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Abstract 

Housing affordability has become a critical challenge in mountain resort 

municipalities across British Columbia, where tourism-led economic transition, amenity 

migration, and financialized housing markets intersect with limited local governance 

capacity. This thesis examines housing affordability in Revelstoke, British Columbia, a 

former resource extraction-based community that has transitioned into a mountain resort 

municipality. Using a qualitative case study approach, the research draws on six semi-

structured interviews with municipal staff, non-profit housing providers, developers, and 

community stakeholders to capture the realities of Revelstoke’s housing market. An 

inductive thematic analysis identifies how amenity-driven population growth, remote work, 

speculative investment, and high construction and land costs interact with policy 

misalignment across levels of governance. Findings demonstrate that market-based 

housing solutions alone are insufficient, highlighting the need for, collaborative non-market 

planning responses to address localized housing needs in Revelstoke, BC.  

Keywords:  Mountain Resort Municipality; British Columbia; Community Planning; 
Non-market housing; Local Government; Rural economic transition 
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Glossary 

Term Definition goes here, see example and notes below 
Amenity Migration  The movement of people to a place primarily for its natural, 

recreational, cultural, or lifestyle amenities rather than for direct 
employment opportunities. Often contributing to housing 
demand and land-use change in rural and resort communities 
(Gill & Williams, 2014). 

Attainable Housing A term sometimes used in planning and policy discourse to 
describe housing that is accessible to moderate-income 
households without deep subsidies. Unlike “affordable 
housing,” the term lacks a standardized definition and is often 
context-dependent (Friedman & Rosen, 2018). 

Core Housing Need A Canada Mortgage and Housing Corporation (CMHC) 
measurement identifying households that fall below adequacy, 
suitability, or affordability standards and would need to spend 
30% or more of their income to access acceptable housing in 
their community (CMHC, 2022). 

Development Cost 
Charge (DCC) 

Fees collected by municipalities from developers to help fund 
critical infrastructure. 

Extreme Core 
Housing Need 

extreme core housing need" has the same meaning as core 
housing need except that the household are spending more 
than 50% of total before-tax household income on housing. 

Financialization of 
the housing market 

The process by which housing is increasingly treated as a 
financial asset and investment tool rather than primarily as a 
place to live, often resulting in rising housing costs, speculative 
investment, and displacement pressures (August, 2022, p. 15). 

Housing 
Affordability 

A condition in which housing costs do not exceed a proportion 
of household income that would compromise the ability to meet 
other basic needs. Commonly measured using the shelter-cost-
to-income ratio, though this measure has recognized location 
specific limitations. 

Housing Continuum The full range of housing options available in a community, 
from emergency shelters and transitional housing to rental 
housing, non-market housing, and homeownership. A healthy 
housing continuum provides appropriate options for households 
at different life stages and income levels. 

Housing 
Stabilization 

Housing stability refers to a condition in which a municipality 
maintains healthy rental vacancy rates and a sufficient range of 
options across the housing continuum, enabling individuals and 
families to secure, maintain, and retain safe, adequate, and 
affordable housing over time. 
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Housing Needs 
Report 

A provincially mandated assessment that estimates current and 
future housing needs within a municipality or regional district. 

Integrated Data 
Project (IDP) 

The Integrated Data Project is a provincial data collection 
project centered on innovative analyses of administrative data 
related to homelessness to better understand, respond to, and 
prevent homelessness in B.C. 

Inductive Thematic 
Analysis 

A qualitative research method in which themes and patterns 
are derived from the data itself rather than imposed through a 
predefined theoretical framework. 

Living Wage The hourly wage required for a household to meet basic needs, 
including housing, food, transportation, childcare, and other 
essentials, without relying on government subsidies. 

Missing Middle 
Housing 

Housing typologies such as duplexes, triplexes, fourplexes, 
townhouses, and small apartment buildings that maybe more 
accessible and appropriate for different hold sizes, incomes 
and lifestyles. 

Mountain Resort 
Municipalities 

A provincially supported municipality that caters its economy 
towards tourism and recreation visitation. 

Neoliberal 
Governance 

A mode of governance that emphasizes market-based 
solutions and reduces public-sector involvement resulting in the 
downloading of responsibility to local governments and 
nonprofit organizations. 

Non-Market 
Housing 

Housing that is not priced by market forces and is typically 
provided or managed by governments, nonprofit organizations, 
or cooperatives to ensure long-term affordability. 

Remote Work Employment conducted outside a traditional workplace, often 
from home, enabled by digital technologies. 

Second Home A residential property that is not the owner’s primary residence 
and is often used for seasonal, recreational, or investment 
purposes. 

Shelter-Cost-to-
Income Ratio (STIR) 

A commonly used affordability indicator measuring the 
proportion of household income spent on housing-related 
costs. 

Short-Term Rental 
(STR) 

The rental of residential housing for brief stays, often through 
online platforms, typically associated with tourism 
accommodation rather than long-term housing. 
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Preface  

This thesis emerged from an interest in the practiced realities of planning in small, 

rural, mountain resort communities, where rapid economic change often outpaces the 

institutional tools available to manage impacts on housing equity (Markley et al., 2012). 

Revelstoke, British Columbia, provides a compelling context for examining these 

dynamics. Once primarily a resource-based and transportation-oriented community, 

Revelstoke has undergone a significant transition toward a tourism and amenity-driven 

economies, bringing with it both opportunities and profound challenges particularly with 

respect to housing affordability (Halseth, et al., 2021). 

My academic background in urban studies and community planning, combined 

with my direct lived exposure to planning practice in British Columbia’s small and resort 

contexts, has shaped the development of this research. In this thesis housing affordability 

is understood not simply as a market outcome, but as a structural issue influenced by 

governance frameworks, land-use decisions and economic restructuring. The research is 

grounded in the belief that municipal planning plays a critical role in mediating these forces 

and in advancing more socially equitable and economically resilient communities. 

This thesis adopts a qualitative, place-based approach to better understand how 

housing affordability is experienced, interpreted, and addressed at the local level. While 

Revelstoke serves as the primary case study, the issues explored such as amenity 

migration, financialization of housing, means-based definitions of affordability, and 

constrained municipal capacity are barriers shared by many mountains’ resorts and small, 

rural communities across British Columbia. This research is intended to contribute not only 

to academic scholarship, but also to planning practice and policy discussions aimed at 

improving housing outcomes in amenity-rich rural regions and beyond. 
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Chapter 1.  
 
Introduction 

Housing affordability is among the most pressing challenges facing Canadian 

planners. While national debate often discusses large metropolitan regions, rural and 

resort municipalities face distinct housing pressures: limited developable land and 

servicing capacity, demand shaped by tourism and ownership of second homes, and 

remote-work mobility. In a resort setting, these forces can drive housing costs beyond 

local earning power, creating workforce instability and intensify the demand for non-market 

housing solutions to become a greater part of the housing market. 

Historically, many rural communities in British Columbia developed around 

resource extraction industries such as forestry, mining, and transportation infrastructure. 

However, once demand fell a policy transformation processes referred as rural economic 

transition reshaped these historic economies towards more service-based, tourism-

oriented and amenity driven economies, as a strategic move to strengthen and diversify 

the rural economies (Young & Mattews, 2007). In amenity-rich regions, this transition has 

attracted both visitors and permanent residents seeking access to natural landscapes, 

outdoor recreation, and an exceptional quality of life (Gripton, 2006). This migration 

process is commonly referred to as amenity migration, involving the relocation of 

individuals primarily for lifestyle and environmental amenities rather than employment 

opportunities (Chipeniuk & Nelpal, 2006). In communities such as Revelstoke, amenity 

migration is increasingly associated with remote work and ownership of second-homes, 

all contributing to rising housing demand that is often disconnected from local wage 

earnings (Johanson, 2021). 

At the same time, housing markets in mountain resort municipalities are like all 

municipalities: increasingly shaped by financialization of the housing market which treats 

housing not as shelter but also as an investment asset capable of generating financial 
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returns (August, 2022). In mountain resort municipalities financialization is further 

intensified as these highly sawed after destinations are expected to be safe and stable 

investments for speculation by higher-income migrants often characterized as wealthy, 

mobile elites (Moss, 2006). In mountain resort municipalities, financialization has only 

intensified competition for limited housing stock as higher-income migrants and investors 

drive housing prices beyond the reach of many local workers’ (Van-Hametner et al., 2019).  

Addressing the unique housing challenges of rural mountain resort municipalities 

requires understanding that not only do market dynamics include housing markets but 

also governance structures (Hulchanski, 2003). Over the past several decades, neoliberal 

policy restructuring has shifted responsibility for housing provision from senior levels of 

governments toward municipalities, nonprofit housing providers, and private-sector actors 

(Halseth, et al., 2021; Ryser et al., 2023) The common framework of non-market delivery  

display in Figure 1. While local governments are increasingly expected to address housing 

affordability, research on rural municipalities in northern BC by Ryser et al (2023) found 

rural municipalities often lack the financial resources, policy authority, and institutional 

capacity required to effectively compete and stabilize housing markets (Ryser et al., 2023). 

Figure 1. Roles of actors in the delivery of non-market housing in BC 

 

NGO 
•Identify 

community need 
and assemble 
projects.

•Apply for senior 
government 
funding and 
partner with BC 
Housing or CMHC.

•Own, lease, or 
manage non-
market, 
supportive, 
housing.

•Provide tenant 
supports, 
property 
management, and 
long-term building 
matinace .

•Partner with NGO, 
Indigenous 
organizations, or 
corperations to 
deliver projects

Developers 
•Build projects 

directly or partner 
in mixed-tenure 
developments.

•Contribute land, 
construction 
expertise, and 
project delivery 
capacity.

•Use low-cost loans, 
density incentives, 
or inclusionary 
zoning 
frameworks.

•Can deliver turnkey 
proiects for non-
profits or public-
sector partners.

•Help reduce risk, 
speed delivery, and 
scale production.

local Government  
•Assess need 

through Housing 
Needs Reports 
and local housing 
strategies.

•Update OCPs and 
zoning to allow 
more units and 
supportive forms 
of housing.

•Approve 
rezonings, 
permits, and 
servicing.

•Contribute 
municipally 
owned land, fee 
waivers, tax 
exemptions, or 
grants.

•Use tools such as 
inclusionary 
zoning, density 
bonusing, and 
partnerships.

BC Government 

•Sets provincial 
housing 
legislation and 
local government 
requirements.

•BC Housing 
develops, 
manages, and 
administers 
subsidized 
housing 
programs.

•Provides capital 
funding, operating 
subsidies, 
redevelopment 
assistance 

•Partner with 
Indigenous and 
community.

•Sets housing 
targets and 
require municipal 
zoning updates.

Federal Government 

•Provides national 
financing and 
funding streams 
for non-market 
and rental 
housing.

•CMHC supports 
projects through.

•Uses loans, 
insurance, and 
program design to 
improve project 
viability.

•Shapes long-term 
delivery through 
the National 
Housing Strategy.
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Note. Figure designed based on policy review of BC Housing, Canada Mortgage 

and housing cooperation, the province of BC housing documents. 

This research examines housing affordability in Revelstoke through a Structural, 

Institutional, Financial, and Partnership (SIFP) analytical framework, which considers how 

housing outcomes are shaped by land-use patterns, governance systems, funding 

mechanisms, and collaborative housing partnership models. Using Revelstoke as a case 

study, this thesis explores how community planning can support the provision of affordable 

housing development in municipalities transitioning from resource extraction–based 

economies to tourism-based economies. 

1.1. Research Objectives  

This research examines how community planning can respond to housing 

affordability challenges in mountain resort municipalities experiencing rural economic 

transition. The primary research question guiding this study is:  

How can effective community planning support the provision of affordable 
housing in municipalities transitioning from resource extraction-based economies 

to tourism-based economies such as Revelstoke, British Columbia?  

To further explore the governance dynamics influencing housing outcomes, the 

study also asks: 

How do different levels of government and non-market housing organizations 

contribute to addressing housing affordability in Mountain Resort Municipalities?  

To answer these questions, this research is guided by four objectives: 

1) To examine Revelstoke’s local housing market dynamics, including the 

economic impacts of rural economic transition that produced amenity migration, seasonal 

employment and discrepancies between housing costs and local living wages. 
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2) To identify and assess housing policy initiatives across federal, provincial, 

and municipal levels that seek to address housing affordability. 

3) To describe non-market housing efforts in Revelstoke, BC 

4) To develop recommendations to assist the City of Revelstoke in the 

achievement of increased stock of affordable housing. 

1.2.  Research Significance 

This study adds to the emerging literature evaluating and discussing British 

Columbias’ recent provincial housing policy initiatives on shaping housing affordability in 

small, rural, mountain resort municipalities. While housing affordability is widely 

recognized as a critical issue across Canada, comparatively little attention has been 

directed toward the impacts of housing policies on rural & small communities. 

By focusing on Revelstoke as a case study, this research examines how economic 

shift from resource extraction to tourism influences housing unaffordability and identifies 

which populations are most affected. By using the SIFP framework to describe multi-

secular policy analysis, this study further provides a nuanced understanding of gaps within 

BC non-market housing provision framework.  

By using a case study approach, this research deploys qualitative methods to 

understand how the community of Revelstoke, British Columbia, is experiencing and 

responding to Canada’s current housing affordability crisis. In doing so, the study seeks 

to inform planning practice and policy development by highlighting the unique but not 

entirely different housing dynamics of historically resource extraction-based communities 

transitioning to tourism-based communities such as Revelstoke, BC.  
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1.3. Positionality  

This research topic is a result of my own struggle to find housing in Revelstoke, 

BC. Further motivating me to contribute to the betterment of the provision of non-market 

housing within the community, as I believe housing is a human right.  

I came to Revelstoke in Summer of 2023. Excited to secure a job as a Summer 

Outreach Student with Parks Canada Mount Revelstoke and Glacier National Parks. My 

hiring manager was quick to warn me about the issues of securing housing in Revelstoke.  

In my time with Parks Canada, my contracts ended, got extended and eventually 

ended again, and in the span of a year I worked in 3 locations and held 4 different roles 

with the Parks Canada Agency. During that time housing leases also ended, and “the 

search” never stopped. I was either looking for the next place to rent or the next source of 

income that allowed me to afford to pay rent. My experience was not unique. I came to 

learn many people in my community from all different demographics had similar 

experiences, of constantly being in the loop of either searching for housing or searching 

for work. 

Revelstoke offered a quality of life that I was foreign to growing up in Port 

Coquitlam, BC. I came to value living in a mountain resort community and sharing the love 

for Revelstoke with visitors from around the world. 

Given my career interest of community planning, I was able to recognize the 

apparent lack of affordability is tied directly to years of government decision making or 

lack of it, and that history is worth exploring. Not only to support young working folks like 

me but to also to advocate for often forgotten demographics such as seniors, vulnerable 

populations, families and low-income folks who have all participate in building the 

community of Revelstoke. Overall, I believe that mountain communities require unique 

planning consideration to match their unique social, economic and geographic qualities. It 

is my hope that my love for Revelstoke’s community shines through my research. 
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1.4. Structure of Research 

Chapter one introduces the research problem, situates the study within the broader 

context of housing affordability in Revelstoke, and outlines the research questions, 

objectives, and significance of the study.  

Chapter two presents a comprehensive review of the literature examining key 

theoretical frameworks, including rural governance under neoliberalism, rural economic 

transition and financialization of housing. Along with the SIFP framework to examine 

structural, institutional, finical and partnership policies at the federal, provincial and 

municipal levels of government. This chapter establishes the conceptual foundation for 

the study and identifies gaps in the existing literature that this research seeks to address. 

Chapter three outlines the research design and methodology deployed in the 

study. It elaborates on the case study approach and qualitive methods used to analyze 

housing affordability in Revelstoke, BC. This chapter also discusses data limitations within 

the study, ethical considerations as well as rationale for methodological choices. 

Chapter four presents the findings of the Revelstoke case study. Drawing on 

quantitative data, this chapter describes local housing market conditions, affordability 

barriers, and the impacts of rural economic transition on housing availability. The findings 

highlight key trends and challenges faced by residents and local housing providers in the 

development of non-market housing in Revelstoke, BC. 

Chapter five provides a discussion of the findings in relation to the literature and 

SIFP theoretical frameworks presented in Chapter Two. This chapter interprets the 

findings, examines their implications for community planning and housing policy. 

Chapter six concludes the research by summarizing the key findings and offers 

recommendations for future research and policy development aimed at advancing non-

market housing in Revelstoke, BC. And finally reflects on the implications of planning non-

market particularly in Mountain Resort Municipalities.  
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Chapter 2. Background  

This chapter provides an in-depth review of relevant literature and policy to establish the 

contextual foundation for examining housing affordability and the delivery of non-market 

housing in Revelstoke. It is organized around six key areas: 

1. The geography of Revelstoke is introduced along with Ski Resort Development: 

Revelstoke Mountain Resort (RMR). 

2.  Key concepts of non-market housing are discussed along with an overview of key 

definitions, measurement ratios and shortcoming of commonly used affordability 

measurements. 

2. Housing continuum theory is introduced as an analytical framework to discuss 

Revelstoke’s current housing stock.  

3. The emergence amenity migration as a spatial phenomenon is discussed, with 

particular attention to its role in reshaping housing demand, land use patterns, and 

producing social inequities in rural and mountain resort regions. 

4. Corporate Social Responsibility is introduced as means of providing housing 

stability in tourism-dependent communities. 

5. SIFP framework is introduced as a key framework this thesis follows to examine 

gaps within BC framework of non-market housing delivery.  

6. A Structural institutional, financial and partnership policy review of affordable 

housing initiatives across federal, provincial, and municipal levels of government, with a 

focus on their relevance to Revelstoke, BC. 

Collectively, these sections provide a comprehensive understanding of the 

housing affordability challenges experienced in Revelstoke during its transition from a 

resource-based economy to a tourism-based economy. The chapter also critically 

examines how different levels of government have sought to respond to housing 
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affordability pressures and assesses the extent to which these interventions have 

addressed Revelstoke’s housing needs. 

