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January 27, 2025

To the District of North Cowichan,

Re: Land Lease vs. Strata Ownership

As a mortgage planner with DLC Producers West Mortgages and over 20 years of 
industry experience, I wanted to provide some insight regarding financing for modular or 
mobile homes on leased land versus strata ownership.

In our experience, securing mortgage funding for homes on leased pads can be highly 
challenging. Most lenders impose terms so restrictive that obtaining approval becomes 
nearly impossible.

However, when a home is situated on a strata lot�where the buyer owns the title and 
can offer it as security�the likelihood of approval improves significantly, often tenfold.

We look forward to collaborating with the developer on Morgan Maples, especially as it 
transitions to a strata lot project.

Sincerely,

Sharon Davis
Mortgage Planner
DLC Producers West Mortgages
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February 11, 2025 
 
Mayor and Council 
District of North Cowichan 
7030 Trans-Canada Highway 
Duncan, BC V9L 6A1 
 
Dear Sirs/Mesdames 
 
 
RE:    3499 Henry Road, Chemanius BC 
 
I am writing to provide my support for the early consideration of allowing the property located at 
3499 Henry Road to become a bare land strata property. 
 
Housing Affordability is a crisis throughout British Columbia and this project will go a long ways 
towards allowing ownership for the middle class people trying to make a home  in central 
Vancouver Island. As a director on the board of the Ladysmith Chamber of Commerce and an 
accountant in public practice in Ladysmith and Duncan I see a real need for this type of housing. 
 
I ask that council vote in favour of this application. 
 
 
 
Yours truly, 
 
 
 
 
Tammy Leslie, CPA, CGA, CA 
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January 20,2025

Mayor and Council District of North Cowichan

RE: 3499 Henry Road, Chemainus BC

We are writing in support of the above property and its application to be converted to a

Bare Land Strata.

The Cowichan Housing Association believes to be permanent, adequate, suitable, and

affordable housing is foundational to individuals, families, and communities.

This project provides new housing at the most affordable costs, which is an urgent need

in our community and the surrounding communities.

We all need to work towards the goal of reducing housing costs.

This application will allow an already approved project with Phase 1 constructed, to

provide the following.

1. Home and Land Ownership under widely understood Strata Rules

2. Provide a greater number of potential lenders

3. Provide reduced rates for mortgages

The project has already been approved, and the 100 lots will be developed, but we have

the opportunity to let the purchasers do it with full ownership and at a lower cost.

The Cowichan Housing Association�s Vision states �We work to increase permanent

affordable housing options.� and by approving this application you can help us realize

this goal together.

We hope that you will vote to support this application

Yours truly,





                                                  
 

City Wide Mortgage Services   #103-1245 West Broadway, Vancouver, BC V6H 1G7 
PH. 604.257.2600   Toll Free 1.800.774.8818  FX. 604.257.2605 

 

www.citywidemortgage.ca 
 

 
January 27, 2025 
 
 
To the District of North Cowichan 
 
 
Re: Lands lease vs Strata ownership 
 
City Wide Mortgage Services has been providing mortgage funding and brokering for 
over 30 years.  
 
I have been asked to confirm to you that, in our experience, when we get asked to 
fund a modular or mobile on a leased pad, many banks do not have a program for this 
property type. There are some private lenders that will lend on them with egregious 
terms, but for most lenders, they simply don’t take leased chattel as security for a 
mortgage.  
 
Having the modular home permanently affixed to a Strata lot, where the buyer owns 
the underlying land as well as the modular, will make financing much easier. There is 
a big difference in terms of the type and rate of financing that is attainable when it is 
on strata lots instead of leased lots.  
 
We hope this clarifies the position we have when financing these units, and we look 
forward to working with the developer on Morgan Maples when it is a strata lot 
project 
 
Sincerely,  
 

 
 
Rowan Smith, MBI, BBA 
Senior Mortgage Broker / Partner   
City Wide Mortgage Services 
 



 

ORCA Solu*ons Limited, 2411 Cousins Ave, Courtenay, BC, V9N 3N6 

 
 

January 30th 2025 
 
 
Attention: Mayor and Council District of North Cowichan 
 
RE:    3499 Henry Road, Chemanius, BC 
   Early Consideration to allow Bare Land Strata 
 
 
We are writing to provide our support for the early consideration to allow the property 
located at 3499 Henry Road to become a bare land strata property. 
 
ORCA Solutions Ltd are a Vancouver Island based provider of award winning 
manufactured homes. ORCA utilize innovation and technology to deliver high quality 
and performance homes in an environmentally and socially responsible way. 
 
As a local modular home manufacturer, ORCA have many potential clients that would 
like to purchase our product and place it on a property that they can own rather than 
rent.  
 
The consideration to convert the 3499 Henry Road development to a bare land strata, 
would allow potential customers options for home and land ownership, with cost 
savings on financing in addition to the quality manufactured homes that ORCA supply.  
 
 
We ask that council vote in favour of this application. 
 
