,000 
annually. Estimated construction costs of Member housing  is 
approximately $180,000 ($1,800,000 for 10 homes), and 
servicing 10 lots will cost WFN an estimated $500,000. These 
costs will require a cash contribution from WFN and mortgage 
financing from a financial institution. Costs may be offset by 
CMHC and INAC grants, implementing a WFN Housing Reserve 
Fund, annual taxation, and recovery of the monthly mortgage 
through rental payments. 

Table 12: The Costs Per Year: 

Project Estimated Cost 
10 Homes Constructed Per 
Year 

$1,800,000 

Servicing 10 Lots Per Year $500,000 
Total Per Year $2,300,000 
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Appendix 1: First Nations EBP/”Best Practices” Table 

First Nation “Best Practices” or Success Story 

Burrard Inlet, Tsleil-
Waututh First Nation 

- Received funding from the Canada 
Economic Action Plan in the amount 
of $286,783 for the purpose of 
renovations of 16 social housing 
units. 

- The use of the CEAP retrofit funding 
has been beneficial for numerous BC 
First Nations. 

Cowichan Tribe - Partnered with CMHC and INAC to 
develop and “Mold Remediation Pilot 
Project”. CMHC provided $143,000 of 
funding through the RRAP for 15 
units. A further 26 units received 
direct lending of $2.5 million and 
received annual subsidies under the 
On-Reserve Non-Profit Housing 
Program of about $100,000. This 
funding enabled the Cowichan tribe 
to renovate and repair housing in 
which mold had become problematic. 

Fort Albany First 
Nation 

- Instituted a program that created 
local jobs, bolstering the local 
economy and trained students in 
sound construction practices, and 
also improved the quality of housing 
on a limited budget.  

Kamloops Indian Band - Developed a housing strategy, 
because they faced the issues of 
growing waiting lists for housing 
alongside a deteriorating supply of 
housing stock. This plan was named 
the “New On-Reserve Housing 
Approach. 

- Created a housing fund that is self-
replenishing. It is funded by 
individual homeowners, the band, 
INAC and CMHC. The purpose of the 
fund is to allow for the creation of 
new housing stock, and the 
renovation of older units. 

- Upon approval, members can receive 
up to $20,000 from INAC BC 
Region’s housing program for the 
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purchase of a new home. 
- Homeowners with mortgage-free 

homes can apply for a grant of up to 
$9,935 for home renovations. 

- New home owners can apply for a 
one-time grant of $5,000 from the 
band. 

- Homeowners and renovators may 
apply to a bank for additional loans, 
and the band will co-sign. 

- INAC funding has been used to a 
maximum level, and has contributed 
in a large part to the success of the 
KIB housing plan’s success. 

- This program has benefitted 
individual band members in that they 
do not feel dependent upon anyone 
else for renovations, and gain a 
sense of accomplishment in owning 
their own housing. 

- The creation of more housing on-
reserve, owned by individual band 
members, has helped create a 
diverse housing supply. Further, it 
has increased the number of trained 
workers and jobs on-reserve. 

Kettle and Stony Point 
First Nation 

- This First Nation developed a 
revolving loan system, which allows 
those who hold a Certificate of 
Possession (CP) to borrow directly 
from the First Nation to build a 
house. The CP is transferred over to 
the First Nation as a security deposit 
until the loan is paid off. This 
program is responsible in part for 
350 homes being built and 
maintained.   

- Section 95 program rental housing 
has been extremely important in 
offsetting the pressures to build 
ownership housing. This rental 
housing allows members to stay in 
their communities until ownership 
housing becomes available for them. 

- An assisted living home that enables 
elders to continue being a part of the 
community was funded partly by 
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CMHC. 
Lac La Ronge - A focus on market housing 

development has not only helped 
with member housing needs, but 
also enabled members to invest and 
build equity. 

- The Bank of Montreal helped with 
financing programs. 

- INAC provided $1.7 million to help 
with the creation and initiation of a 
homeownership program. 

- The investment in housing by local 
band members following the 
institution of these programs was 
nearly immediate, with over 50 
members applying for loans to build 
or renovate housing. This investment 
has helped the band to get further 
money set aside for more housing 
and other community projects. 

