
1.                                                                                                  April 2013 

 

TRI-CITIES ANNUAL HOUSING AFFORDABILITY REPORT 
April 2013 

Subject Page 

1. Household Income 2 

2. Housing Price Index 3 

3. Affordable Incomes — Ownership 4 

4. Purpose-Built Apartment Rents 4 

5. Affordable Incomes — Purpose-Built Apartment Rentals 5 

Section 1:  Housing Affordability Indicators 

Section 2:  Housing Availability Indicators 

Subject Page 

6. Tri-Cities Housing Starts 5 

7. Tri-Cities Purpose Built Apartment Vacancy Rates 6 

8. Loss of Rental Units 6 

9. Secondary Rental Market 6 

10. Social Housing 7 

11. Expiring Social Housing Agreements 8 

Subject Page 

12. Households in Core Housing Need 9 

13. Households at Risk of Homelessness  9 

14. Households Receiving Provincial Rent Subsidies 10 

15.  Households Receiving Provincial Income Assistance 10 

16.  Social Housing Waitlist 11 

17. SHARE Food Bank Use 11 

18. Homelessness 11 

Section 3:  Housing Need Indicators 



2.                                                                                                  April 2013 

 

1. Household Income 

Section 1:  Housing Affordability Indicators 

 

Source: Metro Vancouver Housing Data Book 1.1.1 February 2013 (Median Income - All Family Units) (Constant 2010 dollars) 

 
Source: Metro Vancouver Housing Data Book 1.1, 1.3 February 2013 (Statistics Canada 2006 Census) 

Housing affordability is a measure of the cost of 
housing and a household’s ability to meet that cost. 
The median household income together with the 
average cost of housing can be used as a bench-
mark for determining the ability of households to 
find housing in their community at a price that they 
can afford. 
Metro Vancouver median household income data 
is available annually from Statistics Canada, where-
as municipal-level data is available only for census 
years.  Data from the 2011 census for the Tri-Cities 
municipalities will be available in the fall of this 
year. 
 
 

Households with annual incomes below 50% of the 
median income for a region are deemed to be “low 
income” - about $30,000 or less in the Tri-Cities in 
2006. 

Households with annual income between 50% and 80% 
of the median income for a region are deemed to be 
“low to moderate” income — about $30,000 - $50,000 
in the Tri-Cities in 2006. 

Introduction 
Welcome to the first Tri-Cities Annual Housing Affordability Report, prepared and published by the Tri-Cities 

Homelessness & Housing Task Group.  The purpose of the Annual Housing Affordability Report is to provide a 

report card on indicators of living affordability in the Tri-Cities as it relates to the cost of shelter, and to provide 

trends where that data is available.   

A recent report by the City of Coquitlam, the “Housing Affordability Discussion Paper”, reports that between 1991 

and 2011, rents and housing prices in Coquitlam have risen faster than household incomes.  Over these 20 years, medi-

an household income has increased by 23%, while average rent has increased 89% and average dwelling value has in-

creased 200%.  It is likely that a similar trend has occurred throughout the Tri-Cities.  Anticipated redevelopment of 

aging low-rise rental properties adjacent to planned Evergreen Line stations at Burquitlam and Moody Centre will put 

further pressure on the availability of shelter that is affordable to low and low to moderate income households in the 

Tri-Cities. 

 It has long been recognized that a person’s quality of life is largely determined by their housing situation, im-

pacting their health, employment and level of education. Adequate and affordable housing is an essential ele-

ment for a healthy community.  Addressing the housing affordability gap should be a top priority. 
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2. Housing Price Index (Greater Vancouver Real Estate Board) 

The MLSLink® Housing Price Index (HPI) is modeled 
on the Consumer Price Index (CPI). Instead of meas-
uring goods and services, the HPI measures the 
change in the price of housing features. Thus, the HPI 
measures typical, pure price change (inflation or de-
flation).  The HPI benchmarks represent the price of a 
typical property within each market. The HPI takes 
into consideration what averages and medians do 
not — items such as lot size, age, number of rooms, 
etc. These features become the composite of the 
‘typical house’ in a given area. Each month’s sales 
determine the current prices paid for bedrooms, 
bathrooms, fireplaces, etc. and apply those new val-
ues to the ‘typical’ house model. 

Source: Metro Vancouver Housing Data Book 5.4 February 2013 

 
Source: Metro Vancouver Housing Data Book 1.5 February 2013 (Statistics Canada 2006 Census) 

Source: Metro Vancouver Housing Data Book 1.6 February 2013 (Statistics Canada 2006 Census) 
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4. Purpose-Built Apartment Rents 

Source: Metro Vancouver Housing Data Book 2.6, February 2013 
Note: Excludes privately-owned condominium apartment rental units 

 

3. Affordable Incomes — Ownership 

The calculation of home ownership affordability is 
based on the CMHC guideline that housing costs for 
ownership should not exceed 32% of gross annual 
income.  The calculation assumes a 5 year fixed 
term mortgage at an interest rate of 5.24% (RBC, 21 
February 2013), with a 25 year amortization period 
and 10% down payment, plus $4,800/year for taxes, 
insurance and heat.  Down payment is not taken 
into consideration.  Housing prices are based on the 
Real Estate Board of Greater Vancouver’s Housing 
Price Index (per indicator 2).  

