
1. 

 

Website: www.tricitieshomelessness.ca  Email: info@tricitieshomelessness.ca  
17 October 2014 

Tri-Cities

Homelessness

& Housing

Task Group

Start with Home

 
All-Candidates Briefing Session 

Municipal Election 2014 

Table of Contents 

Title Page 

Introduction 2 

What we are asking  2 

Affordable rental housing – a community asset 3 

Why is affordable rental housing in short supply? 3 

The income trap 4 

Affordable rents 6 

Other rental forms 7 

What about housing for low income households? 7 

Why should municipal governments care? 8 

Gentrification 9 

What role can municipalities play in the supply of 
affordable housing? 

10 

What are Tri-Cities municipalities doing? 11 

The value of partnerships 12 

Questions for candidates 13 

Appendix A: What has worked elsewhere? 14 

Appendix B: City of Vancouver Apartment New 
Construction Completions 1951 - 2009 

20 

Appendix C: Tri-Cities Households in Need 21 

Appendix D: Tri-Cities Homelessness Trajectory 22 

 

As you read through these pages, please ask yourself the following questions: 

1. What role should your city play in ensuring the availability of affordable housing for low and low – 

moderate income households? 

2. What tools available to municipalities would you promote to achieve this role? 

3. What will you personally do to ensure your city implements this role? 
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Introduction 

Purpose-built – but aging - rental apartment units in the Tri-Cities are at risk of being redeveloped as land values 

rise with the inevitable densification that is coming as Metro Vancouver grows.  Redevelopment is happening now 

near the Burquitlam Skytrain station, where 2 properties representing almost 10% of the Tri-Cities purposes-built 

rental stock have been purchased by developers.  One site – being redeveloped by BlueSky Properties at 655 North 

Rd. and 515-525 Foster Ave  - will see 112 rental units currently affordable to low – moderate income households 

replaced by 57 units in a 5 storey building along with condominium towers and townhomes.  It is likely that the 

rents for the 57 new units will be considerably more expensive than current rents. 

 

Some people rent because they choose not to purchase a home, others rent because they cannot afford to 

purchase one. For the latter, the barrier is the high cost of purchasing a home coupled with incomes which have 

not kept up with the escalation of housing prices over the years. 

 

Perhaps you know an immigrant or refugee family that is struggling to get settled in their new country. Perhaps 

you know a low-income family whose children are feeling the bite of poverty.  Perhaps you know someone who is 

disabled, or a senior living on a small, fixed income.  Perhaps your own children are struggling to find affordable 

housing as they enter the working world. 

 

According to a Vancouver Sun editorial on 27 May ’12 “Canada Needs a Rental Housing Plan”, municipal initiatives 

to stimulate the construction of affordable rental housing in Canada reflect the need of municipalities to respond 

to what has been a significant shift in the housing policy burden of provincial and federal governments to local 

government over the past 30 years. 

 

The BC Non-Profit Housing Association estimates that across the province, 200,000 new rental housing units will be 

required over the next 25 years.  In Metro Vancouver, there is a demand of 6,500 new rental units per year, while 

fewer than 1,000 are actually built. The City of Coquitlam has estimated in their “Housing Affordability Discussion 

Paper, January 2013 that 4,000 new units of below-market rental housing for higher need households, who would 

otherwise spend more than 50 percent of their income on housing, will be required in Coquitlam by 2023. 

What we are asking 

We urge the Councils of each of the Tri-Cities to: 

1. Establish a policy of no net loss of purpose-built market rental housing affordable to low – moderate
1
 income 

households due either to redevelopment or stratification. 

2. Protect and increase the supply of subsidized rental housing affordable to low income
2
 households in 

partnership with the province, developers and non-profit agencies 

3. Ensure that every tenant displaced due to redevelopment or stratification has viable, affordable
3
 housing 

alternatives. 

                                                        
1 Households with annual income between 50% and 80% of the median income for a region are deemed to be “low to moderate” 

income — about $35,000 - $56,000 in the Tri-Cities in 2010. 
2 Households with annual income less than 50% of the median income for a region are deemed to be low income  - less than 

$35,000 in the Tri-Cities,  These are the “working poor”. 
3
 Rental housing is commonly deemed to be affordable when the total cost of shelter (i.e. rent plus utilities) does not exceed 30% of 

gross household income. 
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Affordable rental housing – a community asset 

What does “home” mean to you?  Physical space, for sure.  It is an investment, the main financial asset for many 

households.  But “home” is much more than an investment.  “Home” is a sanctuary, a place of safety, warmth and 

security.  Where we hang our hat and keep family memories. 

Imagine how you would live without a home that had adequate space, was in good condition and, above all, 

affordable.  After paying the rent and utilities, how would you spend whatever was left over – food? clothing? 

transportation? your child’s educational expenses?  Imagine trying to raise your children to become thriving, self-

sufficient adults in the absence of a base of safe, secure, adequate and affordable housing. 

Housing is one of the most basic community needs—part of the essential services and facilities that provide a 

foundation for a healthy community.  Adequate, secure, affordable rental housing is a community asset – 

“infrastructure” similar to the other capital works which make a city livable such as roads, water and sewer.  Rental 

housing provides housing for persons in transition, often with limited income, such as young persons leaving home 

and immigrant households.  It provides shelter for “working poor” households that cannot meet the down 

payment hurdle and/or the monthly payments to own a home –particularly a challenge in Metro Vancouver.  And 

it provides housing for persons living on a fixed income such as seniors and persons living with a disability. 

 
 

 

 

 

 

 

 

 

 

Why is affordable rental housing in short supply? 

Up until the late 1960’s, multi-unit buildings were 100% rental.  The condominium concept – private ownership of 

a living space with joint ownership of common spaces – was not introduced in Canada until 1967 at a townhouse 

complex in Edmonton. 