Madawaska Maliseet 
First Nation 

- Some members live in rent-to-own 
housing units provided under CMHC’s 
Section-95 program. Residents pay 
$400/month for single family units, 
and $275/month for apartments. 
Residents may choose their own 
design with a maximum cost of 
$85,000. Some choose large units 
with basic features, and some 
choose smaller units with upgraded 
interiors; as long as the cost remains 
under $85,000, the housing can be 
built. This has allowed for the 
creation of a diverse on-reserve 
housing supply. 

- Some members built their homes 
using CMHC’s Ministerial Loan 
Guarantee (MLG), which requires a 
Band Council Resolution.  

- For both programs, once the 
mortgage has been paid, a 
Certificate of Possession (CP) is 
provided to the residents. 

- Because the housing is paid for by 
the members, are great deal of care 
is taken in the stock’s upkeep. The 
community cares about its housing. 
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- Members are eligible for these 
programs at age 18. However, most 
members have to wait until age 25 
to gain access to single family 
detached housing options. Until age 
25, interested applicants are usually 
housed in apartment units, which act 
as a trial homeownership. 

- These programs have helped cover 
on-reserve member band for 
housing. However, there is still 
demand for housing to be built for 
off-reserve members who would like 
to return to their community. This 
plan will be continued in efforts to 
meet continuing housing demands 
that will arise in the future. 

Manawan-Opitciwan - Examined the costs of building 
housing in their community, and 
decided to stop construction 
practices with wood forms. The costs 
of transport and assembly were far 
too high, and construction was slow. 
Instead, insulating forms were 
chosen because they are easier to 
transport, assemble, and provide 
added benefits in the forms of 
thermal insulation and 
soundproofing. 

- Local workers were trained by a 
professional in the construction of 
housing on-reserve. Now, instead of 
bringing in outside labourers who 
may tend to be more expensive, 
local workers are being employed. 
Thus, the housing and labour 
markets are benefitting 
simultaneously.  

- 27 locals gained employment in 
house construction due to the on-
going training that was provided to 
locals; and further, costs of building 
housing dropped by a quarter. The 
money that has been saved has been 
allocated to building more housing 
on-reserve. 
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Membertou First 
Nation 

- Meets the housing needs and 
preferences of all members by 
providing a range of different types 
of housing: CMHC Section-95 
rentals; townhouses and 
apartments; and private 
homeownership. 

- Became a member of the First 
Nations Market Housing Fund 
(FNMHF). CMHC offers loan 
insurance through lenders for 
qualified members of the FNMHF. 

- The band provides a grant to 
homebuyers who are then left to 
make the remainder of the payments 
on the construction of their homes.   

Michipicoten First 
Nation 

- Nearly 700 members; aging 
population, with most over 40 

- Due to an aging population, this First 
Nation foresees an increased need 
for affordable housing for Elders. 

- The Section 95 program has been 
used to assist with the financial 
barriers to on-reserve rental 
construction and renovations.   

- The result of Section 95 funding has 
been the construction of Migizi 
Suswin, meaning “eagle’s nest”. The 
housing geared towards Elders 
contains 10 two-bedroom units, 
laundry facilities in each wing of the 
building, and a common room that is 
meant to foster a sense of 
community among the residents. 
Transportation to nearby shopping 
centres is provided for residents. 
CMHC provided $1,341,495 through 
Section 95. The structure was built 
using band resources, with the 
assistance of the Ontario First Nation 
Technical Services Corporation. The 
total cost of the project was 
$1,718,986.  

Mohawks of the Bay 
of Quinte 

- Encouraged the training of local on-
reserve staff in order to create an 
effective construction crew with R-
2000 certification. The R-2000 
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program includes an emphasis on 
better indoor air quality, energy 
efficiency, and environmental 
stewardship in a broad sense. 
Following bringing in this training for 
local workers, and implementing 
sustainable building practices, 
residents saw their energy bills drop 
by up to 40%. They had begun using 
heat-recovery ventilation systems, 
high-efficiency gas furnaces, and 
finished basements. Over 60 energy 
efficient homes have been 
constructed on-reserve.  

