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Abstract 

This study is in-depth research into the affordable housing crisis in British Columbia, specific to 

the affordable rental and subsidized housing sector. The scope of research is divided into three 

main elements; understanding the value paradigm of the housing sector, fostering an 

integrated system’s approach in the existing system, and enhancing the economic 

sustainability within the affordable housing sector. This study provides insight into the historical 

trajectory of the housing system in Canada and, more specifically British Columbia, and delves 

into the existing policies, action plans, and programs at a different level of governance from 

Federal, Provincial to Municipal to capture a holistic picture of affordable rental and subsidized 

housing landscape in British Columbia. At the municipal level, the City of Nanaimo is chosen to 

understand the existing policies, plans, and programs to mitigate the affordable housing crisis. 

The literature review and data collection inform the patterns, gaps, and opportunities within the 

three elements of the study to propose recommendations for it. 

Keywords:  Paradigm Shift; Right to Affordability; Housing for All; Integrated approach; 

System’s thinking; Economic sustainability 
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C H A P T E R   O N E 

I N T R O D U C T I O N 

 

1.1. Exploring the Need 

In recent years, the escalating affordable housing crisis in Nanaimo and the rest of British 

Columbia has implications for the quality of life, social, economic, and cultural wellbeing. This 

escalating issue affects the work of Planners who make positive and lasting change for the built 

environment through policies, asset management frameworks, and affordable housing 

programs. In many cases, the implementation of policies and plans that support affordable 

housing initiatives is made difficult by several factors involving limited funding, NIMBY attitude 

towards infill and intensification, and legislation that impedes innovation for municipalities and 

developers to move forward. The task of providing affordable housing is a challenging one, 

requiring a two-pronged approach; physical component and an attitude shift (MODUS, 2015). 

The physical component involves policies and action plans, whereas the attitude shift refers to 

change in perception of people and systems towards affordable housing. 

In general, Affordability is mainly defined by the relationship between household income 

and expenditure (Alshuwaikhat, 2006). Affordable housing is defined as housing that a 

household or a single person can afford to purchase or rent without spending more than thirty 

percent (30%) of their income before tax. A household in core housing need would typically 

be spending more than the said percentage with inadequate financial capacity to address 

conditions in terms of repairs, size and space occupancy requirements identified by National 

Occupancy Standards (NOS). The priority groups in this range are lone-parent families, low 

and moderate-income earners and seniors, people with disabilities and vulnerable populations 

(City of Richmond, 2017). 

The trends impacting the affordability of housing are population growth, aging populations, 

and low vacancy rates below a healthy rate of 3% in the majority of municipalities, the increasing 

gap between housing prices and incomes, growing waitlist for non-market housing with 680 

persons on the BC Housing Registry (as of 2017) and decrease in affordable family-friendly 

housing options. Another critical issue is the expiry of operating agreements for 1,276 non-

market/ social housing units in the Metro Vancouver area in the year 2020 and the need for 

associated long-term self-sustainable strategies in the affordable housing sector (City of 

Richmond, 2017). 
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Housing is a needs-based imperative to cater across the lifecycle of a person in terms of age, 

accessibility, and affordability. In the last two decades in British Columbia, the housing sector 

has not progressed significantly, with housing less affordable across the province. The market 

and local governments were unable to fill the gaps with shrinking federal and provincial programs 

in the last decade. The local governments have been using a variety of policies, controls, and 

incentives to support densification of single-family neighborhoods and more affordable homes 

near transit and community services (MODUS, 2015).   

According to the report, ‘An Affordable Housing Plan for BC’, there was a backlog of 

80,000 rental units from 2016, with 117,000 renter households that required income assistance 

to afford their unit. The plan estimated that 7000 new rental units are required from 2017 to 2026 

to fill in the backlog, apart from the new demand of affordable housing every year (BC Rental 

Housing Coalition, 2017). The recent statistics from the BC Housing report, 2018 confirms that 

7,334 purpose built rentals are registered, which indicates a steady trend for rental housing 

construction has continued since 2017. (BC Housing Research Center, 2019). However, the 

home registration data by BC Housing is an indicator of future housing construction activity, but 

does not indicate if all the registered projects have been successfully completed (Government of 

British Columbia, 2019). With the construction time taking a minimum of two years including the 

regulatory processes at the provincial and municipal level, it is evident that the backlog will 

continue to build up.  

It is my view that the aforementioned significant numbers of people, who are in need of 

affordable housing, is in itself a societal crisis that has broad and dramatic implications for 

societal well-being. This thesis attempts to study the escalation of affordable housing crisis in 

the Province of British Columbia with a focus on the City of Nanaimo. The research aims to 

identify ways and means to improve upon the current endeavors, thinking, and approaches that 

can create equitable and sustainable housing for the low-income earners and seniors in our 

communities.  

 

1.2. Problem Statement 

In British Columbia and Canada, the “continuum of affordable housing” provides the 

range of approaches available to address affordable housing concerns shown in Figure 1.1. The 

linear continuum by Canada Housing and Mortgage Corporation (CMHC) depicts the housing 

landscape of Canada in terms of housing approaches that cater to the homeless, affordable 

rental and subsidized housing sectors. The Canadian housing market is ninety five percent 
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dependent on market mechanisms to supply, allocate and maintain its housing stock. Currently, 

households that are unable to generate market demand (market rental and homeownership) are 

generating social need or so-called ‘non-market demand’. The ‘non market demand’ is 

addressed by the affordable housing approaches highlighted in Figure 1.1, for low-income 

earners and seniors in communities. 

At present, the housing market is biased towards single-family homeownership in terms of buyer 

demands as well as builders’ activity. According to BC Housing Statistics & Trends report, 2019, 

97 percent of builders reported constructing single detached homes in the past five years as 

shown in Figure 1.2. Moreover, the 43 percent of prospective homebuyers intend to buy a single 

family home as shown in Figure 1.3 (BC Housing Research Center, 2019). Historically until 

present, the housing market policies have emphasized homeownership. As a result, there is an 

explicit need to recognize that the housing problem stems from the institutional structures and 

social practices that privileges market homeownership. The unintended consequences of a focus 

upon delivery of market housing is a rising affordability crisis, as the housing market serves only 

a certain segment of society and has limited safety net for the most vulnerable. 

Figure 1.1: Housing Continuum. From the Canada Housing and Mortgage Corporation, 2020, https://www.cmhc-
schl.gc.ca/en/developing-and-renovating/develop-new-affordable-housing/programs-and-information/about-
affordable-housing-in-canada 
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Figure 1.2: Percentage of Builders by Housing Type Constructed in 
Past Five years.  From BC Residential Building, Statistics & Trends 
Report, BC Housing Research Center, 2019. 

 

Figure 1.3: Dwelling Type Most Likely to 
Buy or Build. From BC Residential Building, 
Statistics & Trends Report, BC Housing 
Research Center, 2019. 
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Buy or Build. From BC Residential Building, 

Statistics & Trends Report, BC Housing Research 
Center, 2019. 
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A change in social 

and practical orientation 

is required that focuses 

those in need first before 

helping the well off. The 

parameters that define the 

term of affordability do not 

account for household size 

that has a bearing on 

housing expenditure, 

housing services 

consumed and is reliant on 

current, rather than 

permanent income 

(Hulchanski, Rethinking Canada’s Housing Affordability Challenge, 2005). Even the expansion 

of the continuum depicted in Figure 1.4, with the lower-end rental and purpose-built rentals can 

work, if we allow cross-fertilization of the mentioned housing typologies across the housing 

spectrum.  The current system has been developed, institutionalized and iterated continually in 

ways to validate the existing approach to the affordability problem.  

Therefore, the problem of affordable housing requires a reframing of the values on which the 

institutional structures are based, alongside the need for mechanisms to work with the existing 

systems in ways to promote equitable distribution of resources amongst communities. That 

reframing should foster sustainability in the ways we think, resolve and attempt to mitigate the 

crisis from its initial conception to its full lifecycle, across all levels of governance, especially for 

rental and social housing. It must promote sustainable living for low-income earners and seniors.  

 

1.3. Research Goals, Objectives and Design 

Housing is a basic human need. However, it also holds powerful economic value for various 

stakeholders, from the wealthy to the ultra-poor. The research attempts to gain insight into the 

existing institutional structures of affordable rental and social housing sectors to understand the 

values embedded within it and the existing policies and action plans required to mitigate the 

crisis. The vision is not to provide prescriptive recipes or solutions to the growing affordability 

crisis. It is to create an effective framework to address the affordability/accessibility problem of 

Figure 1.4. Housing Continuum, City of Richmond. From Affordable Housing 
Strategy Report, City of Richmond, 2017. 
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housing, and to identify action plans and policies that will advance housing accessibility for the 

most vulnerable as we move forward. 

Based upon the preceding review, the research is designed to include three elements of 

study as follows: 

1. Paradigm Shift: There is an apparent need to re-think how the full spectrum of housing is 

provided. The current model of delivery is broken and skewed to provide market-based 

housing. Therefore, to advance housing accessibility and destigmatize affordable housing, 

this element focuses on a paradigm shift in how the housing sector views the delivery of 

housing and the associated values inherent in that current delivery model. Therefore, 

underlying values that guide the policies and action plans across different levels of 

governance are studied from Federal to Municipal levels. The research proposes a ‘Housing 

for All’ approach that shifts the lens from ‘Right to own a home’, to ‘Right to Afford’, for every 

citizen at any stage or circumstance of their life. This approach is intended to foster social 

equity in existing systems and promote equitable distribution of resources across the housing 

continuum.  

2. Existing System: Evidence confirms that current housing delivery is fractured, Therefore, 

this element explores and applies ‘Systems Thinking’ to the existing disparate policies from 

the Federal to Municipal level to create an integrated approach to the delivery of all forms of 

housing. The proposed integrated approach identifies effective ways for all levels of 

government to work together. This approach works with the existing systems to optimize it 

and alleviate the crisis by advancing housing accessibility to the target populations.  

3. Sustainable Systems for now and the future: This element will look into economic 

sustainability across the lifecycle of affordable housing projects especially subsidized 

housing and rental housing programs by examining the policies, programs and action plans 

that impact the economic sustainability of the sector and devise ways for sustainable systems 

to be promoted and incorporated in an integrated housing delivery model.  

 

1.4.  Scope of Study 

This research attempts to explore and answer the following questions related to the three 

elements of study: 

1. How can the paradigm shift from affordable housing to “Housing for all” result in 

effective policies and action plans at all levels of governance? 

2. In what ways can the integrated system thinking approach be applied across all levels 

of governance to promote equitable living in communities? 
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3. How can economic sustainability be promoted across the lifecycle span of an 

affordable housing project to promote sustainable living for targeted populations? 

The scope of research involves the study of the subsidized and affordable rental sector from 

year 2016 to present. The thesis explores the following themes in the subsequent chapters, 

outlined below:   

- Chapter Two: Housing Systems in Canada: This chapter delves into the history of housing 

systems, understanding affordable housing and overview of the governance structure that 

deals with affordable housing sector.  

- Chapter Three: Affordable Rental and Subsidized housing sector: This chapter provides 

in-depth study into the policies, programs and actions plan that inform affordable rental and 

subsidized housing sector. 

- Chapter Four: Housing for All: This chapter proposes a paradigm shift in the housing sector 

to inculcate the ‘right to affordability’ lens. The proposed implementation framework will guide 

and advise the policymaking, decision making and action plans for affordable rental and 

subsidized housing sector. 

- Chapter Five: Integrating Systems Thinking in Housing Systems: This chapter applies 

systems thinking to the existing governance levels to develop an integrated approach. The 

study will develop areas/ themes that need to be strengthened and propose policies, 

programs or actions for implementation. This approach is applied within the existing system 

to find ways to promote equitable distribution of resources across all housing options and 

build social capital within communities. 

- Chapter Six: Sustainable systems for now and future: This part explores economic 

sustainability within current system and ways to enhance economic sustainability across the 

lifecycle of affordable housing projects. 

- Chapter Seven: Case study findings and implications: Interviews have been conducted 

with Planners employed at local and provincial level, developers and concerned citizens for 

input on the three elements of study. The feedback from the interviewees will be analyzed 

through a thematic framework to present key findings and its implications on the ‘Housing for 

All’ approach and integrated housing systems in Nanaimo. 
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1.5. Methodology  

The research methodology is a mix of qualitative and quantitative data collection. The main 

goal of the study is to get insight into existing practices and policies, understand the role of 

Planners in operations and decision-making, and the institutional structure in place to deal with 

the existing affordable housing crisis. Following are the focus areas of the data collection: 

 

1.5.1.  Focus Area 1: Existing Practices and Policies 

To understand the dynamics of the existing practices that are leading the way in the 

affordable housing sector, the study uses both qualitative and quantitative methodology.  The 

data collection is through two types of methods, phone interviews, and secondary resources.  

The primary resource (interviews) as part of qualitative research methodology, informs the 

following inquiries from the Planners, Policy makers, Developers and other relevant stakeholders 

from the field: 

1. What are existing practices and policies in place to mitigate the affordable housing crisis? 

2. How long is the process in terms of operation and implementation of affordable housing 

policies? 

3. Is there any feedback mechanism to understand and evaluate the impact of policies until 

now? 

4. Could this process be made more effective at different levels of operation? 

The secondary resource through literature review of housing needs reports, governments’ 

reports and others, informs the housing policy summary and analysis. The quantitative research 

is done through the secondary resources, to inform the scale of implementation of different 

policies across British Columbia and their effectiveness, alongside the gathering of statistics on 

the supply of affordable housing from 2016 to onwards. This statistical information is to 

understand the impact of policies implemented until now.  

 

1.5.2. Focus Area 2: Institutional Structure 

This study area is to understand the existing institutional structure that supports affordable 

housing policy-making and action plans. It is to gain insight into the operations, management 

and procedural aspects at the different levels of governance and understand the values 

embedded in the system. This study focuses on the following areas: 

1. Value alignments of systems and implementation strategies at different scales of 

governance. 
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2. Operational and procedural aspects of the system that are enabling or not enabling the 

effective implementation of affordable housing initiatives. 

3. Efforts that create value alignment and integrated approaches across all levels of 

governance. 

This focus area is primarily informed by secondary resources, through literature review into 

the concepts of systems thinking, policymaking, sustainability imperatives, innovative models 

and frameworks specifically in the US, Canada, and Europe.  

 

1.5.3.  Focus Area 3: Role of Planners 

This focus area emphasizes the role of Planners and Policy makers, and their impact on 

mitigating the affordability crisis. It is meant to gain insight into the decision and policymaking 

process by the Planners’, and ways in which it can be influenced. It is also to understand the 

values and working of a Planner’s mindset for this issue. The primary resource (interviews) of 

data collection informs the following queries: 

1. Planner’s understanding of current systems 

2. Planner’s roles in mitigating crisis 

3. Planner’s opinion on system changes or any other nova approach and what could be done 

better 

The data collected through the primary resource (interview) is analyzed for recurring themes 

to inform the recommendations for this research. 

 

1.5.4.  Data Limitations and Constraints 

The primary resource of data collection is through interviews which forms part of qualitative 

research methodology. Interviews are conducted from various stakeholders in the affordable 

housing sectors, from local government Planners, Developers, non-profit organization 

personnel’s to other relevant policy makers. The data collected is subject to personal biases of 

interviewees; however, this risk is mitigated through the use of recurring theme analysis in all 

interviews to inform the recommendations. 
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C H A P T E R  T W O 

H O U S I N G  S Y S T E M S  I N  C A N A D A 

 

2.1. History of Housing Systems in Canada 

The evolution of Housing in Canada, in terms of its conceptual and implementation 

framework, is studied to gain a better understanding of the current situation in the affordable 

housing sector. Historically, the Dominion Housing Act (DHA) 1935, was the first National 

Housing Policy put forward by Prime Minister R.B Bennett to garner support from voters during 

the Great Depression. The outcome of this act was far off from the demands of the social 

reformers of that time. The reform groups presented proposals for federal building programs that 

took a social housing form. Instead, the Dominion Housing Act set the stage for promotion of 

homeownership and individual consumption. The DHA consisted of two parts: proposal to study 

housing problems in Canada through the Economic Council of Canada, and a plan to combine 

lenders with the federal state for joint mortgage loans to buyers and builders of new homes. The 

DHA set a path for all the future housing legislation with promotion of homeownership, provision 

of loans for Canadians and establishment of mortgage lending infrastructure. 

The impact of state involvement in mortgage lending infrastructure was such, that the level 

of homeownership had risen from 30% in 1900 to 60% in early 1980’s (Belec, 1997). In 1938, 

National Housing Act (NHA) was passed by the Parliament of Canada to promote construction 

of new homes, repair and modernize existing houses to better living conditions (Belec, 1997). In 

1945, the Central Mortgage and Housing Corporation (now Canada Mortgage and Housing 

Corporation1) was created to administer the NHA.  During the pre-1954 period, federal 

government policies through the National Housing Act worked with the private sector to increase 

efficiency, stimulate residential construction and upgrade housing standards. This program 

enabled many additional families to enter the housing market through low interest rates, increase 

in loan to value ratio, amortization period and maturity term. While that policy work, and support 

for homeownership was successful in ensuring that more and more Canadians could own their 

home, any direct intervention in terms of government ownership or specific aids to low income 

groups was minimal. In 1950’s, the federal government increased the fund availability for 

residential construction through a joint loan program for CMHC to develop the secondary market 

                                                 
1 Canada Mortgage and Housing Cooperation (CMHC) is crown cooperation of Canada and one of its primary goals is to assist in 

affordable housing 
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as a direct supplier of mortgages. This activity continued until 1970’s and almost 20% of all new 

housing starts were financed by CMHC (Smith, 1977). However, rental housing had received 

little support up until the 1970’s.  

For instance, during this period, federal government subsidies for rental and social housing 

amounted to only $5.4 million. In response to this lack of investment in affordable housing, 

provinces entered the housing market in the second half of 1960’s and the federal state shifted 

the emphasis of its policies towards housing not as a good but a right.  The emerging view was 

that housing production and distribution should not be only left to market mechanisms but be 

politically determined. This belief took specific form through following policies (Smith, 1977):  

1. Construction or subsidization of new dwelling for low-income households. 

2. The provision of cash grants and rent assistance to buyers. 

3. Rent control 

4. Revision to Landlord and Tenant Act 

With the notion of Housing as a fundamental right for all, housing policies in 1970’s 

encouraged private homeownership and government and non-profit ownership of rental 

dwellings but the private ownership of rental accommodation was discouraged. During this 

period, housing policy effectively worked to redistribute income in favor of low-income 

households. The federally assisted housing starts for low income families rose from 4.4 % to 

15.7% in 1970-75 and 19.3% in 1975 (Smith, 1977).  Approximately, 83.4% of CMHC direct 

lending went to aid low-income groups. These interventions were in the form of the following 

(Smith, 1977): 

 Rent-Geared-to-Income-Housing: Under this initiative, provinces and the federal 

government constructed rental dwelling for low-income households and rents were charged 

according to income of each household. 

 Limited dividend and Non-Profit Housing: Under this program, the federal state provided 

95% mortgage finance with favorable interest rates to groups who controlled rents to limit 

profit for a fixed period of time for low income households. 

 Assisted Rental Housing: Under this initiative, the Canadian government provided 

subsidies to developers of moderate and low priced rental housing to reduce rents to a 

reasonable level for low-income households. 

 Rental Supplement Housing: In the province of Ontario, first and second mortgages were 

provided at favorable rates to private landlords who agreed to rent twenty five percent of their 

units to tenants receiving rental supplements. 
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The housing policy in 1970’s saw direct intervention of the federal state to shift emphasis of 

rental housing from private to public or non-profit ownership and encouragement of 

homeownership through tax incentives and subsidies in form of cash grants and mortgage 

subsidies. These programs discouraged private ownership of rental housing especially by small 

landlords, since the management of rental housing became more complex and costly. The capital 

gains tax made it difficult for small landlords to invest in rental housing, while principal residences 

provided tax shelter and was clearly advocated through government incentives, for 

homeownerships (Smith, 1977).  

In response to the federal government tax reforms in 1970’s which made rental construction 

less favorable to investors, developers turned to more lucrative segments of the market such as  

market rentals, owner occupied units and commercial real estate.  The problem of reduced 

construction of affordable units was exasperated in the 1990’s, when both federal and provincial 

governments took steps to eliminate their large deficits. That deficit reduction included a 

significant decrease in support for affordable housing stock and associated rental supply. This 

affected the affordable rental supply in two ways (TD Economics, 2003):  

1. The belt tightening by both levels of governance, which began in 1980,’s resulted in 

significant cuts to support for rental housing. Historically this support to affordable rental has 

been in the form of: 

 Direct spending on government owned public housing. 

 Subsidies to non-profit organizations and cooperatives. 

 Subsidies to private developer in form of grants and interest free loans. 

All three forms of funding were slashed in mid-1980 and mid 1990’s. After affordable housing 

funding peaked in 1980’s, the federal government withdrew all funding for assisted housing 

in 1993, except retention of $ 2 million per year interest subsidies for existing stock. As well, 

the majority of provinces also slashed funding in 1993-94, however only two provinces, 

British Columbia and Prince Edward Island increased spending significantly. During that 

period, with the exception of Vancouver, no new social housing was built in much of Canada. 

Since 2000-01, some provinces have reinvested in housing (TD Economics, 2003). 

2. The 1990’s was marked by a period when municipalities were required, through 

‘downloading’, to take on an active role in spending in multiple new areas. This increased the 

upward pressure on non- residential property taxes and development cost charges, which 

increased the cost of building new units by developers. The CMHC insurance for high ratio 

mortgage rental housing projects boosted residential construction during this period. 

However, increased defaults due to rising interest rates, led CMHC to put measures in place 
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to make mortgage insurance more costly, and reduce the size of mortgages that borrowers 

could obtain. These measures increased the initial equity investment for investors and cut 

back the supply of finance for rental construction. The rent controls (started back in 1970’s) 

in some provincial jurisdictions that kept check on inflation, without any control on demolition 

and conversion of existing rental properties, led developers to convert many rental units into 

higher end owner occupied units. More recently, ease in this regulation has occurred but the 

backlog of rental supply has been affecting the housing market for years now (TD Economics, 

2003).  

According to the Affordable Housing Plan for BC, with a backlog of 80,000 units from 2016 and 

need for construction of 7000 rental units for the period 2017 -2026, there is a requirement for a 

better understanding of the issues in the existing housing systems (BC Rental Housing Coalition, 

2017). With a low vacancy rate of below 2 percent, backlog of rental housing supply and 

fluctuating federal and provincial funding and policies, there is a need to look into the affordable 

housing issue.  In conjunction with those issues, the social and political system clearly privileges 

homeownership and owners. The public policies have no tone neutrality and have no particular 

orientation for promoting an emphasis on equitability and redistribution of resources for last two 

decade toward a mix of homeownership and affordable rental stock (Hulchanski, Rethinking 

Canada’s Housing Affordability Challenge, 2005). As a result, this thesis explores the need for a 

paradigm shift, an integrated systems thinking approach and the promotion of sustainable 

systems for now and the future to provide a holistic reframing of the affordability crises.  

 

2.2.  Understanding Affordable Housing Sector  

Affordable housing is a broad term that 

includes housing provided by various sectors, 

private, public and non-profit organizations as 

depicted in Figure 2.1. It includes multiple forms 

of tenures with rental, ownership, and 

cooperative ownership, temporary and 

permanent housing as defined by Canada 

Mortgage and Housing Corporation (CMHC) 

(About Affordable Housing in Canada, 2018) and 

depicted through housing continuum in Figure 

1.1.   