Since the cancellation of senior government tax incentives for rental apartments in the 1970’s, investment in 

purpose-built rental units in the Metro Vancouver region has been stagnant.
4
  

The chart in Appendix B (page #20) displays how the construction of rental apartments in the City of Vancouver 

was overtaken by condo apartment construction starting about 1991.  Between 1991 and 2006, almost 550, 000 

owner-occupied condominiums were built in Canada, versus 160,000 rental units.   

                                                        
4 What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities, Metro Vancouver Regional Housing 

November 2012 

Justine and Shawn … 

Justine and Shawn are engaged to be married next year. They are 26 years old and have 

been together for three years. Justine completed her bachelor degree two years ago. 

After working a number of minimum wage part time jobs since graduating she secured 

steady employment in Coquitlam with a company where there is potential to grow 

professionally and to increase her earnings. The starting salary is $35,000 a year. Justine 

also has $25,000 in student loans. Shawn is a part time student at BCIT hoping to get into 

engineering at UBC. He has a part time (10 hours a week), minimum wage job to help 

with the finances. They are looking for a place to live in Coquitlam, ideally a two bedroom 

apartment so that Shawn can have a quiet place to study. They can only afford one 

vehicle so they need easy access to transit. 
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Just 10% of new residential construction in the past 15 years in Canada has been dedicated rental housing, yet 32% 

of Canadians live in rental units. 

According to the Federation of Canadian Municipalities: The Housing Market and Canada’s Economic Recovery, 

January 2012, “A number of factors underlie the lack of rental production, including rent regulation and taxation of 

rental investment income; foremost among these factors, however, are the fundamentals of new construction. 

The rental income 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 development, which sets the price for multi-residential land.” 

The lack of construction of new purpose-built rental apartments in the Tri-Cities is reflected in the following 

charts
5
: 

 

 

 

 

 

 

 

 

 

 

 

 

 

The income trap 

The City of Coquitlam reported in their “Housing Affordability Discussion Paper, January 2013, that while since 

1991 average rent in Coquitlam had risen 89%, and average dwelling value 200%, the median household income 

had increased only 23%. 

In 2013 in “Inner” Metro Vancouver, which includes the Tri-Cities, less than 60% of working households could 

afford to purchase a re-sale wood frame condo, the cheapest ownership housing option, while less than 50% could 

afford a new concrete condo.  

                                                        
5
 2008 - 2012 data counts single-detached houses with secondary suites as 2 ownership/freehold units. In 2013, CMHC revised the 

method of categorizing secondary suites such that secondary suites in single-detached houses are now counted as "rental". CMHC 
revised their 2012 data to reflect this change in categorization. For example, the increase in the number of rental units reported for 
the 2 sets of 2012 data (19 versus 175) for Coquitlam suggests that 156 of the rental units reported in the latter 2012 data were 
secondary suites.  
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In the Tri-Cities, low – moderate income households can typically afford the current average market rents for 

purpose-built rental apartments.  These rents, however, reflect the aging nature of the Tri-Cities purpose-built 

rental stock, and qualify as “low end of market”.  “Low end of market” is typically the term for rental housing 

targeted at low - moderate income households, while “market” is usually associated with rental housing targeted 

at moderate income households earning above 80% of median
6
. 

The following chart indicates the household incomes required to pay rent and utilities in the Tri-Cities for 

apartment sizes from bachelor to 3+ bedrooms
7
: 

 

 

 

 

 

However, households even at the higher end of the low-moderate income
8
 range are stretched to purchase any 

form of housing.  The following charts indicate the household incomes required to purchase housing in the Tri-

Cities in 2013.  The calculation assumes a 5 year fixed term mortgage at an interest rate of 3.49% (CIBC, 18 March 

2014), with a 25 year amortization period (first-time home buyer) and 10% down payment, plus $4,800/year for 

taxes, insurance and heat.  Down payment is not taken into consideration. 

 

 

 

 

 

 

 

 

 

 

                                                        
6 What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities, Metro Vancouver Regional Housing 

November 2012, p. #6 
7 Rental housing is commonly deemed to be affordable when the total cost of shelter (i.e. rent plus utilities) does not exceed 30% of 

gross household income. 
8 Households with annual income between 50% and 80% of the median income for a region are deemed to be “low to moderate” 

income — about $35,000 - $56,000 in the Tri-Cities in 2010. 
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Tri-Cities households in the low – moderate range are caught in the “income trap” – their household income 

exceeds the upper limit to receive provincial rent subsidies ($35,000), and they cannot afford to purchase a home. 

The following chart indicates Tri-Cities renter household income by Income Groups in 2010, according to the 2011 

National Household Survey.  

# % # % # % # % # % # %

Coquitlam 4,540 39 1,495 13 2,225 19 1,380 12 665 6 1,370 12

Port Coquitlam 1,580 35 440 10 1,125 25 520 11 405 9 450 10

Port Moody 740 25 275 9 610 21 410 14 320 11 550 19

< $30,000  $30,000 - $39,999 $40,000 - $59,999 $60,000 - $79,999 $80,000 - $99,999  $100,000

 

According to the chart, 13,030 renter households in the Tri-Cities had an annual income of less than $60,000 in 

2010, 6,170 of which earned between $30,000 and $60,000 per year– roughly in the range of low-moderate 

income households. 

Affordable rents 

What would be a suitable target for rents for new purpose-built apartments to be affordable to low – moderate 
income households? 

BC Housing uses the concept of “Housing Income Limits” (HIL) to determine eligibility for social (subsidized or non-
market) housing - to be eligible for social housing, the applicant’s gross household income must be below the HIL. 

Housing Income Limits represent the gross annual household income required to pay the average market rent in 

Metro Vancouver for an appropriately sized unit in the private market. Average rents are derived from CMHC's 

annual Rental Market Survey, done in the fall and released in the spring, and the HIL is set on the basis that rent 

should not cost more than 30% of gross annual household income. The size of unit required by a household is 

governed by federal/provincial occupancy standards. 