- Out of 800 homes, approximately 
375 are mortgaged, 120 are rental 
units, and 305 are funded 
independently or owned by band 
members. In fact, 85% of all homes 
are owned by band members.  

- The R-2000 subdivision features 51 
units including triplex, four-plex, and 
three-bedroom bungalows. Further, 
some housing is designed specifically 
for those who have physical 
disabilities. 

- Because housing is being built at 
such a constant pace, builders, 
carpenters, painters and electricians 
are given year-round work. This is 
yet another example of involving the 
local community in the development 
of their own housing, and seeing 
improvements not just in the quality 
of neighbourhoods, but also in the 
labour market. 

- Financing was provided by the Bank 
of Montreal and the Section-95 
program. 

- A half-day homeownership training 
session is provided for new home 
buyers. 

Nanoose First Nation - Many band members lived off-
reserve due to a lack of housing 
options on-reserve. They began by 
trying to create more housing 
options that would suit elders and 



106 
 

young band members. 
- The first step was to construct five 

new homes for elders and people 
with disabilities. The older housing 
stock (1940s) was not built with all 
of life’s transitions in mind.  

- Nanoose First Nation worked with 
CMHC, INAC, and All Nations 
Development Corporation to help 
with financing.  

- Elders were provided with the option 
of one-level housing units, so that 
going about daily business with 
mobility trouble was limited.  

- Following came further collaboration 
with CMHC, in which 25 new homes 
were built with the aid of Section-95. 
A daycare centre was built close to 
these homes to help parents living in 
the subdivisions to be able to work 
more frequently. When these parents 
moved into their new ownership 
homes, young members were able to 
move in to the vacant rentals and 
gain a new sense of independence.  

- Keeping the community together 
with these building practices has 
encouraged elder involvement in 
daily life, and the preservation of the 
traditional language. 

Nicickousemenecaning 
First Nation 

- Applied to CMHC for Section-95 
funding for rental housing. $366,000 
of funding was provided for three 
new three-bedroom detached houses 
in a new subdivision. 

- Structural Insulated Panels (SIP) 
that have twice the insulation rating 
of the normally required insulation, 
alongside in-floor heating systems 
reduced the operating costs of the 
homes significantly. 

- Local jobs were created in the 
process of building these new 
homes. Helping to ensure future 
housing development was the 
creation of a water treatment plant. 
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Opaskwayak Cree 
Nation 

- Signed a capacity development 
agreement with CMHC in 2008 to 
help provide greater homeownership 
education to members. Topics at 
seminars include money saving 
techniques and how to make energy-
efficient homes. 

- A rent-to-own program is helping 
more members get involved in 
homeownership. 

- Use CMHC’s loan insurance (Section 
10) as well, encouraging 
homeownership. 

- This First Nation also promotes the 
hiring of members within companies 
hired for construction. 

Seabird Island First 
Nation 

- Partnered with CMHC to provide 
seven environmentally sustainable 
and long-term housing units, using 
Flex Housing. In efforts to prolong 
the life of this new housing from 
between 50-100 years, several 
innovative building techniques were 
employed: steel roofing, concrete 
finish floors, mold-resistance gypsum 
board and cladding that are moisture 
resistant, for example.  

- CMHC directly loaned $690,000 and 
an annual On-Reserve Non-Profit 
Housing Program subsidy of $27,730 
for six units and one unit that would 
be used for public demonstration 
over a two-year time span. 

Six Nations of the 
Grand River Territory, 
Ontario 

- Revolving loan fund and agreements 
with chartered banks to build a 
successful ownership program. 95% 
of the housing units are individually 
owned. 

Wei Wai Kum First 
Nation 

- Ensures homeownership loans to 
every member. 

- For those who are not already 
homeowners, 14 rent-to-own units 
are available. Thus, every member is 
on their way to homeownership. 

- Notes that a high level of 
homeownership is closely linked to 
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resident happiness and satisfaction 
with their housing. 