2.1. Context  

2.1.1.  Geography of Revelstoke British Columbia 

Revelstoke is in the traditional, ancestral, unceded territory of the Sinixt, the 

Ktunaxa, the Secwepemc, and the Syilx peoples (Revelstoke Museum & Archives, n.d.). 

They have lived and gathered in the area referred to as Revelstoke, BC since time 

immemorial.  

Figure 2. Location of the City of Revelstoke within the Columbia Shuswap Regional 
District and Adjacent National Parks and Municipalities.  (Columbia Shuswap Regional 

District, 2025) 

The mountain community, is 

home to 8,275 residents that also 

sustains a large shadow population of 

visitors, fluctuating drastically from 

13,983 visitors in the peak month of 

August 2025, to just 1,078 visitors 

during the off-season in November 

2025 (Revelstoke Chamber of 

Commerce, n.d.-a; StatsCan, 2021). 

The City of Revelstoke is in southeastern British Columbia in the Columbia 

Shuswap Regional District and is located a 4.5-hour drive away from Calgary and a 2.5-

hour drive from Kelowna. Although Revelstoke is located on the high-volume Trans-

Canada highway, due to a relatively remote location, limited opportunities persist to offset 

high living costs through accessing nearby, lower-cost markets for housing, goods and 

services.  

Furthermore, opportunities for outward expansion are highly constrained. Land to 

the north and east is largely protected by National Parks. Areas south of Revelstoke 
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towards Nakusp and down Airport Way fall outside municipal boundaries and lack critical 

infrastructure servicing, which are expensive and essential to development. Development 

towards Highway 23 North represents costly geotechnical and servicing barriers 

associated with developing in the mountainous terrain of the Selkirk Mountains. As a 

result, unlike communities that can expand outward or access nearby markets, Revelstoke 

faces pronounced financial and spatial constraints on growth, placing an even higher 

pressure on current market housing stock. Empathizing the need for strategic land use 

planning.  

Figure 3. Location of the City of Revelstoke with reference to costly servicing 
factors. (City of Revelstoke, 2025b) 

Seasonal weather conditions further 

exacerbate Revelstoke’s housing crisis. 

Heavy snowfall, avalanche risk, and 

periodic highway closures sever 

connections to neighbouring 

communities, reinforcing a physical 

barrier to accessing affordable options 

outside of city limits (Ministry of 

Transportation & Highways, 1996). These 

terrain and weather realities limit housing 

development to short construction 

seasons, further contributing another barrier in housing development. Together, 

Revelstoke’s remoteness, limited developable land, and climatic conditions also play role 

in shaping the community’s housing market. 

2.1.2. Ski Resort Development: Revelstoke Mountain Resort (RMR) 

Ski resort development in mountainous regions of rural British Columbia is 

considered an important action towards revitalizing small rural communities. (Nepa & 

Jamal, 2011). In BC, ski resorts were pursued by the provincial government in the early 

2000s through the British Columbia Resort Task Force, (Nepa & Jamal, 2011). Today, the 

approvals of major resort developments such as Revelstoke Mountain Resort are 

administrated through the provincial Mountain Resorts Branch. Ski resort development 
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such as RMR were intended to become economic engines, for rural destinations 

(Moscovici, 2022).  

Revelstoke Mountain Resort (RMR), opened in 2007, and continues to develop 

and expand their offering to further increase visitation during the off seasons, with desires 

of becoming a four-season resort complex (Revelstoke Museum & Archives, n.d.).The 

resort is currently in phase 2 of development. Phase 2 incudes the construction of the 

Cabot golf course, a new slopeside hotel, conference centre, and the expansion of 

summer offerings including new mountain bike trails, and suspension bridge (Revelstoke 

mountain Resort, n.d.). The diversification in offerings at RMR can be seen as a strategic 

investment to offsets the uncertain futures of ski resorts, given the mounting effects of 

climate change. The viability of ski resorts are increasing being threatened, in studying ski 

resorts around the world Moscovici (2022) found increasing temperatures and more 

variable rates of snowfall, have resulted in shorter skiing seasons and even the closure of 

some ski resort operations (Moscovici, 2022). The variety of offerings at RMR will further 

ensure a continued rate of tourism growth and economic prosperity to Revelstoke’s 

predominate tourism economy.  

2.2. The Non-market Housing Solution 

It is now widely accepted within housing policy and planning scholarship that 

market-based housing systems are structurally incapable of resolving affordability 

challenges in Canada. Evermore so in Mountain Resort Municipalities, where housing 

demand is highly driven by amenity migration, tourism investment, and ownership of 

second homes, furthermore market dynamics are further intensified in these regions. 

Overall, These conditions exacerbate housing insecurity, the Revelstoke Housing Needs 

Report (2024) identifies local workers, lower-income households, seniors and long-term 

residents amongst the demographics most likely to experiencing housing insecurity in 

Revelstoke, highlighting the need for non-market housing to play a substantially larger role 

in the local housing market (Urban Systems, 2024). Especially in a housing market with 

low rental vacancy rate according to Revelstoke Housing Needs Report (2024) rental 

vacancy is at 1.4%. A healthy vacancy rate is generally considered to be between 3% and 

5%(Urban Systems, 2024). 
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 The need for affordable housing options is further illustrated in the City of 

Revelstoke’s Workforce Housing Survey 2022, key employers across the city put forth 

their inputs, 83% of respondents experienced economic impacts due to a need for workers 

(City of Revelstoke, 2022c). While 94% of survey respondents received interest from 

qualified applicants located outside of Revelstoke, 85% of survey respondents had 

potential applicants declining their job offer because they were unable to find adequate, 

suitable, or affordable housing (City of Revelstoke, 2022c). This data reviled the 

interconnected nature between economic prosperity and growth in correlation with 

adequate and affordable housing.  

Furthermore, in the Canadian policy context, non-market housing refers to housing 

that is removed from speculative private markets and delivered through public (local 

government), non-profit, co-operative, Indigenous governance or community-based 

ownership models. Non-market housing prioritizes long-term affordability, tenure security, 

and social good rather than profit maximization (Hulchanski, 2003). A key advantage of 

non-market housing is its capacity to deliver affordability over the long term. Unlike private 

developments that must generate ongoing returns, non-market housing can operate on a 

break-even basis, with rents set to recover only capital, operating, and maintenance costs 

(Beer et al., 2022). Over time, this model allows affordability to deepen as mortgages are 

slowly paid off. While British Columbia’s high land and construction costs and extensive 

regulations pose a significant feasibility challenge for the upfront construction of non-

market housing, research demonstrates that non-market housing developments can still 

achieve below-market rents through mixed-income and cross-subsidization, particularly 

when paired with upfront public land contributions, grants, or low-interest financing (Lee, 

2023). These mechanisms are especially relevant in resort communities where land costs 

represent a major barrier to affordable housing delivery`. 

At the municipal level, strategies to support non-market housing in Mountain 

Resort Municipalities can be analyzed and grouped into four categories of tools: structural, 

institutional, partnership and financial. Structural tools include inclusionary zoning policies, 

expediting approvals, density bonusing provisions, reduction of regulations for 

landscaping and parking, purpose-built rental zoning, and short-term rental regulations 

that generate cash-in-lieu contributions for affordable housing (City of Revelstoke, 2022b). 

In resort contexts, short-term rental regulation is a highly contentious topic, the conversion 
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of long-term rental stock into visitor accommodation for short-term rentals (STR) directly 

undermines housing availability for residents, yet STR develop can contribute to non-

market housing developments though critical infrastructure DDC contributions, licensing 

fees, or cash-in-lieu contributions straight into an affordable housing reserve (City of 

Revelstoke, 2022b). 

Institutional tools can include the creation of municipal housing authorities, official 

partnerships between Non-Government Organizations (NGO’s) and community land 

trusts, all of which can allow municipalities to retain long-term control over land and 

housing assets avoidant from speculative market forces (City of Revelstoke, 2022b). Such 

Institutional tools are particularly well suited to Mountain Resort Municipalities, as they can 

stabilize housing costs over time and ensure that non-market housing remains affordable 

in perpetuity (Gill & Williams, 2014). 

Financial tools available to Resort municipalities include the establishment of 

housing reserve funds, Development Cost Charge (DCC) waivers or reductions for non-

market housing, and the allocation of Municipal and Regional District Tax (MRDT) 

revenues toward affordable housing initiatives (City of Revelstoke, 2022b). Given the 

tourism-driven economies of resort municipalities, MRDT revenues represent a uniquely 

important mechanism for reinvesting tourism-generated wealth into housing solutions that 

support local workers and tourism economies, MRDT will be further discussed in part 2.10. 

Permissive tax exceptions presents another way municipalities can assist NGO’s in 

offsetting their development costs by establishing a property tax exception bylaw (BClaws, 

n.d.). Exemption on property taxes for periods up to 10 years for eligible developments 

such as non-profit groups can significantly reduce financial barriers to non-market housing 

delivery. The city of Courtney has successful implemented a tax exemption bylaw aimed 

at revitalizing the downtown core by providing temporary property tax exceptions for new 

construction and redevelopment projects in downtown Courtney (City of Courtenay, 2026)  

Collectively, non-market housing strategies offer Mountain Resort Municipalities a 

pathway toward greater housing stability, social equity, and long-term community 

resilience. Yet expanding the non-market housing sector requires coordinated action 

across all levels of government and collective action towards a shared vision of prosperity 

and equity (Beer et al., 2022). Without such a shift, housing affordability challenges in 
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resort communities will continue to intensify, threatening workforce retention, social 

cohesion, and the long-term sustainability of local economies (Williamson et al., 2004). 

2.2.1.  Defining Housing Affordability 

Although housing affordability and increasingly, the lack thereof is a ubiquitous 

topic in contemporary policy and public discourse, the concept itself remains contested 

and inconsistently defined. Scholars and practitioners alike note that those responsible for 

shaping housing access often employ ominous definitions of affordability or some 

practitioners may avoid the term altogether, instead favoring alternatives such as 

“attainability” instead (Friedman & Rosen, 2018). This semantic shift reflects growing 

recognition that “affordable housing” implies the existence of housing that is affordable to 

all, a premise that is increasingly misaligned with lived realities of many housing markets 

(Friedman & Rosen, 2018). In contrast, attainability acknowledges the structural barriers 

that produce housing inaccessible for a growing share of households (Friedman & Rosen, 

2018; Padley et al., 2019).  

The ambiguity surrounding affordability is particularly pronounced in rural and 

resort municipalities. Halseth and Rosenberg (1995) caution that much of the housing 

literature treats “rural” as a homogeneous category, obscuring significant variation in 

housing conditions, labour markets, and affordability pressures across rural places 

(Halseth & Rosenberg, 1995). Resort municipalities represent a distinct subset of rural 

communities shaped by amenity-driven demand, seasonal labour, and speculative 

investment. Applying standardized, macro-level affordability metrics to such context’s 

risks producing partial or misleading assessments of the housing needs of the community.  

Historically, the concept of affordability emerged relatively late in Canadian 

housing discourse. Until the late twentieth century, prior market housing in Canada was 

broadly affordable for many households through public policies promoting homeownership 

and a federally funded social housing for lower-income demographics (Hulchanski, 2003). 

However, neoliberal political and ideological shifts in the 1980s reframed housing from 

necessary shelter towards a private commodity to be consumed through the market 

(Whitehead, 1991). The transition coincided with the retrenchment of non-market housing 

provision and the growing reliance on market mechanisms, setting the stage for 
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contemporary housing crisis and affordability challenges for market housing and the 

delivery of non-market housing.  

The Canadian Mortgage and Housing Corporation (CMHC) deems a household to 

face affordability challenges when it spends more than 30 percent of its gross income on 

housing (CMHC, 2022). As Freidman and Rosen (2018) argue, affordability is not a 

singular or static concept but rather a composite of household income distribution, 

borrowing capacity, housing quality, and housing costs (Friedman & Rosen, 2018). 

Hancock (1993) offers a foundational definition, suggesting that housing is affordable 

when households are able to meet housing costs while retaining a socially acceptable 

standard of non-housing consumption (Hancock, 1993). In this framing scholars recognise 

affordability cannot be assessed solely through housing costs as it currently priests, but 

that affordability metrics must account for broader cost-of-living pressures and household 

circumstances. 

2.2.2.  The Shelter-Cost-to-Income Ratio 

The most used indicator of housing affordability in Canada is the shelter-cost-to-

income ratio (STIR), which measures the proportion of household income spent on shelter. 

A household is typically considered to be experiencing affordability stress if it spends more 

than 30% of its gross income on housing (CMHC, 2022). Shelter costs include; rent for 

renter households, and for owners, mortgage payments, property taxes, condominium 

fees (Strata fees), and utilities such as electricity, heat, water, and municipal services 

(Revelstoke Economic Development, 2021). This metric is widely deployed by government 

agencies including Statistics Canada, the Canada Mortgage and Housing Corporation 

(CMHC), BC Housing and local governments, largely due to the calculation’s simplicity 

and comparability over time (Gabriel et al., 2005).  

2.2.3.  Invisible Homelessness in Revelstoke 

According to the city of Revelstoke’s Housing Needs Report (2024), across the 

CSRD, 180 people are estimated experiencing homelessness, Revelstoke’s population is 

approximately 15% of the CSRD, furthermore the report concluded the local number of 

persons experiencing homelessness is estimated to be upwards of 26 people in 
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Revelstoke (Urban Systems, 2024). In BC data on homelessness is gathered by the 

Ministries of Housing, Social Development and Poverty Reduction, Citizen Services and 

BC Housing as part of the Integrated Data Project (IDP). To be included in IDP counts, 

individuals must have received income assistance (i.e., BC Employment Assistance) and 

had no fixed address for three consecutive months or stayed in a BC Housing-affiliated 

shelter for at least one night, or both (British Columbia, 2025a). Furthermore, individuals 

that are part of the “hidden homelessness” populations included those who live in vehicles, 

or couch surf, may not have been included in the IDP count, even though their living 

situation is recognized as homeless by CMHC (Stats Canada, 2023).   

2.2.4.  Critiques of the Expenditure-to-Income Ratio 

Despite its widespread use, the expenditure-to-income ratio has been subject to 

substantial critique within the housing literature. Gabriel et al. (2005) argues the ratio 

approach relies on the assumption that housing costs rise in direct proportion to income 

and fails to account for significant variation in household spending patterns (Gabriel et al., 

2005). In Revelstoke, the limitations of affordability as measured through STIR are severe. 

Between 2016 and 2021, average housing sale prices increased by approximately 182%, 

while median incomes increased by only 28% (Urban Systems, 2024). This widening gap 

indicates that households must devote an increasing share of income to maintain the 

same standard of housing.  

The STIR calculation fails to consider households dynamics and non-housing 

expenditures such as household composition, health needs, seasonal costs, and local 

prices that are particularly pronounced in rural and resort communities. As put simply by 

Hulchanski (1995) ”No ratio as a generalizable statement about affordability makes any 

empirical sense” (Hulchanski, 1995, p. 489). In contrast, the ratio’s methodological 

simplicity contributes to its persistence. It relies on transparent thresholds and a limited 

number of consistently collected data variables, making it accessible to policymakers and 

non-experts (Gabriel et al., 2005). However, this simplicity masks the important 

dimensions of ethically data informed decision making for real housing needs, particularly 

in communities where cost-of-living pressures extend beyond housing alone. 
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2.2.5. Living Wage and Affordability in Revelstoke 

Living wage calculations offer an applied framework for understanding affordability 

at the community scale and offer an interesting point of analysis for understanding STIR 

calculations and affordability. In 2025, the living wage in Revelstoke was calculated at 

$27.80 per hour, representing a 9% increase from the previous year (City of Revelstoke, 

2025a). By contrast, British Columbia’s minimum wage in 2025 is $17.85 per hour, leaving 

a gap of $9.95 per hour difference in what many workers earn and what is required to 

meet basic living expenses (City of Revelstoke, 2025a).  

According to the Revelstoke Living Wage Statement (2025) the living wage 

calculation was based on a weighted average of three household types: a two-parent 

household with two children, a single parent with one child, and a single adult living alone 

(City of Revelstoke, 2025a). The methodology was developed in collaboration with Living 

Wage BC, BC Policy Solutions, and Community Economic Development staff to reflect 

the diverse realities of households in Revelstoke (City of Revelstoke, 2025a). City of 

Revelstoke Mayor Gary Sulz statement towards the Revelstoke living wage discrepancy: 

“Revelstoke’s 2025 living wage of $27.80 underscores the urgent need to address 

affordability challenges in our community. Housing and food costs remain the biggest 

pressures on families, and these realities reinforce the priorities in our Official Community 

Plan. Through initiatives like the Zoning Bylaw update to promote housing affordability, 

partnerships to strengthen food security, and advocacy for accessible childcare, we are 

committed to building a community where everyone can thrive. These efforts reflect our 

shared vision for a resilient, inclusive Revelstoke." - Mayor Gary Sulz 

Though this statement promotes positive government action, the underlaying 

message emphasizes the interconnected nature of housing affordability and wage 

inadequacy and boarder cost of living pressures in Revelstoke, BC. 

2.2.6. STIR Implications for Planning Practice 

For planners, the challenge of defining affordability is not merely conceptual but 

has direct implications for policy design, implementation and impacts direct housing 
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outcomes. Local governments exert substantial influence over housing costs through, 

zoning, development charges, design guidelines, etc. Effective planning therefore requires 

affordability metrics that accurately reflect local conditions and can inform evidence-based 

decision-making. Recent provincial legislation has mandated that municipalities and 

regional districts must complete Housing Needs Reports (HNR) estimating future housing 

demand for the next 20 years and are expected to be updated the report every 5 years 

(Ministry of Housing BC, n.d.). The data collected to inform HNR is standardized and 

utilizes data from Statistics Canada and CMHC such as vacancy rates along with 

indicators that rely heavily on STIR. Researcher Cloke et al (2017) in efforts to understand 

the relationship between homelessness and rurality noted that STIR often fails to capture 

hidden or “invisible” homelessness, overcrowding, and seasonal displacement, all of 

which are common in resort communities (Cloke et al., 2007). The City of  Revelstoke’s 

Housing Needs Report (2024), identified as of 2021, 175 households are in core housing 

need (CHN), with 75 households in the extreme core housing need, the extreme core 

housing need" means household are spending more than 50% of total before-tax 

household income on housing (Urban Systems, 2024). According to The City of 

Revelstoke HNR an estimated 75 attainable housing units need to be built by 2041 to 

address the Extreme Core Housing (Urban Systems, 2024). Although STIR and HNR are 

both useful baseline tool for municipal to planners to use as evidence-based decision-

making. The STIR and HNR does not provide planners with the understanding of which 

policies need to be disregard or implemented to meet these projected housing need 

demands.  