Unit size Bachelor  1 Bdrm  2 Bdrm  3 Bdrm  

BC Housing current HIL $35,000 $39,500 $48,000 $56,000 

HIL equivalent rents (30%) $850 $963 $1,160 $1,340 

HIL equivalent rents (35%) $996 $1,127 $1,360 $1,573 

2013 Tri-Cities average rents $702 $807 $993 $1,170 

Annual household income at 30% 
affordability based on 2013 Tri-
Cities average rents 

$29,080 $33,280 $41,320 $49,200 

Annual household income at 35% 
affordability based on HIL 
equivalent rents (30%) 

$30,000 $33,857 $41,143 $48,000 

Note that the range of HIL’s - $35,000 - $56,000 – currently corresponds to the income range for low – moderate 

income households in the Tri-Cities. 

The above chart demonstrates that a household with an annual income of $48,000 could afford a rent of as much 

as $1,360 for a 2 bedroom apartment if an affordability of 35% of household income was deemed tolerable.  

Similarly, a rent of $1,160 for a 2 bedroom apartment would be affordable for a household income of $41,143 , if 

an affordability of 35% of household income was deemed tolerable – equivalent to the annual household income 

required for 30% affordability for a current Tri-Cities average rent of $993. 
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Other rental forms 

Although the largest component, the market rental housing spectrum is not confined to purpose-built apartments.  

In particular, secondary suites and rented condominiums also meet some of the needs of the rental market. 

On average secondary suites tend to have lower rents than apartments and therefore play an important role in the 

rental market.  However, secondary suites do not necessarily have good access to public transit, a hardship for 

lower income households without a car, and some are illegal, not built to code and have safety issues. There is no 

data on the current vacancy rate for secondary suites. 

On the other hand, on average, rented condominiums are newer and command significantly higher rents than 

other rental housing, placing them out of the range of affordability for low - moderate income households.  

Tenancy is also not secure as an investor can choose to sell the condominium at any time to recoup the capital, or 

occupy the unit themselves. 

The following table lists the estimated rental housing by source in the Tri-Cities in 2009: 

# % # % # % # % # % # % # %

Coquitlam 3120 28 2372 21 2030 18 1560 14 1455 13 745 7 11282 100

Port Coquitlam 760 13 2100 37 950 17 700 12 705 13 420 7 5635 100

Port Moody 510 18 340-380 12 560 19 680 23 195 7 600 21 2905 100

Total #Purpose-Built

Secondary 

Suite

Social 

Housing

Rented 

Condos

Private Single 

Detached 

Townhouse, 

Duplex & Other

 

By 2011, the estimated number of rental condominium apartment units in the Tri-Cities had increased by 735 units 

or 25% since 2009.  Whereas between 2008 and 2011, the number of purpose-built rental apartments increased by 

only 103 units, just over 2% of the total supply. 

 

 

 

 

 

 

 

 

What about housing for low income households? 

Rental housing affordable to low income households (known as non-market, subsidized or social housing) in the 

past has been funded by senior government housing programs and managed by non-profit or cooperative housing 

agencies. Senior government housing programs have been responsible for most social housing built in the region 

since the 1970s.  There is virtually no new non-market rental housing for low income households being developed 

Farshad and Ina … 

Farshad and Ina came to Canada three years ago from Iran. They are both 
trained nurses with several years of experience working in hospitals in Iran. They 
heard that Canada could use their skills and given the conditions in Iran, decided 
that their one year old son deserved a better life. They left everything they had in 
Iran and came to Canada. Farshad drives taxi 8-10 hours a day to support his 
family. Ina stays home with their child, taking him to early learning programs and 
learning English. Both Farshad and Ina have been taking English classes so that 
their language skills are improved. Their functional English is now very good, 
they are currently working on their medical English. Unfortunately, getting 
accepted as a nurse in this country is proving very difficult and costly. Taking the 
exams will cost thousands of dollars. Farshad, Ina and their four year old son 
currently live in a one room, basement suite in Maillardville. Cooking, sleeping 
and playing all occur in one room and the stress of not having adequate living 
space and not having sufficient employment is making them question their 
decision to leave Iran. 
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today.
9
  At the same time, operating agreements with senior governments are expiring over the next 15 years, with 

currently no interest from government in renewing them.  This will jeopardize the continuing viability of this 

housing. 

The provincial Rental Assistance Program (RAP) provides eligible low-income, working families with cash assistance 

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. 

For many households with incomes less than $35,000 that are eligible for the Rental Assistance Program in the 

private rental market, the level of assistance is still not sufficient to reduce the cost of housing to 30% of 

household income, the generally accepted criterion for rental housing affordability. 

Further, this assistance is available only to family households with at least 1 dependent child.  According to Metro 

Vancouver
10

, only 24% (about 5,800 of 24,600) of households earning less than $35,000 annually in Metro 

Vancouver in 2006 were actually eligible to receive RAP payments. 

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 

Why should municipal governments care? 

Municipal government does not have the jurisdiction to change social assistance or increase incomes.. And, of all 

levels of government, municipal government is least able to pay for these solutions because of its heavy reliance 

on property tax and limited access to revenues that are more appropriately applied to solving this problem
11

. 

But, affordable housing is a key component of quality of life.  Housing is a cornerstone for building strong 

communities and access to housing is pivotal to community stability — it is a key determinant of a healthy 

community. Where and how people live not only affects individual health, but the well-being and character of the 

whole community
12

. 

Some of the benefits of affordable housing are
13

:  

 A supply of affordable housing can eliminate a basic roadblock to business investment and growth. High 

housing costs hinder economic development, using up income households would otherwise spend on other 

goods and services and making it difficult to attract and recruit qualified workers.  