Whitefish River First 
Nation 

- Members are struggling to find 
housing on-reserve, so Section 95 
rental housing has been pursued in 
five new single family homes, as well 
as six new single unit homes in two 
tri-plex buildings. 

- The creation of these new housing 
units also created jobs in the local 
construction industry, and trained 
youth for future jobs. 

- CMHC provided $497,490, Mnidoo 
Mnising Employment and Training 
provided $76, 325, and the Whitefish 
River First Nation provided $93,532 
in capital funding. 

Xaxli’p First Nation - Created a Housing Committee on 
November 9th, 2002. Part of the 
committee’s mandate is to provide 
the effective distribution of safe and 
adequate housing to all members, as 
well as drafting policy to deal with 
housing issues. They will inform 
Chief and Council on an on-going 
basis.  

- The committee will develop five year 
housing plans, review yearly 
budgets, and communicate with the 
community regarding its procedures. 

- Seven members make up the 
committee, including one 
chairperson. The chairperson may be 
elected by the committee, or be 
revolving among the members. 
Minutes are taken in each meeting 
by a recording secretary. Meetings 
are held monthly.  
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Appendix 2: Questionnaire #1  

Contact: Jamie McEwan, Development Services - jmcewan@wfn.ca 

Feb. 17th, 2011 - Open House – Siya Room, Community 
Health 

43 TOTAL RESPONDENTS; 6.28% of total WFN 
Membership 

 

1) What kind of housing would best suit your needs?  (Check 
one)             Single Detached  ___ 
Duplex  ___ 
Triplex  ___ 
Fourplex  ___ 
Condo/Apartment  ___  
Townhouse  ___ 
Manufactured Home  ___ 
 

2) What form would this housing be in? (Check one)   

Rental ___ 

Rent-to-Own ___  

Ownership ___ 

3) How much per month would you be willing to pay? 
$________ 

4) Would you support the creation of a condominium or 
townhouse strata complex for Elders who are transitioning 
out of larger single family homes? (Circle one)   Y   /   N 

If Y, which form is most preferable?  

___________________________________________
_____ 

5) Do you support the creation of mixed use developments (i.e. 
small shops on a ground floor with housing units above)? 
(Circle one)          Y   /   N 
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6) Should the WFN build an apartment or consider purchasing 
an interest in an existing development to meet requirements 
for young adults, singles, and Elders? (Circle one)  Y   /   N 

7) Do you have any comments to add?  

___________________________________________
___________________________________________
___________________________________________
___________________________________________
____________________________ 

8) Would you like to be contacted for further, more in-depth 
consultation? (Circle one)   Y   /   N 

Contact 
information:_______________________________________ 

 

  



111 
 

Appendix 3: Questionnaire #1 Verbatim Comments 

“I live in the Okanagan Metis Aboriginal Housing Society 
townhouse complex. I believe the WFN needs to do a similar 
project to meet the needs of our community. There are many 
low-income families on our reserve who need a home more 
than 3-bedrooms and that is affordable!!! I am one of those 
families and I do not have money saved up to go towards a 
mortgage but would like to own my own home or at least live 
on my reserve in a home that meets my family’s needs” 

“I have a family of four and I would like to own my home for 
my children to grow up in.” 

“Just that there is a very heavy need for something like this… 
ASAP. Good work.” 

“Do like the idea of affordable housing (i.e. apartment) for 
young people but have concerns about responsibility issues. 
Upkeep, social issues. May cost the WFN more in the long 
run.” 

“Most people want to own something and an 
apartment/condominium/townhouse would be temporary.” 

“I have a young family now, but I would very much like to 
have the opportunity to live in a condo as I get older. Also, 
not everyone (not just elderly need or even want) wants the 
upkeep of a yard and house. It is time to consider smaller 
choices.” 

“Housing is and has always been a top priority of WFN. It 
would be great to actually see some real progress or results.” 

“Have so many WFN Members looking for housing – need to 
prioritize WFN Members for rentals over others.” 

“The need for a variety of housing is important. There is a 
large need for singles and the ability to move up from a 
single bedrooms to a family as circumstances change.” 