Moreover, recent provincial legislative changes in the Local government housing 

initiatives have emphasized housing production targets through HNR without fully 

addressing the spatial implications of zoning policy or the feasibility of meeting these 

targets within existing infrastructure constraints (Lee, 2023). As a result, planners face a 

critical challenge: trying to grapple standardized affordability metrics without localized 

realities. In hope to designing a policy mix that meaningfully expands attainable housing 

and affordability in hopes of not just merely increasing supply of housing that is 

inaccessible. This tension calls to attention the need for affordability frameworks that are 

both context-sensitive and analytically robust.  
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2.3.  The Housing Continuum  

The housing continuum refers to the full range of housing options available within 

a community, spanning from emergency shelters and transitional housing to market 

homeownership. Between these points lies a variety of housing forms with varying levels 

of affordability, tenure security, and subsidy, each intend on serving different needs at 

different points in one’s life course (United Way, n.d.). A functional housing continuum 

enables households to move through housing types as their circumstances change, 

further supporting stability, equity and long-term community retention. 

Figure 4 The Housing Continuum 

The Housing Continuum 

Emergency 

Shelter 

Transitional 

Housing 

Social / 

Supportive 

Housing, 

Co-op 

Non-

Market 

Rental 

Below-

Market 

Ownership 

Market 

Rental 

Homeownership 

Government-Subsidized                     Non-Market                                   Market 

Note. Adapted from Canada Mortgage and Housing Corporation (CMHC), 2023. The 

continuum illustrates housing options across levels of support, subsidy, and market 

reliance. 

2.3.1.  The Housing Continuum in Revelstoke, BC 

In rural and resort municipalities, the housing continuum is often uneven or 

incomplete. Starting on the homeownership side of the continuum, Revelstoke’s housing 

supply is dominated by single-family detached dwellings, with limited availability of rental, 

non-market, or “missing middle” housing forms. In Revelstoke, this pattern is evident, as 

of 2021 the city contained 3,355 households, with a homeownership rate of 75.7%, and 

single-family detached dwellings accounting for 75.9% of the total housing stock 
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(Revelstoke Chamber of Commerce, n.d.-a). This concentration reflects a land-use pattern 

historically oriented toward low-density residential development.  

The concept of the “missing middle” describes the gap between single-family 

homes and large apartment buildings, encompassing housing types such as duplexes, 

triplexes, townhomes, courtyard housing, and small apartment buildings (Parolek, 2020). 

These forms are widely recognized in the planning literature as critical for providing 

relatively affordable housing options, particularly for small households, young workers, 

seniors, and downsizing families. In Revelstoke’s market housing stock, missing-middle 

housing remains underrepresented relative to household size distribution (Revelstoke 

Economic Development, 2021).  

Current household typology further illustrates the misalignment between housing 

supply and demand. According to the 2021 Census, two-person households represent the 

most common household size in Revelstoke at 36% and single person households 

representing 26% were the second most common household size (StatsCan, 2021). Yet 

the predominance of large, single-family dwellings suggests that the existing housing 

stock does not adequately reflect contemporary household size trends or needs. This 

mismatch contributes to increases affordability pressures, and limit options for households 

seeking smaller or more attainable housing forms. 

 

The age of housing further complicates the functioning of the housing continuum. 

Nearly half (48%) of Revelstoke’s housing stock was built prior to 1980 (Urban Matters, 

2022) reflecting broader patterns identified in rural housing research by Carter and 

Shindruk (1992), recognizing that rural housing stock across Canada is typically older and 

more likely to require major repairs compared to the national average (Carter & Shindruk, 

1992; Halseth & Rosenberg, 1995). In addition, an aging housing stock, particularly in 

communities experiencing rising property values, often leads to escalating maintenance 

costs, deferred repairs, and eventual displacement, as units are renovated, redeveloped, 

they often become priced beyond the reach of lower-income residents (Carter & Shindruk, 

1992; Halseth & Rosenberg, 1995). 
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Table 1 List of current non-market housing options along the housing continuum 
in Revelstoke, BC. 

Development Name  Operator  Offering  

Emergency Shelter  Community Connections 

Revelstoke  

Emergency shelter beds for 

10 individuals  

Forsythe House Revelstoke Women’s 

Shelter Society  

24-hour staffed home 

welcoming a safe stay for 

women and children stays 

up to 30–45 

Moberly Park Manor BC Housing  8 one-bedroom units for 

seniors and adults-with-

disabilities 

Monashee Court BC Housing  23 one-bedroom + 22 two-

bedroom units for seniors 

and adults-with-disabilities 

Mt. Begbie Manor and Villa BC Housing  41 one-bedroom units 

Oscar Townhomes RCHS 12 affordable townhomes 

Oscar Duplex RCHS One three-bedroom and 

one two-bedroom units 

Bridge Creek Apartments RCHS 24 one-bedroom units 
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At another end of Revelstoke’s housing continuum is the Revelstoke Temporary 

Emergency Shelter provided by Community Connections Society (Revelstoke). This 

represents the lowest barrier shelter in the community, providing stays for up to 10 

individuals of all genders, accepting couples, families and pets (Community Connections 

Revelstoke, n.d.). Community connections Society (Revelstoke) also provides assistant 

to residents in navigating housing. The community drop-in program funded by 

Homelessness Outreach Program (HOP) by BC Housing enables individuals to meet with 

outreach works to access to services such as emergency shelter, food, clothing, and 

blankets while also providing assistance with obtaining identification, income assistance 

and connecting individuals to housing options in the community (Community Connections 

Revelstoke, n.d.).  

The Revelstoke Women’s Shelter Society offers the Forsythe House, a 24-hour 

staffed home welcoming a safe stay for women and children up to 30–45 day (Community 

Connections Revelstoke, n.d.). While these non-market housing options along the 

continuum provide temporary housing and social support the housing continuum in 

Revelstoke does not include a dedicated transitional housing space to assist the complex 

needs of individuals navigating situations such as mental health crisis and addictions.  

Along the continuum BC housings portfolio of non-market housing is directed 

towards seniors and adults-with-disabilities their developments include Moberly Park 

Manor, 8 one-bedroom units, Monashee Court, 23 one bedroom and 22 two-bedroom 

units and Mt. Begbie Manor and Villa, 41 one-bedroom units.  

The Revelstoke Community Housing Society currently has three developments in 

their portfolio of affordable/attainable non-market rental units. The developments includes 

Oscar Townhomes featuring 12 affordable townhomes (eight one-bedroom, four two bed-

room and two accessible units), which opened in 2016 with multi-partner funding including 

BC affordable housing agreement programs, provincial construction financing, funding 

from Columbia Basin Trust, and land and fee waivers from the city of Revelstoke (City of 

Revelstoke, 2024). The Oscar Duplex, featuring one three bedroom and one two-bedroom 

family rental units and was developed using grants from BC Hydro (Revelstoke Unit 5 

project). And lastly the Bridge Creek Apartments, a 24-unit, 3-storey building of one-
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bedroom rental homes with below-market rents, funded by provincial and Columbia Basin 

Trust grants ($4.8M) plus land provided by the City of Revelstoke. 

The RCHS in collaboration with BC housing is also currently working on the 422 

Downie Street Development (421 Edward; 418 & 422 Downie) the development was made 

feasible from city land and fee reductions from the city of Revelstoke and collaborative 

efforts. The anticipated development will include 166 rental homes plus a childcare space. 

The construction of 422 Downie Street is predicted to start in 2026, and the completion of 

the development is expected to be in 2028–2029.  

Figure 5. Rendering of the potential design of 422 Downie Street (BC Housing, n.d.) 

 

The City of Revelstoke has also taken initiative towards the planning of a large-

scale non-market housing development by undertaking a development feasibility plan 

known as the Oscar Lands Master Plan (2024). The concept plan supports 250–400 units 

targeting a mixed attainable/non-market and market composition, 70% attainable/non-

market, 30% market (City of Revelstoke, 2024).  

The City of Revelstoke has also Identified lands for future deposition towards non-

market housing at 99-year leases. This includes the Oscar Lands Master Plan site which 

is estimated to be valued at $1,350,000 by BC Assessment and the Basford Drive Priority 
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Lands (127/141 Basford Drive) valued at $4,267,000 by BC Assessment (City of 

Revelstoke, 2022b).  

The Basford Drive land is anticipated to be part of the City of Revelstoke’s, 

Community Futures Revelstoke and RCHS collaborative price-restricted housing project 

called Revy Owns. The Revy Owns project is modeled after Whistler Housing Authority’s 

for-purchase housing program. The goal of Revy Owns is “to provide attainable home 

ownership opportunities for middle-income earners who currently have no viable pathway 

to owning a home in Revelstoke due to escalating real estate prices”(Community Futures 

Revelstoke, 2025). Community Future Revelstoke is currently working on establishing the 

programs framework. Informed by a local survey, the program will set eligibility rules while 

prioritizing Revelstoke’s long term residents and employees and will determine resale 

price caps to reserve long-term affordability (Community Futures Revelstoke, 2025). Upon 

project completion the RCHS will manage the Revy Owns program, the vitality of the 

program is centered on collaborative place-based efforts across partnership. The City of 

Revelstoke will provide municipal owned land to decrease the finical risk of the project 

along with the structural foreground by rezoning parcels for non-market housing, 

decreasing development fees and taking on feasibility assessments putting forth the 

structural grounds for non-market housing development and easing the finical risk. The 

institutional capacity is strengthened by the partnership efforts of Community Futures 

Revelstoke and RCHS to develop and facilitate and maintain the Revy Owns housing 

program. Construction of the Basford property is expected to begin in 2026 (Community 

Futures Revelstoke, 2025). 

Figure 6. Timeline of occurred and expected housing milestones in Revelstoke, BC 
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2.4.  Amenity Migration 

The term Amenity Migration captures a form of mobility driven by the desire to 

access natural, recreational, and cultural amenities. In amenity-rich regions, population 

growth is increasingly shaped by lifestyle preferences, remote work, and investment 

behaviour, all producing land-use trajectories and housing markets that differ substantially 

from those of both urban centres traditional resource-dependent rural communities and 

purpose build resort communities (Gill & Williams, 2014). 

2.4.1. Defining Amenity Migration 

Amenity migration is generally defined as the movement of people to a place 

primarily for its natural or social amenities rather than for direct employment opportunities 

(Chipeniuk & Nelpal, 2006). Amenities may include scenic landscapes, access to outdoor 

recreation, climate, cultural vibrancy, perceived safety, and higher quality of life. Unlike 

tourists, amenity migrants establish permanent or semi-permanent residence, and unlike 

traditional labour migrants, their relocation decisions are not primarily constrained by local 

employment markets (Gosnell & Abrams, Jesse, 2009). 

While amenity migration has been closely linked to tourism development. 

Chipeniuk (2004), drawing on Stewart (2002), suggests that tourism can play a causative 

role in amenity migration through familiarizing visitors with a place over time, this familiarity 

eventually leads to permanent settlement. However, amenity migration may also occur 

independently of tourism, driven by broader lifestyle aspirations, retirement, or remote 

employment opportunities (Gripton, 2006). 

Amenity migration is increasingly shaped by technological advancements. This 

trend in evident in Revelstoke as 11.9% of employed residents in Revelstoke worked from 

home in 2021, nearly doubling from 6.3% in 2016 (StatsCan, 2016, 2021). This shift 

reflects broader post-pandemic changes in remote work adoption, enabling households to 
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choose places of residence based on lifestyle preference rather than job location further 

intensifying housing demand without corresponding increases in local employment. 

2.4.2 Uneven Social and Economic outcomes driven by Amenity Migration  

The literature consistently highlights that amenity migration produces uneven 

social and economic outcomes. Externally driven real estate markets catering to high-

income amenity migrants and second-home owners tend to drive housing prices beyond 

the reach of most local workers (Marcelpoil & François, 2009; Moore, 2005a; Moss, 2006). 

Some scholars note that many mountain resort communities rely on surrounding 

communities to house their workforce, a pattern that exacerbates regional inequality and 

undermines local service provision (Gill & Williams, 2014). Due to Revelstoke’s distinct 

geography and climatic conditions, the option to offset housing cost by accessing cheaper 

markets remains obsolete.  

Labour market restructuring further reinforces inequality within the community. 

While amenity migration can generate employment growth within sectors such as service 

and tourism, the types of jobs created are often low-paying positions. Sherman (2017) 

notes the shift to amenity‑based tourism and second‑home development produces 

gentrification, housing shortages, unemployment/underemployment, and marginalization 

of long‑time working‑class residents, creating a divided community with clear winners and 

losers (Sherman, 2017). Over time, rising housing and living costs force lower-income 

residents to reduce consumption, endure housing insecurity, or leave the community 

altogether (Paris, 2010). Similarly, Gurran (2008) found that smaller-sized communities in 

Australia were more susceptible to volatility brought by waves of amenity migration, as 

communities struggle to provide the “underlying economic foundations needed to support 

growing permanent populations, thus leading to dramatic shifts as younger lifestyle 

aspirants are forced to move on when employment opportunities do not continue in their 

chosen location” (Gurran, 2008, p. 400). In a study in the BC interior, Nepal & Jamal (2011) 

found that communities with nearby ski resorts saw increases in median housing prices 

that exceeded increases in local incomes. Mentioning it was common for residents to be 

in CHN (Nepa & Jamal, 2011). 
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2.4.2. Amenity Migration in the Context of COVID-19 and Remote 
Work 

The COVID-19 pandemic significantly accelerated amenity migration by 

normalizing remote work across many sectors. Scholars increasingly identify the 

pandemic as a structural turning point in rural migration patterns, particularly in amenity-

rich regions. Focusing on Australia, Borsellino et al. (2022) argue the recent acceptance 

of remote work allows migrants to remain connected economically to their place of origin 

while eliminating the need to live near their workplace; they also conclude that this trend 

“aligns with emerging evidence around the world of a resurgence in the popularity of rural 

and regional areas” (Borsellino et al., 2022, p. 14). Overall remote work reduces the 

importance of physical proximity to places of employment, enabling households to relocate 

to places offering higher perceived quality of life and often lower housing prices in 

comparison to urban cities. In Revelstoke, this shift is reflected in the sharp increase in 

residents working from home from 6.3% in 2016 to 11.9% in 2021 (StatsCan, 2016, 2021). 

This trend aligns with broader national patterns and reinforces the role of amenity 

migration as a driver of population growth independent of local labour demand.  

2.4.3.  Ownership of Second Homes Creating Housing Market 
Pressures 

The ownership of second homes represents an overlapping dimension of amenity 

migration. Mountain resort communities are highly desirable locations for second home 

ownership due to exceptional access to natural amenities, recreational infrastructure, and 

small-town character. These properties often function as both leisure spaces and 

investment assets, particularly when rented to visitors during peak seasons. Analyzing the 

impacts of second-homes ownership is complicated by definitional ambiguity and the 

difficulty of distinguishing leisure use from speculative investment (Czarnecki, 2018). 

Nonetheless, the literature consistently associates ownership of a second homes with 

increased competition for housing stock, particularly in communities where the temporary 

population is large relative to permanent residents (Hall, 2014). Moore et al. (2006) argue 

towns with ski resorts attract the wealthiest of amenity migrants and second homeowners, 

whose “specific accommodation needs and purchasing power... create housing prices and 
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accommodation costs that often override normal market conditions” (Moore et al., 2006, 

p. 135). 

Governance responses to ownership of second homes have been widely critiqued. 

Janoschka and Haas (2014) argue that policy tools such as vacancy or unoccupied homes 

taxes often fail to address underlying supply shortages or the need for public and non-

market housing (Janoschka & Haas, 2014). Instead, ownership of second homes exposes 

deeper challenges related to rural governance, fragmented policy responsibility, and 

limited municipal capacity (Coles & Hall, 2006; Hall, 2014). More broadly, Ownership of 

second-homes reflect widening wealth disparities between mobile and immobile 

populations, with access to housing increasingly determined by mobility, capital, and asset 

ownership rather than local participation in the labour market (Coles & Hall, 2006).  

2.5.  Corporate Social Responsibility and Housing 
Provision in Tourism-Dependent Communities 

Corporate Social Responsibility (CSR) refers to the voluntary integration of social, 

environmental, and ethical considerations into business operations and corporate 

decision-making (Carroll, 1991). CSR frameworks encourage firms to move beyond profit 

maximization to consider their broader responsibilities to employees, communities, and 

the environments in which they operate (Carroll, 1991). Within rural and tourism-

dependent communities, CSR increasingly plays a role in addressing social challenges 

such as housing affordability, labour retention, and community sustainability (Gill & 

Williams, 2014). 

In mountain resort municipalities, local labour housing shortages undermines 

workforce stability and threaten the viability of tourism operations, much like any industry. 

As a result, employers in resort communities are increasingly recognizing housing 

provision as both a strategic business plan and social responsibility (Halseth & Sullivan, 

2000a). 

Corporate involvement in housing provision in British Columbia has historic roots. 

During the twentieth century, “company towns” were common in mining, forestry, and 
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hydroelectric projects, where employers constructed housing for workers due to the 

absence of established settlements (Halseth & Sullivan, 2000b). Today within 

contemporary resort communities, corporate housing initiatives often take the form of 

employer-provided staff accommodation. In the city of Revelstoke, RMR has become a 

significant employer within the local economy. To ensure a local stable labour force RMR 

opened dedicated staff housing in 2025, offering 92 beds to their resort staff. It can be 

assumed that the staff accommodation allowed some of Revelstoke’s housing stock to 

open, as RMR staff moved into dedicated staff accommodation. Therefore, market 

housing stock once used for resort staff can became available to other demographics. The 

trickle-down effect of staff accommodation eases the strain on local housing stock while 

ensuring a tourism work force needs are meet. 