 
Yours sincerely, 
 

 
 
 
Robin Ramage 
COO 
 
 
 
 
 
 



 
 
 
 
 
 

     January 29,2025 
 
 
Attention: Mayor and Council District of North Cowichan 
 
 
RE:    3499 Henry Road, Chemanius, BC 
   Early Consideration to allow Bare Land Strata 
 
We are writing to provide our support for the early consideration to allow the property located at 
3499 Henry Road to become a bare land strata property. 
 
Nexus Modular has been building quality modular homes in the Cowichan Valley Area since 
2017. Nexus provides an outstanding quality product while shortening the construction time 
frames and within the most affordable segment of the market. 
 
The conversion of the 3499 Henry Road property from to Bare land strata allows more options 
to the future purchaser. They can be a rental covered by the Manufactured Home Park Tenancy 
Act or own the lot as a Bare Land strata lot. Both options offer opportunities that will cater to a 
more varied group of purchasers looking for affordable housing options. 
 
As a local Modular Home builder, we have many potential clients that would like to purchase our 
product and place it on a property that they can own rather than rent. There is very low 
inventory of this type of property ownership for Modular Homes. 
 
We ask that the council vote in favour of this application. 
 
 
 
Yours truly, 

 
 
 
 
 
 
 
 
 

Alan Jackson, CEO 
Nexus Modular 
www.nexusmodular.ca 
 
 





lsland Dwellings

To :The District of North Cowichan

From : lconic island Dwellings lnc

To Whom lt May Concern,

Please allow us to introduce ourselves, and the reason for this letter.

lconic lsland Dwellings is a modular home provider and developer of projects for modular product on

Vancouver and surrounding lsla nds.

With the recent housing shortage, there has been a huge demand for quick solutions, and the modular

industry has been instrumental in the solution.

lconic has been involved in land lease and strata styles of developments and in our experience, both
formats work well. ln this case, it seems the strata lots are better for buyers on several levels, including

financing.

The Morgan Maples Project seems to lend itself to a strata style allowing buyers more flexibility and

more attainable pricing overall. We support this approach as a fellow provider and developer. lconic will
support this ongoing project and we hope the District will make a decision that will be best for all,

including the perspective buyers.

Business Development Manager

250-871.-7766

January 20,2025

lconic lsland Dwellings-M



 
Matthew Blake 
10125 Victoria Rd 
Chemainus BC 
V0R1K2 
matt@mattblakemortgages.com 
p. 778-653-4445 

Mayor and Council 
District of North Cowichan 
7030 Trans-Canada Highway 
Duncan, BC V9L 6A1 

RE: Support for the Project at 3499 Henry Road, Chemainus, BC 

Dear Mayor and Council, 

I am writing to express my support for the proposed conversion of 3499 Henry Road into a Bare Land Strata. As both a resident of 
Chemainus and a mortgage broker who works with homebuyers seeking financing, I strongly believe this conversion will provide 
much-needed affordable housing options while also improving financing accessibility for buyers. 

One of the biggest barriers to homeownership in projects structured as leasehold properties is the challenge of securing mortgage 
financing. Based on my experience, chattel mortgages—often required for leasehold land—are extremely difficult to obtain. The 
conversion to a Bare Land Strata structure will improve financing opportunities for buyers for three key reasons: 

1. Increased Lender Options – Leasehold properties and chattel mortgages limit the number of lenders willing to finance a 
purchase. Many major banks and mortgage lenders simply do not finance leasehold properties or, if they do, impose 
restrictive terms. In contrast, a Bare Land Strata designation would allow buyers access to a broader range of lenders, 
including major financial institutions offering competitive mortgage rates. 

2. More Affordable and Flexible Financing – Chattel mortgages typically carry higher interest rates, shorter loan terms, and 
require larger down payments due to perceived lender risk. Bare Land Strata ownership, however, qualifies buyers for 
traditional mortgage financing with lower rates, longer amortization periods, and smaller down payment requirements—
making homeownership more attainable for local residents. 

3. Stronger Long-Term Property Values – Leasehold properties tend to have lower appreciation potential and can create 
uncertainty for buyers regarding lease renewal terms and escalating lease fees. A Bare Land Strata structure provides 
security and ownership rights that help properties retain and grow in value over time, ensuring better long-term investment 
potential for buyers. 

Chemainus is in need of diverse and attainable housing solutions, and the conversion of this project into a Bare Land Strata will 
remove significant financial barriers for prospective buyers. I encourage the Council to support this project, as it will not only benefit 
homebuyers but also contribute to a stronger, more accessible housing market in our community. 

Thank you for your time and consideration. 

Sincerely, 

Matthew Blake 
 
 

 
 
 
Matt Blake Mortgages & Resident of Chemainus 

 

mailto:matt@mattblakemortgages.com
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Attention: Mayor and Council District of North Cowichan 

RE: 3499 Henry Road, Chemanius BC 

January 20,2025 

We are writing to provide our support for the early consideration of allowing the property located 
at 3499 Henry Road to become a bare land strata property. 

Housing Affordability is a crisis throughout British Columbia. 

By allowing Bare land Strata on this site, it makes it easier for ownership at entry level home 
prices. 

I ask that council vote in favour of this application. 

Yours truly, 

NameJ� f;/,( 

Address: Ch e,(Y}� 1 /3 �

Rachel.Pukesh
Text Box
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