“Focus more on needy family houses.” 

“No. Many meetings nothing has been done yet!” 
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“How long (years) is the housing wait? Will there be future 
housing for us young generation?” 

“I need a permanent res[idence].” 

“We need more land to build houses. We need to think of the 
generations to come and growing population. What is the 
strategy for this?” 

“Before colonization all members of a tribe or village would 
have a home regardless of social status or wealth.” 

“I want a proper yard, fence and driveway put into place with 
the lot.” 

“I want a proper yard with the lot and a proper cement 
driveway put in, with proper fencing around the property.” 

“I want my own house.” 

“Ownership is pride. We have a lot of single people who need 
a place that they can call their own. This is for my family 
members and Community Members of WFN.” 

“I would like to have my own place. I am over 40 years old. I 
am staying with a friend.” 

“If this was done [apartment purchase], Elders should have 
their own. Should be stiffer policy for parties, etc.” 

“Start building.” 

“Own my own land. Have my own ideas.” 

“Housing Phase: 1) start-up rental, 2) equity building, rent-
to-own, 3) mid-life, ownership, 4) retirement village, 
ownership.” 

“Medicine Creek and Medicine Hill need to be taken into 
account in developing the strategy. Ownership is always the 
preferred option and should be the goal of underlying policy 
of any strategy.” 

“I believe we should construct our own apartment 
complex/condo for our younger adults/singles.” 
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“Housing needs are never going away. Should be a top 
priority for WFN Government.” 

“More people need housing now. Families and young people 
and elders are struggling. This pretty much covers all aspects 
of our community. Keep people in the community that want 
to stay.” 

“If single family housing is not supported, then manufactured 
homes, then duplex, fourplex, townhouse, apartments.” 
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Appendix 4: Questionnaire #2 

Westbank First Nation Housing Strategy 
Questionnaire 

The Westbank First Nation Community Plan identified the need for 
a comprehensive housing strategy to meet the policy objectives of 
Westbank First Nation and the housing needs of Members.   This 
questionnaire’s purpose is to help staff gain a better understanding 
of current housing issues and experiences of the Membership.  

We invite you to complete this questionnaire that will help to shape 
the WFN Housing Strategy.  

All information gathered will be kept anonymous.  

1) Your age = _________ 
2) Your gender = _________ 
3) Number of children (if any) = _________ 
4) Current monthly housing payments (include utilities, and any 

other fees directly attached to your cost of housing) = 
$_________ 

5) Yearly Income (approximate) = $ __________ 
6) How many bedrooms would best meet your housing needs? 

_________ 
7) What housing type would best suit your needs? (Check One) 

Rental ____ Rent-to-Own ____ Ownership ____ 

8) What would you be willing to pay for this housing? $_______ 
9) Would you support the creation of a condominium or 

townhouse complex for Elders who are transitioning out of 
larger single family homes? (Circle one)  Y   /   N 

10) Would you support creating housing for Members that is 
multi-floor and strata with small shops on the ground level 
(i.e. mixed-use)? (Circle one)   Y   /   N 

11) Should the WFN build an apartment/condominium building or 
purchase an interest in an existing development to meet 
requirements for young adults, singles and/or Elders? (Circle 
one)   Y   /   N 

12) Do you support the infill of existing Member-owned lots with 
the subdivision and Allotment of larger already-allotted Lands? 
(Circle one)   Y   /   N 
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13) If your housing had connections to public transit would you 
use it? (Circle one)   Y   /   N 

14) Is your current housing in need of maintenance? (Circle one)    
Y   /   N    

a. If Yes, please explain: 
____________________________________________
____________________________________________
____________________________________________
_____________________ 

15) If you have been Allotted a parcel of Land, do you require 
financial assistance in order to build on it? (Circle one)   Y   /   
N 

16) Do you have any questions and or comments to add? 
_________________________________________________
_________________________________________________
_________________________________________________
_________________________________________________
_________________________________________________
___________________________________ 

17) If you would like to be contacted with further progress on the 
WFN Housing Strategy please write your e-mail address 
and/or home address below: 
_________________________________________________
_________________________________________________
_________________________________________________
_____________________ 
Please return your responses to this questionnaire to Jamie 
McEwan at the WFN Lindley Building 2nd Floor Development 
Services office:  
201-515 Highway #97 South, Kelowna, B.C. V1Z 3J2 
jmcewan@wfn.ca 250.769.4999 
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Appendix 5: Questionnaire #2 Verbatim Comments 

“I need a home. I haven’t had a home since my father passed away.” 