 While CSR represents a significant step towards labor work stability, Blowfield and 

Murray (2019) question reliance on voluntary corporate actions raising questions about 

equity and long-term governance (Blowfield & Murray, 2023). Noting CSR initiatives can 

contribute positively to community development but are inherently dependent on corporate 

priorities, economic cycles, and profitability (Blowfield & Murray, 2023). Moore (2005) 

stresses, that without coordination with municipal planning policies and non-market 

housing programs, corporate housing efforts may remain fragmented or limited in scale 

(Moore, 2005b). Despite these limitations, CSR initiatives can play an important role within 

broader housing strategies in mountain resort municipalities. Partnerships between 

businesses, local governments, and nonprofit housing providers can help mobilize land, 

capital, and development expertise in ways that expand workforce housing opportunities 

(Moore, 2005b).  

Ultimately, CSR initiatives related to housing highlight the interconnected nature 

of economic development and community well-being. When businesses invest in housing 

stability for their workforce, they not only support an integral aspect of their business, but 

they also contribute to the long-term sustainability of thece which their business depends 

on. 
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2.6. Analytical Framework: Structural–Institutional–
Financial–Partnership Approach to Housing 
Governance 

Housing affordability in tourism lead municipalities cannot be adequately explained 

through a singular policy lens. Critical planning scholarship demonstrates that housing 

systems are shaped simultaneously by governance structures, capital flows, and inter-

organizational relationships (Hulchanski, 2003). In amenity-driven economies undergoing 

rural economic restructuring, such as Revelstoke, housing outcomes are the product of 

layered regulatory authority (Gosnell & Abrams, Jesse, 2009; Markey et al., 2008). As 

such, a multidimensional analytical framework is required to evaluate housing policies. 

This research adopts a Structural–Institutional–Financial–Partnership (SIFP) 

framework to organize and analyze housing policy tools across four interrelated 

dimensions. The framework synthesizes insights from planning land-use theory, and 

affordable housing delivery literature to provide a structured lens through which federal, 

provincial and municipal policies can be further analyzed. Rather than treating housing 

affordability as solely a problem of supply or market failure, the SIFP model recognizes 

housing as a governance system embedded within broader institutional and economic 

restructuring (Forester, 1989). 
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Figure 7 Structural–Institutional–Financial–Partnership (SIFP) Framework 
Approach to Housing Governance 

 

2.6.1. Structural Dimension 

The structural dimension of STFP refers to the physical and spatial characteristics 

of housing developments including density, use, lot size and building typology. Structural 

tools such as upzoning, permitting secondary suites, reducing minimum lot sizes, or 

enabling modular construction are all planning tools that seek to expand supply or diversify 

housing forms. 

It's important to note that structural intensification (increased density) does not 

inherently produce affordability. In high demand amenity driven housing markets, 

increased density may expand unit production while reinforcing land value escalation 

(Gosnell & Abrams, Jesse, 2009). Structural reform therefore must be evaluated in relation 

to price accessibility for workforce, and community needs rather than an increase unit 

counts alone. 
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2.6.2.  Institutional Dimension 

The institutional dimension encompasses governance systems, legislative 

frameworks, regulatory mechanisms, and the distribution of authority across federal, 

provincial, municipal and NGO levels of governance. The production of housing in Canada 

occurs within a hierarchy of institutional powers, including zoning bylaws, OCP’s, 

provincial housing legislation, reconciliation frameworks and partnership agreements 

(Hulchanski, 2003). Recent provincial interventions in such as the Local government 

housing initiatives illustrate how upper-level governments can reshape municipal planning 

authority. A more detailed discussion is in section 2.1.2 on Provincial Policy. 

Institutional analysis therefore asks: where does decision-making authority occur? 

and how do regulatory structures enable or constrain local housing responses? In small 

municipalities with limited administrative capacity, institutional restructuring can 

significantly alter local autonomy for non-market housing development (Markey et al., 

2008). 

2.6.3.  Financial Dimension 

The financial dimension addresses funding mechanisms, capital flows, and cost 

structures shaping housing feasibility and development. Land values, construction costs, 

public subsidies, taxation tools, and development cost charges (DCC) play a large 

influence on whether a project can pencil and at what affordability levels. 

In amenity-driven economies characterized by service-sector employment and 

wage precarity, housing costs frequently outpace local income growth. Financial analysis 

therefore assesses risk allocation, and the extent to which public funding mechanisms can 

offset market pressures. Without financial alignment, structural and institutional reforms 

will not produce sustained affordable housing developments. 

2.6.4.  Partnership Dimension 

The partnership dimension examines collaborative delivery models and cross-

sector coordination. The delivery of affordable housing depends on partnerships between 



 

 32 

local governments, non-profit housing providers, provincial agencies, developers, 

employers, and Indigenous governments (Hulchanski, 2003). These partnerships 

influence land acquisition, project delivery capacity, funding access, and long-term 

management of non-market housing developments. 

 However, partnership capacity varies considerably across communities. Smaller 

municipalities may lack dedicated housing authorities or may not have experience in 

development, limiting their ability to leverage complex financing arrangements such as 

high-density developments (Markley et al., 2012). Evaluating partnership structures 

therefore reveals capacity gaps and governance fragmentation that shape housing 

outcomes. 

2.6.5. Application of SIFP on Non-market Housing Frameworks 

Although SIFP analysis is presented separately, the structural, institutional, 

financial, and partnership dimensions are interdependent. Structural intensification 

requires institutional authorization; financial viability depends on regulatory certainty; 

partnership effectiveness relies on access to capital and governance stability. The SIFP 

framework therefore functions as an analytical lens throughout this research and works to 

illuminate the structural gaps in the delivery of non-market housing within the unique 

context of Revelstoke, BC. 

2.7. SIFP Analysis: Rural Governance under Neoliberalism 
and Globalization and the Expanding Role of the NGOs.  

Structural Dimension 

Neoliberal restructuring is widely understood as a political economic process 

through which governments reorganize economies and societies by implementing policies 

that favor free markets, privatization, deregulation, and reduced government spending 

(Harvey, 2005). Shifting a focus from collective welfare state to individual responsibility 

and market-driven outcomes (Harvey, 2005). Furthermore, Neoliberalism dismantled the 

post-war social welfare state, cutting social safety nets, and privatizing public services, 

thereby expanding the power of capital and creating new forms of competition and risk for 
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individuals (Harvey, 2005). Neoliberal policy frameworks prioritize market-based solutions 

and reducing public sector involvement in social redistribution, while simultaneously 

increasing the responsibilities of local governments and non-state actors (Ryser & 

Halseth, 2014). The structural prioritization of investor profits meant deprioritizing social 

goods, such as housing access (August, 2022). Neoliberalism brought forward 

mechanism and policy to align with prioritizing “shareholder value” which has direct 

impacts on protecting private property rights and land-use policy outcomes.  

Institutional dimension  

Within rural contexts, Rural economic transition and neoliberalism has transformed 

governance arrangements. Woods (2011) argues that globalization in rural areas is 

fundamentally about power: rural regions often lack the capacity to control their own 

development trajectories and are increasingly subject to global networks of capital, policy, 

and decision-making (Wood et al., 2019). However, other scholars emphasize that rural 

places are not merely passive recipients of global forces. Massey (2004) conceptualizes 

these places as sites through which the global is actively produced and negotiated, while 

Leach (2013) similarly argues that rural communities can shape, rather than simply 

endure, globalization (Leach, 2013; Massy, 2004). This sentiment was also echoed by Gill 

and Williams 2004, highlighting the roles of human agency and entrepreneurship in 

facilitating Whistler's ‘mindful deviation’ towards a sustainability-focused pathways to 

deliver non-market housing (Gill & Williams, 2014).  

Since the 1980s, neoliberal policy reforms have altered rural governance by off-

loading risk and responsibility from senior levels of government to municipalities, 

community-based organizations (NGO’s) and corporations for the delivery of non-market 

housing (Ryser & Halseth, 2014). While these shifts have been framed as empowering 

bottom-up development and local autonomy, in practice they have frequently occurred 

without corresponding increases in funding, staffing, or technical capacity. As Markey et 

al. (2008) and Ryser and Halseth (2014) demonstrate, this dynamic has produced 

tensions between local aspirations for self-determination to achieve localized goals, yet 

the structural constraints imposed by limited institutional capacity and uneven power 

relations across various levels of government and within the NGO’s themselves (Markey 

et al., 2008; Ryser & Halseth, 2014). 



 

 34 

Partnership Dimension  

As public sector involvement has receded, rural communities have become 

increasingly reliant on partnerships, particularly within the private and nonprofit sectors 

(Ryser et al., 2023). Furthermore, the nonprofit sector plays a critical role in responding 

economic restructuring, demographic change, service gaps (Lockie et al., 2011), yet faces 

distinct challenges in rural contexts. Distance from policy makers and government 

agencies can limit access to networks (Molnar et al., 2001). For Revelstoke travel and 

expenses associated with attending critical networking events such PIBC, CIP and other 

conventions add significant spending costs to a small municipal budget.  

Scholars such as Ryser and Helseth emphasized the need for NGO’s to have 

complete strategic planning processes and a process to formalize training of board 

members and volunteers in order to renew community leadership and capacity (Ryser & 

Halseth, 2014). Ryser and Helseth further empathized the need for senior levels of 

government to take action towards strengthening collaboration and partnerships by 

developing strategic policies, incentives, and long-term supports that reflect the unique 

context of rural regions (Ryser & Halseth, 2014). 

Financial Dimension  

In a study in northern BC by Ryser and Halseth (2014) found rural NGOs often 

face a mandate drift as organizations pursue available funding rather than community-

defined priorities, generating internal conflict and lack of clear vision (Ryser & Halseth, 

2014). Markley (2012) empathizes that while place-based development strategies that 

align local assets and community aspirations remain critical, they require sustained policy 

support rather than symbolic endorsement (Markley et al., 2012). Without adequate 

investment, bottom-up governance risks becoming a mechanism for ambiguous goals 

rather than realized outcomes. 
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2.8. SIFP Analysis: Rural Economic Transition in 
Revelstoke, BC 

Structural Dimension   

Revelstoke, like, many communities in BC outside of the lower mainland, was 

originally established due to its proximity to valuable natural resources. Formerly known 

as Farwell, the towns economy was historically rooted in forestry, mining, sawmills 

production and the construction of major transportation and energy infrastructure including 

rail corridors, highways and hydroelectric dams (Revelstoke Museum & Archives, n.d.). 

While elements of these resource extraction industries remain in operation today, they no 

longer dominate the local economy as they once did. This shift reflects broader process 

of rural economic transition.  

 Rural economic transition refers to the large-scale restructuring of rural economies 

away from traditional extractive industries such as forestry, mining, and resource 

processing towards service-oriented, tourism-based, amenity-driven, and knowledge-

based economic activities (Markey et al., 2008). This shift is not simply local or sectoral, 

but is embedded within broader processes of global economic restructuring, neoliberal 

policy reform, technological advancement, and globalization (Markey et al., 2008). In 

mountain resort municipalities such as Revelstoke, structural change has manifested in 

the replacement of landscapes of production with landscapes of consumption. While this 

transition has diversified the local economy and stimulated population growth, it has 

simultaneously intensified housing demand, with in single family prodominant land-use 

patterns (Markey et al., 2008). 

Insitional Dimension 

 Institutionally, the shift toward tourism and amenity-based development has 

reoriented local governance priorities. As traditional industries declined, municipal 

planning and economic development strategies increasingly aligned with tourism 

promotion and real estate investment (Ryser et al., 2023).  
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Financial Dimension  

Financially, tourism-led restructuring has altered the labor sectors and the stability 

of residents incomes. Revelstokes labour market data illustrates the volatility embedded 

in this transition. 2021 Cencus data on Revelstokes labour market revailed 65.5% of the 

population of aged 15 and over was employed; however, almost nearly half of the 

workforce was employed part-year or part-time, with only 31.5% of the workforce working 

throughtout a full-year (StatsCan, 2021). The average number of weeks worked annually 

in Revelstoke was 39.9, below the 2021 census national average of 46 - 48 working 

weeks, indicating a high degree of employment seasonality in Revelstoke (StatsCan, 

2021).  

Tourism scholarship describes the “off-season” as a period of economic 

contraction marked by business closures, worker out-migration, and reduced local 

economic activity (Quentin Benoît Guillaume Drouet, 2025). In Revelstoke, these off-

season periods occur between April–May and September-November (Revelstoke 

Chamber of Commerce, n.d.-b). Such employment instability produces income volatility 

that directly undermines a household borrowing power and long-term housing security. 

The restructuring of the local labour market further illuminates the fincial impact of 

rural economic transition. Approximately 18.2% of the workforce is employed directly in 

accommodation and food services (Revelstoke Economic Development, 2021). Sales and 

service occupations account for 32.4% of employment, while trades, transport, and 

equipment operators comprise 23.3% of the workforce (Revelstoke Economic 

Development, 2021). By contrast, natural resource, agriculture, and related production 

occupations represented only 3.7% of employment in 2021, illuminating the depth of 

economic restructuring present in Revelstoke, BC. The patterns highlight the 

predominance of lower-wage, service-sector employment commonly associated with 

housing precarity in amenity-driven regions (Gosnell & Abrams, Jesse, 2009). 

Partnership Dimension  

The rual economic transition toward tourism and amenity-based growth also 

reconfigures local partnerships into complex bureaucratic frameworks. Market housing 

relies on collaboration between builders and developers, investors and municaplities. 
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Simlarly, non-maarket housing provision relies on builders and developers, NGO’s, 

Indigenouse governments and local governments, provincail actors (BC Housing) and 

federal actors (CMHC), creating a competive and complex field of frameworks (Ryser et 

al., 2023).  

2.9.  SIFP Analysis: Financialization of Housing in Mountain 
Resort Municipalities and Constraints on Non-Market 
Expansion 

Structural dimension 

In mountain resort municipalities, the structural characteristics of housing density,  

use, lot size, and building typology are increasingly shaped by financialization. Emerging 

from rural economic transition and neoliberal policy reform, financialization transforms 

housing from a social good into an investment asset (August, 2022). In amenity-rich 

communities such as Revelstoke, this shift has direct spatial consequences. 

As housing becomes embedded within speculative markets, land values escalate 

and elevate land costs further incentivize higher-end or investor-oriented housing forms 

that maximize returns such as single family homes, rather than modest-density or missing 

middle-oriented typologies. Financialization therefore operates spatially as well as 

economically. It influences density patterns, favours luxury or short-term rental 

developments, and constrains the expansion of attainable housing forms. Even where 

zoning permits higher density, nonprofit providers struggle to secure land at prices 

compatible with long-term affordability. As a result, the structural conditions necessary for 

expanding non-market housing become increasingly difficult to achieve in mountain resort 

municipalities. 

Institutional Dimension  

Under neoliberalism, institutional responsibility for housing is “downloaded” onto 

nonprofit organization. This creates a structural governance mismatch (Ryser & Halseth, 

2014). Governments increasingly rely on NGO’s to deliver and manage non-market 

housing, yet Halseth and Ryser (2020, 2014) note NGOs often operate with limited staff, 
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short-term funding arrangements, and constrained authority to influence the underlying 

market conditions driving insecurity (Halseth & Ryser, 2010; Ryser & Halseth, 2014). The 

result of their study displays an institutional environment where expectations exceed 

capacity, producing burnout, mandate drift, and operational instability, which in turn 

weakens the long-term ability to plan, build, and manage non-market housing at scale 

(Halseth & Ryser, 2010; Ryser & Halseth, 2014). In this context, institutional systems do 

not respond to financialization; instead they leave non-market delivery dependent on 

fragmented programs, uneven local capacity, and governance structures that are poorly 

aligned with the pace and power of investment-driven housing markets (Ryser & Halseth, 

2014).  

Financial Dimension  

Financialization reshapes the financial conditions of housing by treating homes 

and rental units as assets for wealth accumulation and investment return rather than as 

shelter (August, 2022). In amenity-rich markets, this logic is magnified: demand from 

tourism-linked investment and amenity migration increases purchasing power in ways that 

local wages cannot match, driving price escalation along with higher expectations of return 

for both rental and ownership markets. In Revelstoke, this dynamic is visible in sustained 

housing appreciation over time. By 2021, the average sale price for a single-family home 

reached $751,500, while condominiums averaged $563,000 (Royal LePage, 2021). In 

2025 homes for sale in Revelstoke list for an average price of $1,075,118 on the MLS 

(Royal LePage, 2025). These trends have widened the gap between housing costs and 

local wages, making stable renting and attainable homeownership out of reach for many 

residents. 

Income patterns reinforce this affordability squeeze. While specific mean renter 

household income data for Revelstoke is not published in the Census or CMHC rental 

surveys, According to the Revelstoke HAP (2022) the 2021 Census indicates an average 

household income in Revelstoke of approximately $106,000 ($91,400 after tax)(StatsCan, 

2021). Given that renter households typically have lower incomes than owners the Urban 

Matters Revelstoke Housing Action Plan (2022) estimated that a substantial share of 

renter households earn well below the municipal average often under $50,000 (Urban 

Matters, 2022). Over time, this contributes to a form of asset-based polarization: owners 
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with existing equity or paid-off mortgages gain housing security and wealth, while renters 

and newer community members face escalating costs and instability (Urban Matters, 

2022).  

These financial dynamics also constrain non-market housing expansion. 

Nonprofits and non-market housing providers must acquire land and build within the same 

inflationary cost environment as private developers, yet they typically lack comparable 

access to capital and cannot rely on high-end sale prices or rent increases to recover 

costs (Ryser & Halseth, 2014). Rising land values and construction costs, and higher 

borrowing costs increase project feasibility thresholds, while uncertain funding streams 

make it difficult to assemble reliable capital stacks (Ryser & Halseth, 2014). As a result, 

financialization does not simply raise prices it systematically increases the risk of 

producing non-market housing. 