NON PROFIT SECTOR

Management, access to funding

PUBLIC SECTOR

Administration, regulation and funding for 
construction and development of housing

PRIVATE SECTOR  

Building and Construction

Figure 2.1. Affordable Housing Service sector roles. 
Data source from About Affordable Housing in 
Canada, 2018, report. 
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Understanding affordable housing goes beyond the definition of affordability by CMHC as a 

person paying 30% of their pretax income into housing. This requires an insight of how public 

policies and decisions have shaped the meaning of affordability for people and the system itself. 

Historically, after the Second World War, improvements in housing finance, land developments, 

services and building techniques and regulation produced high quality housing for the vast 

majority of Canadian Households. Yet, some Canadians are still poorly housed or unhoused 

(Hulchanski, Rethinking Canada’s Housing Affordability Challenge, 2005). According to the 2016 

Census Data, 1,693,775 households, a national average of 12.7% of households had core 

housing need. Regional Data varies from 8.5% up to 36.5% in Prince Edward Island to Nunavut 

respectively. For metropolitan areas, the percentage varies from 5% in Saguenay (Quebec), up 

to 17.6% in Vancouver (British Columbia) and 19.1% in Toronto (Ontario). These statistics are 

higher, if only renter households are considered (Rech, 2019). The Statistics data for 2018 

indicates 1.6 million households are in core housing need, of which renter household (23%) are 

three times more likely in core housing need than homeowners (6.5%) (Claveau, 2020). In 

comparison to 2016 data, there is no significant reduction in quantity of households in core 

housing needs. In renter households, out of approximately 4,441,020, 40% (1,775,445) spend 

more than 30% of income in housing, 17.9% (795, 895) spend more than 50 percent and 8.1% 

(361,635) spend more than 80% of income in housing. This trend is also explained by the slow 

progression of median income ($ 41,586 in 2016) in relation to the median rent ($909, in 2016) 

over last two decades (Rech, 2019).  

The inability of Canadian governments to adequately house all of their people is termed as 

housing affordability problem. This term became commonly used thirty years ago to describe the 

ever-increasing crises when it became no longer viable to talk about specific problems like post 

war housing, slum problem or inadequate mortgage lending issues. The public policy in Canada 

has worked effectively to address each of these issues respectively. However, the use of the 

term, ‘housing affordability’ by policy analysts seems unsatisfactory to define the problem. While 

that term alludes to income levels and housing cost, it does not adequately address the problem. 

Is income level and housing cost sufficient to define the problem of homelessness or people who 

are in core housing need? (Hulchanski, Rethinking Canada’s Housing Affordability Challenge, 

2005). Is it that the housing system in Canada is set in such a way that every citizen is not 

provided with a house or a shelter, irrespective of his or her income level or wellbeing? The 

question is does Canada acknowledge that housing is a basic right for every Canadian Citizen, 

if yes, then how can the system bias be removed for sustainable and equitable distribution of 

resources in housing systems. If no, the problem will worsen without definition or solution. 
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Another important aspect of the Canadian Housing sector is 

that it relies almost 95% on private market forces to supply, 

allocate and maintain its housing stock. The share of rental and 

ownership housing is shown in Figure 2.2, with highest 

investment in homeownership. In theory, this market reliance is 

dependent on income distribution, where the problem according 

to some policy analysts is an income problem and its distribution, 

rather than lack of housing intervention (Hulchanski, Rethinking 

Canada’s Housing Affordability 

Challenge, 2005). It needs to be 

understood that slow progression of 

median income ($ 41,586 in 2016) 

than the increase in the median rent 

($909, in 2016) over the past two 

decades is one of the causes of an 

affordability crisis (Rech, 2019). 

The income inequality in Canada 

according to OECD depicted in Figure 

2.3 is higher than Nordic countries with 

Gini coefficient of 0.32 and is set on 

12th position amongst its peer with 

Grade “C” (The Conference Board of 

Canada, 2011). According to the latest 

ranking for 2013, the top 100 

Canadians have net worth of $ 230 

billion with almost top 10% owns 

almost half of the wealth. With 

increasing inequality, rising tides are 

boosting fortunes of the rich rather 

than people stuck in a poverty trap. 

This income inequality undermines a 

healthy society and meaningful 

opportunities for all individuals to 

Figure 2.3. Income Inequality, late 2000s (Gini coefficient). 
Retrieved from https://www.conferenceboard.ca/hcp/hot-
topics/canInequality.aspx 

 

Figure 2.4. Cash Cost of Purchasing a House in Weeks of Labor 
Time, Canada. From Cost of home today is double the amount in 
weeks of labor time compared to 1970s: New study Report, 2016. 

 

CANADA’S HOUSING 
MARKET 
• 68% home ownership 
• 26% private sector 
rental housing 
• 6% social and 
affordable housing 

Figure 2.2. Canada’s Housing 
Market. Data Source from 
Rethinking Canada’s Housing 
Affordability Challenge Report, 
2005. 

 

https://www.conferenceboard.ca/hcp/hot-topics/canInequality.aspx
https://www.conferenceboard.ca/hcp/hot-topics/canInequality.aspx
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develop their talents and capacities to fullest (Jackson, 2015).  

In this current rise in income 

inequality and the affordability crises, 

it has become incumbent to develop 

and implement effective and 

innovative housing interventions 

through application of a ‘Housing for 

All’ approach especially the young 

Canadians. As shown in Figure 2.4, 

the ratio of cash cost of purchasing a 

home to labor time for Canadians has 

risen drastically from 2012 to 2014. 

The cash cost of residential property 

is double the amount of weeks of labor 

time compared to the 70’s, that is 400 

weeks or approximately over 8 years 

to buy an average Canadian house. 

This figure depicts that young 

Canadians are worse off than their parents who bought homes in the 1970’s or first half of 1980’s 

(Lavoie, 2016). Moreover, if a house is purchased through a mortgage, the labor hours in terms 

of weeks are more than 450 weeks in 2014 as depicted in Figure 2.5. With the rising income 

inequality and rising cost of homeownership, the current policies are titling towards reduction in 

cost of new house construction and less to the income side. This still does not solve the insecurity 

experienced by people.  

According to the 2019 report entitled, “The Affordability Equation,” by the Broadbent Institute, 

Canadians, in terms of affordability, think that ensuring everyone has good jobs, more health 

services, reducing taxes, forcing companies to reduce taxes and taxing wealthier Canadians 

would help most. As concerns of cost of living rise, demands for government regulation and 

interventions are mandated. When markets fail, the governmental role is often emphasized as 

counter to that failure that creates a social license to regulate down the price of things (The 

Affordability Equation, 2019). The rise in income inequality and increase in housing cost are 

generating social needs and increasing homelessness, since the only choice for Canadians, who 

cannot buy a house, is the option of market and non-market access to expensive rental units 

(Hulchanski, Rethinking Canada’s Housing Affordability Challenge, 2005). Moreover, the 

Figure 2.5. Mortgage Cost of Purchasing a House in Weeks of 
Labor Time: Canada. From Cost of home today is double the 
amount in weeks of labor time compared to 1970s: New study 
Report, 2016. 
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housing policies at the federal level are significantly inclined toward homeownership. This is 

exacerbating the problem as it concentrates systems, policies and resources towards 

homeownership, without ensuring that resources are equitably distributed across all housing 

tenures. A shift in focus is necessary to channel resources equitability and ensure that housing 

remains affordable across the life cycle of a person, no matter their income level.  

According to the report “ An Affordable Housing Plan for BC” , the  existing backlog of 80,000 

units from 2016 and need of 7000 new rental units annually in the next 10 years from 2016 -2026 

(BC Rental Housing Coalition, 2017) requires  a relook and reframing of the existing housing 

system with its preeminent bias for ownership based incentives and structure. Even the problem 

definition with the term affordability needs to be reflected upon. Is affordability a matter of concern 

for the thriving or for the poor? Alternatively, is affordability the basic need of society and every 

citizen in the country? In such a case, using income thresholds to define the affordability problem 

falls short of acknowledging the hidden homelessness and insecurity faced by struggling renters. 

Canada needs to complete its housing system by creating adequate supports, policies and 

programs for households that do not have and will never have a place in market housing unless 

this issue is addressed. In the absence of direct and considered government action, the gap 

between rich and poor will persist for a long time to come (Hulchanski, Rethinking Canada’s 

Housing Affordability Challenge, 2005).  

Therefore, applying innovative policies and strategies, this problem requires 

reframing for solutions in the following ways: 

1. Sensitive and correct definition of affordability, which is based on human rights not income 

level. This assists the paradigm shift to support housing for all. 

2. Housing Systems that support all housing options and tenures to aid the population that 

doesn’t have and will never have a place in market housing.  

3. Policies that are not only based on tweaking the existing systems but provide innovative and 

creative approaches to deal with the crisis. 

4. Sustainable Systems that look into the now and the future specifically for economic 

sustainability, for social housing and affordable rental sectors.  

 

2.3.  Existing Policies, Programs and Plans 

The Canadian Federal constitution assigns the federal government with the responsibility for 

monetary policy that includes money supply, interest rates and mortgage lending (About 

Affordable Housing in Canada, 2018). The Canada Mortgage and Housing Corporation (CMHC) 

is a National Housing Agency to provide mortgage liquidity, assist in affordable housing 
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development and provide unbiased research and advice to the government and housing 

industry. The role of CMHC involves reporting on public funds and commitments by the federal 

government as well as housing statistics reports issued annually by CMHC. The data in those 

reports is only a part of the affordable housing landscape in Canada, since provinces and 

territories are not mandated to report to CMHC. This makes it difficult to gather a holistic picture 

of the affordable housing sector in Canada (Housing Services Corporation, 2014).  The housing 

continuum by CMHC is used as the foundation for the housing options available in Canada and 

across all levels of governance. The housing continuum is the basis on which the resources are 

allocated across housing options and policies are derived across the provincial, regional and 

municipality levels to deal with the affordable housing options and crisis itself. 

The Provincial government controls natural resources that includes land use planning, 

building codes and housing development. They have developed their own administration and 

data collection approaches for social housing and affordable housing programs (Housing 

Services Corporation, 2014). In British Columbia, the Provincial government through BC Housing 

works in partnership with the non-profit sector, provincial health authorities and community 

groups to work on housing options and subsidized housing programs (Housing, 2019).  The 

Regional and Municipal governments are responsible for land use planning and development. 

They use regional growth strategies, official community plans and land use regulation to establish 

vision and land use patterns for their communities (Government of British Columbia, 2020).  

The non-profit sectors provide valuable services in the affordable housing sector through 

organization of volunteers, access to private capital for creation and management of projects 

and linkage of the housing service to other supporting services (Mousseau, 2008).  

Table 2.1 highlights the organizational system of affordable housing sector in Nanaimo 

(Government of British Columbia, 2020): 

Table 2.1: Organizational System of Affordable Housing Sector 

Type of 

Governance 

Housing Organizations Portfolio of Works 

 

 

 

 

Federal 

Government 

 

 

 

Canada Housing and 

Mortgage Corporation 

(CMHC) 

- National Housing Strategy ( 2017 – 2027) 

- Works with Provincial governments and 

invests in affordable housing. 

- Funding for Projects 

- Financial Assistance through tax credits 

and exemptions e.g. home buyers plan, 
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first time home buyer tax credit, capital 

gains tax exemption. 

- Mortgage loan insurance 

- Researches housing market through 

CMHC. 

Provincial 

Government 

- British Columbia 

Housing 

Management 

Commission (BC 

Housing) 

- British Columbia Non- 

Profit Housing 

Association 

(BCNPHA) 

- 30 Point Plan 

- Land use planning and finance 

- Partners with municipal, non-profit and 

other agencies through BC Housing. 

- Funds social housing projects 

- Maintain BC Building codes and its 

framework. 

Local Government Regional District of 

Nanaimo & City of 

Nanaimo 

- Growth strategies and plans that 

encourage affordable housing. 

- Enabling regulatory environment for 

affordable housing provision. 

- Providing land and services. 

- Property tax incentives to build housing. 

- Development approval process. 

Non- Profit Nanaimo Affordable 

Housing Organization, 

Pacifica Housing 

- Access to private capital for affordable 

housing construction. 

- Organize volunteers. 

- Management of affordable housing. 

Note: Data from CMHC, BC Housing& Government of British Columbia websites 

 

The study below describes generically the policies, programs and action plans pertaining to 

affordable housing sector; enacted at different levels of governance in the period of 2017 until 

now. 
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2.3.1.  Federal government policies, programs and plans 

 

National Housing Strategy, 2017 - 2027 

In recognition of the growing housing affordability issues identified above, the Federal 

government introduced the National Housing Strategy (NHS) in November 2017 to reduce 

homelessness and improve affordability, availability and quality of housing for Canadians. CMHC 

leads the National Housing Strategy and is working with partners to maximize results for 

Canadians (British Columbia Provincial government, 2019). 

 This Housing Strategy was the first strategy introduced with a 10 year and $ 40 billion plan 

to give Canadians a place to call home. The goal of this strategy is to build 100,000 new housing 

units and 300,000 repaired or renewed units. The strategy emphasizes affordable housing as a 

cornerstone of sustainable and inclusive communities and its principles are based upon people, 

communities and partnerships. 

The Strategy outlined the following points, which informs the research scope of this thesis 

(Canada’s National Housing Strategy, 2018): 

1. Federal government to introduce 

a bill for new legislation that 

promotes human rights based 

approach to housing. This bill is 

implemented through National 

Strategy Act, 2019 (see Table 

2.1) to ensure the governments 

maintain a NHS to prioritize 

housing needs for most 

vulnerable. 

2. This strategy entailed creation of 

a Federal housing advocate to 

advice CMHC and Minister, for 

measures against potential 

systematic barriers. It also 

introduces a National Housing 

Council for evidence based and 

participatory approach for NHS. 
Figure 2.6. National Housing Strategy Programs. From Canada’s 
National Housing Strategy Report, 2018. 
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3. This strategy entailed a New Community Based Tenant Initiative to provide funding to local 

organizations that assist people in housing need for effective participation and representation 

in housing policy and decision-making process (Canada’s National Housing Strategy, 2018). 

This initiative has been launched in 2019 with $10 million in funding over 10 years (Canada 

Mortgage and Housing Corporation, 2020). It included a public engagement campaign to 

better inform public opinion on different housing types and tenures and reduce discrimination 

and stigma around affordable housing. 

4. National Housing Co – Investment Fund is an attempt by Federal government to reengage 

in the community housing sector .This fund is $15.9 billion to ensure that existing rental 

housing is not lost to disrepair and constructing new high performing affordable housing with 

supports and services. This initiative has been launched by CMHC to support construction 

of mixed- income and mixed use affordable housing under stream of new construction. The 

revitalization stream offers low cost loans or forgivable loans for repair of existing rental 

housing. To maximize the benefits, the strategy mentions that transfer of federal lands with 

loans could be a possibility. This strategy is expected to build 60,000 new units and repair or 

renew 240,000 existing units of affordable and community housing through contributions and 

low cost funds (Government of Canada, 2019).  

5. A new Canada Community Housing Initiative is a $4.3 billion initiative to support provinces 

and territories to protect and build a sustainable community based housing sector. The 

province is to cost match this funding to protect affordability in terms of repair, renewal and 

new supply for household living in community housing administered by provinces and 

supported by deferral programs.  

6. A New Federal Community Housing initiative is to protect federally administered community 

housing with expiring operating agreements. This initiative is to put new agreements in place 

as old ones expire. Currently, this initiative has been launched in two phases as a $500 

million investment over 10 years outlined by strategy. Phase 1 has been completed from 

April 1, 2018 to March 31, 2020. The phase 2 has been launched from September 1, 2020 

to March 31, 2028 to assist community housing with expiring agreements (National Housing 

Strategy, 2020) and provide rental assistance to low income households (Federal Community 

Housing Initiative, 2019).  

7. Canada Housing benefit is the tool introduced in NHS to provide affordability support directly 

to families and individuals in need, including those in social housing, on waitlists or housed 

in private market but struggling to make ends meet. This benefit will be delivered by provinces 

and coordinated by municipalities to create rapid and responsive relief from rising housing 
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costs and evolving housing needs and priorities. Canada –BC Housing benefit agreement 

has been signed to provide funding directly to households. The federal government will invest 

$2 billion through this benefit, to be cross matched by the province, approximating to $4 

billion investment over 8 years starting from spring 2020 (Canada Mortgage and Housing 

Corporation, 2020). 

8. Through partnerships, the strategy outlined $ 20. 5 billion in federal support to provinces and 

territories with close to $9 billion in cost matching by them. 

The National Housing Strategy over the course of 10 years (2017 – 2027) allocates $ 

40 billion to multiple funding programs with targeted transferees and beneficiaries. The 

Table 2.2 below summarizes the relevant action plans & funding programs in affordable 

housing sector. 

Table 2.2: Summary of National Housing Strategy initiatives 

Federal Action Plans 

& Funding Programs 

Amount & Responsibility Purpose & Targets 

National Housing 

Strategy (NHS) 

Appointed Minister - Maintain NHS as part of legislative 

bill, National Housing Strategy Act, 

2019 

National Housing 

Council 

CMHC is directing creation 

of National Housing 

Council (Canadian Human 

Rights Comission, 2020). 

- Provide evidence based and 

participatory approach to NHS. 

- Not established yet. 

Federal Housing 

Advocate 

To be housed and 

supported by Canadian 

Human Rights 

Commission (Canadian 

Human Rights Comission, 

2020). 

- Advocate measure against 

potential systematic barrier. 

- Not established yet. 

Community Based 

Tenant Initiative 

- CMHC 

- $10 million in funding 

over 10 years. 

- To assist local organizations that 

assist people in housing need 

- Public engagement campaign for 

effective participation and 

representation in housing policy 

and decision-making process. 
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- Launched in 2019. 

National Housing Co 

– Investment Fund 

- CMHC 

- $ 5.9 billion 

- Attempt to reengage in community 

housing. 

- Low cost or forgivable loans for 

repair of existing rental housing. 

(Target: renew 240, 000 existing) 

- Creation of new mixed income and 

mixed-use affordable housing 

development. (Target: 60,000 new 

units) 

Canada Community 

Housing Initiative 

- Provinces and 

Territories 

- $4.3 billion 

- Protect and build a sustainable 

community based housing sector 

- The Province is to cost match this 

funding. 

Federal Community 

Housing initiative 

- CMHC  

- Two phases as a $500 

million investment over 

10 years. 

- Protect federally administered 

community housing with expiring 

operating agreements. 

- Phase one completed, Phase two 

launched from September 2020. 

Canada Housing 

benefit 

- Provinces  

- Federal Government 

investment is $2 billion, 

to be crossed matched 

by province.  

- Assistance directly to families and 

individuals in need 

- In BC, Rental Assistance Program 

(RAP) and Shelter Aid for Elderly 

Renters (SAFER) programs. 

Note: Data source from the National Housing Strategy report, 2018. 

 

Budget 2019 

The Budget 2019 by the federal government emphasizes investment in the middle class by 

ensuring that Canadians can afford a safe and secure place to call home. The budget outlines 

key themes to ensure housing affordability (Government of Canada, 2019): 

- Reducing barriers to homeownership for the first time buyers. 

- Boost supply of housing and rental markets 

- Increase fairness in real estate sector. 
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Under the theme of “Working Together; Increasing Housing Supply through 

Partnerships and Targeted Investments”, Budget 2019 states the following: 

 The increasing rental prices due to limited supply of housing is a reality and there is a need 

to ensure that house prices grow at moderate rate for rent affordability and homeownership. 

The government is focusing its investments and building partnership to boost housing supply 

that meets the need of broad range of Canadian families. 

 Under the National Housing Strategy, 2017, the Rental Construction Financing Initiative 

provides loans to encourage rental housing across the country over a span of four years. 

This scheme is currently run by CMHC that provides low cost loans to borrowers that 

construct minimum five rental units (Rental Construction Financing, 2020). In Budget 2019, 

it was proposed to provide additional $10 billion over nine years in this initiative by extending 

the program until 2027-28. Under this initiative, the amount of $13.75 billion in loan for 

construction of 42,500 units is to be run from 2017 to 2027.  

 

Canada Housing and Mortgage Corporation Portfolio of Affordable Housing: 

Canada Housing and Mortgage Corporation (CMHC) as a National Housing Agency receives 

$2 billion from federal government to ensure that housing needs are meet for Canadians. 

Outlined below are the portfolios that CMHC undertakes to support affordable housing needs 

(Canada Mortgage and Housing Corporation, 2018):  

 

- Existing Social Housing 

 The existing housing stock was built between 1946 and 1993. The federal government 

provides funding to support households living in it.  

 The provincial government administers 80 % of agreements with social housing providers 

that are non-profit housing associations while the rest of the 20% is administered by 

CMHC, including on reserve housing projects in First Nation Communities. 

 The Affordable housing centre provides services to social housing providers to maintain 

long-term financial viability. 

 

- Affordable Housing Program:  

 Under Investment in Affordable Housing (IAH) in 2011 till 2018, the federal government 

was investing $238 million annually. The Province cost matched and delivered the 

program to meet affordable housing needs (Canada Mortgage and Housing Corporation, 

2018).  
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- CMHC Affordable Housing Center:  

It provides expertise to help build and preserve the existing stock of affordable housing. This 

is done through the following: 

 Local expertise: It offers knowledge-based resources with interactive tools, as well as 

Canada’s largest inventory of housing information, research and market analyses. 

 Networking opportunities: The program sets out to understand community needs and 

work with partners to offer clients solutions for local housing challenges. 

 Financial assistance: This program grants interest-free loans to projects qualifying under 

seed funding program with two streams; one for new construction/conversions, and one 

to preserve existing community housing projects. In the construction scheme, it provides 

seed funding for the development of modular and prefabricated construction technology 

for affordable housing (Canada Mortgage and Housing Corporation, 2018). 

 

- National Housing Strategy 

Various programs in the National Housing Strategy are delivered through CMHC under the 

following scope of works (About the Initiatives, 2018): 

1. Creating new supply of Housing 

2. Repair and modernization of existing housing 

3. Resources for community housing providers 

4. Innovation and Research 

 

2.3.2. Government of British Columbia policies programs and plans: 

 

Homes for B.C: A 30-Point Plan 

The Provincial government in recognition of the growing affordability crisis across British 

Columbia launched a 30-Point Plan for housing affordability in February 2018. According to this 

plan, Provincial government to promote a fairer housing market system will work upon 30 points. 

The plan covers the thirty points within different thematic areas (Homes for B.C: A 30 Point Plan 

for Housing Affordability in British Columbia, 2018). There has been no consolidated official 

reporting to track the progress of all the points in the plan. For the purpose of this research, 

relevant thematic areas with their identified points (while coordinated with the 30 Point Plan 

report) are analyzed, with reference to the affordable rental and subsidized housing sector (with 

current updates gathered from secondary literature) will be discussed below: 
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- Stabilizing Market: 

6* Taxing Short term Rentals 

This point has been implemented with 8% provincial sales tax (PST) and 3% Municipal and 

Regional District tax; however, monitoring if service providers like Airbnb are actually 

charging is difficult. (Jonathan Kew, 2019).  