“I want a wood stove in my house.” 

“The Elders need something.” 

“Pets allowed in the [apartment] building [for Members]. Lots of grass 
area for them… is needed… pitbulls allowed… no restrictions on breed.” 

“I think allotment is important even if you aren’t building. If there is no 
allotment, then change Lands from CP ownership to WFN common Lands 
so we all own it but WFN pays for and owns the Land and we own the 
home.” 

“Work more with youth who have an opportunity to build a house on 
Land given or allotted to them. Elders also who are on a limited income.” 

“We are not third world, we are people who need help. Please build 
homes. Fix the housing crisis.” 

“If I had Land, I would need assistance to build [on it]. Housing is a must 
needed improvement for families and homeless.” 

“In my opinion, the greatest need is for functionally designed homes to 
suit the individual needs of that particular family who will be residing in 
it.  I would like to have the option to choose the layout of my home that 
would best fit my family, if I were to have a newly built house.  This 
would be important to me because if I'm going to be paying for a house 
for the next 30 years or more I want it to be my own and meet my 
needs.  This will most likely vary from family to family also and it's 
important to take that into consideration.”   

“I am currently employed – able to pay for housing at current rate. When 
I retire I hope WFN has AFFORDABLE housing for Elders.” 

“Need more low income housing for single and young families.” 

“I want a proper yard with my house. I want people to have to maintain 
their property and the outside of their homes. I don’t want to look like I 
live in the ghetto.” 

“I just moved home and would be willing to buy a parcel of land to build 
a house on.” 
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Appendix 6: Interview/Focus Group Guide 

This is a flexible guide for semi-structured interviews and focus groups 
that were facilitated by the consultant. It was used to elicit responses, 
and allow for the conversation to take a natural route.  

1) What is your current living situation (i.e. rental, rent-to-own, 
ownership)? 

2) Are you currently sharing housing? 
3) Have you received an allotment already? 
4) What are the major housing needs of the WFN? 
5) What are the housing needs of individual groups such as Elders, 

youth or families? 
6) What types of housing do you think the WFN should pursue to the 

Community? 
7) What would you like to see change about housing on-reserve? 
8) Where do you think Members’ housing should be concentrated? 
9) What do you think about infill/subdivision options for Members 

with large lots? 
10) What do you think about the use of WFN’s Lands for leasing to 

non-members for the purpose of bringing in funds for the greater 
provision of WFN housing stock? 

11) Do you support a Housing Reserve Fund? 
12) Do you support a Housing Commission? 
13) Should the WFN be building its own housing even if no external 

funding is provided? 
14) Do you support higher density housing options (i.e. 

townhomes/condos), especially for Elders and young families? 
15) Do you have any other questions/comments? 
16)   



118 
 

Appendix 7: Brainstormed/ Draft Terms of Reference: Housing 

Committee 

      Terms of Reference 
 

HOUSING ADVISORY COMMITTEE 

 

INTRODUCTION 

Westbank First Nation (WFN) staff, the Allotment Commission, and the 
Community have acknowledged the importance of high quality, 
affordable and suitable housing for the Membership. In 2009 Chief and 
Council and the Community expressed interest in establishing a Housing 
Commission or Committee to review WFN housing policies and practices. 
In 2011 a WFN Housing Strategy was initiated by Chief and Council, and 
a key recommendation of it is to create a Housing Advisory Committee 
that will provide on-going insight and feedback regarding housing issues 
to WFN staff, Chief and Council. 

 

OBJECTIVE 

The objective of the WFN Housing Advisory Committee is to strive to 
direct, review, analyze and make suggestions regarding housing policies 
and practices that affect the WFN. The WFN Housing Advisory Committee 
is not a decision-making body. 