 Affordable housing provides low and moderate income families with a stable place to rear children and build 

social networks, both important to maintain health, and access opportunities for employment, training and 

education. Children in families that have to move frequently are particularly vulnerable to stress, health and 

                                                        
9 What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities, Metro Vancouver Regional Housing 

November 2012 
10

 Memo to Metro Vancouver Housing Committee, July 23, 2010: Profile of Renter Households at Risk of Homelessness in Metro 
Vancouver, 
11

 Vancouver Homelessness Action Plan, 2005 
12

 A Regional Affordable Housing Trust Fund: Business Case and Draft Establishing Bylaw for Review and Consideration (Capital 
Regional District), 2004 
13 Ibid 
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dental problems and are at an educational disadvantage that perpetuates poverty and ultimately the cost to 

society. 

 Stable and affordable housing provides the basic infrastructure necessary to keep safe, warm, and healthy.  

And if people end up on the street, they have an impact on the sense of well-being of the neighbourhood and 

surrounding community. 

Healthy communities are blended communities, housing a mix of incomes, tenures and diversity, as well as housing 

types and sizes.  Access to safe, adequate and affordable housing is fundamental to the physical, economic and 

social wellbeing of individuals, families and communities.  Municipalities do have a vested interest in the quality of 

life of all of its residents, including ensuring access to housing that is safe, adequate and affordable. 

Gentrification 

Moving is a major disruption in one’s life, requiring – depending on distance from previous housing – finding new 

schools and essential services such as a dentist or a doctor, and learning to navigate new neighbourhoods.  It is an 

especially difficult time for children, interrupting relationships with old friends and facing discontinuity in their 

schooling.  All households move for a reason.  If a household moves for a new job or a promotion, or perhaps to 

larger or more desirable housing, the benefits outweigh the disruption.  If a household is forced to move because 

someone else can now better afford to live there than they can – gentrification – there is no benefit, only 

disruption often compounded by not being able to find new housing that is affordable and suitable to their needs. 

The advent of the Evergreen Line is accelerating the gentrification of the Burquitlam neighbourhood and 

potentially Moody Centre as well, as land values rise in the vicinity of Skytrain stations being constructed there.  

However, in time, all neighbourhoods in the Tri-Cities with older, low density purpose-built rental housing will 

experience this trend, a future source of disruption in the lives of households that can no longer afford to live 

there. 

The extensive gentrification of the Burquitlam neighbourhood provides an opportunity to respond in a creative 

fashion and address an issue – the high cost and limited construction of purpose-built rentals - that is being 

experienced throughout Metro Vancouver.  Municipal leadership could use this gentrification as a catalyst to 

convince senior governments that they need to be a partner in the solution. 

 

 

 

 

 

 

  

Jody …   

Jody is a single parent with two children – Abigail who is five and Lucas who is 
three. Jody is a hair stylist and earns about $40,000 a year as long as she 
continues to work on Saturdays, the busiest day for stylists. She doesn’t work on 
Sundays or Mondays. Abigail just started kindergarten and while her childcare 
costs decreased a bit she may have to reconsider being away from her children 
six days a week. With the children in school Monday to Friday and her working 
on Saturdays she is only left with Sunday to be with her children. Jody and her 
children live in a one-bedroom apartment in Burquitlam – the children share the 
bedroom, Jody sleeps on the pullout in the living room. Her major expense next 
to housing is childcare. While her childcare costs will diminish once the children 
are in school full time, she will likely stop working on Saturdays so she can have 
more time with her children – this will result in a drop in income. Her ex-husband 
isn’t around much and child support is spotty and undependable. 
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What role can municipalities play in the supply of affordable housing? 

Housing is not a primary responsibility of municipalities.  However local governments have an important leadership 

role to play with respect to affordable housing.  Municipalities can facilitate the creation of new rental housing 

through policy and regulation with a number of measures that can help to bridge the viability gap between 

developer cost and return by making investments in rental projects more attractive to the development 

community.  The range of measures local governments can use to facilitate and develop affordable housing 

include
1415

 

Fiscal measures designed to improve the economics of housing production including assistance for non-market 

housing providers to produce additional rental and special needs affordable housing, such as: 

 direct funding, often by way of an Affordable Housing Reserve Fund which accumulates funds to provide 

financial incentives for the future construction of affordable housing. 

 leasing of city-owned land at low or no cost 

 relief from fees and charges, such as development cost charges and amenity contributions 

Regulatory measures which use the planning and development control process to encourage and increase the 

supply of affordable rental housing such as: 

 community and area land use plans 

 inclusionary policies
16

 

 density bonuses
17

 

 relaxed parking requirements 

 small lot zoning 

Inclusionary zoning and density bonusing, in particular, are identified as being highly effective in urban settings 
while also having a low direct cost to municipalities. 

Education and advocacy measures which build community awareness and support for affordable housing such as: 

 rental housing inventories 

 guides for developers 

 advocacy for increased senior government support, including solutions to respond to needs which are not 

currently being met through existing government programs 

Policy development such as: 

 protecting against the loss of affordable rental housing and assisting displaced tenants 

 1:1 replacement policies 

 keeping housing affordability on the City’s agenda through continued implementation of an affordable 

housing strategy 

 measuring accomplishments and progress towards meeting affordable housing goals 

                                                        
14 What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities, Metro Vancouver Regional Housing 

November 2012 
15 City of Coquitlam “Affordable Housing in Coquitlam”  April 2007 (adopted by Council April 16, 2007) 
16

 Inclusionary zoning policies require the provision of some type of affordable housing as part of rezoning for a development. These 
policies may dictate that a percentage of units or square footage, or a specific number of units be affordable. Some policies require 
units to be built on site, others allow for units to be transferred to other sites, and some permit cash-in lieu contributions. 
17 Density bonuses permit developers to build at higher densities than current zoning allows in exchange for amenity contributions 

such as affordable housing. 
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Typically several municipal measures are employed on any single project, rather than in isolation from each other. 