7* Reviewing Homeowner grant to provide fairness for renters.  

The Rental Housing Task Force launched by the Province carried out province-wide 

engagements with landlords, renters and other stakeholders identifying a set of 23 

recommendations. This is similar to 30-Point Plan and would require further analysis 

(Jonathan Kew, 2019). Until now, no action has come about from the engagement  

- Building the homes people need: 

14* Making $6 billion plus investment in housing.  

The plan is to deliver 114,000 affordable homes over 10 years (2018 -2028) that includes 

affordable market rental, non-profit, supported social housing and owner-purchase housing 

through partnerships. This also includes student housing (Homes for B.C: A 30 Point Plan 

for Housing Affordability in British Columbia, 2018). BC Housing has developed various 

funding programs for this investment by the Provincial government; however, it is unclear if 

these programs are able to meet needs in sufficient time with the rate of rapid growth 

(Jonathan Kew, 2019). 

15* Build rental units for missing middle, more than 14,000 units for individual, families 

and seniors. 

In Budget 2017, investment of $208 million was allotted to build affordable rental units.  

In Budget 2018, $ 378 million over three years (2018- 2021/22) and more than $1.9 billion 

over next 10 years to develop 14,350 units of mixed income rental housing for families and 

seniors (Government of British Columbia, 2018). Community Housing Fund by BC Housing 

collaborates with non-profit, cooperatives and local governments to subsidize development 

so they can run on sustaining revenue models. This caters to moderate rental, rent geared 

to income and deep subsidy. The fund does not address working independent adults 

sufficiently and the cost of development inflation, leading to rents that are not affordable for 

middle-income people (Jonathan Kew, 2019).  

18* Retrofitting existing homes to ensure affordability for British Columbians. 

The provincial government committed over $75 million in two years to make sure that 4900 

houses built in previous regimes stays affordable. 
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- Security for renters 

21* Expanding and increasing benefits for seniors living independently. 

In Budget 2018, seniors will receive an extra $930 per year under SAFER program 

(Government of British Columbia, 2018). 

22* Expanding and increasing rent assistance program to help households. 

In effect, Provincial government has increased assistance to renters under Shelter Aid for 

Elderly Renters (SAFER) and Rental Assistance programs (RAP) by investing $116 million 

over three year (2018-2021) as announced in budget 2018. The eligibility requirements to 

enter RAP programs have been increased from $35,000 to $40,000 income annually. The 

rental assistance would be $800 more for families (Government of British Columbia, 2018).  

However, it appears that people not covered under SAFER program are in need of assistance 

since the waitlist for affordable housing is growing, including people renting at private market 

rates who are spending more than thirty percent of their income on shelter due to low vacancy 

rates and increasing gap between housing prices and income raise. There is a need to work 

on action plan that enables affordability for private market rentals, as affordability is 

imperative need for all citizens. 

23* Strengthening protections for renters and manufactured home owners. 

The provincial government removed the geographical rental clause and proposed changes 

to regulations for renters (in case of “renovictions”2) to have support and stronger response 

to landlords who misuse the provision (Government of British Columbia, 2018). 

24* Extending life, quality and affordability of existing affordable housing. 

This point is to ensure the quality of social housing in terms of safety and security. The 

province proposed to invest $1.1 billion over 10 years for building repair and maintenance. 

There is no specific program through which the investment is allocated; however, there are 

several programs in BC that are run for home improvements assistance (Jonathan Kew, 

2019). 

- Supporting Partnerships 

25* Housing Hub, fostering partnerships, building homes. 

This initiative is to seek innovative partnerships to build affordable housing. The first 

partnership starts with more than 400 new homes being built in Coquitlam, Nanaimo, 

Richmond and Vancouver (HousingHub building partnerships to build homes, 2018). This 

                                                 
2 ‘Renoviction’ is term used in BC to describe evictions carried out to renovate or repair a rental unit.  
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initiative targets people with average income between $50,000 and $100,000.The Provincial 

government spent $20 million to establish Housing Hub.  

26* Empowering Local Governments 

Under this theme, the provincial government recognized local government’s empowerment 

to tackle this issue through various tools and instruments. They committed $5 million over 

three years to fund housing needs assessment. They also committed to create rental only 

zoning and residential rental tenure, which is now already in, place as bylaw (Jonathan Kew, 

2019). 

27* Use of MRDT revenues for affordable housing (MRDT is Municipal, Regional District 

tax on sales of short term accommodation) 

This point allows MRDT funds to be invested in affordable housing apart from tourism, 

marketing, programs and projects (Jonathan Kew, 2019). 

28* Encouraging more rental through property tax exemptions.  

The provincial property tax exemption along with already existent local government property 

tax exemption is to incentivize developers to build all-purpose rentals. This tool along with 

reduction in development cost charges is a way to encourage developers to build affordable 

housing (Jonathan Kew, 2019). 

 

The key aspects that the 30-Point Plan suggests to deal with affordable housing is as 

follows: 

1. Taxation 

2. Funding programs to meet supply of affordable housing 

3. Partnerships 

4. Funding for building repair and maintenance 

5. Benefits and assistance for stakeholders e.g. low income renters and household) 

6. Legislative tools and instruments 

 

British Columbia Housing Management Commission (BC Housing) 

BC Housing is the provincial crown corporation that reports to the Minister responsible for 

Housing through Board of Commissioners. It manages, administers and develops a wide range 

of subsidized housing across province (BC Housing, 2020). The corporation administers the 

investments outlined in the 30 Point Plan. The Table 2.3 summarizes the portfolio of works by 

BC Housing (BC Housing, 2020): 
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Table 2.3: Portfolio of BC Housing 

Portfolio Programs/ Services 

Housing Assistance - Placement in Subsided Housing and affordable rental housing 

- Provides Housing Listings 

- Rent Assistance Program (RAP) 

(Low income Families with maximum income of $40,000) 

- Shelter Aid for Elderly Renters (SAFER) 

- (Low income seniors renting in private market rentals) 

Partnerships - List of applicants for community housing providers 

- Funding opportunities for housing providers like Community 

Partnership Initiatives and Community Housing Fund to 

nonprofit sector. 

HousingHub 

 

- A division of BC Housing to foster partnerships with local 

community organizations to create affordable rental and 

homeownership options for middle-income people (HousingHub 

Overview, 2020). 

- It is distinct from other programs, as the partnership does not 

include operating subsidies.  

- The Provincial Rental Supply program is delivered by BC 

Housing through HousingHub. 

- This partnership enables access to land, low cost financing for 

developers and will work with Municipal to minimize the barriers 

(HousingHub Overview, 2020). 

- The programs under HousingHub are Provincial Rental Supply 

Program Framework and Affordable Homeownership program 

framework. 

Note: Data source from BC Housing website. 

 

2.3.3. Municipal Government policies, programs and plans: 

The mandate of the Municipal governments is to ensure suitable supply of housing to meet 

the needs of community now, and in the future. Local governments employ land use planning 

processes like zoning, regulatory process, servicing and various other activities to fulfil their role. 

Provincial policies enable the local government activities. Increasingly, local governments are 

expected to address affordable housing needs of the community especially through the 
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marketplace. Evidence suggests that they are doing so. (Housing Policy Branch, 2005). 

Following is the summary of tools used by the Municipal governments to tackle this issue 

(Housing Policy Branch, 2005): 

 

Table 2.4: Local government tools for Affordable Housing sector 

Methods Means 

Community Planning 

(Policy) 

- Official Community Plans (OCP): In 1992, policies for 

affordable, special needs and rental housing were to be 

included in OCP. 

- Housing Needs Assessment 

- Design Guidelines 

Zoning ( Land 

Management Tool) 

- Density Bonus: Allows higher level of density on sites in 

exchange for amenities. 

- Comprehensive Development Zoning:  Customized zoning for 

specific sites to allow flexibility in negotiating amenities. 

- Rezoning: Usually up zoning on merits of individual 

application. This many include: 

1. Inclusionary Zoning: include share of affordable housing 

through rezoning application, comprehensive development 

zoning. 

2. Transfer of density from one site to another 

3. Small lot zoning 

4. Housing above shops 

5. Relaxation/exclusion (parking requirements) 

- Housing Agreements: Legally enforceable means of securing 

affordable housing on sites and are filled in land title office. 

Approvals - Public Consultation requirements on different applications. 

- Building Permits, Developments Permits, and Compliance to 

building codes. 

Financial Incentives - Waiving or reducing fees like Development Cost Charges, 

building permit fees and property taxes. 

- Housing Reserve Fund: Contribution obtained through variety 

of means designed for affordable housing.  
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Land - Land grants 

- Leasing Land at or below market level. 

- Deferring payments on land leases. 

Partnerships - Partnership with local community organizations, universities, 

health authorities or universities can enable affordable 

housing provision. 

Note: Data from Market Housing Affordability Report, 2005 
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C H A P T E R  T H R E E 

A F F O R D A B L E  R E N T A L  A N D   

S U B S I D I Z E D  H O U S I N G  S E  C T O R 

 

This chapter explores the specific policies, actions plans and program initiatives for the 

affordable rental (low cost rentals) and subsidized housing sector at different governance levels 

to form a holistic picture of the ongoing endeavors to mitigate the affordable housing crisis. At 

the Municipal level, City of Nanaimo has been chosen as an area of more detailed study. The 

chapter focuses on two facets of affordable housing; one is the repair and maintenance of 

existing housing stock and other is the construction of new housing stock discussed below: 

 

3.1. Existing housing stock 

As per the definition of BC Housing, “Subsidized housing is long-term housing for people 

who permanently reside in British Columbia. Rental fees are calculated on a rent geared to 

income basis (30% of household total gross income, subject to minimum rent based on number 

of people)” (BC Housing, 2020).The subsidized housing providers like Nanaimo Affordable 

Housing Society develops and operate subsidized housing to cater to multiple needs of the 

communities, like supportive housing, youth housing, family housing and others (Nanaimo 

Affordable Housing Society, 2020). The study below discusses the challenges for non-profit 

housing providers and specific policies at different governance levels to cater to this sector. 

 

3.1.1. Challenges for Non-Profit Providers 

- Expiring Operating Agreements 

One of the core challenges faced by the non-profit housing provider is the expiration of the 

project operating agreements (EOA). Approximately, 30,000 project operating agreements  

units in British Columbia will expire by 2033 with 5,900 between March 2015 and March 

2020.The agreements set out the amount, conditions and duration of subsidy provided by 

federal or provincial governments or both. The subsidy expiry is tied with the mortgage 

amortization period (35 years) which means that once the subsidy has ended, housing 

providers are solely responsible for the project’s ongoing financial viability.  To maintain 

financial viability the post EOA stage is proving to be difficult especially for buildings that 
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house mostly rent geared to income tenants and those housing providers with five or fewer 

projects in their portfolio (Cityspaces Consulting Ltd., 2018).   

 

- Maintaining the existing stock 

The maintenance cost of the existing housing stock is high which poses higher financial risk 

along with health risks to tenants and decreased building life. The repair needs in the non-

profit sector is $125 million annually of which BC housing budget is only $10 to 13 

million annually (BC Rental Housing Coalition, 2017). This emphasizes the need to create 

self-sustainable strategies and models to leverage the investment by BC Housing for long-

term solutions in this niche. 

 

3.1.2. Specific policies, programs and action plans at different governance levels 

 

Federal government (CMHC Role): 

- CMHC provides preservation funding to non-profit housing providers to preserve existing 

stock specifically for projects with federally administrated operating agreements (Canada 

Mortgage and Housing Corporation, 2018). Preservation Funding provides financial 

assistance to help housing providers (currently under a federally administered operating 

agreement) complete activities that will allow them to transition to a more viable and 

sustainable model, as well as prepare them for future funding opportunities. It provides 

consultant fees for various assessments and financial planning but does not cover cost of 

construction or renewal.  

- Under the National Housing Strategy by the federal government, the following programs 

are available to housing providers, municipal governments, provinces, Indigenous 

governments and organizations and private sector to modernize existing housing (National 

Housing Strategy, 2020). 

 National Housing Co-investment Fund - housing repair and renewal scheme: This 

fund is to develop energy efficient, accessible and socially inclusive housing for mixed 

income, mixed use and mixed tenure affordable uses. 

 Investment in Affordable Housing: Federal funding to housing providers and co-op 

providers to prepay mortgage held with CMHC without penalty. 

 Federal Community Housing Initiative: This fund supports federally administrated 

community housing projects reaching the end of their agreements, through rental support 

to their tenants and transitional funding for 24 months.  Phase 1 of this initiative has been 
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completed and currently, phase two will provide $462 million in funding from September 

2020 to March 2028. 

 The Community Housing Transformation Centre: It is a network of organizations that 

provides access to management tools, financial resources and best practices to support 

growth of community housing sector. This centre provides technical assistance for 

capacity development of non-profit organizations, alongside funding grants for efficient 

business models and tenant engagement practices. 

 Community Based Tenant initiative provides small contributions to local organizations 

to assist people in housing need through access to information, financial literacy and 

information to access to housing options. 

 

Government of British Columbia:  

1. In 2015, the provincial government recognized the capacity of the community-housing sector 

by developing a Non-Profit Asset Transfer program that transferred the ownership of 350 

parcels of land into this sector. This was an effort to leverage investments of the past 

generation and over time provide equity necessary for major capital repairs and new 

development or re-development program. This partnership has led to developing the capacity 

of small-scale organizations to carry out long-term assets management and development of 

community land trust (BC Rental Housing Coalition, 2017). 

2. The provincial government through BC Housing is investing $1.1 billion over 10 years through 

Capital Renewal Fund to retrofit the existing 50,000 nonprofit and provincial owned public 

housing in B.C (Housing, 2019). Following objectives are to be achieved through this:  

 This is to reduce the impact of carbon emissions for air pollution as a bylaw, B.C is 

required to reduce greenhouse gas emissions by 80% from 2007 levels by 2050. 

 Reducing heating bills, making homes safer and comfortable for residents. 

 Develop expertise in construction industries to develop skilled labor in green technology 

and drive local innovation. 

 This will create approximately 7,700 direct and indirect B.C. jobs. 

3. BC Housing has created a resource guide to help non-profit housing providers to become 

self-sustaining once their operating agreements expire (Capital Planning & Repairs, 2020).  
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City of Nanaimo: 

1. OFFICIAL COMMUNITY PLAN BYLAW 2008 No.6500 under goal three of social 

enrichment identifies affordable housing as one of its objectives (City of Nanaimo, 2008). 

Below are identified policies related to social housing provision:  

 Establish annual targets for social housing 

 Fund housing needs study for special needs population 

 Lease city-owned lands to non-profit housing society 

 Providing non-financial support for non-profit societies to retrofit poor quality housing 

 Disperse non-profit and special needs housing opportunities throughout cities. 

2. Nanaimo Affordable Housing Strategy, 2018, identifies various actions to support the 

existing affordable housing providers as follows (City of Nanaimo, 2018): 

- Land acquisition strategy to enable non-profit housing providers to build new housing. 

- Service and step-by-step guide for non-market housing providers to build new stock. 

- Increase community engagement and public awareness for affordable housing need. 

 

Implications for existing housing stocks: 

There is an increased emphasis by all level of governments especially federal and provincial 

to meet the repair and maintenance needs of existing housing stock, through allocation of capital, 

capacity development of affordable housings provider through guides and other resources and 

enabling regulatory processes at local government level. A succinct framework is required for 

the multiple funding programs by federal and provincial government to create ease in access to 

these opportunities. Currently, each program has its specific scope and funding criteria that is 

separately accessed by the same housing provider, therefore, creating an umbrella framework 

(integrated approach) would streamline the process for affordable housing providers and reduce 

the timeframe for the projects.  

 

3.2.  New housing stock  

In Canada's owner-occupied market, the supply of affordable rental stock is critical for 

stabilizing the housing market. In Greater Vancouver, people pay 68 percent of their before-tax 

income for their home mortgage, tax and utilities due to increasing land prices and costs 

associated with homeownership.  This trend transfers the cost pressures to the renters that 

include youth, early and mid-stage professionals, low-income earners, families, seniors, and 

vulnerable population likewise. Subsequently, the owners charge higher rent from tenants, since 
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the federal government has no policy on rent caps due to the free-market mechanism. When 

rents are high, the tenants are unable to save to purchase a home (Wake, 2007). 

As a result, the affordable rental housing demand in the continuum has increased with 

limited supply (Wake, 2007). The harmful trends in the rental market sector are the result of 

growing income disparity, lack of replacement to rental stocks and loss of land zoned for rental 

(in 2019, BC enabled the local governments to use residential rental tenure policy in the Local 

Government Act3 to create zones for purpose built rental housing). Since the provincial 

condominium legislation of the 1970s, rental-housing providers have to compete with 

condominium providers and federal and provincial tax cuts have led to the transference of money 

from low-income households to high-income households creating an income inequality ratio of 

0.32 from OECD Data, relatively higher than European counterparts (Hulchanski, Rethinking 

Canada’s Housing Affordability Challenge, 2005). Research has indicated an increase in rental 

stock can stabilize the owner-occupied market and increase housing options to add to 

affordability, promote flexibility for changing life circumstances and add to the fluidity of the labor 

market (BC Rental Housing Coalition, 2017).  

 

3.2.1. Challenges for supply of new housing stock: 

The supply and construction of affordable rental units contributes to economic boom leading 

to increased job streams and tax revenue. The 2013 report by LandlordBC and KPMG Canada 

found that BC’s rental housing sector contributed $10.6 billion to Canada GDP, produced $4.87 

billion of labor income and created 82,851 jobs across the province (BC Rental Housing 

Coalition, 2017).  

To meet the supply challenge, the existing backlog from 2016 and future demand has to be 

understood. According to the Affordable Housing Plan for BC report, a backlog of 80,000 new 

rental units in 2016 were estimated with 117,000 renter households that required income 

assistance to afford the unit they were renting. The Plan estimates that the province needs 7000 

new rental units a year for the next ten years (2017 – 2026) out of which 2350 will be for core 

housing need households, 1150 will be for missing middle households and rest for market 

demand (BC Rental Housing Coalition, 2017).  

 

 

 

                                                 
3 Local Government Act is the legislation for regional districts and local governments, which sets the framework of 
their main powers and responsibilities. 
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3.2.2.  Specific policies, programs and action plans at different governance levels 

 

Federal government (CMHC) 

- The seed-funding program by CMHC has a funding stream for new construction of affordable 

housing through interest free loans to non-profit housing providers, municipal government, 

province and others to help with the cost of pre-development activities. 

- Housing Solutions Specialist Multi Unit connects with industry partners to develop solution 

for multi-unit projects. 

- CMHC Affordable Housing Centre provides seed funding and guidance for modular and 

prefabricated housing. 

- Under National Housing Strategy, following funding programs are available: 

 National Housing Co-investment Fund – Construction Scheme: Low cost forgivable 

loans for construction of new affordable housing for mixed-income group. 

 Affordable Housing Innovation Fund: The fund supports innovative proposals of 

housing development.  

 Rental Construction Financing: This fund provides low cost loans to borrow during 

risky phase of rental apartment construction. 

 Federal Lands Initiative: Land transfer for affordable housing project with $200 million 

fund. 

 

Government of British Columbia (B.C. government addressing housing affordability challenges, 

2019):  

1. Housing for low and middle-income earners, including seniors and families: An 

investment of $1.9 billion over 10 years through Building BC: Community Housing Fund for 

more than 14,000 rental homes were included in Budget 2018. The housing will be built 

through partnerships with Municipalities, non-profits, and co-ops. Table 3.1 below depicts the 

categorization of investment according to income.  
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Table 3.1: Categorization of Community Housing funds according to income brackets 

Household Income Moderate Income Low to Moderate 

Income 

Low Income 

Annual Income in 

Dollars 

71,200 – 104,000 21,000 – 95,000 

 

15,000 – 30,000  

 

Details These are defined as 

household incomes 

up to $71,200 for 

homes with fewer 

than two bedrooms, 

or up to $104,000 for 

homes with two or 

more bedrooms. 

- Housing income limits 

represent the income 

needed to pay the 

average market rent.  

- Average rents are 

derived from Canada 

Mortgage and Housing 

Corporation’s (CMHC) 

annual rental market 

survey. 

- Rents for these units 

will be targeted at the 

CMHC definition of 

affordability, at or 

below 30% of the 

household income. 

Households 

receiving income 

assistance. 

Note: Data retrieved from https://news.gov.bc.ca/ 

 

 Out of 14,000 homes, 4900 have been approved in 42 communities through partnering 

with the community housing sector. The first set of Request for Proposal was closed in 

Sept 2018 and approval decision made by November 2018. Approved Buildings will be 

completed in 18 -24 months from the time of approval of construction.  

 The conditions for the proposal were that proponents must be a non-profit organization, 

housing co-op or municipal housing provider that is wholly government-owned and 

controlled and would be responsible for the following: 

 Collection of rents 

 Resident relations and selection of new residents 

 Building maintenance and upkeep: internal and external 

 Community relations 

https://news.gov.bc.ca/


38 

 

 Capital planning 

2. The Provincial government recognized partnerships as key to addressing housing crisis and 

launched Housing Hub in 2018 to bring together local governments, Indigenous partners, 

the non-profit sector and developers for innovative partnerships to create affordable homes. 

This initiative was directed toward affordable market rental and the owner purchased 

housing. The average income group targeted is between $50,000 and $100,000. The first of 

these partnerships has resulted in a proposal from the B.C Conference of United Church of 

Canada to build more than 400 new affordable homes for families, seniors and individuals at 

four church-owned properties in Coquitlam, Nanaimo, Richmond, and Vancouver. 

3. To create supporting strategies for renters, the provincial government has cut annual 

allowable rent increase by 2% limiting it to inflation. This has been done in the wake of renters 

being unable to pay yearly rent increases, while the basic repairs and building maintenance 

are left undone. 

4. To support families and seniors on a fixed income, the BC provincial government is providing 

$116 million over three years to expand eligibility and increase the average benefits under 

Rental Assistance program (RAP) and Shelter Aid for Elderly (SAFER). Under the SAFER 

program, the average monthly payment to recipients will increase to 42% from $187 to $265. 

The monthly subsidy under the rental assistance program is increased by 17% or $ 67. 

5. The Province has created residential rental tenure legislation in the Local Government Act 

that allows zoning bylaws to be enacted for the following purpose: 

 It requires that new housing in residential areas be developed as rental units. 

 To ensure that existing areas of rental housing are preserved as such.  

The new rental zoning authority can only be used where multi-family residential use is a   

permitted use. In these areas, municipalities can allow the following: 

 Set different rules restricting the form of tenure of housing units for different zones and 

locations within a zone; and  

 Require that a certain number, portion or percentage of housing units in a building be 

rental. 

 It has made changes to strata property regulation to help long-term rental availability. 

 It has adapted building codes that allow safer construction of taller wood buildings to build 

faster homes and help job creation. 

6. The Provincial government through Bill 27 amended the Local Government Act in 2008 to 

give local and regional governments the ability to waive or reduce development cost charges 
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for affordable housing and other green initiatives. This allows the municipality to determine 

eligible developments and choose the amount and conditions of waiver for developments. 