 

SCOPE OF WORK 

In pursuit of this objective, the WFN Housing Advisory Committee will: 

- Focus specifically on affordable and special needs housing, 
particularly relating to Allotments, rentals, and market housing. 
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- Advise staff and the Development Services Committee regarding 
the implementation of WFN housing policies and practices, helping 
to ensure that they remain current and relevant. 

- Search for possible solutions to housing challenges that WFN may 
encounter. This includes providing input regarding the locations for 
Community housing development, the type of housing to be 
developed, and the tenure of that housing.  

- Analyze the costs and benefits of potential Community housing 
development. 

- Advise staff and the Development Services Committee as to the 
value of on-going housing policies and practices. 

- Communicate with the WFN Allotment Commission regarding WFN 
housing policies and practices. 

- Communicate with the WFN Community regarding WFN housing 
policies and practices. 

- Provide reports to WFN through the Development Services 
Committee. 

 

MEMBERSHIP 

The membership of the WFN Housing Advisory Committee is as follows: 

- A total of five (5) WFN Members with a broad spectrum of interests 
and backgrounds, ranging from the social to the business 
perspectives, who strive to benefit those who live on WFN Lands 
with respect to their housing situations. This may include up to one 
(1) WFN Councillor.  

- One WFN staff representative from either a planning, engineering, 
development and/or housing background will also attend WFN 
Housing Advisory Committee meetings, but will not vote. Instead, 
the purpose of this individual will be to liaise with the Committee 
and report back to staff and the Development Services Committee. 

 

APPOINTMENT AND TERM 

Members of the WFN Housing Advisory Committee shall be appointed by 
Chief and Council upon recommendations from WFN Housing Department 
staff for a three-year term. 

Chief and Council may, at any time, upon recommendation from the WFN 
Housing Department, remove any member of the WFN Housing Advisory 
Committee. Any member of the WFN Housing Advisory Committee may 
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resign at any time upon sending written notice to the Chairperson of the 
Committee.  

Committee members who are absent for three consecutive meetings 
without authorization from the WFN Housing Advisory Committee shall 
forfeit their appointment. 

Committee members may stand for re-appointment at the conclusion of 
their term. 

Committee members shall serve without remuneration. 

If, at any point, a vacancy in the Committee exists, the vacancy may be 
filled for the remainder of that term upon resolution of Chief and Council, 
guided by recommendations from WFN Housing staff.     

 

CHAIR 

The WFN Housing Advisory Committee shall elect a Chairperson and a 
Vice-Chairperson at their first meeting each year. The Chairperson and 
Vice-Chairperson shall be the executive of the Committee. WFN staff shall 
not serve on the executive of the Committee.   

 

MEETING PROCEDURES 

The WFN Housing Advisory Committee shall meet a minimum of six times 
a year in order to deal with the business of the Committee.  

The WFN Housing Advisory Committee will recognize that each meeting 
requires significant staff resources and meetings should therefore be 
focused, on topic, and specific to WFN Housing issues, both non-market 
and market alike. 

A special meeting may be called by the Chairperson or at the request of 
any three members of the Committee. Notice of the details of the 
meeting, including the date, time and place of the special meeting shall 
be given at least one week prior to the meeting; and notice should be 
provided to the address or e-mail address provided by each member of 
the Committee. 

All meetings will be held in open session and in a location accessible to 
the public. 
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Unless otherwise authorized by the Committee’s Chairperson, the public 
shall only address the Committee when they have been scheduled on the 
Committee’s meeting agenda for that particular meeting. 

A majority of the WFN Housing Advisory Committee shall represent a 
quorum. A meeting shall not proceed if a quorum cannot be achieved. 
Members must notify the Committee at least two working days before the 
meeting if they are unable to attend. 

The order of business is to be as set out in an agenda package to be 
provided to the Committee members in advance of the meeting date. 
Items for the agenda, including presentation materials, will be forwarded 
electronically by each presenter to each of the Committee members at 
least five days prior to the meeting date. Minutes of the meetings will be 
prepared by a WFN staff clerk and signed by the Committee’s 
Chairperson. Originals of the minutes will be forwarded to the WFN staff 
for safe keeping, and electronic copies will be made available on the 
WFN’s website (www.wfn.ca). 