Low-end-of market rents achieved through subsidies from a municipality could be protected over the life of the 

property by way of a Housing Agreement with the municipality.  The units would be managed in such a fashion 

that need would have to be demonstrated for a household to retain and maintain that housing. 

What are Tri-Cities municipalities doing? 

Port Moody 

Affordable housing measures in Port Moody include: 

 An Affordable Housing Strategy published April 29th, 2009: www.portmoody.ca/index.aspx?page=316  

 An Affordable Housing Reserve Fund (AHRF). The AHRF is funded through agreements with developers for 

“comprehensive development (CD) zones” where existing zoning is not a good fit for the proposed 

development.  Each agreement is unique and there is no standard formula for benefits to City – contributions 

are either directed to the AHRF or to another community amenity.  Each must be approved by Council, which 

is provided with a comparison with other CD agreements. The AHRF is available to development projects for 

the purpose of integrated, subsidized and market rental housing. 

 Intent to develop a community amenity contribution and density bonusing system, that would see 

contributions to the Affordable Housing Reserve Fund being based on a fixed formula. 

Port Coquitlam 

Affordable housing measures in Port Coquitlam include: 

 The Official Community Plan includes policies to encourage diverse housing choices for lower income 

households, including market and non-market rental housing, special needs housing, affordable 

homeownership, and planning for solutions to deal with homelessness 

 From this policy framework, the City has adopted policies and procedures to support the development of 

housing to meet the needs of low and low to moderate income households including: 

 A density bonus program which provides for additional density in exchange for direct contribution of 

amenities or cash-in-lieu of amenities; 

 A Social Housing Amenity Fund into which 50% of the bonus density cash-in-lieu is deposited; 

 A policy for development application processes which permits the City to initiate a development 

application, at its cost, if the application is proposed by a non-profit social housing provider or a senior 

government agency and provides for the construction or operation of rental supportive housing units, 

transitional housing, or temporary and emergency shelter uses. These applications are expedited through 

the review process. 

 The City is also drafting a Housing Action Plan which assesses local housing conditions and demand, identifies 

local housing priorities, and determines actions to advance those priorities.  It is anticipated that a draft plan 

will be presented to the Smart Growth Committee in the fall prior to a broader public consultation– more 

information is available at www.portcoquitlam.ca/housing.  
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Coquitlam 

Affordable housing measures in Coquitlam include: 

 An Affordable Housing Strategy adopted by Council April 16, 2007 www.coquitlam.ca/planning-and-

development/resources/social-planning/affordable-housing.aspx.  A new Housing Affordability Strategy is 

under development, and the city is currently launching a public consultation program. 

 Interim Rental Housing Strategies included as page #12 of the Coquitlam’s Transit-Oriented Development 

Strategy www.coquitlam.ca/planning-and-development/resources/special-plans-projects/transit-oriented-

development-strategy.aspx.  These interim strategies will be replaced by rental housing strategies 

incorporated in the new Housing Affordability Strategy. 

 A density bonus program applies to residential development in the City’s high-density apartment residential 

zones (RM-4, RM-5, RM-6), mixed use City Centre Commercial (C-4) and Transit Village Commercial (C-7) 

zones.  The permitted base density for these zones is a Gross Floor Area (GFA – ratio of building floor space to 

lot area) of 2.5.  Beyond that, developers must purchase additional density to the maximum permitted in steps 

of 0.5 GFA, as follows: 

 Step 1 (3.0 GFA), a financial contribution to the City is required of 75% of the land value of the additional 

residential density (RM-4, 5, 6; C-4; C-7) 

 Step 2 (3.5 GFA), a financial contribution of 65% of the land value (RM- 5, 6; C-4; C-7) 

 Step 3 (4.0 GFA), a financial contribution of 50% of the land value (RM- 6; C-4; C-7) 

 Step 4 (4.5 GFA), a financial contribution of 35% of the land value (C-4; C-7) 

 Step 5 (5.0 GGA), a financial contribution of 25% of the land value (C-4) 

The financial contribution at each step is made towards “amenities” as identified in the Citywide Official 

Community Plan 

 An Affordable Housing Reserve Fund.  The AHRF receives 50% of the Step 3 density bonus – i.e. ¼ of the 

equivalent land value of the increased residential density.  A policy for disbursement of the funds will be 

incorporated in the new Housing Affordability Strategy. 

 A Community Amenity Contribution (CAC) program applied to development in the Burquitlam-Lougheed 

Neighbourhood to specifically fund a future community recreational facility to accommodate growth 

generated around the Skytrain transit stations there.  This is in addition to the density bonus program.  A flat-

rate dollar amount of $3.00 is collected per gross (additional) sq. ft. of new residential floor space, up to a GFA 

of 2.5, with a credit being given for any existing residential floor space that is being replaced.  CACs do not 

apply to commercial floor space or private amenity floor space.  The density bonus program applies to 

residential development in the Burquitlam-Lougheed Neighbourhood for GFA’s in excess of 2.5. 

The value of partnerships 

Although there are a number of roles that municipalities can play in order to influence housing affordability, it is 

widely recognized that local governments lack sufficient financial and resource capacity to act alone in this regard.  

But municipalities can be a catalyst.  In order to act effectively, a coordinated and concerted effort is needed 

involving senior governments, the private and non-profit sectors, community support agencies, and municipalities .  

How do we get the senior levels of government and the private and non-profit sectors to invest in affordable 

housing in the Tri-Cities? – through partnerships. 

http://www.tricitieshomelessness.ca/
mailto:info@tricitieshomelessness.ca
http://www.coquitlam.ca/planning-and-development/resources/social-planning/affordable-housing.aspx
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http://www.coquitlam.ca/planning-and-development/resources/special-plans-projects/transit-oriented-development-strategy.aspx
http://www.coquitlam.ca/planning-and-development/resources/special-plans-projects/transit-oriented-development-strategy.aspx
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For instance, the City of Coquitlam has used City-owned land as an equity stake to leverage funds from the 

province and non-profit sector for the construction of affordable housing in the City.  The land leased by Coquitlam 

for both the YWCA’s supportive housing facility, Como Lake Gardens, and the 3030 Gordon Ave. shelter & 

transitional housing facility represents in the order of 10 - 15% of the overall capital cost of each of these facilities, 

with the lion’s share of the funding coming from the province – and the City retains ownership of the land.  The 

province and non-profit operators will also provide the operating funding for the facilities. 