 

Regional District of Nanaimo:  

The Regional District of Nanaimo is employing a collaborative approach to meet regional 

housing needs along with member municipalities, other levels of government (federal and 

provincial) and non-profit organizations. Below is a detailed timeline of actions by RDN: 

1. In 2011, Regional Growth Strategy was updated to include specific goals and policies that 

provide RDN and member municipalities to create a framework for decision making to results 

in actions and decisions that are mutually supportive and will move towards a more 

sustainable way of life. Goal 6 relates to facilitating the provision of affordable housing to 

ensure adequate supply for community wellbeing (Regional District of Nanaimo, 2011). The 

policies under this goal are as follows: 

 Strategic plan to increase the range of affordable housing options for seniors, youth, low 

or moderate income, those with special needs and homeless. 

 Adopt Official Community Plans and Zoning bylaws that increase the range of housing 

options available, especially in mixed-use centers that are well served by transit. 

 Adopt Official Community Plan policies and zoning bylaws that make provision for 

incentives to build affordable housing units and encourage adaptable housing design. 

 Explore opportunities to retrofit existing housing stock to reduce GHG emissions, improve 

energy efficiency, and enhance affordability. 

2. The RDN in 2011 directed the staff to proceed with several actions in the 2010 Housing 

Action Plan (Regional District of Nanaimo, 2010). The 2010 Housing Action Plan enlists the 

following actions to be taken: 

 Documenting Housing Resources: This is to create and keep track of all organizations 

and resources that are meeting housing needs. 

 Providing Information on Housing Resources: This action is part of the effort to educate 

and spread awareness of housing problems through workshops, information centers, and 

web-based mediums. 

 Building Partnership through Regional Housing Working group: This group will be 

primarily working to develop and foster partnerships and coordinate efforts to address 

long and short-term housing needs. This group will be formed through grants and 

consultants will be hired to develop a Regional Housing Strategy. 
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 Develop a Regional Housing Strategy: This strategy is to prioritize and coordinate efforts 

to address regional housing needs. 

 Support initiatives of others: This is targeted for non-profits and for-profits to assist their 

efforts, avoid duplication of services, support existing groups like City of Nanaimo 

Homelessness Working group and Oceanside homelessness task force (coordinated by 

the City of Parksville) and ensure that initiatives align with identified needs and regional 

regulations. 

 Providing incentives to build and maintain affordable and adaptable housing. Update 

OCPs and zoning bylaws to support affordable and adaptable housing. 

 Adopting secondary suite policy especially in electoral areas. 

 Supporting efforts of municipalities for secondary suites by educational information, 

seminars, and identify barriers to constructing suites and ways of overcoming them. 

 Promoting the maintenance of existing and increasing the provision of new market rental 

stock.  

 Promoting third party programs that support the provision of new affordable housing units 

and improving existing housing in rural areas. Currently, CMHC offers Residential 

Rehabilitation Assistance Programs (RRAPs) to assist financially for maintaining the 

quality of affordable housing units for homeowners and renters and the creation of new 

affordable units for renters including seniors and those with disabilities. 

 Supporting the efforts of others to adequately house and provide support to those 

experiencing homelessness 

 Working with employers to provide ‘employer-assisted housing’ 

3. RDN Sewer DCC Reductions for Not-for-Profit Rental Housing Bill 27 allowed the RDN 

Board to adopt bylaw No. 1577 to “Reduce Sewer Development Cost Charges for Not-For-

Profit Rental Housing”. This bylaw is consistent with RDN priorities to support and encourage 

the development of affordable housing in the region (Regional District of Nanaimo, 2017). 

4. RDN Sewer DCC Reductions for Secondary Suites: To encourage the creation of 

affordable housing units, the RDN’s DCC bylaw No. 1442 for the northern communities 

Sewer Service Area (serviced by the French Creek Pollution Control Centre) exempts 

dwelling units that meet the BC Building Code definition of a secondary suite (attached to a 

house and less than 90 meter square in size) from paying DCCs. 

5. RDN Water Services DCC Reductions for Affordable Housing: In areas where the RDN 

provides water services, there may be the opportunity to waive DCCs to encourage the 

development of affordable housing. 
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City of Nanaimo: 

The City of Nanaimo's goal is to provide a range of housing and tenure options to meet the 

needs of citizens. This includes incentives for affordable housing, zoning bylaws that allow for 

the range of tenures and housing types and support to non-profit agencies. 

Under the affordable housing realm, following policies and actions have been undertaken: 

1. The updated Regional Growth Strategy Bylaw No. 1615, 2011 was accepted by resolution 

by City of Nanaimo on 31st October 2011 (Regional District of Nanaimo, 2011).  

2. OFFICIAL COMMUNITY PLAN BYLAW 2008 NO.6500, OCP identifies that the access to 

housing is critical for community wellbeing and “Affordable Housing” is one of the top strategic 

initiatives by Council for 2016 – 2019 (City of Nanaimo, 2008). The OCP outlines the 

following: 

 The Regional Growth Strategy goal six is to facilitate the provision of affordable housing 

is recognized through regional context statement. The OCP recognizes the need to 

create opportunities for the development and maintenance of existing stock through land-

use policies. The land-use policies are directed towards mix-use areas to provide a range 

of housing types including affordable housing forms. This development is encouraged 

through private development and financial support to non-profit housing societies. 

 The Goal 3, OCP encourages “social enrichment” to envision Nanaimo as a socially 

sustainable community that nurtures a caring, healthy, inclusive and safe environment 

for its citizens. This healthy community initiative considers social needs like community 

housing, food security, schools, arts and culture, recreation and heritage. This goal 

encapsulates affordable housing realm with the following policies: 

- Use incentives for developers to build affordable housing 

- Community involvement to address housing affordability 

- Support development with innovative and affordable tenure form. 

- Encourage the development of affordable housing through rezoning, density 

bonusing, and public/private/non-profit partnerships 

- Utilize housing agreements to secure units (acquired as a result of an earned density 

bonus) over the long term. 

- Prohibit the conversion of existing residential rental buildings to condominium status 

when the rental vacancy rate falls below 3% in Nanaimo. 

- Maintain a Housing Legacy Fund for cash instead of contributions negotiated with 

developers who opt not to build affordable units on-site, and make funds available for 

affordable housing development across the city. 
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 Encourage triplex and quadruplex housing consistent with the City’s design guidelines. 

 Encourage rooming houses in existing single-family dwellings and/or purpose-built 

facilities throughout the city. The homes or purpose-built facilities must be in keeping with 

the character of the area, comply with building code regulations, and should be equitably 

distributed throughout neighborhoods. 

3. Nanaimo Affordable Housing Strategy was adopted by Council in September 2018 to 

provide a framework for the city to work with other levels of government, private and non-

profit sectors for affordable housing development. This strategy identifies priorities and 

implementation plan for short, medium and long-term actions (City of Nanaimo, 2018). 

Following goals and policy objectives are outlined that focus on affordable housing for low-

income: 

Goals 

 Prioritize affordable housing among other municipal priorities 

 Focus on low to moderate-income households 

 Encourage diversity and inclusion 

 Foster collaborative partnerships 

 Build community support and trust 

Policy objectives 

 To increase the supply of rental housing; 

 To support infill and intensification in existing neighborhoods; 

 To diversify housing forms in all neighborhoods; 

 To continue to support low income and special needs housing; and 

 To strengthen partnerships and connections. 

4. The implementation action plan is outlined in Figure 3.1 below: 
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5. BC Housing and City of Nanaimo have signed Memorandum of Understanding on July 13, 

2020 to build four permanent purpose built supportive buildings with 190 homes with supports 

for people experiencing homelessness. Numerous sites have been acquired and planned out 

in different phases for the construction of supportive housing. Following is the operational 

procedures (BC Housing - Nanaimo MOU, 2020):  

Figure 3.1. Prioritization of Policy Directions and Actions. From the Nanaimo Affordable Housing Strategy, 
2018. Note: SP = Social Planning, CP = Current Planning and Subdivision, RE = Real Estate, BL = 
Business Licensing, BI = Building Inspections 
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- Resident Selection will be through Coordinated Access and Assessment (CAA) process. 

This application process ensures clients are effectively matched with the supports and 

housing required according to their need. 

- Community Advisory Committee will be created for each supportive housing application 

to ensure local community members are involved in the success of each building, with 

representations from Island health, RCMP, City Staff and local businesses. 

- Incorporation of amenity space to bring community services to residents along with health 

services. 

 

Implications for new supply of housing stocks: 

The supply equation of the affordable housing is the most recognized and worked upon area 

of endeavor through capital allocation, partnerships, legislation, approval and regulatory 

processes by all levels of governance. Yet, the supply need is not catering to the demand and 

built up backlog. A needs based policy framework is required that prioritizes, streamlines and 

expedites the affordable housing project from the conception to implementation stage. This 

framework needs to be adopted from the federal government, to other levels of governance to 

push forward the affordable housing supply and the agenda.  

 

The efforts on all levels of governance are credible in terms of legislation, policy work and 

fostering partnerships. However, as noted in the implications sections above, there is much more 

that needs to be done to actually have a significant impact on the ground in addressing the 

significant shortfall between policy ambition and affordable housing need.  In subsequent 

chapters, the policies, action plans and programs will be analyzed through the lens of the 

proposed approaches as follows: 

1. Paradigm Shift: ‘Housing for All’ approach that works on the premise of values fostered in 

the system and its impact on policy. 

2. Integrated systems thinking approach that analyses policy endeavors through the lens of 

social equity. 

3. Sustainable systems approach that applies economic sustainability lens for now and the 

future course of actions.  
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C H A P T E R   F O U R 

H O U S I N G  F O R  A L L 

 

4.1. Housing paradigm in Canada  

The previous chapters explored the need for affordable housing, history of housing system 

in Canada, organizational structure of affordable housing sector, along with the key policies and 

actions plans across different governance levels (federal to municipal) specific to affordable 

rental and subsidized housing sector. The fundamental element to this research is understanding 

the approach of housing sector in Canada with a particular focus on British Columbia and the 

City of Nanaimo, and its impact on policy and overall housing decision-making process. 

The housing system is structured significantly by public policy, relating to monetary policy, 

infrastructure, taxation, regulation of mortgage lending and insurance, land tenure and land use 

laws and policies, urban planning and so forth. The role of the state at the national level in 

subsidized housing and setting the state-market relationship, varies significantly, by country and 

period. Together, these elements make up the housing regime and contribute to the broader 

political economy of the welfare state (Suttor, 2015). Canada is largely a market driven housing 

regime, with 95% reliance on the market to allocate, supply and maintain its housing stock. In 

such a case, it becomes easy to focus on market forces and take for granted the political 

economy context.  

Housing plays a large role in inequality by shaping the urban spatial patterns structured by 

the policy. Market dominated housing production like Canada’s has a high potential to generate 

a high socio-tenure segregation in urban spatial patterns on the basis of incomes, since the new 

supply of housing best serves the affluent households (Suttor, 2015). In the case of Canada, the 

supply of housing is dominated by the demand for single-family homes, which accounts for the 

68% of the housing stock. The lower- income demand for housing is channeled into the lower 

price/quality segments of private rentals or the small social housing sector (Suttor, 2015), with 

the limited stock of 26% of rentals, in British Columbia and 6% respectively in the country. The 

spatial disparities existent in the disadvantaged neighborhoods like Harewood in Nanaimo, that 

is comprised of 21% of low-income individuals compared to 12.3% of low-income residents 

across all of Nanaimo (Data, 2021). This is because of a number of factors, including policies 

that skew homeownership to an upper income group of society. The unbalanced policy structure 

that favours homeownership, coupled with the historically lower rates of rental and social housing 



46 

 

production, has resulted in social housing accommodating only half of the net increase of low-

income renters with very limited options for the rest. The rise in income disparity in Canada, 

where the median income is low compared to the rise in median rents (Rech, 2019), has resulted 

in an acute shortage of rental housing and social housing to support the growing number of low-

income renters.  

As such, housing options for the low-income renters in Canada is constrained, as their 

income does not allow them to bid in the housing market in an equitable way. The housing market 

in Canada can be conceived as a bidding hierarchy, where the low-income residents can only 

bid for areas not favored by the affluent households in terms of quality, tenure and location. 

Hence, neighbourhoods, such as Harewood, have become composed of a large number of low-

income households. This situation is exacerbated by the regulatory rules such as landlords 

requirements on income, rental history, credit standing, references and in some cases, 

discrimination. Constrained choices for housing options means that low-income households 

usually pay high rents relative to the housing quality provided (Suttor, 2015). The realization of 

the constrained supply and rental options in the Canadian communities is manifest through the 

spatial patterns dominated by single-family neighborhoods. The good news, however, is that the 

recent policies at federal, provincial and municipal levels are working to boost the supply of rental 

housing in the coming years, within the existing landscape of land use laws and policies, along 

with the enhanced investment and subsidy into the affordable rental and subsidized housing 

sector. At this stage, it is critical to understand the approach of the existing housing system 

through historical practices that favor homeownership until now, have resulted in a dearth of 

supply of rental and subsidized housing, and propelled the rise in the income disparity between 

homeowners and renter households in Canada.   

In recent decades, the growing gap between rich and poor has become manifested in 

Canada’s housing systems. Canadians are divided into two distinct sets of housing consumers 

according to tenureship: i.e., owners or renters. The owners have roughly twice the income of 

renters and significantly more assets whereas; the average renter has fewer assets. The social 

needs for housing exists mainly among renters, whose income and lack of wealth often does not 

allow them to participate in the existing housing market. Meanwhile, public policy in Canada 

since 1980’s has further incentivized and privileged the ownership sector, exacerbating rental 

housing shortage and homelessness. This phenomenon is not natural, but the byproduct of 

government policies and well-established institutional structures that reinforce the ownership 

based policies to flourish (Pleace, 2011). Canada is a liberal welfare state with modest social 

insurance plans and modest universal transfer, in which the interference with commodification of 



47 

 

goods and services is minimized, granting of social rights is minimized and dualism is maintained 

between state and market allocation (Pleace, 2011). This explains the ambivalent nature of direct 

government interventions in the housing market for the protection of human and social rights 

specifically in the affordable rental sector.  

The primary part of the housing system deals with the social security welfare state that 

employs mass consumerism as the means to stabilize product market or generally the economy. 

The house-building sector is one of the key parts of the Canadian economy that for decades is 

catering to the demand of homeownership, and with support of the middle class is able to mount 

an effective lobby for federal government housing activity that supports private ownership. In this 

primary part of our housing system, the federal government through direct budgetary spending 

or indirect (tax) expenditures (Pleace, 2011) keeps reinforcing cycles of homeownership in effect, 

satisfying the effective lobby of those specific interest groups. The secondary part of the housing 

system deals with social assistance welfare state needs that caters to the social housing sector, 

with distinct government policies, programs and interventions relating to it, though minimal for 

the last two decades. This dualism of primary and secondary nature of housing system in Canada 

has ignored the need of most low-income renter households (Pleace, 2011). 

The ownership based paradigm that is reinforced in the housing system causes the cyclic 

phenomenon of imbalanced housing stock supply, stigmatization of affordable housing, 

conceptual distortions and misunderstanding within societal attitudes manifest through 

increasing NIMBYism, and increasing reliance by the federal government and provincial 

governments on the real estate sector rather than a focus on an innovation economy. The impact 

of this paradigm is damaging for low-income renters, plunged into the cycles of poverty by 

societal attitudes, institutional structures and policies that are not inclined for equitable 

distribution of resources across all tenures and housing forms to accommodate the needs of 

today.  

It would be right to say that the Canadian housing system, institutional structures and policies 

are not based on the principles of social equity, where equity as defined by the World bank is 

“equal access to the opportunities that allow people to pursue a life of their own choosing and to 

avoid extreme deprivations in outcomes (Blue Wooldridge, 2017).” Social equity is defined as 

“the fair, just and equitable management of all institutions serving the public directly or by 

contract, and the fair and equitable distribution of public services, and implementation of public 

policy, and the commitment to promote fairness, justice, and equity in the formation of public 

policy,” defined by the standing panel on Social Equity in the Governance of the National 

Academy of Public Administration (NAPA) (Blue Wooldridge, 2017). Inequality undermines trust 
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and community. It renders the government vulnerable to the special interest groups for their 

niche interests and associated profits. It corrodes social bonds, friendships, diminishes civic 

participation and reduces trust in government. The role of public administration involved in public 

governance should be to seek to prevent and reduce inequality and promote equality in access 

to services, quality of services, procedural fairness and social outcomes (Blue Wooldridge, 

2017). Without reframing the values and ownership paradigm on which the institutional structures 

and polices are reliant, it would be an impossible task by the public institutions at any level of 

governance to promote social equity in the housing system. In the absence of a new equitable 

approach, this existing practice will result in the cyclic inequity for the low-income renters and 

households, for decades to come. 

 

4.2. Impact of current policies, programs and plans on housing paradigm 

The historical trajectory of public institutions like Canada Housing and Mortgage Corporation 

(CMHC) and federal and provincial government statuettes, regulations and subsidies in the 

decades following the Second World War, enabled home purchase assistance programs to 

maintain Canada’s ownership rate at about two-thirds (Hulchanski, Canada’s Dual Housing 

Policy: Assisting Owners, Neglecting Renters, 2007). Most of the Canadian government policy 

has no tenure neutrality.  It is essential to recognize that what worked 30 or 40 years ago, does 

not work for the needs of today. With changes in the global economy and Canada’s population 

projected to increase from 33.7 million in 2009 to 43.8 million in 2036 (Section 3: Analysis of the 

results of the long-term projections, 2021),it is imperative that the housing policies and 

institutions realign and focus on tenure equity and equitable distribution of resources in our 

housing system. 

The trickle down impacts of the federal state priorities and investments in the homeownership 

sector ensures that the residential sector continues to be political. The disparity between housing 

as a lived space and housing as an instrument for profit making, i.e. housing as a home or real 

estate, is the consequence of the governmental priorities, policies and actions (David Madden, 

2016). The budgetary priorities along with the regulatory processes and procedures in the 

homeownership sector, coupled with the Strata Act of 1970’s allowed condominiums to become 

a principle housing type without effective protection of the rental housing stock. These 

phenomena contributed to the commodification of the housing. Hence, the housing crisis is not 

something new but “is a predictable, consistent outcome of a basic characteristic of capitalist 

spatial development: housing is not produced and distributed for the purposes of dwelling for all; 
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it is produced and distributed as a commodity to enrich the few. Housing crisis is not a result of 

the system breaking down but of the system working as it is intended (David Madden, 2016).” 

The extent to which the government priorities are inclined towards boosting homeownership 

can be seen through the introduction of first time Home Buyers Incentive, coupled with a modified 

homebuyer plan introduced in Budget 2019 (Budget 2019). This enables first time homebuyers 

to finance a portion of their home purchase through a shared equity mortgage with CMHC. As 

stated in Budget 2019, “this larger shared equity mortgage for newly constructed homes could 

help encourage the home construction needed to address some of the housing supply shortages 

in Canada, particularly in our largest cities (Budget 2019).” Yet, as indicated by the BC Housing 

New Homes Registry Report, November 2020, the housing supply shortage is in the affordable 

rental and subsidized housing stock. The report states that in the first eleven months of 2020, 

28,458 new homes were registered in BC, out of which 8,651 were single family and 19, 807 

units or 11,932 units were multi-unit homes. It further mentions that 39.8% of the multi-unit homes 

are registered as purpose built rentals, and the number of registered rental units decreased to 

37.1% from 2019 (British Columbia's Monthly New Homes Registry Report, 2020).  

It is clear from the statistics that the private housing market continues to dominate and 

continues not to cater to the needs of the rental households or the low-income renters. Who is 

to ensure enough supply of rental units in the communities to meet the social need? In such a 

scenario, it is clear that government incentives need to tip the scales for investments and funding 

in the direction of the affordable rental and subsidized sector to achieve a better balance in the 

housing market. Even programs like first time homebuyer incentives are lowering the cost of 

homeownership for people who can already afford to buy a home and fall under the income 

bracket of $120,000, with enough saving for the required 5% down payment (Satov, 2019). In 

contrast, a typical low-income renter household would have a gross household income of 

$35,000 or less (Rental Assistance Program , 2021). In this case, the state is clearly privileging 

some groups and classes over others.  

State actions can be used to redistribute and democratize housing or it can function to 

preserve inequality and support private profit making (David Madden, 2016). The Canadian 

Federal housing agency, Canada Housing and Mortgage Corporation, is a significant lever to 

promote homeownership. The agency was founded to ensure that returning World War Two 

soldiers could afford to buy a home, and since then CMHC has been facilitating homeownership 

(Zon, 2015). The services provided by the agency includes mortgage insurance, guarantees for 

real estate investment finance and mortgage backed securities that influence the cost of home 

ownership, and the way housing market operates. The housing market stability and financial 
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system is ensured through the number of policies mostly through a tax system that reduces the 

cost of homeownership (Zon, 2015). Most prominent are (Zon, 2015): 

- Exemption from capital gains tax when you sell your principal residence. 

- Goods and Services tax (GST) rebates for new housing ($580 million annually) 

- Homebuyer plan to withdraw tax free from Registered Retirement Savings Plan (RRSPS) for 

first time buyer.  

The tax system also incentivizes the developers to build housing for ownership (single family 

and condominium) (Zon, 2015). As reported for the year 2019, CMHC has provided mortgage 

insurance to 100,000 Canadians with more than $170 billion in mortgage-backed securities, $56 

million in first homebuyer incentive plan and $12 billion in capital for mortgage insurance 

portfolio. In comparison, CMHC invested $2 billion in affordable housing on behalf of the 

government of Canada for low and middle income Canadians (A Commitment to Affordability: 

CMHC releases 2019 Annual Report, 2020). This represents housing system skewed to 

ownership without balancing the housing market for all tenures. Moreover, research in terms of 

housing market trends, policies, needs assessments, identification of solutions for specific 

populations such as seniors, aboriginal and low-income households is part of the portfolio of the 

organization that informs the federal policies and actions in the housing market. In order to 

ensure greater accountability and a more even distribution of policy advice and implementation, 

the data and research needs to be carried out by autonomous institutions with political and 

portfolio neutrality.  

It is clear that the state has fully become part of housing policies and actions that are skewed 

to ownership. With the rise of income inequality in Canada with Gini coefficient of 0.32, such 

policies multiply the power of economic elites who benefit from the current system, contribute to 

the commodification of housing, and promotes its further growth (David Madden, 2016). 

Commodification of housing has resulted in housing that is utilized more as an investment tool 

than lived space (David Madden, 2016). The commodification of housing means that the function 

of housing as real estate asset takes precedence over its use as a lived place. When this 

happens, housing’s role as investment claims precedence over human rights, tradition, legal 

precedent, cultural habit, or the ethical and affective significance of the home (David Madden, 

2016). In recent years, the increasing reliance of the British Columbia economy on the real estate 

sector in comparison to Alberta’s reliance on oil sector has its major repercussions (Union of BC 

Municipalities, 2018). While increasing the wealth of existing homeowners, the over reliance of 

economy on the real estate sector comes with costs. The increasing housing prices are driving 

British Columbians out of the housing market, with accumulative pressures on rental housing 
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stock and significant long-term impacts on equity. The current housing market has constrained 

choices for priced-out British Columbians which comes down to either owning a home, renting 

aging rental stock, finding secondary suite or renting condominium with rent prices skyrocketing 

beyond wages, or applying for limited subsidized units (Union of BC Municipalities, 2018). 

Financialization has divorced housing from human rights and made it a liability for the community 

and society. (Ingrid Leijten, 2020). Now more than ever, the state actions need to further reinforce 

and emphasize the equitable distribution of resources across all housing forms and tenures.    