Committee members have a responsibility to make recommendations 
based on the best interests of WFN and those who reside on its Lands. 

 

CONFLICT OF INTEREST 

WFN Housing Advisory Committee members must announce potential 
conflicts of interest if one exists regarding any item in any meeting 
agenda. Committee members who have a direct or indirect interest in a 
matter under discussion are not permitted to participate in the discussion 
of the matter or to vote on the question in respect to the matter. The 
Committee member’s declaration of conflict of interest and their 
consequential leaving of the meeting shall be recorded in the minutes. 
Any Committee member who declares a conflict of interest must not 
attempt, in any way, to influence another Committee member’s voting 
decision. 

 

VOTING 

All members of the WFN Housing Advisory Committee, including the 
chair, vote on every question unless they have declared a conflict of 
interest, leaving the meeting. 

Members who do not indicate their vote, or have left the meeting without 
declaring a conflict, are counted as having voted in favour of the 
question.  



122 
 

If the votes are equal for and against, the question is defeated. 

 

COMMENTS IN THE PUBLIC OR TO THE MEDIA 

In any instance of speaking to the public or to the media on any WFN or 
housing-related issues, WFN Housing Advisory Committee members must 
distinguish whether they are speaking as a Committee member, a 
representative of any other organized group, or as an individual. 
Committee members need to convey the public interest and keep in mind 
that they represent WFN. This means they must be consistent with WFN’s 
position on specific issues. 

 

REPORTING TO THE DEVELOPMENT SERVICES COMMITTEE 

Recommendations of the WFN Housing Advisory Committee must be 
adopted by the Committee by motion prior to evaluation by WFN Housing 
staff. 

Any recommendation that the WFN Housing Advisory Committee brings 
forward must first be evaluated and brought forward by WFN Housing 
and Development Services staff.  

The Committee will work with WFN Housing staff in preparing annual 
progress reports to the Development Services Committee. This report 
should include the costs of staff time involved, the costs from the yearly 
budget involved in the WFN Housing Advisory Committee’s duties, and a 
review of any work conducted. 

The WFN staff representative who sits on the WFN Housing Advisory 
Committee will report to the Development Services Committee on behalf 
of the Housing Advisory Committee. 

 

BUDGET 

The routine operations and any special initiatives of the WFN Housing 
Advisory Committee will be funded by allocations within the WFN Housing 
Department’s budget. 

 

STAFF SUPPORT 

Other than the WFN staff representative in the WFN Housing Advisory 
Committee staff support may be provided by the WFN Housing 
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Department, or any WFN Planning, Development, or Engineering staff 
who may have an interest in any particular issue on any meeting agenda. 
However, these staff members may not vote on any decision of the WFN 
Housing Advisory Committee. Staff, taking into account the feedback 
from the WFN Housing Advisory Committee, may present policy 
directions to the Development Services Committee; but the WFN Housing 
Advisory Committee may not form policy directly. 

The WFN staff representative sitting on the WFN Housing Advisory 
Committee has the tasks of: 

- Preparing the agenda based on suggestions from the Committee’s 
Chairperson; 

- Distributing agenda packages to Committee members; 
- Preparing reports on behalf of the Committee; 
- Reviewing the draft minutes and returning them to the recording 

clerk prior to adoption by the Committee; 
- Managing the files of the Committee, as necessary; 
- Maintaining a list of outstanding issues for Committee action in 

accordance with the scope of work. 

An administrative clerk for the WFN shall provide secretarial support for 
the WFN Housing Advisory Committee. Support functions include the 
following: 

- Receiving and organizing all agenda-related presentation materials 
and/or hand-outs prior to the meeting date. 

- Preparing draft minutes, and providing final minutes to the 
Committee, WFN Housing and Planning staff, and for posting on 
the WFN’s website. 

- Maintaining the records of the Committee for public and staff 
records. 
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