“The rental sector plays a critically important role in 
Canada’s housing system. Reflecting transitions in life, 
many tenants are young, creating new tenant house-
holds when they leave the family home. Others are 
older, seeking apartment living when they no longer 
need or want to maintain larger family homes. Simi-
larly, immigrant households, a critical component of 
labour market supply, initially rent before they transi-
tion to ownership.” 

Source: FCM: The Housing Market and Canada’s Economic Recov-
ery, January 2012 

In 2006, 25% of all Coquitlam households were 
renters, while 21 % of households in Port Moody and 
20% in Port Coquitlam were renters. 

Source: Metro Vancouver Housing Data Book 1.3 February 2013 

These rents reflect the aging nature of the Tri-
Cities purpose-built rental stock.  It will be impos-
sible to replace this purpose-built rental stock 
with new units at similar rents in the absence of 
significant financial incentives. 
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5. Affordable Incomes — Purpose-Built Apartment Rentals 

The calculation of rental housing affordability is 
based on the generally accepted guideline that rent-
al housing is affordable when no more than 30% of 
household income is required to pay the shelter 
cost (rent + utilities).  The calculation assumes that 
bachelor and 1 bedroom apartments pay $25/
month utilities in addition to rent, 2 bedroom apart-
ments pay $40/month and 3+ bedroom apartments 
pay $60/month utilities.  Rents are based on 2012 
Tri-Cities average purpose-built rents (per indicator 
4). 

Section 2:  Housing Availability Indicators 

6. Tri-Cities Housing Starts 

Source: Metro Vancouver Housing Data Book 2.3 February 2013 

Definitions: 

Freehold - A residence where the owner owns the 
dwelling and the lot outright. 

Condominium - An individual dwelling which is pri-
vately owned, but where the building and/or land 
are collectively owned by all dwelling unit owners. 

Rental - A dwelling constructed for rental purposes 
regardless of who finances the structure. 

“A number of factors underlie the lack of rental production, including rent regulation and taxation of rental invest-
ment income; foremost among these factors, however, are the fundamentals of new construction. The rental in-
come generated is insufficient to offer a reasonable rate of return for investors, because costs are out of balance 
with revenues. This disincentive to invest in rentals is in large part attributable to the impact of condominium de-
velopment, which sets the price for multi-residential land.” 

Source: FCM: The Housing Market and Canada’s Economic Recovery, January 2012 
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7. Tri-Cities Purpose-Built Apartment Vacancy Rates 

Sources: 
Metro Vancouver Housing Data Book 2.7 February 2013  
FCM No Vacancy: Trends in Rental Housing in Canada, July 2012 

Purpose-built rental apartments accounted for ap-
proximately 22% of the estimated 19,822 Tri-Cities 
rental dwelling units in 2009. The remainder of the 
rental units were either secondary suites, social hous-
ing or owner-rented housing. 

The vacancy rate is an indication of the health of the 
residential rental market. A residential vacancy rate of 
3.0% is generally considered a balanced market.  Low 
vacancy rates lead to challenges for many households, 
particularly those with low incomes, in finding suita-
ble and affordable rental housing.  Vacancy rates fall-
ing consistently below 3% generally correlate with 
upward pressure on rents. 

8. Loss of Rental Units 

Sources:  
2007— 2011: Metro Vancouver Housing Data Book 2.5 February 2013  
Note: Demolished units are assumed rental - however, the Metro Vancouver Housing Data Book does not specify as rental or ownership 
2012 - City-reported as non-single detached dwelling rental units lost to demolition 

Source: City-reported 
Note: Coquitlam reports 1 strata unit converted to rental in 2007 
 

9. Secondary Rental Market 

CMHC identifies the following dwelling types as comprising the Secondary Rental Market: 
rented single-detached houses; rented double (semi-detached) houses; rented freehold row/town homes; rented 
duplex apartments (i.e. one-above other); rented accessory apartments (separate dwelling units that are located 
within the structure of another dwelling type — e.g. secondary suites); rented condominiums; and one or two 

apartments which are part of a commercial or other type of structure. 
 