 

4.2.1. Critical Analysis 

In 2017, the National Housing Strategy (NHS) by the federal government was a landmark 

action that touches upon the human rights aspect of housing. The bill for the new legislation that 

promotes rights based approach to housing is implemented through the National Strategy Act, 

to ensure that government maintains NHS to prioritize housing needs for the vulnerable. This 

first step towards the human rights approach is a step forward; however, its implementation into 

the policy framework, legislative bodies and institutional structures is still ambiguous. As outlined 

in previous chapters, the National Housing Strategy sets ambitious targets for 10 years through 

its various initiatives for the supply and renewal of affordable housing, yet sets no mechanism to 

report on the performance of the various initiatives. The timeframe to conceive and build 

affordable housing projects are not taken into account to understand how well each program is 

working or will work. The National Housing Strategy touches on various investment initiatives as 

part of the social assistance state, yet does not address the underlying root causes of the 

imbalanced housing system. In such a case, the shortage of supply of rental housing, inequitable 

market supply, increasing income disparity, growing need of low income renters, rise in 

population, structural and legislative impediments in the housing systems and time and cost of 

construction, the target of 60,000 new mixed income and mixed use affordable housing units 

might not be possible. Even if 60,000 units are possible in 10 years, the target set by the National 

Housing Strategy does not meet the need of 7000 affordable rental units and more units needed 

per year to fill the backlog and cater to the new demand in 10 years’ period.  

In wake of the affordability crisis, the BC Provincial government launched the 30 Point Plan 

in February 2018, to stimulate a fairer housing market. It outlined the strategy to stabilize the 

housing market through taxing speculators, reviewing the homeowner grant to provide fairness 

for renters, cracking down on tax fraud and loopholes, building homes people need, improving 

security for renters and building partnerships for affordability (Homes for B.C: A 30 Point Plan for 

Housing Affordability in British Columbia, 2018). The Rental Housing Task force was launched 



52 

 

to carry out province wide engagements with landlords, renters and other stakeholders, that set 

23 recommendations to create fairer market for the renters (Jonathan Kew, 2019). Until now, no 

action has come about from this engagement. A fairer housing market can be achieved with an 

ambition to promote social equity at all levels of public systems and institutions by moving away 

from the ownership paradigm and encapsulating housing as a human right for all Canadians.   

A good example of paradigm shift is the values based restructuring by the local government 

policy and planning department of Kelowna. In acknowledgment of the housing crisis, the local 

policy and planning team coupled with the health organizations, community organizations, city 

staff and others introduced wheelhouse approach to the otherwise linear housing continuum in 

their Healthy Housing Strategy, 2018. This approach was developed through the housing needs 

assessment and adopting the concept of resilient and healthy community (City of Kelowna, 

2018). A linear housing continuum as depicted in Figure 1.1 implies that the goal of a healthy 

community is of ownership housing. A healthy community requires diversity of housing forms 

and tenures to meet the demands of population (City of Kelowna, 2018). The linear depiction of 

housing continuum fosters the ownership paradigm in the public institutions, dictating its 

processes, priorities and shaping the societal preference towards a certain niche of housing.  

The new wheelhouse 

as shown in Figure 4.1 is 

circular and promotes 

equity recognizing that 

people may move across 

categories of housing 

types and tenures in their 

lifetime (City of Kelowna, 

2018). This change at 

institutional level shifts 

the lens through which 

affordability crisis is 

framed and resolved. An 

equity lens fosters 

neutrality in tenures that needs acknowledgement at all levels of governance. The wheelhouse 

approach recognizes the diverse housing needs of Kelowna residents across their lifetimes for 

a healthy community (City of Kelowna, 2018). The wheelhouse system is interdependent in which 

people move across different housing forms, tenures and price ranges (City of Kelowna, 2018), 

Figure 4.1. Wheelhouse Continuum. From Healthy Housing Strategy Report, City 
of Kelowna, 2018. 
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without captioning it into affordable or non-affordable category. This interdependency of housing 

systems across different tenures is the crux of a resilient and healthy community and changes 

to one aspect of system will inevitably influence the other parts (City of Kelowna, 2018).   

In my analysis, a wheelhouse depiction of housing system uses an equity lens to confirm that 

healthy community cannot exist without diversity of all housing forms and tenures, without 

privileging one from the other. The basic framework of the housing wheelhouse broadly 

categorizes housing into market housing, non-market housing (housing with supports) and safety 

net (emergency housing). These categories enlist the housing types as depicted in Figure 4.2:  

Currently, the most common dwelling type in Canada is single family home that accounts for 

53.6% in Canada, and 44.1%  in BC depicted in the Figure 4.3 & 4.4. This gives the picture of 

the housing stock currently available in Canada, dominated by single family homes (Data, 2021). 

The diversity of housing stock that meets the need of residents equitably across lifecycle is 

missing, especially for low income renters & 

Canada's Dwelling Type 
Occupancy 

Single Family Apartments (<5 storey)

Apartments (>5 storey) Duplex

Other dwelling types

British Columbia Dwelling Type 
Occupancy

Single Family homes Apartments (< 5 storey)

Apartments (> 5 storey) Duplex

Other dwelling types

Figure 4.3. Canada Dwelling types. Retrieved from 
Statistics Canada, 
https://www150.statcan.gc.ca/n1/pub/46-28-
0001/2019001/article/00001-eng.htm 

Figure 4.4. British Columbia Dwelling types. Retrieved from 
Statistics Canada, https://www150.statcan.gc.ca/n1/pub/46-
28-0001/2019001/article/00001-eng.htm 

  

Market Housing

•Single family Homes

•Condominiums

•Cooperatives

•Rental Apartments 

•Rooming houses

•Secondary Suites

Non Market Housing (Housing 
with support)

•Subsidized housing with long 
term support

•Subsidized rental housing 
(affordable rental where rent 
is geared to income)

•Social housing 

Safety Net

•Emergency Shelters

•Short term supportive housing

Figure 4.2. Wheelhouse categories and housing types. Data from Healthy Housing Strategy, City of Kelowna, 
2018. 

Ownership 

housing 

Rental 

housing 

https://www150.statcan.gc.ca/n1/pub/46-28-0001/2019001/article/00001-eng.htm
https://www150.statcan.gc.ca/n1/pub/46-28-0001/2019001/article/00001-eng.htm
https://www150.statcan.gc.ca/n1/pub/46-28-0001/2019001/article/00001-eng.htm
https://www150.statcan.gc.ca/n1/pub/46-28-0001/2019001/article/00001-eng.htm
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seniors, single independent youth and renter households. In such a scenerio, policies and 

actions that constantly foster ownership based paradigm are deteriment to the Canadian 

commmunities. What is required is a paradigm shift from ownership to human rights approach, 

followed with legislative changes, policy changes at institutional level and focus of the budgetary 

expenditures for an equitable housing market at federal and provincial level,with integrated 

coordination with local governments.  

 

4.3. Paradigm shift (Housing for All) 

Adequate housing as a human right has formed part of the increasing promotion and attention 

not only from human rights organizations, but also from the United Nations Center for Human 

Settlements (Habitat).  Indeed, Canada was in the forefront of this paradigm, which began with 

the implementation of the Vancouver Declaration on Human Settlement issued in 1976. This was 

followed by the proclamation of the International year of Shelter for the Homeless in 1987 and 

adoption of Global strategy for Shelter till year 2000, by the United Nations General Assembly in 

1988 (United Nations and the Rule of Law, 2009). Adequate housing is viewed as one of the 

basic human needs, with significance of a secure place to live for human dignity, physical and 

mental health and overall quality of life. Article 25.1 of the Universal Declaration of human rights 

states (United Nations, 1948): 

“Everyone has the right to a standard of living adequate for the health and well-being of 

himself and of his family, including food, clothing, housing and medical care and necessary social 

services, and the right to security in the event of unemployment, sickness, disability, widowhood, 

old age or other lack of livelihood in circumstances beyond his control.” 

The Universal Declaration of Human Rights touches upon the key concept of adequate 

housing which is more than four walls and roof. A number of conditions are to be met for a shelter 

to be adequate as indicated in the United Nations report, “The Right to Adequate Housing” 

specified below (The Right to Adequate Housing, 2014): 

- Tenure security: that pertains to occupants’ security of tenure and legal protection against 

forced evictions, harassments and other threats. 

- Availability of services, materials, facilities and infrastructure: This refers to housing 

provisions needed for everyday life of an occupant. 

- Affordability: Housing is not adequate if the cost threatens or compromises an occupant’s 

enjoyment of other human rights. 

- Habitability: It refers to the physical safety and adequate living space for occupants. 

- Accessibility:  It refers to accessibility for disadvantaged and marginalized groups. 
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- Location: It emphasizes location for access to amenities by the occupant. 

- Cultural adequacy: It refers to housing relevant to cultural identity.  

The recognition of a Right to Adequate Housing is of utmost importance in Canada, where 

increasing housing prices are causing affordability issues and security of tenure is threatened for 

low-income renters and households. As stated in the ‘Fact sheet no. 21, the Human right to 

Adequate Housing’, the realization of a Right to Adequate Housing requires concrete actions by 

the state to turn them into reality (United Nations and the Rule of Law, 2009). These actions are 

as follows (United Nations and the Rule of Law, 2009): 

1. Countries to recognize the human rights approach to housing and ensure that no measure 

erodes the legal status. 

2. Legislative measures with appropriate policies inclined towards realization of human rights 

approach to housing. 

3. Any existing legislation or policy that detracts from the legal entitlement to adequate housing 

would be amended and repealed.  

4. Polices and legislation should not be designed to benefit already advantaged social groups 

at the expense of those in greater need.  

Recently, Canada introduced the Bill that recognizes human rights approach to housing in 

2019, however, the policies at the institutional level need to be amended to encompass this right. 

Moreover, the current institutional structures and policies benefit the already advantaged group 

of homeowners, over the low-income renters for the accumulation of wealth. No tenure neutrality 

is established for a fairer housing market. Even the domestic laws like Canadian Charter of 

Rights and Freedom, the Constitution Act of 1982 or the subject of national legislation in Canada 

does not formally recognize the right to adequate housing. There is no formal system of 

reinforcing the right to adequate housing under the International human rights law in the 

Canadian domestic court system (Canada without poverty, 2021). 

This paper proposes a shift from the ownership based paradigm which guides the policies, 

decisions and procedures at all levels of governance (federal to municipal) to ‘Housing for All’ 

paradigm. Paradigm shift was a term coined by the American philosopher, Thomas Kuhn in his 

highly influential work, “The Structure of Scientific Revolutions” in 1962 that touched upon the 

conceptual schemes to guide the scientists work (Westacott, 2019). A paradigm is the conceptual 

framework through which we see the world or the values upon which the system works. . In case 

of the housing system in Canada, the ownership based housing paradigm is manifest through 

the institutional structures and policies that incentivize this tenure over others. Therefore, it 

becomes imperative to shift the cyclic pattern that dictate the housing system for a fairer housing 
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sector. ‘Housing for All” paradigm calls for the Right to Affordability of every citizen of Canada, 

without discrimination of any sort or in any way, introduced in effect to the public administration 

as well as the societal biases present in the Canadian society. The paradigm ‘Housing for All’ 

calls for following: 

- Right to affordability for every citizen without discrimination of any sort. 

- Legislative and policy changes along with changes in budgetary expenditures at all levels of 

governance to ensure tenure neutrality and fairer housing market for the vulnerable 

population. 

- Reframing the Housing Continuum by CMHC that implies linearity and end goal of 

homeownership to neutral ways of visual depiction and completing the housing spectrum to 

include housing forms that caters across the lifetime of an individual and family. 

- Cultural shift from homeownership based inclination in communities to adequate housing for 

all. 

- De-stigmatization of the affordable housing as specific to income brackets and certain 

housing tenures like affordable rental and subsidized housing sector. 

- Affordable housing is a right of Canadian citizens to live without the fear of being priced out 

in the housing market and with adequate housing options available in their communities. 

The ‘Housing for All’ paradigm shifts the conversation from the ownership-based goals and 

values to right to affordability for every citizen. Quintessentially, shifting the conversation to right 

to affordability is to introduce a new lens/framework of looking at the affordability crisis. This new 

framework dives into the deeply imbued values of the housing system in Canada and proposes 

changes at root level to bring systemic changes in the institutional structures at different levels 

of governance and the overall housing system in Canada. 

 4.4. Implementation Framework for Housing for All Paradigm 

The implementation of ‘Housing for All’ paradigm requires the profound and ambitious 

changes in the state priorities to restructure housing system paradigm, budgetary expenditures, 

regulatory and legislative processes, public institutional changes and systemic changes that can 

trickle down to other counterparts. Following are the proposed changes for the implementation 

of the paradigm at the federal level: 

- Iterating Housing Continuum: The linear housing continuum by CMHC used by the public 

institutions at all level of governance for policymaking, decisions and distribution of resources 

needs iteration to create a holistic vision for the housing system in Canada. The continuum 

needs to visually depict a tenure neutral language and embed diversity of housing forms and 
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types within it subcategories, customized according to the local area needs and 

requirements. The wheelhouse continuum developed by Kelowna could serve as an example 

that signifies interdependency of different tenures for healthy communities to understand the 

housing system, complete the missing middle housing needs in communities and enable the 

equitable distribution of resources across all housing forms and tenures. 

- Legislation: The inclusion of National Housing Strategy (NHS) as part of legislative bill, 

National Housing Act, 2019 is a step towards the human rights approach to housing. The 

subsequent actions as outlined in the National Housing Strategy to set up the National 

Housing Council and Federal Housing Advocate needs to be expedited. 

- Federal government policy: Following are the policies recommendation to integrate 

‘Housing for All’ framework in the systems: 

 Integration of iterated housing continuum by all public institutions for equitable distribution 

of resources.  

 The human rights approach to housing must be part of every policy, decision making, 

procedure or other processes related to housing at all levels of governance. 

 The regulatory, procedural and other processes related to housing at Provincial and Local 

government level must be amended to comply with the humans’ right approach to 

housing.  

 The official data collection and research in the housing sector that informs the policies 

and decision-making will be carried out by neutral civil society organizations to ensure 

transparency and tenure neutrality, as part of human rights approach to housing.  

 The funding in the housing system must be supported by the housing needs assessment 

report carried out by neutral civil society organizations at all levels of governance. 

 The funding programs and initiatives must ensure equitable distribution of resources 

across housing tenures on federal level and needs based distribution across provincial 

and local level.   

- Initiatives: Following initiatives would be required to implement Housing for All paradigm:  

 CMHC to work in collaboration with local governments, community organizations and 

other stakeholders for iteration of housing continuum to embed tenure neutral language 

and complete the housing spectrum according to the needs of an individual across 

lifecycle and circumstances. Housing need assessment report is required to be 

completed by municipalities till April 2022 (Housing Needs Reports, 2019) mandated by 

the BC provincial government to understand the need of local area, completing the 
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housing spectrum and further decision making. This report will be used to complete the 

housing continuum, along with ensuring tenure neutral language.  

 Expedite the setting up of National Housing Council by CMHC partnership with Minister 

of Municipal Affairs and housing. The evidence based approach is to be informed by the 

data and research carried out by neutral civil organizations. 

 Expedite the setting up of Federal Housing Advocate by the Human Rights Commission.  

 Public education and other related initiatives through collaboration with provincial and 

local government to foster ‘right to affordability’ in the BC communities. This initiative is 

in part to tackle the NIMBYISM and create cultural shifts in the biases toward affordable 

rental housing.  

 Reviewing and amending the legislature, procedural and other processes to integrate 

human rights approach and ensure tenure neutrality in housing system e.g reviewing 

homeowner’s grant to provide fairness for rentals at provincial level. At federal level, the 

funding initiatives and subsidies to support the programs that are based on needs of 

specific community and have tenure neutrality in their plan. Moreover, federal 

government to invest equitability in mortgage lending for standard rental housing 

programs, affordable rental and subsidized housing in comparison to homeownership 

mortgage.  

 Fostering economic growth and expansion of innovation and creative sector in British 

Columbia, to decrease pressure on housing market and reduce commodification of 

housing impacts.   

 

The Table 4.1 below summarizes the initiatives to be implemented with relevant partners. It is 

subject to further iterations.  

Table 4.1: Summary of recommended initiatives 

Initiatives Partners Implementation Strategy 

Initiative One: 

Iterating the Housing 

Continuum 

CMHC, Local governments, 

community organizations and 

others 

- Target to integrate this 

approach in federal, 

Provincial and local 

government housing 

strategies.  

- Target Time: 2023  
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Initiative Two: 

Expedite National Housing 

Council and Federal Housing 

Advocate 

 

Canadian Human Rights 

Commission 

- Priority in implementation is 

required 

 

Initiative Three 

Public Awareness  

Local Government in 

partnership with Province. 

- This initiative is in part to 

tackle the NIMBYISM and 

create cultural shifts in the 

biases toward affordable 

rental housing 

Initiative Four: 

Housing as human right 

through legal and procedural 

imperatives 

Federal, Provincial and local 

government. 

Reviewing and amending the 

legislature, procedural and 

other processes to integrate 

human rights approach. 

Fostering economic growth 

and expansion of innovation 

and creative sector in British 

Columbia, to decrease 

pressure on housing market 

Note: This is a summary of recommendations by the author. 

 

The implementation framework for the “Housing for All” paradigm provides basic steps to 

manifest value based changes within the housing system. This requires vision from the state, 

along with collaboration with the partners at all levels of governance to ensure positive shift from 

ownership paradigm to ‘Housing for All’. It is also to tackle the unbalanced housing system in 

Canada through fostering tenure neutrality in the policy actions, plans and programs in the 

housing system. The foreseeable goal for this paradigm is to create equitable distribution of 

resources for a balanced housing system in Canadian Communities.  
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C H A P T E R  F I V E 

I N T E G R A T E D  S Y S T E M S  T H I N K I N G  I N       

H O U S I N G   S Y S T E M S 

 

5.1. Systems thinking  

To gain understanding of the Canadian housing system, it is important to question how 

systems work and in what ways the capacity development of the existing housing system could 

be enhanced. A system is an entity that functions and exists through the interaction of its 

constituent elements or parts. The way the elements/parts are connected and their behavior 

within systems depends on the nature of the parts. The resulting assemblies and their activities 

are of impact to other groups. These interrelated parts are affected by being part of the system 

and could be changed by tweaking or modifying the relationships. Therefore, the characteristics 

and properties of any system are formed by multiple interrelationships between and amongst 

elements. If the system is studied in discrete parts, the whole cannot be understood or perceived 

for effective capacity development. Knowledge can be gained from studying discrete parts, but 

understanding comes from synthesis and a systems approach (Morgan, 2005). There is a degree 

of danger with the emergent phenomenon seen in the affordability crises: that people begin to 

treat individual emergent phenomenon properties as discrete elements or parts of a system. This 

leads to fragmentation and fractured understanding of the whole (Morgan, 2005). Our housing 

crisis is complex and interrelated. It must be seen with that lens and from that perspective.   

To gain a holistic understanding of the housing system, systems thinking is required to 

provide an analytical and learning technique that can be applied in any situation. Systems can 

operate at different levels ranging from individual to national perspectives such as families, tribal 

groups, soccer teams, organization subunits and banking systems etc. Systems thinking is 

applicable to all. It is an approach that focuses on interdependence and interrelationships with 

recognition that fully grasping a system will always be partially successful and often subjective. 

The point of this research is to create a better self-awareness of our housing systems. If a holistic 

understanding can be developed that encompasses the whole system of our delivery and 

management of housing, perspectives can be changed for the better. As well, the actions of the 

housing system can be modified to support positive desired outcomes (Morgan, 2005). In order 

to understand the existing housing system in Canada and the subsequent policies and their 

resultant actions, this research applies system’s thinking to gain knowledge of the parts that 
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make up the system, specifically the policies that are developed in response to the affordability 

crisis at all levels of governance. The research explores ways and means of enhancing capacity 

of the housing system to tackle the crisis by discovering the potential areas of development 

across different levels of governance that could interact in harmony and bond well together. Too 

often, individual government actions and policies are developed and implemented in isolation, 

thereby perpetuating an uncoordinated and fractured system of housing delivery. The goal of 

this paper is to examine that issue and foster an integrated approach to strengthen the existing 

policies, programs and action plans to tackle the affordability crisis in an effective way. 

 

5.2. Integrated Systems Thinking in the Affordable Housing Sector 

This study explores the need for an integrated systems thinking across multiple levels of 

governance (federal to municipal) through policies and action plans in the affordable rental and 

subsidized housing sector. The approach envisions a response based on integrating multiple 

sets of issues and creating a way forward in the planning process of the affordable housing 

initiative. In the existing discussions of providing quality and affordable housing, the question of 

cost or the cost of production of housing dominates the arena of Canadian housing.  Increased 

aligned efforts to lower the cost for developers to build affordable rental or subsidized housing is 

one emerging strategy. Alongside that effort, two major topics dominate this discussion; one 

concerning the technical discussions about mass housing like acquiring land, services, finance 

and urban planning and the other is the stylistic discussions on cultural authenticity of housing 

(Alshuwaikhat, 2006). In the majority of cases, these issues are dealt in isolation, one from the 

other, that impedes the holistic understanding of the affordable housing problem.   

In this chapter, current policies, plans and programs are analyzed to mitigate the crisis at 

different levels of governance and to recognize the patterns and gaps in the current system. The 

broad categories of analysis pertains to the following: 

1. Effective policies, plans and programs at all level of governance: Critical analysis of 

strengths, weakness, opportunities and threats within the housing system. 

2. Partnerships: Partnerships are one of the key imperatives across difference levels of 

governance, community organizations and other actors in the housing system to mitigate the 

crisis. 

3. Public Awareness: Public consultations and hearings constitute a large part of the 

Provincial and Local government policies and have major impact on the affordable housing 

supply, time, approvals and costs. 
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4. Case studies: Successful approaches to cater to the affordable housing need in local 

municipalities are studied that contribute to the integrated approach within the housing 

system. 

 

5.2.1. Effective Policies, Plans and Programs 

All levels of government are responsible for making choices or decisions that affect the 

Canadian housing system (Hulchanski, 2007). These choices or decisions shape the landscape 

of that housing system, in terms of housing tenures, housing types and forms available at the 

local level, behaviour of the housing participants like developers, non-profit organizations and 

other associated shareholders such as private investors, lenders, banks etc. involved directly 

and indirectly in the housing sector. Therefore, not one level of governance can claim to have no 

say or choice in creating inclusive housing system, since all of them continually make decisions 

affecting the system (Hulchanski, 2007). For instance, the federal government can unilaterally 

(within its jurisdictional framework) do whatever it wants to do in the area of housing and 

jurisdictional issues (Hulchanski, 2007). Historically, the federal government’s heavy involvement 

in creating the mortgage-lending programs for the world war two veterans promoted the creation 

of a secure landscape for single-family homeownership based on the needs of that time. During 

the same and subsequent decades until the 1980’s, federal government policies were aligned to 

support social housing and rental-housing programs. However, then funding was slashed. (TD 

Economics, 2003). Provincial governments role in the social housing sector can be traced from 

1960, with increased responsibility in the 80’s (basically replacing the federal role), alongside 

with larger emphasis on the role of local government in supporting the housing sector (TD 

Economics, 2003). The historical biases that have perpetuated in the housing system in support 

of homeownership has resulted in the accumulation of wealth related to homeownership. This 

historic bias can be mitigated through proposed changes away from an ownership based 

paradigm to a ‘Housing for All’ paradigm.  