Another example of a partnership at work is Beedie Living’s 26 storey market residential tower at 520 Como Lake 

Ave, which received rezoning approval at a public hearing on March 31
st

.  In addition to the residential tower, the 

development will include 7 – 2 and 3 bedroom townhome units plus an amenity space for the adjacent Como Lake 

Gardens.  The project is a partnership between Beedie Living, the YWCA and the City of Coquitlam.  Beedie Living 

and the YWCA are both contributing capital to the townhome component, while the City of Coquitlam is providing 

funding from its Affordable Housing Reserve Fund.  The project is made possible in part through a transfer of 

unused density to the residential tower (enabling additional housing units) from 528 Como Lake, the site of Como 

Lake Gardens. 

We are asking 

We urge the Councils of each of the Tri-Cities to: 

1. Establish a policy of no net loss of purpose-built market rental housing affordable to low – moderate income 

households due either to redevelopment or stratification. 

2. Protect and increase the supply of subsidized rental housing affordable to low income households in 

partnership with the province, developers and non-profit agencies 

3. Ensure that every tenant displaced due to redevelopment or stratification has viable, affordable housing 

alternatives. 

Questions for candidates 

Written responses to the following questions sent to info@tricitieshomelessness.ca will be published on the 

“Municipal Election 2014” page of the Tri-Cities Homelessness & Housing Task Group’s website 

www.tricitieshomelessness.ca.  The webpage address will be distributed to the Task Group’s members and friends 

with a request to circulate widely, and promoted through our Twitter and Facebook champions. 

1. What role should your city play in ensuring the availability of affordable housing for low and low – moderate 

income households? 

2. What tools available to municipalities would you promote to achieve this role? 

3. What will you personally do to ensure your city implements this role? 

 

http://www.tricitieshomelessness.ca/
mailto:info@tricitieshomelessness.ca
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Appendix A 

 

What has worked elsewhere? 18 

 
Table of Contents 

Title Page 
City of Richmond Inclusionary Zoning/Density Bonusing 
Approach 

15 

Loreen Place, Victoria, BC 16 
City of Vancouver: Affordable Rental Partnership 17 
Entry Level Home Ownership: 60 W. Cordova, Vancouver, BC 17 
Shared Equity Homeownership 19 

 

  

                                                        
18 The contents of this appendix except for “Shared Equity Homeownership” are taken from “What Works: Affordable Housing 

Initiatives in Metro Vancouver Municipalities”, Metro Vancouver Regional Housing November 2012 
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City of Richmond Inclusionary Zoning/Density Bonusing Approach 

Tools Used: 

 Inclusionary zoning policy 

 Density bonusing 

 Housing agreements 

 Affordable housing reserve fund 

 Affordable housing strategy 

The City of Richmond established an affordable housing strategy in 2007 with 3 key affordable housing priorities: 

Priority Affordable Housing Type Household Annual Income Threshold 
(2012) 

1
st

 Subsidized Rental < $33,500 

2
nd

 Low End Market Rental $33,500 or less - $55,000 or less 

3
rd

 Entry Level Home Ownership < $60,000 

Richmond has an inclusionary zoning and density bonusing policy which provides the opportunity for a trade-off 

between the municipality and the developer where additional density in residential developments is permitted in 

exchange for the provision of affordable housing units.  Cash-in-lieu contributions are allowed only in limited 

circumstances where delivery of affordable housing units is impractical. The City’s priority is for the delivery of 

affordable units by the developer
19

  

The City’s inclusionary zoning and density bonus policy varies by development type.  For apartment developments 

with more than 80 units, a density bonus is allowed if 5% of the total residential building area and not less than 4 

affordable units are developed and secured as low-end market rentals, for which a Housing Agreement will be 

registered on title. 

For apartment developments with 80 units or less, a density bonus is allowed in exchange for a cash contribution 

of $4 per buildable square foot, paid into the affordable housing reserve.  For townhouse developments, a 

contribution of $2 per square foot is required for increased density. 

The following requirements have been established for low-end market rental units
20

: 

Unit Type Minimum Unit Size Maximum Monthly Rent
21

 Total Household Annual 
Income (HIT) 

Bach 400 ft
2 

$837 $33,500 or less 

1 Bdrm 535 ft
2
 $925 $37,000 or less 

2 Bdrm 860 ft
2
 $1,137 $45,500 or less 

3 Bdrm 980 ft
2
 $1,375 $55,000 or less 

 

  

                                                        
19 Note that other sources report that requiring units to be built within individual buildings or developments results in the scattering of 

affordable units throughout the City, which can lead to housing management challenges and “diseconomies of scale”. 
20 City of Richmond Affordable Housing Strategy Bulletin #INFO-21, 2012-02-13 
21 30% of gross household income 
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Loreen Place, Victoria, BC (total capital cost $10.3 million, occupancy March 2012) 

Tools Used: 

 Capital grants from affordable housing trust funds 

 Increased density 

 Housing agreement 

 Parking reduced 

Loreen Place is the first project stemming from a unique partnership between the Greater Victoria Rental 

Development Society (GVRDS) and the Greater Victoria Housing Society (GVHS). Both organizations are registered 

non-profit societies and each brought their particular expertise to the project: GVRDS development consulting 

expertise, and GVHS property management expertise. 