Partnership Dimension  

In small, amenity-rich resort communities, no single actor can resolve housing 

affordability on their own. Partnerships amongst municipalities, nonprofit housing 

societies, Indigenous governments, senior governments, employers, and private 

developers are central to expanding non-market housing (Hulchanski, 2003). In high-cost 

amenity rich markets, delays and cost escalation can quickly erode partnership feasibility, 

while competition for scarce land and construction places non-market housing providers 

at a structural disadvantage. As a result, partnerships across sectors function as 

necessary but without sustained senior-government funding, coordinated governance 

supports, and place-sensitive policy non-market struggle to scale at the pace required 

(Cizek, 2023). 

2.10. SIFP Analysis Resort Municipalities, RMI and MRTD:  

Structural Dimension 

A distinct aspect of the City of Revelstoke is its designation under British 

Columbia’s Resort Municipality Initiative (RMI). Introduced by the provincial government 

in 1987, the RMI is a tax designed to enhance tourism growth, increase provincial 
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revenues, expand employment opportunities by strengthening destination marketing and 

infrastructure and support affordable housing development (Destination BC, n.d.). Today 

the RMI program, includes 14 designated communities across British Columbia including 

Revelstoke, Fernie, Golden, Harrison Hot Springs, Invermere, Kimberley, Osoyoos, 

Radium Hot Springs, Rossland, Sun Peaks, Tofino, Ucluelet, Valemount, and Whistler.  

Eligibility for the RMI is contingent upon participation in the Municipal and Regional 

District Tax (MRDT) program. Under the Provincial Sales Tax Act, communities must 

receive provincial authorization to levy the MRDT and must be formally designated as a 

Resort Region under Section 583 of the Local Government Act and incorporated as a 

resort or mountain resort municipality under Section 8 (British Columbia, 2024). 

Furthermore, MRDT is a sales tax on short-term accommodation such as hotels and 

motels within specific geographic. The MRDT tax is levied on behalf of municipalities, 

regional districts or eligible entities at a rate of up to 3% (Destination BC, n.d.).  

Through Municipal & District Tax Levy Bylaw No. 2340 and amending Bylaw No. 

2343 (adopted August 8, 2022), the City of Revelstoke formalized its participation in the 

MRDT program. These bylaws establish the legal authority to collect the tax and designate 

an administrative body responsible for revenue distribution. Structurally, RMI designation 

embeds tourism as a foundational economic driver largely reshaping land-use and 

governance within the City of Revelstoke towards favouring tourism land uses such as 

STR forms.  

Institutional Dimension  

Institutionally, MRDT governance is characterized by a multi-actor administrative 

model. The Province authorizes the MRDT tax collection, the City of Revelstoke enacts 

enabling bylaws to do so, and the Revelstoke Chamber of Commerce administers MRDT 

revenues through a provincially approved designation under the Hotel Room Tax Act 

(Destination BC, n.d.). This institutional arrangement formalizes Revelstoke’s Chamber of 

commerce as the entity responsible for receiving and allocating MRDT (Tourism 

Revelstoke, 2025).  

RMI designated communities are also required to complete a three-year Resort 

Development Strategy (RDS), outlining the long-term vision and identifying how MRDT 
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revenues will be allocated within the community (British Columbia, 2025b). The city of 

Revelstoke’s 2025-2027 RDS plan  is developed by the city of Revelstoke’s Tourism 

Initiative Committee, the RDS plan mentions: lack of affordability and affordable housing, 

income disparity, labour/staffing shortages in a strengths, weaknesses, trends-

Opportunities, threats (SWOT) analysis(City of Revelstoke, 2025b). Yet the plan presents 

no actionable initiatives to offset or address housing at all and only encompasses tourism 

land use developments. Overall RMI, MRDT and the Revelstoke RDS reinforces 

institutional alignment between municipal land-use plans, destination marketing, and 

provincial tourism objectives. While this institutional alignment is productive for tourism 

actors. The structural prioritization of tourism growth within Revelstoke’s MRDT 

governance frameworks fails to redirect revenues toward non-tourism priorities such as 

non-market housing.  

Financial Dimension  

Financially, the MRDT represents a significant revenue source for the City of 

Revelstoke. Between 2008 and 2024, the tax generated approximately $11.2 million in 

funds (Tourism Revelstoke, 2025). The Revelstoke RDS 2025-2027 only promotes 

transportation network improvements such as bus routes and way finding signage.  

Although Revelstoke RDS 2025-2027 has chosen to support infrastructure 

investments such as transportation networks, recreational amenities, and visitor services 

which can benefit the entire public of Revelstoke, another key miss use of MRDT revenues 

is it ineligibility to be used for core municipal infrastructure expansion such as water and 

sewer systems and roads, which are undoubtedly also used by tourist. MRDT limitations 

creates a fiscal tension in mountain resort municipalities. While increased visitation 

expands economic opportunities, the increase in visitation also places significant strain on 

critical infrastructure systems and housing. Borsellino et al. (2022) highlights these 

tensions, noting that an influx of amenity migrants does not necessarily mean an economic 

turnaround, as the maintenance and expansion of infrastructure and services tends to 

come at a higher cost in rural areas (Borsellino et al., 2022). Furthermore, the City of 

Revelstoke has a small portfolio of property taxpayers, which fail to meet the funding 

extent needed for the maintenance, repairs and expansion of critical infrastructure. In the 

absence of diverse infrastructure funding streams, the development of affordable housing 



 

 42 

becomes increasingly constrained, as water, sewer, and servicing capacity are 

prerequisites for residential density growth. 

In 2018, the BC government expanded MRDT eligibility to include affordable 

housing initiatives through a separate Online Accommodation Platform (OAP) stream. The 

OAP stream of MRDT collects tax revenues from online platforms such as Airbnb and 

VRBO and allows municipalities to allocate these funds towards non-market housing 

projects (British Columbia, 2025b). The City of Revelstoke has chosen to dedicate OAP 

revenues to an Affordable Housing Reserve. Between 2018 and 2023, OAP MRDT 

generated $716,031 in funds(Tourism Revelstoke, 2025). 

Despite this expansion, housing remains a comparatively small portion of MRDT 

allocations. As illustrated in Figure 8, of the projected $2.01 million in 2025 MRDT 

revenues, approximately $1.265 million (63%) is allocated toward tourism promotion and 

administration, while only $270,000 (13%) is directed toward affordable housing initiatives 

(Tourism Revelstoke, 2025). This allocation of funding reflects a fiscal prioritization of 

tourism growth over housing stabilization, reinforcing the structural dependency on 

continued visitor expansion while providing comparatively limited support for non-market 

housing provision. 

Figure 8 2025 Projected Municipal and Regional District Tax (MRDT) Allocation, 
Revelstoke.  (Tourism Revelstoke, 2025) 
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As set out by the MRDT program requirement.  

1. General MRDT revenues cannot be used for affordable housing initiatives unless the 
designated recipient can demonstrate support of tourism stakeholders and 
accommodation providers;   

2. The requirement to demonstrate accommodation provider support will remain 
unchanged.”(British Columbia, 2021). 

Partnership Dimension  

The RMI and MRDT operate through a partnership model involving provincial 

government, municipal government, regional districts, and the Chamber of Commerce. 

While this collaborative governance structure facilitates coordinated tourism promotion, it 

also institutionalizes tourism growth as the primary objective of revenue reinvestment. 

While the introduction of the OAP stream represents a modest shift toward 

integrating housing policy within tourism revenue frameworks. The city of Revelstoke’s 

RDS fails to reallocate revenues to offset socioeconomic effects of tourism. As a result, 

while tourism revenues are partially redirected toward housing, the partnership structure 

remains primarily growth-oriented towards tourism actors rather than oriented towards the 

greater public good. Furthermore, the finical burden of increased pressure on core 

infrastructure is left to municipalities to manage. Collectively, the SIFP framework 

highlights a core tension within amenity-dependent economies: revenues generated by 

tourism are largely reinvested into sustaining visitor growth, while the housing and 

infrastructure pressures sustained by tourism growth remain underfunded (Nepa & Jamal, 

2011).  

2.11.  Introduction to Housing Policy Review  

The unique context of Canadia’s structural governance exemplifies that all three 

levels of government have some responsibility for housing, and “are all continually making 

decisions to take, or not to take, certain actions” (Hulchanski, 2006, p. 229). While the 

general notion of responsibility is widely accepted, there are longstanding disputes over 

the distribution of jurisdiction among governments, giving way to a highly fragmented 

housing system across the country (Hulchanski, 2006). Understanding the dynamics of 
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the jurisdictional authority in the housing system is key to understanding the conditions in 

which positioned Canada towards its current housing crisis and is the key to further 

understanding the implementation of effective housing solutions moving forward. The 

descriptive analysis of relevant policies follows the federal and provincial levels of 

structure of governance, while also situating the case study of the city of Revelstoke within 

this complex context. Followed by an analysis of the city of Revelstoke housing policies.  

2.11.1.  Federal Housing Policies  

Historically, Canada did not have the widespread housing affordability problem 

that persists today. Strong policies assisting homeownership, relative affordable housing 

markets, as well as federally funded social housing for folks with lower incomes, 

provided housing to Canadians through the mid 90’s (Hulchanski, 2003). The once 

sustained federal involvement displays the federal government's central role in creating, 

sustaining and changing the frameworks that ensure good quality housing is built, that 

there is a fair housing allocation system, and that the stock of housing is properly 

maintained (Hulchanski, 2003). 

 Essentially the provinces are creatures of the federal government, and 

municipalities are the creatures of the province. These various levels of government 

combine to establish and enforce the ‘rules of the game’ when it comes to housing, 

through policy legislation and providing guidelines for everything from banking, interest 

rates, mortgage lending practices, to taxes, regulatory measures affecting building 

materials, professional practices, subsidy programs, and incentives. This case study will 

focus on planning policy under a structural, intuitional, financial and partnership policy 

review of federal housing policy in Canada, note not all federal policies are included 

within this policy analysis.  

Table 2 Overview of Federal Policies included in Policy Analysis 

Tools Adoption Date Implication on housing 
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National Housing 

Strategy (NHS) 

2017 Re-establishing a formal federal role in housing after 

decades of limited involvement.  

National Housing Co-

Investment Fund (NHCF) 

2018 Provide low-cost repayable loans and/or forgivable 

loans to build new affordable housing and 

repair/renew 

National Housing 

Strategy Act (NHSA) 

2019 Formally recognized housing as a human right in 

Canada. 

United Nations 

Declaration on the Rights 

of Indigenous Peoples 

(UNDRIP) 

2021 Formally recognized indigenous right in shaping 

housing  

Rapid Housing Initiative 

(RHI)  

2022 Rapid construction of new housing and/ acquisition 

of existing buildings for rehabilitation or conversion 

to permanent affordable housing. 

Rental Construction 

Financing Initiative 

(RCFI) 

2023 Incentivize the construction of purpose-built rental 

housing 

Build Canada Homes 

(BCH) 

September 14, 

2025 

Building affordable housing in communities across 

the country 

2.11.1.1 Structural analysis on Federal Housing Policies 

The launch of Canada’s first National Housing Strategy (NHS) in 2017 marked a 

significant structural shift in federal housing policy, re-establishing a formal federal role in 

housing after decades of limited involvement. As a ten-year strategy, the NHS was 

designed to ensure that all people in Canada have access to housing that is adequate, 
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suitable, and affordable (Lee, 2023; National Housing Strategy, n.d.). This shift was further 

entrenched through the passage of the National Housing Strategy Act (NHSA) in 2019, 

which formally recognized housing as a human right in Canada (Canadian Human Rights 

Commission, n.d.).  

Structurally, the NHS repositions housing as a matter of federal accountability 

while simultaneously maintaining a delivery model that relies heavily on market-based 

mechanisms. Although the strategy signals a renewed federal commitment, Lee (2023) 

critics NHS strategies arguing that the policy structure continues to prioritize housing 

supply broadly rather than embedding enforceable requirements for long-term 

affordability, particularly for low- and moderate-income households (Lee, 2023). The lack 

of standardized, enforceable definitions of “affordability” across NHS programs further 

weakens the programs structural capacity to deliver equitable housing outcomes from 

(Lee, 2022).  

In parallel, Canada’s adoption of the United Nations Declaration on the Rights of 

Indigenous Peoples (UNDRIP) came into federal law in 2021, representing a recognition 

of housing as a right within a reconciliation framework. UNDRIP affirms the right to 

adequate housing (Article 21) and the right of Indigenous Peoples to participate in housing 

policy development and implementation (Article 23) (United Nations, 2018).  

On September 14, 2025, Build Canada Homes (BCH) became Canada’s new 

federal agency focused on the construction of more affordable housing across Canada. 

The crown corporation mandate is to build affordable housing in communities across the 

country. The new special operating agency within Housing, Infrastructure and 

Communities Canada (HICC) will streamline and strengthen federal efforts to build 

housing by partnering with industry, other levels of government, and Indigenous 

communities to build affordable housing at scale and at speed. The program includes $13 

billion in funding and upfront land costs by Canada Lands Company’s existing land 

holdings.  

2.11.1.2 Institutional analysis on Federal Housing Policies 

Institutionally, the NHS is administered primarily through the Canada Mortgage 

and Housing Corporation (CMHC) and Build Canada Homes (BCH) through the ministry 
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of housing, infrastructure and Communities Canada (HICC), positing the federal housing 

response within a complex bureaucratic nature. While this institutional arrangement has 

improved data collection, reporting, and accountability, it has also introduced significant 

administrative complexity. Non-profit and community housing providers, particularly in 

smaller and rural communities such as Revelstoke, often lack the staffing and access to 

technical expertise required to navigate resource-intensive application processes 

(Garnett, 1998). 

The absence of consistent affordability definitions across NHS programs further 

complicates institutional access. Programs such as the Rental Construction Financing 

Initiative (RCFI), the National Housing Co-Investment Fund (NHCF), and the Rapid 

Housing Initiative (RHI) each apply different affordability thresholds, creating uncertainty 

for proponents and undermining comparability across projects (Beer et al., 2022). Smith 

(2022) in their analysis of multilevel governance of homelessness in Canada emphasizes 

that institutional fragmentation disproportionately affects smaller housing societies and 

housing providers, who often face capacity constraints that limit their ability to apply for, 

administer, and sustain federally funded projects (Smith, 2022). 

2.11.1.3 Financial analysis on Federal Housing Policies 

From a financial perspective, the NHS represents a substantial federal investment. 

Between 2018 and 2028, the federal government committed $36.7 billion in direct 

spending through CMHC, supplemented by $31.2 billion in low-interest loans and $7.4 

billion in cost-sharing arrangements with provinces and territories (Beer et al., 2022). 

These funds support a wide range of housing activities, including new construction, repair 

and renewal of community housing, income supports, homelessness programming, and 

housing research (National Housing Strategy, n.d.).  

Despite the scale of this investment, critics argue that the NHS has had limited 

impact on the production of deeply affordable and non-market housing. Beer et al in their 

analysis of affordable housing supply, reveal a significant portion of funding in the NHS is 

delivered through repayable loans to private developers rather than grants to non-profit or 

cooperative housing providers, reinforcing the financialization of Canada’s housing 

system (Beer et al., 2022). Evidence suggests that only three percent of units funded 
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through the RCFI are affordable to low-income households, raising concerns about the 

effectiveness of the strategy in addressing housing need rather than market demand (Beer 

et al., 2022)  

Among NHS programs, the Rapid Housing Initiative stands out as the only initiative 

explicitly focused on social housing delivery. However, its relative scale remains limited: 

only ten percent of funding across the NHS’s four largest programs has flowed through 

the RHI, resulting in just four percent of the 226,086 housing units created being affordable 

(Alternative Federal Budget Working Group, 2025). This imbalance highlights the 

continued prioritization of market-oriented financial instruments over direct public 

investment in non-market housing. 

2.11.1.4 Partnership analysis on Federal Housing Policies 

The NHS and CBH relies heavily on partnerships between the federal government, 

provinces, municipalities, private developers, non-profit organizations, and Indigenous 

governments. While this collaborative model is intended to leverage diverse capacities, 

resources and encourage place-based decision making, it often places disproportionate 

responsibility on actors with the least institutional and financial capacity (Ryser & Halseth, 

2014). Non-profit housing providers are expected to act as delivery partners while 

navigating complex funding structures, compliance requirements, and long-term 

operational risks (Ryser & Halseth, 2014). In smaller communities such as Revelstoke, 

local housing societies often operate with limited staff, constraining their ability to compete 

for federal funding and manage large-scale housing projects. Overall, the partnership 

model embedded within federal housing policy reflects broader neoliberal governance 

trends, wherein responsibility for housing provision is increasingly distributed across 

networks of actors without sufficient long-term funding, institutional support, or capacity-

building investments. 

Analyzed through a structural, institutional, financial, and partnership framework, 

federal housing policy under the NHS and CBH represents a significant but incomplete re-

engagement with housing affordability. While housing is now formally recognized as a 

human right, delivery mechanisms remain heavily market-oriented, administratively 

complex, and unevenly accessible. For smaller, amenity-rich communities such as 
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Revelstoke, local capacity is constraints, reinforcing the gap between federal policy intent 

and real on-the-ground housing outcomes. 

2.11.2. BC Provincial Housing Policies 

Recent provincial housing legislation collectively referred to as the Local 

Government Housing Initiatives has significantly reshaped housing governance in British 

Columbia. Through a fleet of legislative changes (Bills 44, 46, 16, and 25) the province 

has sought to accelerate housing supply by standardizing planning requirements, 

reducing municipal discretion, and enabling higher residential densities across urban and 

rural contexts. (It’s important to note that Bill 47 Transit Oriented Development (TOD) is 

also a part of the Local Government Housing Initiatives policy mix but will not be addressed 

in the following policy analysis as Revelstoke does not comply with the policies target.) 