7.                                                                                                  April 2013 

 

Source: Metro Vancouver Housing Data Book 4.6 February 2013 

Sources:  
City of Coquitlam - Number of secondary suites billed for water service 
City of Port Coquitlam - Number of residences billed for extra utilities 
City of Port Moody - Number of secondary suite business licences issued 
  

On average secondary suites have significantly lower rents than traditional apartments and therefore play an im-

portant role in the affordable housing market. The average rent for a Metro Vancouver one bedroom secondary 

suite was $730, 20% ($189 ) less than the average rent in a conventional apartment building. The average rent for 

a Metro Vancouver two bedroom secondary suite was $862, 26% ($307) less than the average rent in a conven-

tional apartment building. 
Source: Metro Vancouver Housing Data Book 4.3 February 2013 

Estimated Rental Condominium Apartment Units — 2011 

On average, rented condominiums are newer and command higher rents than other rental housing in the re-

gion. The average rent for a one bedroom condo unit in Metro Vancouver was $1,195, 24% ($231) more than 

the average rent in a conventional rental apartment building. Similarly, the average rent for a two bedroom 

condo unit was $1,663, 34% ($426) higher than a traditional rental two bedroom apartment. 

Source: Metro Vancouver Housing Data Book 4.4 February 2013  

Source: Metro Vancouver Housing Data Book 4.4 February 2013 (CMHC Rental Market Report - October 2011) 

Social (“non-market” or “subsidized”) housing requires ongoing government subsidies to reduce rents for low 
and low - moderate income households.  The government subsidies cover the difference between the revenue 
from monthly rents and the actual cost to operate the housing.  Non-market housing is operated and managed 
by non-profit agencies, cooperatives and BC Housing (although there is no BC Housing direct-managed housing in 
the Tri-Cities). 

10. Social Housing 

Estimated Rental Housing by Source — 2009 

Known Secondary Suites 
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New Units of Social Housing Since 2007 

Total Units of Social Housing - 2012 

Source: City of Coquitlam Housing Affordability Discussion Paper, January 2013, pg 10 - 11 

11. Expiring Social Housing Agreements 

There are approximately 50,000 social housing units in Metro Vancouver, making up about 16% of the total 
rental housing stock in the region. About 36,400 of these units currently have subsidy agreements or rent sup-
plement agreements with the provincial or federal government. This includes non-profit housing, co-ops, inde-
pendent seniors housing, group homes, transition homes and other housing with supports, as well as some rent 
supplements. 
 
Over the next 20 years, operating agreements for 2,300 social housing units in the Tri-Cities will expire.  When 
these operating agreements were originally created, the intent was that they would expire at the same time as 
the mortgage on the housing was repaid.  This will not happen in some cases due to the impact of the “leaky 
condo” crisis and the need to finance building envelope repair.  It is not clear at this time how the affordability 
of these units can be maintained once the operating agreements have expired. 

Source: Metro Vancouver Housing Data Book 3.6  February 2013 
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Section 3:  Housing Need Indicators 

12. Households in Core Housing Need 

A household is said to be in “Core Housing Need” if 
its housing falls below at least one of the adequacy, 
suitability, or affordability standards and it would 
have to spend 30% or more of its total before-tax 
income to pay the median rent of alternative local 
housing that is acceptable (meets all three stand-
ards). 
“Adequate” dwellings are those reported by their 
residents as not requiring any major repairs. 
“Suitable” dwellings have enough bedrooms for the 
size and make-up of resident households, according 
to National Occupancy Standard requirements. 
“Affordable” dwellings cost less than 30% of total 
before-tax household income 

Source: Metro Vancouver Housing Data Book 3.1  February 2013 
Note: Figures above the bars are the households in core need 
expressed as a % of the total of renter or owner households in 
that community  

13. Households at Risk of Homelessness 

“INALH” households are households In Core Housing Need That Are Spending At Least Half of household income 
on shelter.  These households are in dire housing circumstances.  INALH data is considered to be a measure of 
households at risk of homelessness. 

Source: Metro Vancouver Housing Data Book 3.2  February 2013 

Source: Metro Vancouver Housing Data Book 3.2  February 2013 Source: Metro Vancouver Housing Data Book 3.3  February 2013 
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14. Households Receiving Provincial Rent Subsidies 

Source: BC Housing Research and Corporate Planning Department, 
April 2013  

Source: BC Housing Research and Corporate Planning Department, April 2013  
Note:  BC Housing's fiscal year runs from April 1 to March 31 of the following year. 
The number of RAP recipients in a fiscal year counts the number of households that received at least one cheque from the RAP Program in 

the fiscal year. 