In 2010, the two societies formed a joint-venture partnership for the purpose of acquiring, constructing and 

managing new low-end market rental housing units. Loreen Place is composed of 52 units of below market family 

housing – 51 two-bedroom units, and 1 one-bedroom unit. The units are targeted at low to moderate-income 

households earning annual incomes of less than $65,000. The 2 bedroom units are restricted to small families with 

at least one working adult, and are ideally suited for a household size of 3-4 persons. The units are not subsidized 

and rents have been set below market rates – 39 of the units are priced below 80% of market rent, and the 

remaining 13 units are priced below the average rent in the Victoria area. The goal is to keep the rents as low as 

possible and to reduce the rents over time as the mortgage is paid down. 

In the absence of senior government funding or ongoing subsidies, alternative funding sources were required for 

this project to be possible. CMHC provided seed funding and Project Development Financing (PDF) grants and 

loans ($80,000 - $64,000 loan, $26,000 grant) to help get the project off the ground. The City of Victoria and the 

Capital Regional District each provided capital grants of $370,000 from their affordable housing trust funds.  These 

grants provided the equity with which GVRDS and GVHS were able to secure the construction financing from BC 

Housing which was used to purchase the site. All told, funding of $740,000 from the City and the CRD was 

leveraged into a BC Housing loan (via TD) of $9.62 million in financing. 

In addition to providing the capital grant, the City of Victoria supported the project by approving the rezoning for 

increased density as well as permitting reduced parking. The parking requirement on the site was reduced from 68 

to 57 stalls. 

Another key factor in keeping the development costs down, was the structure of the joint-venture. GVRDS 

donated development consulting services through an arrangement with RealHomes; an estimated value of 

$212,000.  A donation of $20,000 was also received and applied to the first year’s operating costs. The self-

ownership of the land and buildings will enable the project to remain below market rental in perpetuity, i.e. after 

the debt has been retired (in 35 years).  A housing agreement with the City of Victoria ensures affordability will be 

maintained in the long-term. 

The capital grants provided by the City of Victoria and the Capital Regional District, along with the seed and PDF 

funding from CMHC were critical in getting this project off the ground and enabling both the site and project 

financing to be secured. The project is an example of the effective use of affordable housing trust funds at both the 

city and regional level. The monies committed by these funds made it possible to secure the financing for the 

project. 

Number of Units and Type 1 Bdrm: 1 2 Bdrm: 51 

Monthly Housing Cost $800 $875 – $1300 

http://www.tricitieshomelessness.ca/
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City of Vancouver: Affordable Rental Partnership 

Tools Used: 

 City lease of land parcels at a nominal rate 

 Partnerships with broad expertise 

 Market rents supporting below market rental rates 

 Bundling several land parcels into one portfolio 

A land deal, given unanimous approval by Vancouver council on Wednesday, May 15, 2013 will see the 

development of about 355 new units of secure - and, for the most part, affordable - rental housing on four city-

owned properties scattered throughout southeast Vancouver. 

The housing will include a mix of 273 one-, two-and three-bedroom apartments and townhomes with rents set at 

below market rates. Of those, an estimated 48 units will be reserved for people with mental illness. The proposal 

also calls for 82 family-sized townhomes to rent at market rates with profits funnelled back to support the lower-

cost housing.  The plan gives first priority on all 355 units to Vancouver residents - particularly seniors, students 

and families with children - followed by those who work in the city. 

The city has agreed to lease the land for 99 years at a nominal rate to a group of non-profit housing partners, led 

by the Land Trust, a charitable arm of the Co-op Housing Federation of British Columbia.  The land is worth an 

estimated $22 million. 

The partners were chosen carefully to pool the capacity each has to offer in areas of real-estate appraisal, design, 

development, financing and construction of housing projects. Those identified include Vancity, Social Purpose 

Development Partners Inc., Terra Housing, DYS Architecture, COHO Management Services, Performance 

Construction and Colliers.. In return, the partners plan to build a mix of 273 apartments and town homes on three 

of the four city lots. Rents in these units will be set at below-market rates - according to the city, the Land Trust's 

average rent is targeted to be $769 per month for a one-bedroom unit - about 20 per cent below the Housing 

Income Limit metric ($950/mth) established by BC Housing. 

Another 82 townhomes will be developed on a fourth riverfront property and will rent at market with profits 

channelled to support the lower-cost housing.  The ability to bundle the properties into a single portfolio makes 

the project financially feasible. 

The housing will be operated by not-for-profit partners, including the Fraserview Housing Co-operative, Housing 

Foundation of British Columbia, Katherine Sanford Housing Society and Tikva Housing Society. 

Entry Level Home Ownership: 60 W. Cordova, Vancouver, BC 

Tools Used:  

 Increased density 

 Reduced parking 

 Smaller unit size 

 Expedited approval process 

The cost of home ownership is impacted by a number of factors including land costs, development and 

construction costs, interest rates, down payment requirements, and mortgage financing capacity. “60 W Cordova” 

is one local example of how municipalities can facilitate this type of housing 

60 W Cordova is the result of a collaboration between Vancity and Westbank Developments that sought to put 

home ownership within reach of those who may not have imagined it possible. The project is composed of 112 

units – 100 entry-level market ownership units and 12 below-market affordable home ownership units. 

http://www.tricitieshomelessness.ca/
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In 2009 Vancity acquired a vacant site located near the border of Gastown and the Downtown Eastside (DTES). The 

developer for this project was Westbank Developments, the same group that guided the nearby Woodward’s 

development. Westbank’s goal was to develop a prototype for affordable home ownership in the City where units 

could be priced at low-end of market values, and targeted to local community members by giving current residents 

and employees of the DTES first priority on purchases. 