While these reforms are framed as necessary responses to a province-wide housing crisis, 

their implications are uneven across place. Since the introduction of the policy mix, 

municipal leaders and housing-sector representatives have voiced a range of concerns 

regarding the impacts of standardized provincial housing reforms at the local level. In 

collecting various response to Local Government Housing Initiatives, Munro (2026) 

highlights variation in concern from local government representees, concerns range from 

tree canopy and ecosystems sideeffects to accelerated speculative development. The 

wide range of concerns illustrate the importance of local context and the limitations of one-

size-fits-all approaches to municipal housing policy (M. Rose Munro, 2026). Moreover, in 

amenity-rich mountain resort municipalities such as Revelstoke, these policy shifts expose 

structural limitations in local capacity to deliver affordability outcomes without 

corresponding increases in senior-government funding or institutional support. 

2.11.2.1 Structural analysis on BC Provincial Housing Policies 

Bill 44 represents the most significant structural intervention, by amending the 

Local Government Act to require standardized Housing Needs Reports (HNRs), which use 

provincially prescribed methodologies such as the shelter-cost-to-income ratio (STIR). 

HNR are supposed to assist planner in understanding housing projections, which can 

further infer land-use plans to accommodate housing needs. Yet the metrics use to define 

these needs have been identified by (Gabriel et al., 2005; Hulchanski, 1995; Padley et al., 
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2019) as failing to capture the spending realities of amenity rich communities, where 

higher costs of living, seasonal employment, distort the status quo STIR affordability 

measures and fail to capture the realities of a community. Moreover, the HNR framework 

relies heavily on indicators that do not adequately account for invisible forms of housing 

insecurity, such as “hidden homelessness” or seasonal displacement which are 

predominate in resort municipalities. As a result, HNRs provide a standardized and 

defensible baseline for provincial oversight, yet they risk underrepresenting the true scale 

and complexity of housing need in communities such as Revelstoke. Under bill 44 Housing 

needs are no longer advisory but become a binding baseline to which Official Community 

Plans (OCPs) and zoning bylaws must conform. Municipalities are required to identify 20-

year housing needs, update zoning to reflect that need, and remove regulatory barriers 

such as restrictions on secondary suites or accessory dwelling units. In Revelstoke, these 

structural changes constrain the municipality’s ability to tailor land-use regulation to local 

geographic realities. Bill 46 and Bill 25 further mandate small-scale multi-unit housing (up 

to four units per lot) and reduce minimum parking requirements, these blanket standards 

do not account for snow management, servicing capacity, or the demand of amenity 

migrants that uniquely effect mountain towns. 

More importantly, the removal of density bonusing has a negotiation tool has 

reduced municipal leverage to secure non-market units through rezoning approvals (City 

of Vancouver, 2024, p. 5). In Revelstoke, where land is scarce and values are high, density 

bonusing historically represented one of the few structural mechanisms available to 

extract finical gain that could be set aside for affordability contributions from private 

development. 

2.11.2.2 Institutional analysis on BC Provincial Housing Policies 

Institutionally, the local government housing initiatives reframes municipalities as 

implementers rather than negotiators of housing policy. Bill 44 diminishes the need for 

rezoning applications that align with zoning densities and prohibits public hearings for 

compliant rezonings. While this may reduce approval timelines and development costs, it 

simultaneously reduces municipal capacity to negotiate community benefits or tailor 

affordability outcomes to local priorities (City of Vancouver, 2024). For Revelstoke, Bill 16 

marks an institutional shift, placing additional responsibility on local government staff to 
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administer complex housing frameworks with limited staffing. Bill 16 also transfers 

significant implementation responsibility to nonprofit housing providers, who must scale 

up governance, staffing, asset management, and compliance systems to manage 

additional non-market units. Without parallel investments in institutional capacity within 

both the municipal and nonprofit actors these reforms risk overburdening local actors 

tasked with delivering affordability. 

The enactment of Bill 35 (Short-Term Rental Accommodations Act, 2023) 

represents a significant institutional restructuring of short-term rental governance in British 

Columbia. By introducing a provincial registry, principal residence requirements, and 

mandatory platform compliance, the province shifted regulatory authority from exclusively 

municipal discretion toward a shared governance framework. Resort municipalities, 

regional district electoral areas and other specific communities can choose to opt in or opt 

out of the requirement. The city of Revelstoke planning staff are currently working on 

analyzing data from public engagements in regard to STR and are working on economic 

impact reports to access what primary residency requirement could mean for Revelstoke 

housing stock (Morton, 2026). Planning staff anticipate bringing a report forward to Council 

to receive direction at the end of March / beginning of April 2026.  

2.11.2.3 Financial analysis on BC Provincial Housing Policies 

From a financial perspective, the Local Government Housing Initiatives 

significantly reallocate cost burdens on to municipalities without providing a corresponding 

revenue tools. Although the Province has provided up to $150,000 per municipality to 

support HNR preparation, aligning OCPs, zoning bylaws, infrastructure plans (Ministry of 

Housing BC, n.d.). The funding does not address the ongoing operational costs associated 

with administering, monitoring, and enforcing affordability mechanisms. 

 The Local Government Housing Initiatives has increased reliance on alternative 

affordability tools such as municipal land contributions, waivers on development cost 

charge (DCC), property tax exemptions and senior-government capital funding for non-

market housing. However, each of these tools carries financial trade-offs. Land 

contributions and property tax exemption reduce municipal asset portfolios and property 

tax revenues, DCC waivers shift infrastructure repair costs onto the small general tax 
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base, and senior-government funding remains competitive, and uncertain (Lee, 2023). In 

Revelstoke, where a 1% property tax increases limited revenue relative to infrastructure 

needs, these shifts heighten finical vulnerability and constrain long-term planning for 

housing stock growth that reflets the housing needs of Revelstoke growing tourism 

economy. 

2.11.2.4 Partnership analysis on BC Provincial Housing Policies 

Finally, the legislative reforms intensify reliance on partnerships, particularly with 

nonprofit. As municipal bargaining power is reduced and market-based affordability tools 

are weakened, non-market housing delivery increasingly depends on collaboration 

between municipalities, senior governments, and nonprofit organizations. In Revelstoke, 

this has meant greater reliance on the Revelstoke Community Housing Society other local 

partners to address housing affordability pressures.  

However, these partnerships are unevenly supported. While capital funding may 

be available on a project-by-project basis, Ryser and Helseth (2014), signal that limited 

ongoing provincial investment in the organizational capacity, training, and long-term 

operating stability of nonprofit housing providers produces a large barrier to success 

(Ryser & Halseth, 2014). The absence of dedicated funding for policy education and 

alignment amongst private builders and NGOs further complicates implementation, 

increasing the risk that legislative intent is outpaces local delivery capacity (Ryser & 

Halseth, 2014). 

2.11.3.  Municipal Housing Policies 

Today municipal governments are tasked with addressing more crisis than ever 

before. Regarding housing, municipalities can deploy a wide range of policy tools to 

encourage affordable housing development within a predominantly market-driven housing 

system. Since the introduction of the Provincial Housing Initiatives, the City of Revelstoke 

has undertaken a series of coordinated policy initiatives aimed at addressing housing 

affordability across the housing continuum outlined in the Revelstoke Housing Action 

Plan(City of Revelstoke, 2022b). Collectively, these initiatives reflect an evolving municipal 

response to escalating housing pressures in an ever-changing regulator environment. 
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When examined through a STIP framework, these policies illustrate both the strengths 

and limitations of municipal action under current provincial and federal governance 

framework. 

Table 3 Overview of Policies Included in Municipal Policy Analysis 

Tool Bylaw / 
Policy No 

Adoption / 
Effective Date 

Housing Impact 

Official Community 
Plan (OCP) Bylaw No. 
2332 

OCP Amendment (for 
zoning rewrite 
alignment) Bylaw No. 
2405  

Bylaw No. 

2332 

Bylaw No. 

2405 

(Adopted July 

26, 2022) 

(Adopted April 

10, 2025) 

Establishes community driven policy 

direction, growth management, land-

use designations.  

Zoning Bylaw  

 

Bylaw No. 

2406 

(Adopted April 

10, 2025) 

Regulates permitted uses, density, 

setbacks, parking, secondary suites, 

multi-unit housing, and affordability 

mechanisms. 

Development 
Approval Procedures 
Bylaw 

Bylaw No. 

2356 

 Establishes procedures for rezoning, 

development permits, and variances 

affecting project timelines and risk. 

Housing Action Plan City Policy 

(2022) 

2022 Guides municipal strategies for 

affordability, partnerships, and non-

market housing initiatives. 
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Housing Needs 
Reports (HNRs) 

City Reports 2022; 2025 

update 

Evidence based housing projections 

informing OCP, zoning changes, 

and housing policy prioritization. 

Manufactured Home 
Park Redevelopment, 
Residential Tenant 
Protection, and Strata 
Conversion  

 

(Policy 

Manual DS-

24) 

(Approved 

June 27, 2023) 

Provides tenant protection 

measures, relocation requirements, 

and affordability considerations in 

redevelopment contexts. 

Development Cost 
Charge Bylaw (DCC) 

 

Bylaw No. 

2414 

Adopted June 

24, 2025; 

Effective 

August 1, 2025 

Establishes DCC rates that affect 

housing project viability, including 

potential exemptions or reduction 

charges for non-market housing 

The Municipal Land 
Disposition for 
Affordable Housing 
Policy 

DS-26 Adopted July 

11, 2023 

A strategic framework aimed at 

partnering with non-profit 

organizations to increase affordable, 

non-market housing stock 

Oscar Street Master 
Plan (2024) 

 Adopted in 

February 2024 

 A Development guide for 

approximately 400 units on a 12-acre 

City-owned parcel. 

Housing Solutions 
Project (2024) 

 Adopted in May 

2024  

The project analyzed different 

methods for the city to increase its 

involvement in non-market housing. 

Council endorsed an option to 

strengthen partnerships with RCHS. 
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Affordable Housing 
Reserve and Online 
Accommodation 
Platform Fund Policy 
Guide 

DS-25 Adopted July 

2023 

Outlined guide lay out the process for 

non-profit organizations to apply for 

one-time capital funds to assist in the 

development of affordable housing 

2.11.3.1 Structural analysis on Municipal Housing Policies 

Structurally, Revelstoke’s housing response has been anchored in long-range 

land-use planning. The adoption of Official Community Plan (OCP) Bylaw No. 2332 in 

2022 represents a foundational shift toward prioritizing housing diversity (missing middle), 

centralized development (smart growth), the identification and encourage of infill 

development and encouraging the development of non-market housing (City of 

Revelstoke, 2022). The OCP seeks to establish land use goals such as having 75 percent 

of new residential developments, consisting of apartments and ground-oriented multi-units 

over the next 20 years (Urban Systems, 2024, p. 17). Complementing the OCP, the City 

Zoning Bylaw No. 2299 (adopted in 2022), introduced key regulatory changes intended to 

address immediate housing pressures. These included the legalization of accessory 

dwelling units, expanded permissions for secondary suites in duplexes and row housing, 

density bonusing provisions in mixed-use zones, permitting tup across all zones and 

reduced parking requirements for multi-family and mixed-use developments (City of 

Revelstoke, 2022a). Together, these bylaw changes can increase theoretical housing 

capacity and reduce regulatory barriers to infill and gentle density. 

Additional structural tools include the Tenant Protection Policy and Manufactured 

Home Park Redevelopment Policy (2023), which seek to preserve existing forms of 

affordable housing by mitigating displacement risks associated with redevelopment of 

trailer typologies (City of Revelstoke, 2023).  

The Oscar Street Master Plan (2024) further demonstrates structural leadership 

by the city of Revelstoke by taking on a feasibility assessment and policy guiding 

document of approximately 400 housing units on City-owned land. Reinforcing the 

municipality’s role in shaping long-term housing outcomes (City of Revelstoke, 2024). 
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2.11.3.2 Institutional analysis on Municipal Housing Policies 

From an institutional perspective, Revelstoke has invested in planning, and policy 

coordination to strengthen its internal capacity to respond to housing challenges. The 

Housing Action Plan (2022) serves as a central coordinating document, translating 

housing needs analysis into five priority strategies:  

1. Supporting residents facing housing barriers 

2. Increasing workforce housing supply 

3. Regulate existing rental and mobile home stock,  

4. Expanding affordable homeownership opportunities  

5. Advance City-led communication and advocacy. 

The city has also updated its evidence base through a Housing Needs and 

Demands Assessment (Minor Update) in 2023, incorporating data from the 2021 Census. 

Similarly, the Comprehensive Land Inventory (2023) represents an institutional effort to 

systematically assess municipal assets and identify parcels suitable for affordable housing 

development. 

More recently, the Housing Solutions Project (2024) evaluated options for 

expanding the City’s direct involvement in non-market housing delivery. This work reflects 

a growing recognition that regulatory reform alone is insufficient and that municipalities 

need to assume more active institutional roles in housing provision, despite limited 

statutory authority and staffing capacity (Ryser & Halseth, 2014). 

2.11.3.3 Financially analysis on Municipal Housing Policies 

Financially, Revelstoke has sought to create dedicated mechanisms to support 

affordable housing within the constraints of municipal revenue tools. The establishment of 

an Affordable Housing Reserve Fund Policy linked to online accommodation platforms 

reflects an effort to capture tourism-related revenues and reinvest them into housing 

stability (City of Revelstoke, 2022b). The reserve provides grants (up to $10,000) for 

acquiring, constructing, or renovating affordable housing (City of Revelstoke, 2022b). The 
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city has also reduced DDC for non-market housing by 50% and has fast-tracked 

development approvals for needed housing types (City of Revelstoke, 2022b). 

However, the City’s financial tools remain constrained. Fee waivers, land 

contributions, and foregone revenues associated with density bonusing or reduced 

parking requirements represent indirect municipal subsidies that shift costs onto the local 

tax base or reduce future revenue potential. While such tools can support affordability, 

they are insufficient to finance non-market housing at scale without sustained investment. 

2.11.3.4 Partnership analysis on Municipal Housing Policies 

Partnerships play a central role in Revelstoke’s housing strategy. The City’s 

Municipal Land Disposition Policy explicitly seeks to partner with non-profit housing 

organizations to deliver affordable housing on city-owned land. This approach reflects 

broader governance trends in which municipalities act as facilitators and enablers rather 

than builders and maintainers of non-market housing. Non-profits are therefore critical 

partners in implementing municipal housing objectives. However, reliance on partnerships 

also exposes capacity challenges (Ryser & Halseth, 2014). A study in northern BC noted 

that NGO’s such as local housing societies often operate with limited staffing, little 

governance capacity, and limited financial reserves (Ryser & Halseth, 2014), further 

constraining their ability to scale operations in response to expanded housing 

opportunities created by municipalities. 

The City’s emphasis on communication, education, and advocacy within the 

Housing Action Plan (HAP) further acknowledges the importance of intergovernmental 

and cross-sector partnerships (City of Revelstoke, 2022b).  

  Overall, Revelstoke’s municipal housing policies demonstrate a comprehensive 

and proactive response to housing affordability within the limits of local government. 

Structurally, the city of Revelstoke has reoriented land-use planning toward higher density 

housing typologies. Institutionally, policy development and reform have strengthened no-

market housing policy frameworks. Financially, the city of Revelstoke has leveraged 

available tools to support affordability. Through partnerships, The City of Revelstoke has 

sought to extend its capacity by working with non-market housing providers. However, the 
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effectiveness of these initiatives remains constrained by factors beyond municipal control, 

construction costs, and reliance on senior-government funding or alternative funding 

sources remain critical in the establishment of non-market housing developments.   
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Chapter 3. Research Methods 

3.1.  Topic overview  

This research adopts a qualitative case study methodology to examine housing 

affordability and the provision of non-market housing in Revelstoke, British Columbia. A 

case study approach is appropriate because it allows for an in-depth exploration of 

complex non-market housing planning frameworks in relation to locations transitioning for 

resource extraction-based economies to amenity based. Highlighting the unique but not 

entirely different realities of developing non-market housing within small, rural, resort 

municipalities. The case study offers a compelling analysis as limited scholarship 

discusses housing within resort municipalities who transitioned away from resource 

extraction economies into amenity based. The study is further guided by an inductive 

thematic analysis, following Braun and Clarke’s six-phase approach, in order to identify 

patterns, meanings, and tensions emerging directly from the interview data rather than 

imposing predetermined categories (Braun & Clark, 2022). Semi-structured interviews 

were selected as the primary data collection method because they provide both 

consistency across participants and flexibility to explore participant perspectives in greater 

depth, making them well suited to understanding how municipal staff, nonprofit 

organizations, developers, and other housing actors navigate non-market housing 

provision in Revelstoke. Participants were recruited through purposive sampling based on 

their professional knowledge and direct involvement in local housing planning, ensuring 

the research captured a range of perspectives across governance and housing delivery 

frame works. Overall, this methodology supports a place-based analysis of how local 

actors understand and respond to housing affordability pressures in a community where 

broader structural forces, including amenity migration, tourism development, and 

constrained local capacity, shape both housing need and policy response 

3.1.1. Topic Scope 

The scope of this research is centered on housing affordability in Revelstoke, 

British Columbia, using a single-case study approach to examine how small, rural, 

mountain resort municipality are experiencing and responding to housing pressures 
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associated with economic transition from resource extraction to tourism. The research 

focuses specifically on three interconnected areas: local housing market dynamics, 

including the outcomes of amenity migration, seasonal employment, and rising housing 

costs relative to wages; the influence of federal, provincial, and municipal housing policies 

on affordability outcomes; and the role of non-market housing efforts in addressing 

housing needs in Revelstoke. While the study aims to generate insights relevant to other 

mountain resort municipalities, it is intentionally place-based and does not seek to produce 

findings that are universally generalizable; rather, it highlights the distinctive social, 

economic, and geographic conditions that shape housing challenges in Revelstoke. 

3.1.2. Semi-structured Interviews 

Interviewed participants were selected using a purposive sampling method 

meaning that they were purposefully selected due to their knowledge of the topic and their 

experience working with non-market housing planning within Revelstoke, BC. A range of 

individuals coming from a variety of housing entity backgrounds including various levels 

of government, not-for profits, developers and community planners were invited to 

participate to ensure a diverse and well-rounded set of data reflective of the many different 

parties involved in the provision of the non-market housing planning process.  