The Shelter Aid for Elderly Renters (SAFER) program 
helps make rents affordable for BC seniors with low 
incomes. SAFER provides monthly cash payments to 
subsidize rents for eligible BC residents who are age 
60 or over and who pay more than 30% of gross 
household income towards rent for their home.  
To be eligible for the supplement, gross monthly 
income in Metro Vancouver must not exceed: 
Singles - $2,333 
Couples - $2,517 
Shared - $1,625 

Source: BC Housing website, March 2013 

The Rental Assistance Program (RAP) provides eligi-
ble low-income, working families with cash assis-
tance to help with their monthly rent payments in 
the private market. To qualify, families must have a 
gross household income of $35,000 or less, have at 
least one dependent child, and have been employed 
at some point over the last year. 

15. Households Receiving Provincial Income Assistance 

The intent of the BC Employment and Assistance pro-
gram is to help people move from income assistance 
to sustainable employment, and to provide income 
assistance to those who are unable to fully partici-
pate in the workforce. 
Definitions: 
“Employable" - those clients who are expected to 
seek work. 
"Disability" - Persons with a Disability (PWD) and Per-
sons with Persistent Multiple Barriers (PPMB). 
"Adult Care" - Persons resident in long term care fa-
cilities. 

Source: BC Ministry of Social Development March 2013 
Note:  Shelter allowance is the same for all classes of income assis-
tance recipients, but increases with the number of household de-
pendents: 

 

Unit Size 1 2 3 4 5 6 

Shelter Allowance $375 $570 $660 $700 $750 $785 
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17. SHARE Food Bank Use 

Source: SHARE Family & Community Services April 2013 
Note: Data is quoted for fiscal years ending March 31 

SHARE Family & Community Services operates 
three food bank depots in the Tri-Cities: 

 Port Moody—2615 Clarke St. 

 Coquitlam—Como Lake United Church 

 Port Coquitlam—Trinity/St. Catherine’s Church 
The depots distribute food every Wednesday—
however household clients may pick up food only 
once every 2 weeks.  A separate program is provid-
ed for households with pregnant women or with 
children under 1 year of age. 

18. Homelessness 

Source: One Step Forward … Results of the 2011 Metro Vancouver 
Homeless Count 28 February 2012 

A 24 hour count of homeless persons in Metro Van-
couver is carried out every 3 years.  It is recognized 
that this will undercount the actual number of home-
less persons as some homeless persons will remain 
hidden – either because they are “couch-surfing” and 
out of sight, or because they simply don’t want to be 
counted. 

BC Housing collects data on households that have 
applied for social housing in Metro Vancouver. The 
BC Housing wait list is an indicator of affordable 
housing need, but is not necessarily an accurate 
measure of demand. The data presented here indi-
cates the number of households resident in the Tri-
Cities that were on the BC Housing waitlist for so-
cial housing during the year indicated. 

16. Social Housing Waitlist 

Source: Metro Vancouver Housing Data Book 3.5  February 2013 
Reported by BC Housing as of June (2007 - 2009) or July (2010 - 2012) of each year. 
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A temporary over-winter shelter program has been operated by the Hope For Freedom Society since the fall of 
2007.  For the first 5 years of operation, the shelter program was known as the Tri-Cities Cold Wet Weather Mat 
Program and ran nightly from November through March. The program rotated between host church venues, one 
month at a time, and clients were bussed from permanent pick-up points to the shelter location. 
In 2012, the CWW Mat Program was replaced with the Bridge Shelter, running now from October through March, 
and at a fixed, walk-in accessible location.  Increased occupancy of the Bridge Shelter (2012 – 2013 season) over 
the CWW Mat Program in the previous 3 seasons reflects the impact of walk-in accessibility and a provision for the 
storage of carts and bicycles.  

Source: Hope For Freedom Society April 2013 

Source: Hope For Freedom Society February 2013 

The Hope For Freedom Society operates a Tri-Cities 
outreach program under contract to BC Housing.  
Outreach workers have been maintaining a running 
count of homeless persons since the inception of the 
program in 2006.  The annual data reflects the num-
ber of homeless persons believed to be resident in 
the Tri-Cities during that year.  

Links: 

Tri-Cities Homelessness & Housing Task Group: www.tricitieshomelessness.ca  

Metro Vancouver Housing Data Book: http://www.metrovancouver.org/planning/development/

housingdiversity/HousingDataBookDocuments/MV_Housing_Data_Book.pdf 

While the Tri-Cities Mat Program is operating, out-
reach and shelter workers have a greater opportunity 
to connect with homeless persons and help them 
address their challenges.  The chart on the left indi-
cates the number of shelter clients during each sea-
son that entered a detox or recovery facility or for 
whom housing was found.  Although they all did not 
keep their homes or stay in recovery, it was still an-
other step on the often circuitous path to recovery. 

http://www.tricitieshomelessness.ca/
http://www.metrovancouver.org/planning/development/housingdiversity/HousingDataBookDocuments/MV_Housing_Data_Book.pdf
http://www.metrovancouver.org/planning/development/housingdiversity/HousingDataBookDocuments/MV_Housing_Data_Book.pdf