Affordability was assured in a number of ways. The most significant factor in making this project work was the 

rezoning of the site for increased density and a reduction in the parking requirement. The requirement of 73 

parking stalls was reduced to only 19, two of which are reserved for car share vehicles. The reduced parking 

immediately contributed to affordability since the estimated cost of building a parking stall in downtown 

Vancouver is between $30,000 and $40,000. The limited parking also permitted construction to proceed much 

faster since excavating for underground parking was not required. Additionally, the parking reduction was 

intended to limit investor interest and attract local residents and employees who do not own or need cars. The 

parking variance was justified based on the location of the project close to rapid transit options, two nearby 

parking garages, and local employment opportunities. Small unit sizes contributed to the affordability of the units 

as well. The one-bedroom units range in size from 524 to 619 sq. ft., and the two-bedroom units from 755-791 sq. 

ft. While the units are smaller than average, the developer incorporated storage lockers and bicycle storage for 

each unit in the building. There were other factors that contributed to affordability. The building’s finishes were 

modest and the developer incurred negligible marketing costs by conducting minimal marketing and managing it 

in-house. No outside realtor commissions were paid and the legal fees for purchase transactions were waived for 

owners in exchange for volunteer work in the DTES community. 70% of the units were priced below $300,000, and 

50% of the units were targeted to those earning between $29,000 and $36,000 annually. 

In addition to owning the land, Vancity contributed a number of innovative and customized mortgage financing 

options for potential buyers. Eligible buyers not able to provide a 10% deposit were offered a 5% down payment or 

cash back option. Qualifying buyers able to pay a 2% deposit were eligible to receive 3% cash back from Vancity to 

make the minimum 5% down payment. Additionally, Vancity’s Springboard mortgage was available to buyers of 

the below-market units, where qualified owners could finance up to 100% of the purchase price to a maximum of 

$300,000. The Springboard mortgage is comprised of a 2 part loan – an interest-free loan repayable over 10 years 

to make up the 20% down payment, and a 10 year fixed rate mortgage with interest-only minimum payments 

amortized over 25 years. Vancity also provided a grant to Habitat for Humanity and Portland Hotel Society to 

subsidize the cost of some of the below market units. 

More about the Vancity Springboard
22

 program: 

The Springboard Program was developed to help low-income individuals in non-profit rental housing with no 

money for a down payment to move onto home ownership.  In the program, Vancity will loan the money for a 20% 

down payment, plus a mortgage for the balance of the purchase price. 

Features and benefits: 

 Purchase a home worth up to $300,000 without having to raise the down payment  

 No previous home ownership necessary 

 Receive guidance and support from a mentor, plus a financial literacy course 

 If all payments are made within the first 10 years, the down payment will have been paid off 

 The property can be sold at any time (financial penalties may apply) 

                                                        
22 Vancity website www.vancity.com/Mortgages/TypesOfMortgages/SpringboardProgram  
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Program requirements: 

 Canadian citizen and landed immigrant currently living in “identified” not-for-profit housing for a minimum of 

two years (with timely rent payments) or referred from approved not for profit organization (NFP) 

 Must have verifiable employment or pension income 

 Must show rent has been paid, with no late or missed payments, for at least two years  

 Never have declared bankruptcy 

 Must take the “Home Readiness” financial literacy course 

 Mortgage, loan, property tax, and strata fee payments must not exceed current monthly rent by more than 

25% 

 Must become a member of Vancity 

Shared Equity Homeownership23 

The term “shared equity homeownership” is used to refer to any program that expects homeowners 

who receive assistance purchasing a home to share the benefits of home price appreciation in a way 

that helps future buyers. The term “shared equity” has sometimes been associated with loans that 

require homeowners to pay the public sector lender a share of any home price appreciation. Those 

loans, also known as “shared appreciation loans,” are only one example of a much broader class of 

programs that all involve splitting the benefit of home price appreciation between the assisted 

homeowner and the community that provided the assistance. This community benefit can be passed on 

to future buyers in one of two ways. Under one approach (shared appreciation loans), the assisted 

family repays both the original public investment and a share of home price appreciation upon sale of 

the property to the jurisdiction, which uses the funds to assist future buyers. Under the second 

approach (called subsidy retention), both the public’s original investment and the public’s share of home 

price appreciation is retained in the home through a resale formula that limits the sales price to future 

buyers. Limited Equity Cooperatives, Community Land Trusts and Deed-restricted homeownership all 

impose restrictions on the price for which owners can sell their homes in order to preserve affordability 

for future buyers. In each case, the selling homeowner receives some of the home’s appreciation, but 

generally less than if they had purchased the home without assistance. 

  

                                                        
23

 “Balancing Durable Affordability and Wealth Creation: Responding to Concerns about Shared Equity Homeownership” - prepared 
for the Annie E. Casey Foundation by the Center for Housing Policy, June 2009 
http://community-wealth.org/content/balancing-durable-affordability-and-wealth-creation-responding-concerns-about-shared-equity  
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Appendix B 

 

The following chart displays how the construction of rental apartments in the City of Vancouver was 

overtaken by condo apartment construction starting about 1991. 
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Appendix C 

Tri-Cities Renter Households in Need 

 

The following charts are based on data from the 2006 census – data from the 2011 National Household 

Survey is not yet available. 

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 (i.e. that meets all three 

standards). 

“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. 

 

 

 

 

 

 

 

 

 

 

 

The charts below provide information on the number of Tri-Cities households living in market rental 

housing that are receiving provincial rent assistance. 

The Rental Assistance Program (RAP) provides eligible low-income, working families with cash 

assistance 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. 

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 
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Appendix D 

Tri-Cities Homelessness Trajectory 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Tri-Cities Mat Program has been providing over-the-winter nighttime shelter to homeless persons 

living in the Tri-Cities since the fall of 2007.  The shelter program has been known as the “Bridge Shelter” 

for the past 2 seasons.  Since 2007, the Tri-Cities Mat Program has assisted over 300 homeless people to 

leave the street, with only 8% recidivism for those with whom contact has been maintained. 

 

The Bridge Shelter program will end with the opening of the permanent emergency shelter and 

transitional housing facility at 3030 Gordon Ave. in Coquitlam in October 2015. 
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