To recruit interview participants, recruitment letters (see Appendix A) were emailed 

to a selection of 20 people directly involved in non-market housing planning work in 

Revelstoke, BC.  A total of six interview was conducted with the follow participants: 

Table 4 Key Interview list 

Name Organization Position 

Gerald Christie Columbia Shuswap 
Regional District (CSRD) 

General Manager of 

Development 

Services  
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Paul Simon City of Revelstoke Director of Development 
Services 

Kevin Dorrius Community Future General Manager  

Riley Paulishyn Community Connections Community Support 
Worker 

Taha Attiah Revelstoke Housing 
Society  

General Manager  

Nathan Weston Straight Up Construction Project Manager  

3.1.3.   Interview Process 

The entire interview process is outlined in the Thesis Consent Form (see Appendix 

A). All interviews were done on Microsoft Teams, which was used to both host and 

transcribe the interviews. Interviews were semi-structured in the way that all participants 

were asked the same questions, but there was the flexibility to engage in follow-up 

questions or discuss different topics if the conversation led in a particular direction. The 

main questions are outlined in the thesis interview questions (see Appendix C). Interviews 

ranged from 30-60 minutes in duration, including time set aside at the end to review any 

questions the participant may have had regarding the thesis consent form or the thesis 

process.  

As detailed in the thesis consent form, there was minimal risk of loss of status, 

privacy, or reputation if the opinions shared during the study by the participants are 

controversial. To mitigate risks, participants were given the option to be named directly or 

to use a pseudonym associated with their profession (for example: planner, consultant, 

board member etc.) instead of their name. No participants selected to use a pseudonym. 

Furthermore, participants were reminded that they were sharing their individual opinions 

and not providing the views or opinions of their associated employer, organization and 

government. The names, locations, affiliated organizations, or employers of participants 
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were not disclosed without participant consent. The built-in recording and transcribing 

software of Microsoft Teams was used to derive transcripts of the interview conversations. 

The edited transcript of the interview was shared with the participants to ensure their 

ongoing consent. Participants were then given approximately two weeks to review the 

transcript and request if any changes were required.  

3.2. Data Analysis 

Data analysis was conducted using an inductive thematic analysis following Braun 

and Clarke’s six-phase approach, which allowed themes to emerge directly from the 

interview data rather than being imposed in advance (Braun & Clark, 2022). The analysis 

began with data familiarization, in which interview transcripts were read and re-read to 

build a thorough understanding of participant perspectives and recurring issues related to 

non-market housing provision in Revelstoke, BC (Braun & Clark, 2022). In the next phase, 

initial codes were generated from repeated patterns, meanings, and tensions identified 

across the transcripts, after which these codes were grouped and interpreted in relation 

to relevant planning frameworks (Braun & Clark, 2022). Themes were then reviewed and 

refined to ensure coherence and distinction between categories before being developed 

into an analytical framework that connected participant insights and comments into the 

broader planning literature and policy context (Braun & Clark, 2022). This approach was 

well suited to the study because it supported an in-depth interpretation of how local actors, 

including municipal staff, non-profit organizations, and developers, understand and 

navigate the challenges of non-market housing delivery in a small mountain community.  

3.3.  Ethical Consideration 

The purpose of this study was to speak with people who have direct experience 

working in the non-market housing planning realm in Revelstoke, BC. As discussed in the 

interview process section, participation in the study had minimal risk of loss of status, 

privacy, or reputation if the opinions shared during the study were controversial; however, 

to mitigate such risks, the following measures were taken: 
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1. The consent form provided the option to use a pseudonym. 

2. Participants had the opportunity to review and modify the transcript after the course of 

the interview, prior to it being used in the study; and 

3. There were no other ethical considerations for this study 

3.4.  Limitations of Study 

Several limitations should be acknowledged in this study. First, the research 

relied primarily on publicly available data sources, including Census data, policy 

documents, and qualitative analysis, which limited its ability to capture a detailed 

quantitative reality. This constraint is particularly significant in a small municipality 

context, where key data gaps around renter household income, second-home 

ownership, and seasonal population fluctuations are unavailable. Yet are highly relevant 

to understanding housing affordability in a tourism-based community.  

Additionally, because the study uses a single-case study design to focus on 

Revelstoke, the findings are not intended to be universally generalizable to all mountain 

resort municipalities; rather, they offer place-based insights into a specific community 

experiencing rural economic transition and housing stock pressure. At the same time, 

the broader structural dynamics identified in the research, including amenity migration, 

tourism-driven labour markets, and the financialization of housing, are not unique to 

Revelstoke and have been observed in similar rural resort communities across British 

Columbia and Canada as found in the literature.  
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Chapter 4. Findings 

4.1. Key Interviews 

A total of 6 key interviewees within Revelstoke and the broader Columbia Shuswap 

region participated in interviews for this research. Participants came with a wide range of 

expertise and included municipal employees, representatives from community housing 

organizations, tenant advocates, local business advocates and builders/developers. This 

section provides an overview of the insights they shared in their interviews. Interviewee 

insight is organized into nine distinct themes all of which speak to one another to 

understand the realities of Revelstoke’s housing market and non-market housing provision 

in Revelstoke, BC. 

Table 5 Key Interviewee list 

Name Organization Position 

Gerald Christie Columbia Shuswap 
Regional District (CSRD) 

General Manager of 

Development 

Services  

Paul Simon City of Revelstoke Director of Development 
Services 

Kevin Dorrius Community Future General Manager  

Riley Paulishyn Community Connections Community Support 
Worker 

Taha Attiah Revelstoke Housing 
Society  

General Manager  
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Nathan Weston Straight Up Construction Project Manager  

 

4.1.1. Theme 1: Tourism-Led Growth as a Structural Pressure 

Participants consistently describe tourism not merely as an economic sector, but 

as a structural force reshaping housing demand and land use, and labour markets. Unlike 

planned resort communities (ex. Whistler), Revelstoke transitioned from a historically 

successful working-class resource-based economy towards a lifestyle and visitor-oriented 

economy. This was described as, creating misalignment between economic growth and 

housing stock as described by Dorrius a representative of Community Future Revelstoke 

a local NGO providing business, financial, and community development services in 

Revelstoke expressed. 

“Obviously tourism has driven our economy quite hard, a lot of businesses have 

become very successful based on the tourism market that we have, yet it's obviously 

created some challenges especially around housing. Unlike like Whistler, which was 

basically built for tourism, Revelstoke has always been a bit of a blue-collar town with a 

with a very diverse forestry sector, BC Hydro with the two dams to the north, CP Rail, and 

some mining and so forth. Tourism has created some challenges for other industries to try 

to keep up with the housing prices that have developed because of the success of the 

resort and tourism.” ( Dorrius, November 10, 2025, p. 1) 

Furthermore, the success of tourism has created conditions which triggered 

housing costs to escalate faster than local wages, thereby destabilizing non-tourism 

industries as well as tourism itself. As a Revelstoke developer Nathan Weston states,   

“It's challenging, being a resort municipality, people move here because of the 

lifestyle. So, they don't necessarily work traditional jobs. A lot of people we've built for are, 

say executives or remote tech workers or work in sales and such. So, they can work from 

a laptop and are generally higher income earners, so they're able to acquire housing 

easier than, say, somebody that's swinging a hammer. So, it's kind of ironic that the people 
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that are building and supporting the housing supply have troubles acquiring housing, even 

though they have the skills to do the building.” (Weston, October 29, 2025, p. 1) 

Several accounts emphasized that growth pressures were amplified by a 

fluctuating “shadow population” and seasonal visitor influx that intensify service and 

infrastructure demand beyond what the resident tax base can realistically sustain. The 

Director of Development Services emphasized, 

“The growth of tourism really means we're dealing with a massive increase in 

population that fluctuates year, over year. Resulting in our facilities and critical 

infrastructure being strained by individuals that are visiting. On one side, tourism provides 

excellent opportunities for economic development, but not necessarily long-term financing 

of local government infrastructure that the local tax base is now responsible for. So, 

tourism exasperates an already existing infrastructure challenge. Most municipalities, are 

dealing with infrastructure just for their base population, yet we have our base population; 

then we have our shadow population." (Simon, November 4, 2025, p. 2) 

4.1.2.  Theme 2: Infrastructure-Limited Growth Capacity 
Constraining Housing Delivery 

Interviewees repeatedly emphasize that housing supply cannot expand 

independently of water, sewer, and servicing capacity. Without this critical infrastructure, 

feasibility of additional housing density cannot be achieved. The MRDT tax was identified 

as a miss opportunity for a flexible fund source to address these community needs. Dorrius 

stresses: 

“It's to the point now where we need to take a real serious step back and say, do 

we even want any more growth and development in tourism until we have dealt with these 

critical infrastructure issues? There is MRDT tax that comes in but only a small portion of 

that money from the OAP can go towards housing. The rest of it must go towards 

marketing and tourism infrastructure and so forth. And that OAP money doesn't even 

include road and sewer. So, when we got all these tourists coming in adding strain to our 

water, sewer and roads It doesn’t make sense that there's no funding through the MRDT 
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tax to be able to keep up with that strained infrastructure that creates more end costs when 

it comes to trying to tie down development”  (Dorrius, November 10, 2025, p. 18) 

MRDT revenues are viewed as misaligned with actual infrastructure burdens 

created by tourism. MRDT was often referenced as a restricted funding source, significant 

in financial value but constrained in allowable uses. The RMI was farmed as creating 

intuitional authority that is locked into tourism and tourism interests. 

“MRDT tax could be something that could really help resort municipalities to be 

able to develop their own priorities for the funding, as opposed to being a fund that just 

continues to support more out of control growth. Now the problem is that the chamber of 

commerce who are collecting the tax, they want to see that money go towards supporting 

tourism and so forth, those who sit on the board all have a direct interest in the success 

of tourism. And would most likely be threaten if the money did get diverted into other 

infrastructure and so forth.” (Dorrius, November 10, 2025, p. 19) 

4.1.3.  Theme 3: Fragmented Housing Continuum and the “rental 
trap” 

Participants described an unattainable, precarious and inadequate housing 

continuum with few pathways from entry-level rental, long-term housing rentals to stable 

home ownership. Rental dependence is framed as a source of long-term insecurity rather 

than a transitional phase. Rental housing was frequently depicted as increasingly 

precarious and unaffordable with residents paying a large share of income (upwards of 

30% of their take home pay) toward shelter costs and experiencing overcrowding, 

substandard conditions, or instability within those rentals. 

“You want home ownership, and a lot of these programs are rental driven, and I 

think that's the problem. We've priced ourselves to the point where back in the day you 

could buy a house for $20,000, $30,000 thousand bucks and now you can't build a house 

for less than a million. Plus, the dirt, right? And dirt's $500,000. grand. And yet the wages 

still haven't increased from there. So now we've forced ourselves to be in a rental pool. 

And so again, it's further perpetuating this cycle of insecurity. So now we're trying to 
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address housing security because everybody's in a rental.” (Weston, October 29, 2025, p. 

6) 

The lack of options along the housing continuum was interpreted as a driver of out-

migration, particularly among younger residents and workers who could not envision long-

term financial futures in the community. 

“We have people that are coming to town fresh out university, high school or 

internationally and they're happy to live that mountain dream and in some cases living in 

an overpopulated house and at some point, they want to start living alone, and suddenly 

they realize that you're putting 2/3 of their take-home pay just into rent, and you end up 

coming to the realization that you actually don't have a long-term financial future here.” 

(Dorrius, November 10, 2025, p. 2) 

This outward migration of the community’s largest workforce demographic was 

framed as a determinant of community viability rather than a discrete social outcome. 

“As a business owner we end up having to watch our key staff leave town and 

constantly be retraining and retraining. It's a massive retention issue for our local 

businesses. Even professional positions like teachers and RCMP, people are starting to 

look around and see the cost of owning a home here as out of reach and decide to go 

elsewhere, there their dollar can go a lot further.” (Dorrius, November 10, 2025, p. 2) 

4.1.4. Theme 4: Labour Market Housing Mismatch 

A persistent theme is the paradox that those who build, serve, and maintain the 

community cannot afford to live in it. 

“When you don't have a housing continuum that provides for the folks that are 

working day in,  day out and they cannot afford to live here, or they're paying 30, 40, 50% 

of their income on shelter costs, it starts to decrease the livability of the town, and it also 

decreases the ability for individuals who contributed to building this town to stay here” (P. 

Simon, November 4, 2025, p. 3) 
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This mismatch between labour markets and housing markets produces service 

degradation, safety risks, and economic instability. 

“Businesses are going to operate a much thinner capacity if the housing needs are 

not addressed. And so, you end up with service issues and quality of product issues, even 

safety issues if you don't have enough personnel to keep a safe business running.” (K. 

Dorrius, November 10, 2025, p. 19) 

Participants connected housing exclusion to recruitment and retention challenges 

across sectors, including tourism, education, policing, health, and local small business. 

Housing affordability was therefore depicted as an economic development and community 

sustainability problem.  

4.1.5. Theme 5: Governance Capacity and Scale Mismatch 

Participants frequently described a mismatch between the scale of the housing 

problems and the institutional authority, workforce capacity, and fiscal tools available to 

local government to resolve housing unaffordability. In reference to federal and provincial 

policies Simon notes.  

"These processes, again, very well-intentioned but when you couple that with 

financing requirements, finding local operators, managing the development approval 

process, adhering to local government regulations, making sure that the local council is 

on board and happy with it. You get this very complicated bureaucratic framework, and 

local nonprofits try and navigate through that, yet it becomes quite challenging. And so 

again, everything is incredibly well-intentioned and when you work with the BC housing 

folks, they're amazing. But they're also stretched thin too, right, the local government staff, 

we have great staff here. We're also stretched thin. So, the resources that become 

available to adequately implement these programs that are very well-intentioned and 

critically needed, they get stretched very, very fast” (Simon, November 4, 2025, p. 28). 

Interviews portrayed a pattern of downloading/offloading from higher levels of 

government and furthermore setting the expectations for local governments to produce 

affordable housing outcomes while being provided with limited funding, complex 
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administrative process, and a non-place bases sensitive program criteria to assist the 

unique but not entirely different housing needs of Revelstoke, BC.  

“In regard to federal funding programs, it's fair to say that we do our best to utilize 

and find funding to put towards housing in Revelstoke, but in some situations meeting the 

definitions and criteria that are set out by the federal government are challenging within 

resort context. We have ran into problems pretty regularly, the statistics being collected 

around affordability and what is accepted at the federal level are not sensitive enough to 

the local variation and cost of living.” (Attiah, November 5, 2025, p. 2). 

Participants also emphasized the administrative burden of navigating 

provincial/federal housing programs and the limited capacity of small municipalities and 

nonprofits to understand the complex requirements of such programs. 

“I'd say the problem is much bigger than local government, I've been involved in 

city finance budgets for probably the last 10 plus years, and the consistent theme is that 

higher levels of government tend to basically dump or offloading to municipalities. For 

instance, higher levels of government say you need to do XYZ, but they don't provide the 

funding. You're now responsible for this piece of infrastructure or now you're responsible 

to deal with housing and they've created the issue and forced the municipalities to deal 

with it. Bill 44 is a classic example of that” (Weston, October 29, 2025, p. 4). 

This scale and mismatch theme extended into enforcement capacity, including the 

practical difficulty of monitoring and enforcing short-term rental rules. 

“Vacation rentals in order to be on platforms like Airbnb, must have business 

licenses, so that has actually helped a little bit with enforcement and actually knowing how 

many STR’s are in the city, but here's a lot of people also just have their close group of 

clients that they rent to and you know they're not advertising or not part of these online 

platforms.” (Dorrius,November 10, 2025, p. 4) 
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4.1.6. Theme 6: Regulatory Burden and Development Feasibility 

Participants described development feasibility as shaped by cumulative regulatory, 

logistical, and cost pressures. Construction costs were reported as significantly higher due 

to transportation distances, snow-load requirements, labour shortages, and limited access 

to specialized professionals such as building officials. While participants generally 

acknowledged the importance of building codes and safety standards, they emphasized 

that layered regulatory requirements can exacerbate affordability challenges when not 

accompanied by subsidies. 

“We all want to see more affordable housing, but all these other pressures are 

pushing it in the wrong direction and anytime more regulation comes on, it just increases 

the cost as well, even though there's good arguments to be made as to why those 

regulations should be there.” (Christie, 2025, p. 6)(Christie, October 31, 2025, p. 6) 

This theme highlights how regulation, while well-intentioned, can interact with 

market conditions to slow delivery and increase per-unit costs on to buyers. 

4.1.7 Theme 7: Short-Term Rentals as a Double-Edged Tool 

Short-term rentals were described as a “double-edged sword.” On one hand, 

STR’s were framed as contributing to housing scarcity and social conflict between long-

term residents and visitors. On the other side, participants noted that STR revenue can 

function as a mortgage helper or income for local households and supports the broader 

tourism economy. In addition, short-term rentals pay into the MRDT OAP steam which 

contributes to the affordable housing reserve fund. 

It's a double-edged sword and there’s no one right answer for it, unfortunately."   

(Simon, November 4, 2025, p. 9) 

Participants also emphasized that the magnitude of STR impacts depends on 

zoning, scale, and enforcement. This theme highlights policy complexity enforced by 

various levels of government, general manager of development services at CSRD 

expressed: 
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“There's some tension sometimes between what a resort municipality sees, and 

I'm thinking short term rentals is a good example, and what the regional district may want 

differs than what a resort municipality may desire. Recently our electoral area director 

decided that he wanted his area, the rural area around Revelstoke, to opt into the 

provincial regulations for the principal residence requirement and that really upset some 

of the Revelstoke Folks who relay of this type of tourism related income” (Christie, October 

31, 2025, p. 2) 

This is an example of how policy interventions may stabilize long-term rental 

supply but can also redistribute risk onto households whose housing security depends on 

annual STR income. 