Currently in British Columbia and Canada, most of the policies at Provincial and Municipal 

levels are channeled in economic dimensions to reduce the cost of construction and incentivize 

the development through lower costs and charges by tweaking the existing bylaws or policies. In 

broad terms, policies are inclined to increase the supply of affordable housing working within the 

existing legislation, land use planning, policies and regulatory methods to meet the affordable 

housing demands in Canada. However, that is not enough to address the deep issues that 

underlie the housing crisis. The following equations affect the supply of affordable housing, 

regulate the housing system and maintain the subsidy within the system: 
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Table 5.1: Affordable Housing Equations 

Affordable Housing 

Equations 

Overarching 

Legislation 

Bylaws & 

Policies 
Strategies 

I. Supply & 

Maintenance 

(Affordable housing 

project initiation, 

funding, 

construction, 

development and 

repair) 

  

- National 

Housing 

Strategy 

(Federal) 

- Local 

Government 

Act (Provincial) 

-Community 

Charter 

(Provincial) 

- Zoning 

bylaw 

-Official 

Community 

Plans 

- Area 

Development 

Plan 

- Regional 

Growth 

Strategies 

 

 

- Funding (Provincial 30 point 

Plan & Local government) 

- Partnerships 

- Legislative tools & processes 

- Development Finance (DCC 

waivers) 

- Housing Reserve Funds 

II. Enabling 

environment 

(Stability of 

affordable 

housing 

system, Safety 

Net for Renters 

and low income 

residents) 

- Provincial government 

legislation and policies 

-Rent Assistance programs 

(RAP), SAFER 

- Local Government Tools and 

regulatory processes 

Note: These equations are analysis presented by the author. 

 

Below, each of the equations of affordable housing is studied and analyzed to understand 

how it forms a part of the current system and detect existing gaps and potential opportunities 

within each equation that could contribute to an integrated approach within the housing sector. 

 

I. Supply & Maintenance Equation: 

Building and preserving affordable housing is an essential part of improving the housing 

market and ensuring supply of different types of housing for British Columbians. (Hulchanski, 

Canada’s Dual Housing Policy: Assisting Owners, Neglecting Renters, 2007). The supply and 

preservation of affordable rental and subsidized housing is impacted by investment priorities at 

all levels of government, regulatory processes, procedures and financial environments that affect 

the housing market. Alternatively, a more concerted integrated approach within all these 
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parameters could better balance the rental and ownership tenures in the housing system, ensure 

enhanced use of available funds and provide homes that address the needs of the 21st century. 

Historically, from 70’s to mid-80’ decade, the federal government had a considerable number 

of programs to enable construction of rental housing by the private market; through limited 

dividend and non-profit housing programs, rent geared to income housing and assisted rental 

housing for low to middle income residents (Smith, 1977). These programs were operated by the 

non-profit sectors and accommodated income mixes to generate revenues to cover the 

operational costs of housing (Dyk, 1995). The subsequent decades from the 1980’s onwards 

saw low financial investment by the federal government into these programs. As a result, the 

supply of affordable rental and subsidized housing was cut significantly. Developers turned to 

the more lucrative segment of the housing market: the building and construction of 

condominiums (Dyk, 1995). In addition, the majority of existing programs operated by the non-

profit sector are approaching the end of their expiring agreements that are due in 2033 (Expiry 

of Operating Agreements, 2021). Recently and fortunately, the federal government has initiated 

various programs through the National Housing Strategy to boost the supply of affordable rental 

and subsidized housing stock and to help the non-profit sector preserve existing stock. Alongside 

that work, the British Columbia government through 30 Point Plan and existing initiatives (through 

BC Housing) is working to address similar concerns and needs. 

While the above demonstrates that there has been some improvement in how governments 

approach the emerging housing crisis, there remains a disconnection between the three levels 

of government and the coordinated delivery of affordable housing. For instance, the BC provincial 

government, through its 30 Point Plan, has devised various programs for affordable rental and 

subsidized housing supply and maintenance by allocating financial support, property tax 

exemptions, partnerships with other organizations, and tweaking current legislation to allow 

residential rental tenure and rental only zoning (Homes for B.C: A 30 Point Plan for Housing 

Affordability in British Columbia, 2018). The 30-Point Plan provides flexibility in expenditure of 

funding in the projects related to affordable rental housing, but it does not recognize the 

timeframe for each program, associated costs due to the regulatory processes, and inflated real 

estate market. Moreover, the feedback mechanism of each program to evaluate success and 

issues is not in place, to diagnose whether programs are working well or not. In addition, the 30-

Point Plan does not exclusively outline the rental housing strategy for each of the affordable 

rental, subsidized housing sector or supporting housing areas. It needs to provide a clear and 

comprehensive framework for those types of tenure. Currently, the BC provincial government 

requires a Housing Needs Report from municipalities by April 2022 and every four-year thereafter 
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(Housing Needs Reports, 2019). This report will help provincial government and local 

governments to understand and respond to the needs of local communities in B.C. This initiative 

by the BC Provincial government is a step forward to recognizing the housing needs at the local 

level and creating a needs-based housing strategy for B.C. Without a clearly defined needs-

based approach to adequately deal with the dearth in supply of market and affordable rentals 

over affordable homeownership, (and their approvals to be expedited over other competing 

developments of condominiums or affordable single-family homes), it will be impossible to 

holistically deal with the existing housing crisis. 

The Table 5.2 summarizes the existing programs in place at federal and provincial level of 

governance for supply and repair of existing affordable rental and subsidized housing stock: 

Table 5.2: Existing programs for the supply and maintenance of Affordable housing (Federal & Provincial) 

Affordable 

Housing 

Equation 

Federal Government Programs 
Provincial Government 

Programs 

Supply  - National Housing Co-investment Fund 

– Construction Scheme 

- Affordable Housing Innovation Fund 

- Rental Construction Financing (part 

financing for a phase) 

- Federal Lands Initiative 

- Mortgage loan insurance for standard 

rental housing. 

- Rapid Housing Initiative. 

- Seed funding program by CMHC 

- Community Housing Fund  

- Housing Hub 

- Community Partnership 

Initiatives (CPI) Program 

- Localized funding programs 

like Regional Housing First 

Program,  

BC Housing - Nanaimo MOU  

 

Maintenance - Preservation Funding (CMHC – 

Federally Assisted housing sector, 

covers soft cost) 

- National Housing Co-investment Fund 

–Housing Repair and renewal scheme. 

- Federal Community Housing Initiative 

(Transitional Funding for housing 

providers)  

- Non-Profit Asset Transfer 

program  

- Capital Renewal Fund  

 

Note: Data sources are CMHC, BC Housing, Government of Canada and Government of British Columbia websites.  
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The programs by both levels of governance for the supply and maintenance of affordable 

rental and subsidized housing is through the following imperatives: 

- Financial Imperative: Providing full or part funding to cover the soft and hard costs of 

affordable housing construction and repair of existing stock.  

- Partnerships: Intergovernmental partnerships are fostered through programs like Housing 

Hub. 

- Lands: Federal, Provincial and even Local governments have contributed lands for the 

affordable housing development. 

- Innovation: Programs that allow and foster innovation for the supply, construction, design 

and new models of affordable housing sector. 

There is no doubt that various key steps that affect the supply of affordable housing and 

maintenance are in place. However, each program as shown in the Table 5.2 has its own scope 

and requirements to be accessible by the non-profit sectors. This adds layers of complexity and 

time to access these programs. For example, in the supply stream, separate programs for soft 

costs and hard costs, means that a non-profit organization has to apply separately into each.  

Within the supply stream, these two programs could be merged and an internal mechanism could 

be set to categorize eligibility of applications for both scope of work or one scope of work. This 

change could   reduce the timeframe, demystify the application process and expedite the supply 

of affordable housing. In terms of partnerships, Housing Hub is an essential intergovernmental 

program developed by the BC provincial government to create an integrated approach within the 

system to supply affordable rental and homeownership housing. While this initiative recognizes 

that, affordable rental and rental housing is a key issue in communities, it does not address the 

fundamental requirement: whether this partnership prioritizes affordable rental over ownership 

housing, for which there are already sufficient federal government policies and programs in 

place. Even in terms of mortgage lending for affordable rental housing, no programs have been 

introduced by the federal government recently, in comparison to the 70’s and mid 80’s. This 

suggests ingrained bias in the housing system toward homeownership tenure that has been 

perpetuated from the top down through an ingrained approach to housing. In essence, affordable 

housing continues to be seen as a separate element of housing, rather than as an integral 

housing typology that is essential to create a ‘Housing for All’ approach to this essential creation 

of community well-being.  

 Private investment into rental housing through the assisted mortgage programs are essential 

to build sufficient affordable rental and subsidized housing stock (Union of BC Municipalities, 

2018). The short-term solution is to supply rental housing; however, the developers have difficulty 
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making a business case for it compared to condominium development (Union of BC 

Municipalities, 2018). Changing that condition should be priority at federal and provincial level, 

alongside, creating a rental housing strategy that meets the immediate and long-term needs of 

market rentals and affordable rentals in communities. It is also fair to say that an equity lens 

needs to be applied in policy and decision making, to ensure tenure neutrality, equitable 

distribution of resources across different housing forms and cater to an immediate and long-term 

needs of the communities.   

Another major impact on the supply of affordable housing is the process of approving 

developments at the local government level, on how quickly the housing projects are built and 

what projects are built (Development Approvals Process Review, 2019). The Provincial 

governments set the land use policies and laws, where the Local Government Act (LGA) 

empowers the local governments in B.C with tools to regulate the supply of housing 

(Development Approvals Process Review, 2019) through Part 14, Planning and Land Use 

Management of the Act. Part 14 of the LGA outlines the requirements of public hearing, Official 

Community Plans (OCP), zoning bylaws, development permits, housing needs report, 

subdivision and development control bylaws that set the regulatory framework for land use 

planning (Local Government Act, 2021). The Local Government Act (LGA) allows the local 

governments to regulate the type and kind of development through these tools. One of the 

primary tools through which local governments address this need is the supply of affordable 

rental or subsidized housing through zoning powers. The timeframe for the validity of this tool is 

not part of the LGA. Example zoning bylaws enacted in 1947 in Coquitlam are still in use, with 

updates used to keep current. This has led to an entire binder that includes a compendium of 

many rules that are obsolete today, but are still included in the zoning bylaw. (Note: The City of 

Coquitlam in recognition of the outdated zoning bylaw is in talk to initiate the revamp of the bylaw 

for crisp and comprehensive zoning law) (Mckenna, 2020). 

  Land use plans and zoning dates backs to the 20’s era when zoning bylaws and official 

comprehensive plans were introduced in the BC Town Planning Act. Many of the tools have 

remained the same since 1960’s even though the world of development and planning has 

changed in terms of economic, social and environmental context (Tiffany, 2018). This raises the 

question about the validity of legal tools without any timeframe for renewal of their effects upon 

addressing modern needs and issues. The Local Government Act (LGA) sets no timeframe on 

zoning bylaws renewal for municipalities to meet needs of changing times and emerging issues. 

As a result, for some municipalities, such antiquated processes and bylaws impedes and 

exacerbates the affordability crisis in British Columbia and Canada.  
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The Figure 5.1 below depicts the majority of land zoned in the major cities of Canada is for 

single family zoning with 80.5 percent of land in Vancouver, BC zoned for single family dwellings 

(Sun, 2016). This figure clearly demonstrates the need to renew zoning bylaws for uses of land 

that works for current needs, especially in Metropolitan areas like Vancouver and medium scale 

cities like Nanaimo where land for diverse housing types and forms needs to be increasingly 

identified.  Examining the zoning bylaw, no. 6500 of Nanaimo (attached in Appendix A) as an 

example, one finds that the residential zone is further subcategorized into subzones, specified 

to the extent of density, usually low to medium density to the allowable uses  (single family, 

multifamily, duplexes, row houses, rooming houses, mobile home park etc.) (Zoning Bylaw No. 

4500, 2020). . In Nanaimo, all of the fifteen subzones in the residential zone from R1 to R15 

permit single residential dwellings, compared to seven subzones that permit multiple family 

dwellings, six subzones that permit rooming houses and duplexes that are permitted in seven 

subzones (Zoning Bylaw No. 4500, 2020). In single-family zones, use of secondary suite policy 

and restrictions on short-term rental units are main strategies to densify existing neighborhood 

and create secondary rental-housing stock. The Nanaimo Affordable Housing Strategy identifies 

reducing barriers to micro suites and tiny homes as part of infill and intensification of existing 

neighborhoods (Nanaimo Affordable Housing Strategy, 2018). Currently, the only way to ensure 

adequate rentals in the primary rental market are zones that allow multifamily residential 

developments and rooming houses. The diagram below provides comparison as to the zones 

Figure 5.1. Single family zoning landscape in Canadian Cities. Retrieved from http://www.datalabto.ca/a-visual-guide-
to-detached-houses-in-5-canadian-cities/ 

 

http://www.datalabto.ca/a-visual-guide-to-detached-houses-in-5-canadian-cities/
http://www.datalabto.ca/a-visual-guide-to-detached-houses-in-5-canadian-cities/
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that create opportunities for secondary rental stock through secondary suites and primary and 

secondary rental stock through land zoned for multifamily developments in Nanaimo (Zoning 

Bylaw No. 4500, 2020).  

Table 5.3: Zones that allow primary and secondary rentals in Nanaimo 

Zones (Subzones) Single family & secondary 

suites permitted zones 

Multifamily, mixed use and 

rooming houses permitted 

zones 

Residential (R1 to R15) Single family permitted in all 

subzones. 

Secondary suite permitted in 

12 zones. 

Multifamily permitted in 7 

subzones. 

Rooming houses: permitted 

in 6 subzones. 

Agriculture Rural residential 

(AR1, AR2) 

Single family and secondary 

suite permitted in both zones. 

- 

Corridor (COR1, COR2, 

COR3) 

Single family permitted in all 

subzones. 

Multifamily permitted in all 

three subzones. 

 

Commercial center (CC1 –

CC6) 

Single family permitted in 4 

subzones out of 6. 

Secondary suite in 4 

subzones 

Multifamily permitted in all 

subzones. 

Rooming House permitted in 

2 subzones 

Downtown (DT1 to DT12) Single family in 9 subzones 

Secondary suite in 9 

subzones 

Multifamily permitted in 11 

subzones. 

Rooming Houses in all 

Parks, recreation and Culture 

 ( PRC 1, PRC 2, PRC 3) 

- - 

Industrial (I1 to I4) - - 

Community Service (CS1, 

CS2, CS3) 

- - 

Waterfront ( W1 to W4) Single family not permitted Multifamily permitted in 2 

subzones. 

Comprehensive 

Development District Zones 

(9) 

Single family permitted in 4 

CD areas. 

Multifamily in 8 CD areas. 

Note: Data retrieved from Zoning bylaw. 4500, Nanaimo from https://www.nanaimo.ca/bylaws/ViewBylaw/4500.pdf 

https://www.nanaimo.ca/bylaws/ViewBylaw/4500.pdf
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 Even though single 

family and multifamily 

development are permitted 

equally across the zones, 

the land base of the 

residential zones (yellow) 

dominates the land use in 

Nanaimo as depicted in the 

Figure 5.2. Within the 

yellow areas, all the 

residential subzones allow 

single-family use that 

forms a major part of the 

land use landscape. 

Nanaimo’s Zoning Map is attached in Appendix A. Out of all the 15 subzones in residential zones, 

seven subzones allow multifamily and all subzones allow single family housing (Zoning Bylaw 

No. 4500, 2020). The primary source of acquiring market rentals, affordable rentals or subsidized 

housing falls into the medium and high-density multi-family residential zoned areas, which 

restricts the land available for such developments. 

The supply of rental housing to stabilize the housing market in Nanaimo will only be possible 

if some of the residential subzones do not permit single-family development. Recently, 

Minneapolis in USA eliminated exclusionary single-family zoning where 70 percent of their 

residential land was zoned for single-family homes (Kahlenberg, 2019). The government policies 

favorable to single-family homes and homeownership, as discussed in previous chapters, is also 

driving the demand for single-family construction, with easily available land that permits single-

family homes in Nanaimo and most of BC. The primary stock of rental is supplied in zones that 

permit multifamily development; however, the land base is far less available compared to single-

family zones. Multi-family land use is dominated by condominium developments due to the better 

profit margin for developers and ability to secure financing for construction through presales of 

units (King, 2014). Purpose built rental construction in such cases competes with condominium 

development and only serves as the secondary source of rental housing. According to the New 

Homes Registry report, 2020 by BC Housing, only 39.8% of multi-unit registrations were purpose 

built rental units with the highest number registered in Nanaimo (180) followed by Abbotsford 

(156)  and Parkville (122) (British Columbia's Monthly New Homes Registry Report, 2020). The 

Figure 5.2. Zoning Map, Nanaimo. Retrieved from 
https://nanmap.nanaimo.ca/Html5Viewer/index.html?viewer=NanaimoMap 
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competition for a limited land base and better profits for developers leads to inflation in land 

prices, and real estate and rents for all the stakeholders. Purpose built rentals stand little chance 

to compete against condominium development, unless built as part of social housing stock. 

Policies that specifically incentivize developers to build rental units or zone land for purpose built 

rental units will help to address the existing competitiveness of the rental construction market. 

As part of this effort, the BC government added the residential rental tenure tool in the section 

481.1 in Local Government Act that allows the regulation of tenures within multifamily residential 

subzones to secure rentals within a zone, part of the zones or to a specified portion of units in 

terms of number, percentage or portion of housing units in a building as quote below 

(Government of British Columbia, 2021):  

481.1   (1) A zoning bylaw may limit the form of tenure to residential rental tenure within a zone 

or part of a zone for a location in relation to which multi-family residential use is permitted. 

(2) A limit under subsection (1) may limit the form of tenure to residential rental tenure in relation 

to a specified number, portion or percentage of housing units in a building. 

The efficacy of this tool will only be realized if adopted through pre- zoning (Development 

Approvals Process Review, 2019) or zoning renewal technique. Pre-zoning is the method in 

which the local governments can rezone private properties to encourage uses that are aligned 

with OCP and phase out existing uses contrary to it (BC Climate Action Toolkit, 2007). Currently, 

pre-zoning has no legislative base in the Local Government Act and the concept needs 

clarification with an approved implementation framework. In Nanaimo, rental only zoning is not 

used and can only work through a pre-zoning or zoning renewal initiative. Even though residential 

zones can be exclusively set for rental zoning, the environment for the developer to construct 

rental zoning is tight with demand continuing to be high and biased for condominium and single-

family homes, due to favorable governmental policies and other factors. In such cases, it is 

imperative to unlock a larger land base for multifamily developments over single-family homes 

to ease pressures on land, rent rates and supply of primary and secondary rental stock. 

The primary methods of ensuring the supply of purpose built rental units, affordable rental 

and subsidized units in the multifamily residential zones by the local governments are as follows 

(Mike Quattrocchi, 2016): 

1. Land: Local governments can supply land to enable and subsidize development of affordable 

housing by leasing or selling to non-profit organizations, community housing organizations 

like BC Housing or others. Usually leasing is the preferable method, where local governments 

wish the property to be returned in future (Mike Quattrocchi, 2016). 
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2. Financial Assistance: Local governments may provide grants or invest in property through 

purchase or partial ownership to assist in affordable housing development (Mike Quattrocchi, 

2016). 

3. Reducing Development Cost: Local governments may reduce construction cost of 

affordable housing by reducing servicing and parking requirements enabled through 

development variance permit under section 498 of LGA, to reduce development cost (Mike 

Quattrocchi, 2016). The development variance permit allows variances in the requirements 

set out in zoning bylaws without varying density, use or its’ application to residential rental 

tenure. A policy can be set in place that exempts the affordable housing projects from the 

excessive parking requirement. For instance, the Nanaimo Affordable Housing Strategy 

identifies reduced parking requirements in affordable housing projects but as a medium (3-5 

years) to long-term strategy (5-10) to actualize this initiative (Nanaimo Affordable Housing 

Strategy, 2018). Another way of reducing development cost for affordable rental is through 

Development Cost Charges (DCC) Waivers and reductions permitted by Section 563 of Local 

Government Act (Mike Quattrocchi, 2016). Regional District of Nanaimo has adopted bylaws 

to reduce sewer DCC charge for not for profit rental housing and exempts it for secondary 

suite (Regional District of Nanaimo, 2017).  

4. Housing Agreements: Section 482 of LGA enables the local government to enter into an 

agreement with the landowner regarding the occupancy of housing units in terms of tenure, 

classes of person, rents, lease, administration and management of housing units or sale or 

share price. The housing agreement is registered on title and is binding on future owners.  

These agreements are project specific and the said bylaw in Nanaimo has been adopted as 

of September 2017 (Dyk, 1995). 

5. Specific zoning related tools: Current endeavors to modify antiquated zoning bylaws focus 

on tweaking the existing zoning bylaws enacted by local governments’ decades ago to cater 

to the needs of those times, without any essential comprehensive renewal initiatives at either 

the provincial level or local government level. The market rentals, affordable rentals and 

subsidized units are located usually in residential zones, downtown areas, urban corridors 

and comprehensive development districts as seen from the Nanaimo zoning bylaw (Zoning 

Bylaw No. 4500, 2020). Each zone is categorized into subzones. Each subzone further 

details maximum base density, lot size and dimensions, siting of building and size of building 

housing (Zoning Bylaw No. 4500, 2020). Currently, to acquire affordable rentals or subsidized 

units from developers through existing zoning bylaws, local governments use the following 

methods: 
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- Phased development Agreements: Section 516, LGA allows developer and local 

government to enter into a phased development agreement that insulates it from the 

changes to the zoning bylaw and servicing bylaw for up to 10 years (Mike Quattrocchi, 

2016). It further allows the local government to include amenity requirements from the 

developer, which could include affordable or supportive housing (Mike Quattrocchi, 

2016). 

- Rezoning Negotiations: Section 482 of the LGA, permits local governments to set base 

densities for zones and establish conditions that entitle an owner for higher density 

through provision of amenities, affordable or special needs housing.  The developer can 

also enter into housing agreements (Mike Quattrocchi, 2016).  Such agreements are 

based on the owner and developer voluntarily applying for increases in density for their 

housing developments. Setting base density for each subzones, allows the local 

government to negotiate affordable rental or subsided housing through the rezoning 

process. This is one of the primary methods to build affordable rental or subsidized units 

through zoning. Density bonus can take different forms in different municipalities like 

Community Amenity Contributions (CAC’s) or Community Benefit Bonus. Community 

Amenity Contributions allows the municipalities to negotiate for community amenities that 

might not be possible through Development Cost Charges (Development Approvals 

Process Review, 2019) like bike racks, preservation of trees, heritage sites, green roof 

etc. Example, Schedule D of the zoning bylaw of Nanaimo (attached in Appendix A) 

outlines the minimum points in multiple categories that are required by the developer to 

qualify for additional density in a subzone (Zoning Bylaw No. 4500, 2020). The category 

of social and cultural sustainability in Schedule D only amount to total 21 points compared 

to energy management with 56 points and others in range of 10-20 that specifically 

outlines ways to acquire affordable units through housing agreements. Those criteria 

could be reviewed and revamped to better reflect the need to address social 

requirements.  City of Nanaimo can enter into housing agreement for the following 

(Zoning Bylaw No. 4500, 2020): 

 Prevent loss of rentals in strata development. 