4.1.7. Theme 8: Non-market housing and land tools as community 
stabilizers 

 Non-market housing was consistently framed as an intervention capable of 

counteracting market volatility and maintaining local workforce capacity. Participants 

highlighted local strategies as integral, policies such as land inventorying, land disposition, 

housing reserves, DCC waivers, tenant protection policies, and formal partnerships with 

nonprofit housing organizations. Simon elaborated on some of the non-market tools: 

"We created 2 policies and established an affordable housing reserve. So, one of 

the policies is creating a process by which applicants, mainly being non-profit housing 

developers and operators, can apply for funding from the city. It could be used to support 

concept development that would go towards grant applications. It can be used to support 

off-site servicing infrastructure that’s needed or development cost charge waivers that 

would be needed for affordable housing in the community. And we committed to 

streamline applications by getting them to council within 30 days subject to scheduling 

availability. So again, making it a priority within the department. We also created a policy 

that stipulates how we would go about disposing of land." (Simon, November 4, 2025, p. 

12) 

These measures were positioned as municipal levers that can partially offset 

structural market pressures, particularly when paired with senior-government funding and 
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long-term operating supports. Non-market housing was described as essential community 

infrastructure necessary to maintain workforce stability and social cohesion. Paulishyn a 

housing support worker iterated the integral need for non-market housing.  

“We have a huge number of people that we support with rental supplements, which 

really shows, how hard it is to meet the cost of housing here and were constantly receiving 

more applications.” (Paulishyn, November 2025, p. 3) 

4.1.8. Theme 9: Collaboration as necessary but constrained by 
uneven resources 

Collaboration across the city, nonprofits, developers, and senior governments was 

widely identified as essential to effective non-market housing provision. While 

collaboration was viewed as essential, participants cautioned that collaborative 

governance without sustained resourcing risks reproducing delays, inefficiencies, and 

outcomes that undermine affordability objectives. 

“So, there's a lot of collaboration that's needed and, in my opinion, it's not 

happening at the level that it should be. I think right now the province is very focused on 

the Lower Mainland in BC and again, for good reason. The legislation that’s has come out 

with minimal feedback from small local governments like Revelstoke and again very well-

intentioned legislation and very needed legislation. Yet, for me it all comes down to the 

execution and implementation and support that they provide to local government 

thereafter. But all this is also understanding the reality of the situation, we're dealing with 

stretched resources here in Revelstoke for our local government, the province is dealing 

with that too.” (Simon, November 4, 2025, p. 24) 

However, participants emphasized that collaborative governance is often 

undermined by competing interests, limited staffing, and uneven expertise on the 

development process. 

“A lot of times the people that are on these housing committees and groups are 

the ones that have the time to be on it. Those of us that should be on those committees, 

quite frankly, just don't have the time, even though we would like to be on those. And as 
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a side on that, if we are on those committees, then we don't get the opportunity to bid on 

that work. So, it's kind of self-defeating in a sense. Not that you know every builder should 

be on the committee, but it is a catch 22” ( Weston, October 29, 2025, p. 14) 

Nonprofit partners were portrayed as critical implementers of non-market housing 

yet constrained by the complexity of development process and long-term operations, 

suggesting that collaboration without sustained resourcing can reproduce delays and 

“sunk costs” that ultimately contradict affordability objectives. 

"An extensive level of collaboration is needed; I think that the province needs to 

be more in tune with the localized issues that we face on the ground. They listen, but their 

capacity to provide solutions to the problems that are raised at a local level, I think is 

challenging. The challenge that we run into in my experience is incredibly well-intentioned, 

generally volunteers on these groups that want to do the right thing and want to see this 

through. The time for them to dedicate is challenging, It’s a volunteer position. A lot of the 

time we're fortunate our local housing society has a couple paid positions, but a lot of them 

are volunteers. It is a big thing to construct an apartment building, let alone to manage 

and operate it after. It is a massive undertaking and so the experience in doing that 

becomes quite critical. And if you haven't done it before and you're learning on the fly, 

there is going to be a lot of sunk costs as you are learning, which kind of defeats the intent 

of affordable housing. So, the level of collaboration needs to be extensive to ensure that 

those resources are available to enable and facilitate housing." (Simon, 2025, p. 23) 

4.2. Summary of Findings 

Taken together, the nine distinct themes identified demonstrated that housing 

affordability challenges in mountain resort municipalities are systemic and structural. 

Participants consistently framed housing outcomes as the product of tourism-led growth, 

infrastructure and fiscal constraints, governance mismatches, and labour market 

dynamics. Non-market housing and municipal land tools emerged as central mechanisms 

for stabilizing these pressures, though their effectiveness is shaped by broader multilevel 

policy and capacity constraints. 
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Chapter 5. Discussion 

This discussion chapter interprets the findings of the study in relation to the broader 

literature on rural economic transition, housing affordability, and non-market housing 

provision in small, rural, resort municipalities. Using the Structural, Institutional, Financial, 

and Partnership (SIFP) framework, the discussion examines how housing pressures in 

Revelstoke are shaped not only by limited supply, but also by governance constraints, 

funding gaps, and the growing importance of cross-sector collaboration. In doing so, this 

chapter connects the finding from six interviewees from the local case study of Revelstoke 

to wider debates on rural economic transition, amenity migration, and the limits of market 

housing. 

5.1. To examine local housing market dynamics including 
the economic impacts of rural economic transition that 
produced seasonal employment, amenity migration, 
and discrepancies between housing costs and local 
living wages 

The findings confirm that Revelstoke’s housing pressures are inseparable from its 

economic transition (Ryser et al., 2023). The shift from a resource extractive and 

transportation-oriented economy towards a tourism and amenity-led development reflects 

broader rural restructuring across British Columbia (Carter & Shindruk, 1992). While all 

interviewees acknowledged that tourism growth has diversified Revelstoke’s local 

economy, they all also stressed the introduction of employment precarity characterized by 

seasonality, part-time hours, and income volatility. Stressing that such labour conditions 

produce structural vulnerability in housing access as income earnings may fluctuate, 

reinstating Weston and Simons reference that those who work to build the community are 

often the ones who can’t afford to stay (Simon, November 4, 2025;  Weston, October 29, 

2025).  

The discrepancy between tourism-dependent labour markets and lower wages in 

relation to housing costs is well observed by scholars such as Gosnell and Abrams (2009) 

. In Revelstoke interviews confirmed this mismatch as higher-income remote workers, and 
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the ownership of second homes in exacerbate housing price pressures. Interviewees 

commonly stated that amenity immigrants often have the purchasing power to out-bit 

locals in market housing systems (Dorrius, November 10, 2025; Simon, November 4, 

2025; N. Weston, October 29, 2025).   

As Gabriel et al. (2005) caution, conventional affordability metrics rely on income-

to-shelter ratios obscuring variation in household spending capacity and the lived realities 

of cost burdens associated with residing in rural communities. Interviewees confirmed that 

the rise of hidden homelessness is evident through the city, further questioning the 

reliability of standardized data collection techniques (Dorrius, November 10, 2025; R. 

Paulishyn, Noovember 2025). 

Amenity migration literature further demonstrates that rural mountain communities 

often experience a paradox of growth: economic revitalization accompanied by housing 

displacement (Gosnell & Abrams, Jesse, 2009). Housing increasingly functions as an 

investment asset rather than solely as shelter, interviewees stressed the reinforcing social 

inequities caused by amenity migrants along with direct negative implications on critical 

infrastructure (Simon, November 4, 2025;  Weston, October 29, 2025). The findings 

therefore support the argument that housing unaffordability in Revelstoke is not simply a 

supply shortfall but a structural outcome (Markey et al., 2008). In this context, affordability 

gaps in mountain resort communities reflect broader political economic policies rather than 

isolated local municipal planning decision making. 

5.2. To identify and assess policy initiatives across federal, 
provincial and municipal levels of government that 
seek to address housing affordability. 

Housing governance in Revelstoke operates within a multi-scalar framework. At 

the federal level, the National Housing Strategy has expanded capital funding and 

financing tools for non-market development (CMHC, 2025). These programs assist the 

financial feasibility for local community housing providers, yet they rely on competitive 

application processes, inconsistent definitions and assume sufficient local organizational 

capacity to carry out these complex projects (Lee, 2022). In small rural municipalities, 
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academics such as Ryser and Halseth (2014) have observed administrative constraints 

and limited capacity in the navigation of complex bureaucratic housing  frameworks (Ryser 

& Halseth, 2014). Interviewees stressed lack of capacity, mandate drift and lack of 

resources and finical leverage as key constraints reflecting much of the literature on rural 

NGOs. The interviews also stressed that all levels of governance are being “stretched too 

thin”.(P. Simon, November 4, 2025) 

Provincial reforms have significantly reshaped institutional authority in regard to 

housing. Recent legislative changes in The Local Housing Initiatives mandating housing 

needs reporting and expanding densities represents a significant shift in municipal 

authority toward prioritizing housing supply acceleration. Findings dispute 

multidimensional effects of these blanket policies as being “well intentioned” yet trigger 

differencing negative outcomes place to place, in small, rural resort municipalities the 

literature and interviewees consistently state that while an increase in density can open 

up local housing stock this additional market stock is continually being occupied by 

amenity migrants who’s purchasing power is significantly greater than those of 

Revelstoke’s housing needs core. 

Moreover, supply-oriented reforms do not inherently guarantee affordability. 

Density expansion without income targeting risks producing market-rate units that remain 

inaccessible to lower-wage workers, seniors, families and vulnerable populations. The key 

interviews discussed this dynamic of expanded development potential which does not 

automatically translate into housing affordability aligned with local wages. 

Municipally, the City of Revelstoke has utilized zoning amendments, development 

cost adjustments, land contributions, and partnerships with Revelstoke Community 

Housing Societies, Community Futures Revelstoke, Community Connections Revelstoke 

to enhance the deployment of non-market housing. These interventions illustrate proactive 

local governance; however, limited revenue tools constrain the municipality’s ability to 

independently finance large-scale non-market housing provision. The findings suggest 

that MRDT revenues as a misaligned funding tool, which accelerates housing insecurity 

and social inequities. Indicating that MRDT should be allocated towards housing priorities 

to ensure equitable housing stability. Furthermore BCs layered multi secular housing 

governance structure highlights the importance of policy alignment between federal 
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funding, provincial regulatory reform, municipal implementation and NGO capacity in 

delivering non-market housing. 

5.3. To describe non-market housing efforts in Revelstoke, 
BC 

Non-market housing provision represents the most direct intervention to 

counteract market-driven price escalation (Lee, 2023). In Revelstoke, partnerships among 

the city of Revelstoke, non-profit housing providers such as RCHS, local non-profits such 

as Community Futures Revelstoke, Community Connections Revelstoke and senior 

governments have enabled the development of below-market rental and supportive 

housing units such as the Oscar Street Town Homes and Bridge Creek Apartments. These 

initiatives reflect the collaborative delivery model emphasized within Canada’s non-market 

housing sector (CMHC, n.d.) 

The effectiveness of these projects lies in layered financing structures that 

combine federal grants, provincial capital contributions, and municipal land or fee waivers 

for said projects. Such partnership-based delivery mitigates financial risk for NGOs and 

enhances feasibility within current high-cost land and construction contexts. However, the 

scale of finical provision and institutional capacity remains modest relative to local need. 

Non-market housing waitlists continue to rise, indicating that demand significantly exceeds 

supply (Paulishyn, 2025, p. 3).  

In tourism-dependent communities, non-market housing also functions as 

economic infrastructure by stabilizing the workforce. Without the expansion of 

permanently affordable stock, labour precarity may undermine economic resilience, some 

interviewee applauded RMR for their CRS in delivering staff accommodation. Yet 

recognition of housing in relation to economic stability is largely overlooked by Revelstoke 

Tourism Initiative Committee, who decided to not direct the city’s largest financial revenue 

(MRDT) towards housing initiatives. Overall, non-market housing development in 

Revelstoke demonstrates strong local commitment across planning staff and NGOs, yet 

their efforts remain constrained by institutional lock in towards tourism, and limited 
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capacity and funding across actors. Furthermore, addressing structural affordability gaps 

requires coordinated responses across all actors towards long-term housing strategies. 
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Chapter 6. Conclusion 

6.1.  Conclusion Summary 

This research examined housing affordability in the mountain resort municipality 

of Revelstoke, British Columbia, within the broader context of rural economic transition, 

amenity migration, and the financialization of housing markets. Using a Structural, 

Institutional, Financial, and Partnership (SIFP) analytical framework, the study explored 

how economic restructuring, governance arrangements, and housing policy interact to 

shape housing outcomes in tourism-dependent rural communities. 

6.2.  Policy Recommendations 

This research identified several underlying barriers that limit the ability of 

municipalities such as Revelstoke to effectively address housing affordability. These 

barriers include limited access to place-specific housing data, insufficient funding for non-

market housing development, and misaligned governance structures that often fail to 

reflect the realities of small, rural, tourism-dependent economies. These 

recommendations directed towards the City of Revelstoke are a direct result of the 

literature gaps and findings of this research. 

Recommendation 1: Expand the provision of non-market housing 

This research demonstrates that expanding non-market housing is essential to 

addressing housing affordability in rural and mountain resort communities such as 

Revelstoke. While senior government housing programs have increasingly recognized the 

need for non-market and community-based housing delivery, many interviewees stated 

that these initiatives are not feasible for small rural realities, who need non-market housing 

to function as economic infrastructure. This thesis recommends the city of Revelstoke: 

1) Increase the percentage of MRDT towards non-market housing to offset 

the negative socioeconomic outcomes that tourism reinforces. Dedicating up to at least 

30% of MRDT revenue towards non-market housing is recommended. 
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2) Establish a property tax exemption bylaw, to exempt all non-profit housing 

development in the City of Revelstoke from paying property taxes for up to 10 years.   

Recommendation 2: Expand data collection methods 

Finding rigorous, reliable data for Revelstoke was a key challenge in this research, 

STIR calculations derived from CMHC and census data did not accurately capture the 

“Hidden Homelessness” realities of rural, resort municipalities such as Revelstoke. Data 

on homeless populations and ownership of second homes was unavailable. Renter 

income and rental rates were based off interpretations. This research recommends the 

city of Revelstoke strengthen their data collection methods by: 

1) Collaborating with RCHS, Community Connections Revelstoke and other actors to 
create ongoing database using place-sensitive data collection methods to develop a 
clearer understanding of the different forms of homelessness, unaffordability 
pressures and housing need in the Revelstoke community.  

2) Use collected data to advocate for housing needs of Revelstoke to the community, 
local developers, NGOs and to senior levels of government and housing agencies.  

Recommendation 3: Strengthen the city of Revelstoke’s housing 
information, communication, and advocacy  

This research recommends that the City of Revelstoke strengthen housing 

information, communication, and advocacy as part of a broader institutional response to 

housing insecurity. Meaningful communication should be ongoing and aimed at educating 

and building partnerships. In this regard, a stronger municipal media presence could help 

translate housing policy into more accessible public language. This effective strategy can 

generate a greater understanding of why non-market housing is necessary for the 

community. Furthermore, this research recommends: 

1) Establish a more active and visible communication role. This could include short-
form educational media and public-facing explanations of affordable housing tools 
discussing local housing needs in a casual manner.  

2) Establish a recognizable housing communication spokesperson, to foster trust and 
accountability between the city of Revelstoke and the community.  
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3) Establish a stronger “housing-first” culture across municipal policies and 
partnership reports. Consistent language across partnerships will better 
communicate the need for non-market housing development.  

4) Developing a clear centralized housing information system for non-profits, 
employers, developers, and partner organizations attempting to navigate the city 
of Revelstoke’s housing policies.  

5) Educate Revelstoke’s tourism initiative committee on housing markets, non-
market housing frameworks and municipal finance.  

Recommendation 4: Continue supporting community-led housing 
initiatives and establish cooperate social responsibility culture  

Non-market housing initiatives were identified as critical economic infrastructure 

for amenity rich municipalities. These collaborative approaches between municipalities, 

nonprofit organizations, community development agencies and local cooperation’s have 

been identified as effective strategies for addressing rural housing challenges (Moore, 

2005b; Ryser et al., 2023).This research recommends that the city of Revelstoke:  

1) Intensively promote CSR housing uptake through the City of Revelstoke 
Affordable Housing Policies guide which is geared towards assisting the 
development of employee accommodation and non-market rental 
development.  

2)  Incentive and promote Cooperate Social Responsibility Culture by all sectors 
and actors in the community to further promote a share goal towards housing 
stability.  

3) Continue supporting affordable housing projects such as Revy Owns. 

4) Continue supporting RCHS. 

5) Promote TUP of ATCO trailers amongst corporations during intensified 
development periods.    

6.3. limitations of Research 

Several limitations should be acknowledged with in this study. First, this study 

relied primarily on publicly available data sources (Census), policy documents, and 

qualitative analysis, which fail to capture a detailed quantitative reality of non-market 

housing developments. Second, data availability for small municipalities such as 
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Revelstoke remains limited, particularly in relation to renter household income, ownership 

of second homes, and hidden homelessness. 

Additionally, the findings are based on a single case study and therefore cannot 

be generalized to all mountain resort municipalities. However, the structural dynamics 

identified in this research such as amenity migration, tourism-driven labour markets, and 

housing financialization are widely observed in similar small, rural resort communities 

across British Columbia (Moss, 2006). 

Future research could expand upon this work by:  

1) Examining multiple resort municipalities  

2)  Exploring the impacts of emerging provincial housing legislation over time.  

3) Exploring residents’ perceptions of shifting away from a resource-based 
economy to an amenity-based economy. 

6.4.  Final Words 

The city of Revelstoke’s housing challenges illustrates broader challenges faced 

by many small, rural communities undergoing rural economic transition. Tourism 

development and amenity migration can bring economic diversification and population 

growth, yet these same forces can also destabilize local housing markets if left 

unmanaged (Halseth, et al., 2021). Without deliberate planning interventions and policy 

alignment across all levels of government, the communities that attract visitors and new 

residents will continue to struggle to house the people that build the community of 

Revelstoke (Gill & Williams, 2014; Ryser et al., 2023). 

Ultimately, effective community planning for housing affordability depends on a 

coordinated response from all levels of government, local corporations, non-profits, 

builder’s, developer’s and community members collectively recognizing that housing 

should not only be equitable and attainable to all residents but also functions as economic 

sustainability in small, rural resort municipalities.  
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