 10% of residential units in condominiums to be sold at 20% less than the median 

price. 

 50% of residential units are not stratified or sold independently for at least 10 years 

after building receives final occupancy.  
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Only one of the points within this category above indirectly protects the loss of rental in 

strata development. However, different methods of acquiring affordable rental or 

subsidized units through housing agreements is not applied by restricting the tenures of 

certain units. Even the evaluation points allocated to each of above only ranges from 2-

4. This makes it clear that Community Amenity contribution policy needs to be  revamped 

to acquire affordable units or alternative methods need to be innovated to better meet 

needs. The Community Amenity Contribution (CAC) policy works well for acquiring 

amenities but in terms of affordable housing, this policy has limited scope or power. 

Moreover, the approval process of rezoning application with negotiation for CAC 

increases the project time and cost of implementation for developers along with the 

NIMBIYISM encountered in public consultations (Development Approvals Process 

Review, 2019). The process itself adds to the timeframe to supply the rental or affordable 

rental units to the market. According to the Development Approvals Process review 

report, the timeframe for the approval of rezoning application is also increased due to 

required approvals by the elected officials, which in some circumstances may require 

additional criteria. A greater emphasis on area development plans and pre-zoning that is 

subject to robust public input is suggested in the report. Together, with the delegation of 

authority to staff, such processes makes approval more efficient while maintaining 

planning effectiveness (Development Approvals Process Review, 2019). Furthermore, 

while the public hearing requirements can be waived for rezoning applications that are 

consistent with OCP, many local governments choose to hold a public hearing 

regardless. Although opportunities for earlier public input are not legislated; local 

governments have created their own processes for meaningful public engagement and 

consultation (Development Approvals Process Review, 2019). Often these consultation 

requirements create impediments in affordable housing projects due to NIMBYISM. The 

act of rezoning, its application process and procedural requirements are itself adding to 

the time and cost of ensuring the supply of affordable housing in communities. Rezoning 

is based on the zoning bylaws that lock land uses in perpetuity with specific base 

densities and uses, without any timeframe to ensure their validity in accordance to the 

needs of changing times. The micromanagement through zoning bylaws, by constantly 

tweaking it through adding subzones, increasing density requirements and specifying the 

uses to minute detail with additional design guidelines to the old zoning bylaws is a 

symptom based response and approach rather than a well thought-out holistic cure to 

the affordable housing problem. Recently, Ontario, Alberta and Manitoba have provided 
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their local governments ability to require developments in specific zones for minimum 

affordable rental units through their respective Planning Acts. This substantial policy 

change removes some of the challenges from the rezoning process and provides ways 

to facilitate the supply of affordable rental or subsidized units without a lengthy process 

of rezoning and negotiating problems for a local government (Union of BC Municipalities, 

2018).  This policy resonates with the concept of inclusionary zoning that means zoning 

regulations that require an applicant to contribute to below market housing units through 

building or funding (A Scan of Leading Practices in Affordable Housing, 2017). 

Community Amenity Contributions or density bonus policy is an indirect means of 

inclusionary zoning to acquire subsided rental units (A Scan of Leading Practices in 

Affordable Housing, 2017), but its efficacy is limited due to its voluntary nature and the 

lengthy process of rezoning which is acquired. Overall, this impedes the supply of 

affordable housing or any other housing, the effects of which impact the whole housing 

system in terms of inflation in rents, building construction costs etc. Density bonus policy 

represents bad planning practice because the permitted density is first determined and 

then a standard obligation of affordable housing is applied. In this approach, developers 

are asked to provide affordable housing and so must be rewarded amply to secure their 

participation, which may work well for added community amenities contributions like bike 

racks, securing trees, energy management etc. that improve quality of design and built 

environment but are not an appropriate means of securing affordable housing. In the 

recent policy adopted by Ontario, Alberta and Manitoba, affordable housing obligation is 

seen as a part of community obligation and is established first and then the density 

increase automatically follows (Inclusionary Housing Data, 2014). In British Columbia, 

the municipalities are limited by the Local Government Act, section 482 (3) for mandatory 

inclusionary zoning, as quote,  “zoning bylaw may designate an area within a zone for 

affordable or special needs housing, as such housing is defined in the bylaw, if the 

owners of the property covered by the designation consent to the designation (Mike 

Quattrocchi, 2016).”  This piece of legislation impedes the mandatory inclusionary zoning 

that is pertinent to ensure affordable housing supply by creating an inclusive zoning bylaw 

that balances the power structure for all stakeholders from developer, owners to local 

government themselves. What is required is a renewal of the Local Government Act and 

the existing distorted zoning bylaws by using an equity lens to supply the housing needs 

of all citizens in terms of tenure, types and forms under the ‘Housing for All’ framework 

suggested in the previous chapter. The current legislation is biased towards owners and 
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places the pedestal of ownership and developers who hold a higher power spectrum 

compared to other stakeholders. Governmental policies should ensure equitable 

approaches for all segments of society. Mandatory inclusionary zoning might be the first 

step towards that important goal.  

6. Lower End Market Rentals (LEMR): The Lower End Market Rentals (LEMR) Units policy 

(attached in Appendix A) in the City of Richmond and Metro Vancouver requires the new 

private market residential developments containing more than 80 units to build low end 

market rentals units for modest income families (Low End Market Rental Unit, 2016). This 

agreement is registered on title through legal agreement that restricts rents and tenant 

eligibility by income (City of Richmond, 2017). This policy can work well in high-rise subzones 

like R9 in Nanaimo, but in medium size cities, this policy may have little impact to secure 

affordable rental or subsidized units. If mandatory inclusionary zoning is implemented, 

affordable units can be acquired easily in medium to high-density developments. 

7. Housing Reserve Funds: To raise funds for affordable housing, municipalities can devise 

mechanisms to acquire funding through property taxes, works and service charges for new 

development or cash in lieu contributions from developers using density bonus or rezoning 

agreements (A Scan of Leading Practices in Affordable Housing, 2017). For example, 

the cash in lieu contributions are expected from developers if the LEMR unit threshold is not 

met in Richmond. These contributions are collected in a reserve fund to support the 

development of innovative affordable housing projects like the City of Richmond’s Kiwanis 

Towers and Storeys (City of Richmond, 2017). The Official Community Plan of Nanaimo 

identifies a housing reserve fund for affordable housing development. Recently, in November 

2019, City of Nanaimo passed bylaw no. 7299 that allows the City of Nanaimo to establish 

this fund (City of Nanaimo, 2019).  

8. Market rental housing: The construction of purpose built rental housing in the private market 

is another endeavor to increase the supply of rental units. This policy in Richmond's official 

community plan encourages one to one replacement when existing rental units in multi-unit 

development are converted into strata or existing sites rezoned for development (City of 

Richmond, 2017).  

9. Micro- units rental housing: Micro units market rental housing policy in Richmond is to 

allow micro-units to promote affordable living for residents (City of Richmond, 2017). 
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Recommendations: 

In terms of the supply and maintenance of affordable housing specifically rental, the following 

are the recommendations that apply at all levels of governance: 

- Local Government Act (LGA): Changes to the Local Government Act as follows: 

 Timeframe for zoning bylaw for mandatory renewal after every 15 years in Section 479. 

 Section 482 (3) restricts affordable housing to certain zones, if the owner of the property 

consents to designation. This limits the power of a municipality to acquire affordable 

units through mandatory inclusionary zoning. The Local Government Act should allow 

municipalities to require affordable housing in developments that permit multifamily use 

and meet certain base densities. 

- Zoning Renewal Initiative for all municipalities as of this year, and subsequently after every 

15 years. The zoning bylaws of Nanaimo need following changes through this initiative: 

 Community Amenity Contribution policy needs to be strengthened for acquiring funding 

for affordable rentals through better point systems. This fund could be collected in 

Housing Reserve Fund established by Nanaimo. 

 Restrict the single-family use in specific subzones of residential zones. This is to end 

sprawl and unlock larger land base for multi-family developments. 

 Create rental only zoning through residential rental tenure. 

 Increasing density thresholds in the multifamily zones along with a mandatory 

requirement of affordable housing, after certain density threshold is achieved, especially 

for building of four storey and above.  

 Subzones should be less specified in terms of uses to enable cross-fertilization of uses 

like commercial, retail, library with housing. A nuisance tolerance level could be indicated, 

example, housing in light industrial zone is allowed whereas in heavy industrial is not 

within the nuisance threshold. This kind of innovation may also lead to better mixes, 

innovative design approaches and diverse housing needs in conjunction with other needs 

of communities. 

- Creating a Rental Housing Strategy at Provincial level that prioritizes and expedites the 

supply of purpose built rentals, affordable rental and subsidized housing sector through 

streamlined funding, legislative changes and reducing procedural impediments at provincial 

and local level of governance.  The policy recommended under this strategy: 

 Funding programs to be streamlined by BC Housing for non-profit housing providers to 

cover hard and soft cost, without separate application procedures for each. 
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 The procedural requirements to be minimized at local government level for affordable 

housing projects by credible non-profit organizations, through BC Housing.  

 Multi-generation program for purpose built rentals housing in rental only zoning. The 

program design provides a framework for the basic elements and features that must be 

part of purpose built rental housing project. This addresses the failure of public housing 

and urban renewal techniques to ensure a social and income mix (Dyk, 1995). The 

projects under a multi- generation program must cater to mixed income and social groups 

from low-income earners, families, singles and seniors, young professionals, early age 

professional, middle-income households, student housing, rooming houses and others. 

These kinds of programs create holistic communities e.g. a multi- generation housing 

program and development initiated in Calgary by Ismaili community, which combines 

rental units, assisted and long-term care units, early childhood development center, 

community center, library etc. (Node, 2017). The proposed multi-generation program for 

purpose built rentals can be delivered through the Housing Hub initiative.  

 Local government to create policy to expedite the affordable housing projects 

implemented through BC Housing, CMHC or other credible local housing organizations 

and projects under the multi- generation programs, delivered through Housing Hub. 

- Mortgage Assistance programs by federal government and provincial government for 

investment in purpose built rentals, specifically in multi-generation program or innovative 

projects that cater to mixed income groups, with emphasis on seniors housing, youth 

housings, commercial spaces, affordable rental and other combinations.    

 

Enabling environment equation 

The enabling environment relates to tools that ensure accessibility of vulnerable populations 

like low income households, seniors and individuals to adequate housing by keeping the units 

affordable and maintaining long term affordability through ensuring supply, rent stabilization and 

other linked policies or related actions. The following key actions, policies or strategies are 

utilized at the federal, provincial and local government level for it:  

 

Federal government tools: 

1. The rights based approach to housing is established through the new Bill C-97 which includes 

the National Housing Strategy Act, 2019. The National Housing Strategy Acts ensures that 

government will maintain National Housing Strategy to prioritize housing needs for the most 
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vulnerable (Canada’s National Housing Strategy, 2018). The National Housing Council and 

Federal Housing Advocate need to be established to advance the human rights approach, to 

provide evidence based and participatory approach to National Housing Strategy and 

advocate measures for systemic barrier removal, respectively.   

2. The several funding programs that invest in affordable housing through National Housing 

Strategy are an endeavor to tackle affordable housing crisis. 

  

Provincial Government tools (Government of British Columbia, 2019): 

1. To limit rent inflation, the Province has restricted rent increase to allowable 2% over the 

course of a year. Such limits are important as the income gap in Canada is increasing with 

low income households pushed into poverty, which exacerbates the rental affordability crisis. 

This rent stabilization technique should be put in place for a minimum of two years, keeping 

in mind current inflation in rents. It can work well if the rental supply is stabilized in 

communities. 

2. The Province has expanded the eligibility and benefits under the Rent Assistance Programs 

(RAP) and Shelter Aid for Elderly Renters (SAFER) program. This coupled with increased 

rental supply for low-income individuals, families and seniors can create an enabling 

environment for vulnerable populations. 

3. The Province is working to strengthen the protections for renters through closing the fixed 

term lease loop, eliminating the geographic rent increase clause in residential tenancy 

regulation and Manufactured Home Park Tenancy Regulation and changing laws to protect 

renters during renovation and demolition. The Provincial government announced these 

measures as of 2017 but there has been no way to ensure the progress of those measures 

until now. 

4. To ensure availability of existing rentals in market and stabilize real estate, BC introduced 

vacancy and speculation tax in 2018, to rein in the speculators and reduce unoccupied 

residences. 

5. The foreign buyer tax has been increased to 20% to end hidden ownership and closing down 

on tax frauds  These are some other strategies to create enabling environments in the 

housing system.  

Local Government Tools: 

1. The strategy of transit-oriented affordable housing development at the regional level is 

encouraged to reduce the cost of living, provide better access for low to moderate-income 

residents (City of Richmond, 2017). This strategy can be implemented by the City of Nanaimo 
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through mandatory inclusionary zoning, near bus transit locations for multi-family and mixed-

use developments. In addition, Community amenity contributions can be used be acquire 

affordable housing near transit areas.  

2. Housing agreements are an essential tool to restrict rents, occupancy, tenure, resale price 

control and other clauses, signed with the property owner on a voluntary basis.  The 

agreements are quasi-regulatory in nature, which means that if the owner sells the property, 

the clauses are not enforceable (Mike Quattrocchi, 2016). Usually, housing agreements are 

obtained as part of the sale and purchase of land, density bonus policy and rezoning process 

(Mike Quattrocchi, 2016). For example, since 1997 rents are restricted through housing 

agreements in Whistler. Canmore and Victoria are just beginning to use this policy in a few 

projects (Wake, 2007). Nanaimo utilizes housing agreements in Schedule D of zoning bylaw 

that relates to amenity contribution to ensure that strata corporations will not restrict rentals 

(Zoning Bylaw No. 4500, 2020).This policy can be utilized to restrict tenures and rents in 

multi-family residential building. 

3. The Community Charter allows use of covenants that are registered on the land title of 

properties (A Scan of Leading Practices in Affordable Housing, 2017), under section 219 of 

the Land Title Act (Mike Quattrocchi, 2016). The covenants can restrict what owners can do 

on the lands and/or allow/restrict an activity thereby benefitting the local or provincial 

government. In affordable housing, covenants can be used in housing agreements to restrict 

who can live on the property and resale price thereby, keeping a residence perpetually 

affordable for future owners (Mike Quattrocchi, 2016). 

4. The Strata Property Act plays a significant role in rental housing. If an owner wants to convert 

existing rental building into strata lots, this requires approval of the approving authority. In 

reviewing the proposed application for conversion.  The Act allows the approving authority to 

consider: “the priority of rental accommodation over privately owned housing in the 

community (Mike Quattrocchi, 2016).” 

Recommendations: 

- To tackle the housing crisis and affordability in communities the Federal government should 

further the rights-based housing approach and adopt a ‘Housing for All’ framework 

recommended in a previous chapter. Moreover, it should expedite the establishment of both 

the National Housing Council and Federal Housing Advocate.  

- The Provincial government should increase the protection for renters through the identified 

goals in the Residential Tenancy Act.  
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- Local governments should utilize covenants to restrict users of and resale price of Municipal 

owned lands.  

- City of Nanaimo should utilize Housing Agreements in Schedule D of zoning bylaw for 

restricting rents and tenure of multi- residential buildings, as part of Community Amenity 

Contribution policy. 

5.2.2. Partnerships 

Partnerships are a means of achieving desired outcomes to achieve an integrated approach 

across different levels of governance from federal, provincial, regional and municipal, in 

conjunction with other stakeholders in the housing sector. In the context of affordable housing, 

public-private partnerships play a key role in bringing about housing developments. The public 

sector involvement can occur in the form of land contributions and zoning provisions. The private 

sector can provide servicing and building construction. To build and maintain long term supply 

of permanently affordable housing, this partnership also includes nonprofit and co-op 

organizations, community land trusts, municipalities, charities, faith-based groups and purpose-

driven civil society organizations (BC Rental Housing Coalition, 2017). The different forms of 

partnership approaches by Federal, Provincial and Local government are discussed below: 

Federal government: 

- The programs in the National Housing Strategy by the federal government are in partnership 

with Provincial governments like the National Housing co-investment fund, affordable 

housing innovation fund, federal lands initiatives and others. Announced in September 2020, 

the federal government formed a unique partnership with United Church of Canada through 

Affordable Housing Innovation fund that is investing to build 5000 affordable units across the 

country (Canada Housing and Mortgage Corporation, 2020). Through this funding, $20 

million is being invested in a new lending institution called HPC Housing Investment 

Corporation (HIC) on an innovative financing model to create and offer bonds in the capital 

market to investors for long term fixed interest rates to generate funding for affordable 

housing projects and affordable housing providers. This innovation model is being used for 

two projects, Railyard Housing Co-op – Community Land Trust (CLT) – Vancouver, BC and 

Parkdale Housing Development Project – Capital Region Housing Corporation – Edmonton, 

AB (Canada Mortgage and Housing Mortgage, 2019). 

- CMHC has a specific partnership program to deliver affordable housing, for non-traditional 

and traditional partners (Canada Housing and Mortgage Corporation, 2020). 
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Provincial government: 

- Through Community Partnership Initiatives, BC Housing collaborates with communities, 

housing providers and other stakeholders for innovative strategies to develop self-sustaining 

affordable housing development by providing advice, referrals and long term financing 

opportunities The Province has invested in projects in Whistler, Victoria and Richmond 

through this initiative (Partnerships for housing, 2018). 

- Housing Hub was established by BC Housing in 2018, as part of 30-Point Plan initiative. It 

fosters intergovernmental and other stakeholder’s partnerships to build affordable market 

rental and ownership housing.  

Local government: 

- Land Trusts: In this arrangement, the Municipal lands or lands acquired by other non-profit 

organizations are held for the benefit of affordable housing, usually by an organization that 

has an inbuilt desire to develop affordable housing. Land Trusts maintain the ownership of 

land and make it available through land lease or housing rental agreements to ensure long-

term control of land. In Canada, Land trusts are not as popular as in other international 

jurisdictions (A Scan of Leading Practices in Affordable Housing, 2017).  

- Housing Funds are mechanisms used by the Municipality to generate funds from various 

resources e.g. property taxes, cash contributions through rezoning, work and services 

charges for new developments etc. for affordable housing projects (A Scan of Leading 

Practices in Affordable Housing, 2017). City of Nanaimo has identified housing legacy fund 

in their affordable housing strategy and recently, bylaw no. 7299 allows the establishment of 

the reserve fund.  

- Lower End Market Rental units: LEMR policy by City of Richmond is based on partnership 

with non-profit organizations, acquired through development. The non-profit organization 

with their portfolio of providing housing to those in need have the capacity and expertise to 

select tenants and provide management services to support tenants to achieve housing 

stability. The goal of this policy by the city is to ensure the occupancy management practices 

in these units align with the values and intent of LEMR policy (City of Richmond, 2016). 

- Transportation policy: When advocating for strengthening and fostering effective 

partnerships, there is a need to develop policy alignment across different fields like affordable 

housing with transportation policy. The location of affordable housing impacts costs and 

accessibility of services, facilities, and jobs for lower-income earners to move up the ladder 

(MODUS, 2015). City of Nanaimo has prioritized alignment of transportation policy with 

affordable housing; however, implementation strategy needs to be clear and well defined.  
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Recommendations 

All levels of governance have embodied the partnerships approach in the affordable housing 

sector in terms of programs and strategies. Following are recommendations to enhance that 

objective: 

1. Housing Hub by the Provincial government is a concerted attempt for fostering partnership 

to build affordable market rental and ownership housing. In terms of a needs based approach, 

the projects by Housing Hub should focus on market and affordable rental housing gaps in 

communities and facilitate partnerships to address those gaps. The needs-based approach 

is imperative to reduce the supply gap in the rental housing. 

2. Land Trusts could be a way of acquiring land for affordable housing. This initiative could be 

adopted by the Municipality through policy or as a program in affordable housing strategy in 

partnership with non-profits or other stakeholders like impact investors, development 

agencies, and companies with Corporate Social Responsibility portfolio to build innovative 

models of shared equity funding for affordable housing projects.  

3. A clear alignment of transportation policy with affordable housing policy is required by City of 

Nanaimo. This initiative needs an implementation strategy by the Municipality of Nanaimo.  

 

5.3.3. Public Awareness 

Across Canada, 

public engagements and 

consultations are carried 

out by Municipalities in- 

conjunction with public 

hearing requirements 

legislated in the local 

government acts. Public 

Consultations improve 

the democratic 

governance by enabling 

governments to consult 

citizens on the key public 

policy issues. It also helps to build better sense of community and enable city planners to get 

insight into citizens’ thinking (School of Public policy, University of Maryland). Figure 5.3 

Figure 5.3. Public Participation Spectrum. Retrieved from 
https://i2insights.org/2020/01/07/research-modified-iap2-spectrum/  

https://i2insights.org/2020/01/07/research-modified-iap2-spectrum/
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represents the public participation spectrum that shows methods to gauge public participation, 

with respect to the influence of stakeholders on the public policy process (Bammer, 2020). In 

terms of British Columbia’s legislation, the public hearing requirements are mandatory for 

adoption of OCP, zoning bylaws, changes to zoning bylaws not consistent with OCP and 

termination of land use contracts (Local Government Act, 2021) that engages the stakeholders 

using the consult category depicted in the Figure 5.3. The Local Government Act further 

legislates the community consultation requirements for the adoption and amendment of an 

Official Community Plan (Local Government Act, 2021) that employs collaboration tools, as per 

the public participation spectrum. 

The scope of public consultations carried out by the Municipalities often becomes 

contentious, especially for affordable housing projects where form, density and use can cause 

single-family neighborhoods to oppose change. Such opposition to change frequently emerges 

in respect to the timeframes and extra engagement sessions carried out before the first reading 

of a policy or bylaw that are not part of legislated public hearing requirements or during the public 

hearing process itself. Public hearings can be waived for the rezoning applications that are 

consistent with the OCP, yet many local governments choose to hold a public hearing regardless. 

That adds to the period and cost of projects including an affordable housing application 

(Development Approvals Process Review, 2019). Moving to a system that support early design 

consultation through comprehensive development plans, inclusionary zoning and supportive 

OCP’s could greatly reduce the need for contentious public hearings. The challenges to the 

current public input processes are as follows: (Development Approvals Process Review, 2019): 

1. The format of public hearing does not always promote meaningful discussions, which can 

become frustrating for the citizens. 

2. They can occur late in development approval process, after considerable time and significant 

costs has gone into the project. 

3. Public hearings tend to empower well-organized special interest or lobby groups that may 

not represent the broad community interest and perspectives, usually witnessed in form of 

NIMBYISM.  

4. Unnecessary public hearing and engagements add cost and time delays to projects.  

In the affordable housing projects, it is necessary to garner public support for the projects 

especially with the rise of NIMBY (Not in my backyard), yet a regressive public consultation 

conducted for rezoning applications can lead to time and cost delays in the project. In such 

cases, a regressive public consultation strategy encounters some of the following issues, 

impeding the supply of affordable or market rental projects (Heinrichs, 2013): 
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1. Vast majority of people cannot and do not attend such engagements. Research indicates 

that most Canadian opt not to take part in public consultations conducted on behalf of 

municipalities; with only 20 percent ever participating in public consultation and 12 percent 

of those respondents not having attended consultation in the past two years.  

2. Consultation tips the scale of decision to favor of special interest groups or activists. 

3. Few people have expertise in planning and consultation is not based on meritocracy. It is 

based on peoples’ opinions and ideas, where group affiliations, personal ideologies, media 

or a host of other information platform influences people’s opinion and perspectives. In such 

cases, regressive consultation in the applications of rezoning can create extra impediments 

for affordable housing projects. 

4. Consultation format narrows the range of options related to urban forms and city services, 

without fully addressing or encompassing the quality of life imperative, which are subjective 

and difficult to review. 

5. Consultation can itself carry assumptions and underlying biases.  

 

Recommendations: 

Public Consultations are imperative for housing development, yet when and how to carry out 

meaningful consultation needs to be balanced for housing needs to be met. Fostering an 

equitable approach for members of our in communities should inform consultation processes. 

What is required is an emphasis on the public awareness strategy for affordable housing projects 

and educating and communicating the importance of affordability more effectively and holistically 

to counter resistance against increased density and non-market housing development. 

Moreover, the stigma attached to social housing needs to be revisited, so that public expectations 

aligns with the values of housing need, size, and consumption to create acceptance of diverse 

housing forms and tenures. The public also lacks awareness of sustainable practices and the 

associated need to change our current consumptive and current resource use patterns, such as 

the need to reconsider the important role that   increased residential density can play in 

addressing climate change. . A better understanding needs to be developed for these conflicts 

to shape effective communication for the present and future (MODUS, 2015). 
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5.2.4. Case Studies 

This part of the paper discusses case studies covering wide range of strategies from zoning 

bylaw renewal initiatives, partnerships to regulatory methods at municipal level to mitigate the 

crisis: 

- Zoning bylaw renewal initiative, Edmonton: This initiative by the City of Edmonton is a 

multi-year comprehensive overhaul of the current zoning bylaw to rethink what, why and how 

the city regulates development through zoning. It involves use of an equity lens to align city 

building tools, to empower Edmontonians and property owners to build a city envisioned in 

ConnectEdmonton and the City Plan (City of Edmonton). The goals are as follows: 

 To develop user friendly zoning bylaws aligned with city polices and directions. 

 Streamline and simplify zoning bylaw regulations, associated services and processes. 

 Rezone properties city wide to align with the zones in the new zoning bylaw. 

 Smooth transition to the new zoning bylaw and online tools for stakeholders. 

 Implement a thorough and robust engagement and communication plan. 

The project involves four core tasks; writing a new zoning bylaw, rezoning land to align with 

the new zoning bylaw, using technology interface for implementation of bylaw and ensuring 

smooth transition to it.  

- Inclusionary zoning, Langford, BC: In response to the rising costs of housing, the 

affordable housing program requires new subdivisions to build one affordable unit for every 

10 single-family lots, with price cap for 5 years. The City also introduced $500 housing 

contribution policy for every dwelling and manages the sales and buying process (A Scan of 

Leading Practices in Affordable Housing, 2017).  

- Secondary Suite, Canmore: To speed up the provision of affordable market rentals, an 

allowance for secondary suites is made for homeowners, by reimbursing 50% of their 

expenses up to $10,000. The homeowner must commit to rent the suite to Canmore resident 

at 10% below market rental rate for 5 years (A Scan of Leading Practices in Affordable 

Housing, 2017).  

- Priority review of housing applications, Saskatoon: Affordable housing projects are 

reviewed and approved on a priority basis by the City (A Scan of Leading Practices in 

Affordable Housing, 2017).  

- Partnerships & Housing Agreements Covenants, Whistler, BC: The Whistler Housing 

Authority has successfully built rental apartments using partnerships as  their cornerstone for 

success of commercial employees. The rents are below market rate for people employed in 

Whistler or belonging to Whistler. These rental units create rent savings of almost $1.7 million 
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compared to market rentals for tenants in the Whistler Housing Authority. Due to limited 

revenue and not wanting to touch the tax base of the community, the housing authority had 

to rely on strong partnerships with other levels of government to create employee-housing 

units. A contribution of over $11 million by the federal and provincial government and land 

contribution by the Municipality for the affordable housing projects contributed to creating this 

implementation model. As well, the Housing agency and Municipality refined eligibility and 

enforcement guidelines to ensure an equitable distribution of the housing inventory (Whistler 

Housing Authority, 2020). This model has worked successfully in creating ownership housing 

options with limited price appreciation, since the land on which these properties are built are 

municipal owned, with covenants that restrict maximum sale price. This strategy has 

mitigated the housing crisis for the region by working on the innovative models of 

partnerships and serves as an example of an integrated housing approach. 

- Fraserview Housing Co-op, Vancouver: Land owned by the City provides 99-year leases 

on four sites to the Vancouver Community Land Trust Organization. The organization works 

with other co-ops and non-profit housing organizations to develop housing for moderate to 

low income families and singles. The Land Trust uses sweat equity and cash down payments 

for houses and investments are capped to appreciate by 2- 5% per year (A Scan of Leading 

Practices in Affordable Housing, 2017). 

- Housing Fund, Whistler, BC: Whistler created a unique trust fund to finance affordable 

housing in 1990. The fund is contributed through charges (Employee Works and Service 

Charges) placed on developments that increase the number of employees in the community. 

These funds are provided to the Whistler Housing Authority to help deliver affordable housing 

(A Scan of Leading Practices in Affordable Housing, 2017). 

 

Case studies pertinent to land use planning and governance structures from Europe and Asia 

are studied to provide insight into their systems below: 

- Stockholm, Sweden: Sweden is a social democratic government that governs on the 

precepts of the welfare state. It relies on the power of government, backed by the large public 

sector and an independent Municipal structure responsible for applying various national 

policies. Their system of public interventions is based on the concept of ‘community planning’ 

that refers to measures taken by society as a whole to improve living conditions for local and 

regional communities (Ducas, 2001). As Ducas notes, “these measures may be taken by the 

central State or by local authorities with the aim of influencing or improving production or 

consumption conditions normally determined by market forces (Ducas, 2001).” Community 
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planning is derived from economic and spatial planning. Following are the urban planning 

tools, with synonymous comparison with the tools in BC and Canada: 

 The Urban Planning Act: This Act specifies that the main task of the local community is 

to ensure citizen’s right to employment, housing, education, improve the quality of living 

conditions and promote social well-being. The Act requires the Municipalities to adopt a 

city plan (structure plan) that promotes public interest and translates social goals in 

physical terms. The Act also requires the municipalities to adopt detailed development 

plans and standards for specific areas that are legally binding tools (Ducas, 2001). These 

plans provide development guidance and replace the commonly used OCP land use 

designations and zoning of Canada. Urban Planning Act is synonymous to Local 

Government Acts or Planning Acts in Canada. 

 City Plan: The City plan provides guidance and support in making decisions on the use 

of land, water and determines how the built environment is to be protected and 

developed. It takes long-term perspective to attain the vision of city for everyone (Ducas, 

2001). City Plan, synonymous to Official Community Plan (OCP) is not legally binding but 

plays a central role in development of land through guidelines.  

 Detailed Development Plan: This plan is an agreement between municipality, public 

and landowners that lists urban planning standards relating to uses, heights, construction 

density, materials etc. It determines location of parks, streets and infrastructure 

synonymous to zoning bylaws in Canada, however, the plan has an implementation 

period of at least five years, and at most fifteen years, beyond which the urban planning 

requirements expire. Detailed developments plans are generally prepared when new 

construction is carried out in dense areas and encompasses one or several city blocks 

(Ducas, 2001). These detailed development plans are very different from Canadian 

zoning bylaws, because they are more designed and consultative based, and less 

restrictive in terms of land use types (i.e., they do not list permissive uses but provide for 

an ability to adapt to new uses and needs, such as affordable housing, as times change). 

Such plans are less prescriptive compared to Canadian land use zoning and more design 

and context based for the particular area under consideration. As a result, the detailed 

development plans are more robust, attuned to specific community/context needs and 

have a stronger social equity perspective.   

 Area regulation or standards for site-specific areas: This tool enables municipalities 

to regulate basic characteristics of land and water use if necessary to safeguard 
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comprehensive plan or satisfy national interest. It does not provide construction rights 

(National Board of Housing, Building and Planning, 2018). 

 Building Permit: A permit must be obtained before any building is erected (Ducas, 

2001). 

 Public Consultation rules: Urban plans, detailed development plans and specific sector 

standards are subject to public information and consultation rules. Any citizen may object 

to application of the plans and standards by submitting written notice during hearings to 

explain their grounds for objection (Ducas, 2001). But, experience shows that citizen 

input, prior to hearings, into the design phase of the development plans provides for more 

meaningful opportunity to affect design outcomes, build citizen support and address 

community needs, such as affordable housing. 

- Japanese Zoning System: Japan has 12 basic zones ordered in terms of nuisance or 

potential externality from low-rise residential, high-rise residential to commercial and 

industrial zones. These zones are not exclusive, in terms that they only limit the maximum 

nuisance in a zone. For example, a factory cannot be built in residential zone but residential 

can be built in light industrial. In this way, majority of zones allow mixed uses and are 

managed through maximum ratio of land to building, Floor Area ratio and nuisance level 

categorization. Example, the single family are mixed with three to four storey apartments in 

coherent design of neighborhood (Tabarrok, 2016). 

 

Recommendations:   

- Ideally, revisiting the entire Canadian land use zoning regime with a view to focusing on a 

process similar to Sweden and Japan would enhance community planning and design and 

foster a more modern approach to land use decision-making, including the provision of a 

greater diversity of housing forms and types for all citizens. One of the foreseeable impacts 

of having timeframe to the detailed development plan synonymous to zoning bylaw in 

Canada is that it works on needs based approach and accommodates the changes of time. 

- The nuisance level approach in Japanese zoning system allows mixed use, without 

overregulation and rigidity that impedes mix of viable uses and achieving density in 

neighborhoods. 

 

5.3. Improvement Framework 

An integrated approach across all levels of governance (Federal, Provincial to Municipal) is 

required to de-escalate the housing crisis and meet the varied needs of the community. 
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Recommendations are provided under the subtopics in this chapter. Below is the summary of 

the overarching steps to foster this approach:  

1. Need based Approach: A needs based approach works on the premise of the immediate 

needs of the local community, coupled with long range planning requirements. From my 

analysis, the provincial findings of the housing needs report (until 2022), provides a localized 

perspective on the housing needs in terms of forms and types in British Columbia That work 

confirms that a needs-based approach should be fostered within both the Provincial and  

Municipal levels. The identified needs should be supplied through partnerships, design 

imperatives, and expediting and streamlining the approval processes to de-escalate the 

crisis. This approach needs to be implemented at all institutional levels to eliminate the 

barriers in the systematic procedures and processes that are impeding the supply of 

affordable housing in communities.  

2. Zoning Renewal Initiative: Currently, affordable housing strategies outline the goals and 

specific actions that are required to fulfill the housing needs. However, the zoning bylaw 

processes and procedures are impeding the supply of housing, adding to the time and cost 

of developments and hindering the specific actions outlined in the affordable housing strategy 

like tiny homes, community amenity contribution policy, densification and others. In such 

cases, while ideally revisiting of the use of zoning as 21st century land use tool should be 

totally rethought, at the very least it is imperative for the Province and Municipalities of British 

Columbia to initiate actions for revamping zoning bylaws to integrate an equity lens that works 

for property owners, all British Columbians and all stakeholders to meet the housing needs 

of community in terms of tenures, housing types and forms. 

- Rezoning the land use zones in alignment with Official Community Plans (OCP) and 

Housing Needs report. 

- Simplifying zoning bylaws to accommodate the needs of time and integration of an equity 

lens, for better approvals and procedures processes. 

- Ensuring adequate community awareness for need of this initiative and community 

consultations to better inform the process. 

- Ensuring easy transition to new zoning bylaws. 

3. Comprehensive legislative overhaul: This initiative is recommended at Provincial level for 

changes in the Local Government Act (LGA) as per aforementioned recommendations to 

integrate a timeframe to the lifespan of zoning bylaws (example maximum of 15 years) and 

other changes pertaining to public hearing format for zoning bylaw adoption or modification.   



91 

 

C H A P T E R  S I X 

S U S T A I N A B L E  S Y S T E M S  F O R  N O W  A N D  

F U T U R E 

 

6.1. Sustainability Discussion 

Sustainability has a number of broad connotations, including the concept that development, 

in this case affordable housing development, is constructed in ways that promote its long-term 

viability and contribute to broader sustainability objectives.  Therefore, the discussion on 

sustainability in the affordable housing sector is essential to understand the housing crisis of 

today and into the future. As per the definition from the Brundtland Commission report ‘Our 

Common Future’, 1987, sustainable development means ‘development that meets the needs of 

the present without compromising the ability of future generations to meet their own needs (Office 

of Sustainability, University of Alberta)”.  The idea of sustainability as echoed from the report is 

applicable in all areas of affordable housing development and encapsulates all dimensions of 

sustainability like economic, cultural, social and environmental. For affordable housing, it will be 

critical to ensure long term economic viability, sustainability as well as recognizing that culturally 

sensitive design (e.g. accommodation of multi-generation families), addressing social needs and 

green building solutions (which can affect economic well-being) are all important considerations 

that impact the delivery of sustainable housing.  

As part of the recurring theme in the literature review and qualitative data collection for this 

study, this chapter focuses on the capacity development of the non-profit housing sector, which 

is the major stakeholder in the supply of affordable rental and subsidized housing in our 

communities. Non-profit organizations face multiple challenges in establishing and maintaining 

financial sustainability in the diverse and evolving funding landscape, including contending with 

competing non-profit organizations, establishing collaborative partnerships, demonstrating need 

and accountability to funders and providing local leadership in this sector (Lisa M. Sontag Padilla, 

2012).  

While there is an array of affordable housing sustainability considerations, this study explores 

one key area: economic sustainability. This review will explore economic sustainability within the 

affordable housing system to create enabling environments for the non-profit organizations to 

build and manage the affordable housing stock in local communities. The following topics are 

explored within this realm: 
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1. Economic Sustainability in Affordable housing sector: This part explores the concept of 

economic sustainability, current practices of economic sustainability and challenges for the 

non-profit sector in this capacity. 

2. Current policies that promote economic sustainability: This part explores current 

policies, strategies and actions that promote economic sustainability to create an enabling 

environment for the non-profit sector. 

3. Improvement framework: This part recommends improvements to foster economic 

sustainability in the system. 

 

6.2. Economic Sustainability in the Affordable Housing Sector 

The concept of economic sustainability has existed since the middle ages where traders had 

to keep track of stock for securing continued trading. This is reformulated today in terms of how 

much profitable resources are necessary to reinvest in social, environmental and cultural 

amenities. The housing market is a property-based investment, of which the social implications 

are the basic need of shelter. Sustainable housing developments require dynamic 

investments regulated by smart policies and flexible public institutions. To achieve 

sustainability in projects, normal profits are reaped and margin fed back to the use-value of the 

project (Kauko, 2012). In private investments, the profits by developers are fed back into new 

housing development that has a social and economic use-value. 

In the concept of economic sustainability, it is about not only cost savings, but also how to 

reinvest savings to maximize the provision of public amenities at least one generation ahead. 

The actors could include bureaucrats, professionals, corporations, citizens as well as small 

market actors. In the affordable housing realm, the localized approach is required to understand 

people's housing needs and preferences according to the environmental, social, cultural and 

economic aspects (Kauko, 2012). Affordability is a key factor in addressing the needs of the 

housing sector. In some cases, the wealthiest housing areas (e.g., large lots, large houses 

beyond family size need, expensive amenities) are the least economically sustainable ones for 

the long term (Kauko, 2012). As of 2019, the Economist Intelligence Unit ranks the Vancouver 

as the sixth livable city in the world (Vancouver Economic Comission, 2020), yet, for the second 

year in a row, it tops the most unaffordable housing market in the world as per the Demographia 

International Housing Affordability survey (Gaviola, 2019).  

As discussed in this paper, economic sustainability incorporates government interventions 

with localized market approaches that are needed to avoid past mistakes and find sustainable 

paths for the future. Specifically, social and non-market affordable housing in British Columbia is 
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isncreasingly under the portfolio of provincial and local governments. This implies a need for 

creating an economically sustainable framework within localized communities to mitigate the 

housing crisis. This also means aligning the various financial tools like grants, subsidies, 

investments, pricing and taxes with sustainability objectives to reshape behavior throughout the 

system. Small-scale interventions can have large results by working on life cycle accountability 

and management, creating more tools for local government and non-governmental organizations 

to support affordable development and lobbying for more rental housing (MODUS, 2015).    

The local non-profit organizations play a major role in developing and managing the 

affordable housing stock, but that important work is challenged through organizational and 

financial capacity of non- profits. Financial sustainability refers to the capacity of organization to 

maintain financial viability over time, which is a concurrent challenge to non-profit’s in times of 

low funding by the government and internal organizational capacity issues. Currently for a non-

profit organization, the challenge is to seize opportunities and react to unexpected threats, while 

maintaining general operations and serving their social function (Lisa M. Sontag Padilla, 2012). 

The non-profit organizations, that are effective in many ways, are struggling with the following 

issues: 

1. Increasing the funding focus on project funding (vs. operational funding) (MODUS, 2015).  

2. Presence of other similar organizations with overlapping mandates (MODUS, 2015).   

3. Project Completion time is long (three to five years). This may occur due to multiple sources 

of funding and its regulation, with time delay in land costs, interest carrying cost, staff time, 

changes in design and other factors. In addition, complicated levels of compliance increase 

operational and asset management costs making development less affordable or requiring 

more subsidy (MODUS, 2015).  

4. The current model is risk averse and does not permit innovation. Risk averse rules and 

regulations are designed for the few who might abuse the funding system rather than the 

majority who comply with the rules. This model may be a good system to manage risk but is 

not feasible for getting to a workable scale (Community Investments, 2015). 

Following are some of the ways through which economic sustainability can be achieved by 

the non-profit organizations: 

1. Increased flexibility and diversification, to allow organizational income to be generated from 

multiple sources. This enables them to deal with any disruptions that may occur in funding 

sources (Community Investments, 2015).  

2. Encourage innovation and risk averse behaviors in organizations (Community Investments, 

2015). 
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3. Funding at an enterprise level rather than project-to-project basis will enable organizations 

to innovate, diversify and become sustainable (Community Investments, 2015). 

4. Encourage collaboration across sectors and within sectors. Most organizations are unable to 

scale up due to inadequate size and expertise to undertake the necessary level of effort to 

deal with the problems. However, developing expertise, building capacities and fostering 

collaboration amongst non-profit organizations can have positive impact upon the delivery of 

more coordinated housing (Community Investments, 2015). 

5. Impact measurement would enable tracking of impact and compliance with rules. Feedback 

systems help create consistent effort of innovating and developing new ideas to deal with 

problems (Community Investments, 2015). 

There is an imperative need to work and explore the economic sustainability for the non-

profit organization to develop and manage its affordable housing across the lifecycle. Alongside, 

innovation and transformative change cannot happen without risk-taking, but this is usually 

discouraged in favor of ‘best practices’. There is an inherent need to take calculated risks, bring 

about cultural shift in organizations to value innovation and establish a safe and supported 

feedback mechanism to learn from mistakes (MODUS, 2015). This value orientation will help to 

foster economic sustainability within the non-profit organization to innovate and value-add to their 

financial efficiency without increasing reliance on government funding. 

 

6.3. Current Policies that promote Economic Sustainability  

Notwithstanding the preceding discussion, non-profit organizations in Canada are part of an 

emerging culture of social entrepreneurship, innovation and tolerance for risk taking. Because of 

the challenges it faces (many of which are externally imposed), the sector is responding with an 

innovative mindset for purpose driven models and this spirit is supplemented by the 

transformation occurring at the political and policy levels at both federal and provincial levels 

(Centre for Urban Research and Education , 2015). On the government side, Canada is stepping 

up to take leadership by making funds available and developing a National Housing Strategy to 

keep the housing sector as part of the agenda of the state. At provincial level, policy makers and 

regulators are enabling the affordable housing sector through loans, grants, collaborative 

partnerships and capacity development. Local governments are working to create an enabling 

environment for building affordable housing through partnerships, regulatory processes and 

development finance. 
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The housing organizations themselves are seeking to become less dependent on government 

funding and more focused on expanding their resources. In terms of funding, non-profit 

organizations are looking to expand activities into those that can generate revenue to meet the 

financial needs of the organization. A focus on financial efficiency and interest in accessing non-

traditional sources of finance is evident across the organizations (Svedova, 2009). Below is a 

review of the main strategies and actions at both the provincial and local government levels to 

foster economic sustainability within the housing system and promote capacity development of 

the non-profit sector. The review also explores innovative approaches by the housing 

organizations to meet the housing challenges. 

6.3.1. Provincial government 

In British Columbia, BC Housing is a facilitator organization providing expertise in the 

affordable and subsidized housing sector with a range of collaborating services to enable and 

support proponents of social and affordable housing (Lisa M. Sontag Padilla, 2012). The 

provincial crown corporation was created in 1967, to deliver and manage public housing, and 

functions as a separate entity reporting to the Minister responsible for housing. Over the years, 

BC Housing’s role has evolved from developer-property manager; to include regulation of federal 

and provincial social housing. It oversees and regulates almost 800 cooperatives and non-profit 

housing providers, licenses residential builders and developers who build housing for sale and 

oversees the new home warranty system in the province. It also acts as a technical advisor and 

enabler of social/affordable housing that includes a role in financing (Centre for Urban Research 

and Education , 2015).  As part of the financial function, BC Housing directly lends finances for 

construction loans, as approved under the National Housing Act and is authorized to issue 

CMHC insured loans to non-profit organizations. Added to this focus, BC Housing develops and 

implements a number of new initiatives to strengthen the role and activities of the non-profit 

sector (Lisa M. Sontag Padilla, 2012). Listed below is the summary of BC Housing’s portfolio for 

non- profit housing organizations (BC Housing, 2020): 

1. Partnership: BC Housing works on the public private partnership model to facilitate 

construction of affordable housing by the non- profit sector. 

2. Building BC: Under Building BC’s portfolio, various funding opportunities are provided for 

non-profit sector to build new affordable homes as well as repair the existing stock. 

3. Asset management and redevelopment: This portfolio of work provides advice, practices 

and resources on capital repair needs, capital planning, health and safety programs, funding 
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for small-scale energy retrofit programs, property maintenance and others for non-profit 

housing providers. 

4. Operational resources for employee of non- profit housing sector. 

In addition to the above-mentioned portfolio, BC Housing developed a strategy to transfer 

ownership of provincially owned assets to the community-housing sector. Prior to this strategy, 

the social housing sector owned the building and BC Housing maintained the ownership of land 

leased to the community-housing sector as part of its policy. This created a disconnect, when 

the operating agreements expire in 35 years while the land is leased for 60 years,  reducing the 

incentive for the community housing provider to invest in the property. The land transfer strategy 

is an attempt to foster economic sustainability for the community-housing provider to leverage 

their asset and maintain financial viability within the system (Centre for Urban Research and 

Education , 2015). 

 

6.3.2. Local government 

The current policies devised at the local government level in British Columbia to create 

economic sustainability within the systems are as follows: 

1. Using city land for affordable housing projects: In the effort to create partnerships, 

federal and provincial investments are directed towards encouraging municipalities to provide 

city-owned land for affordable housing. The goal is to ensure that municipalities continue to 

acquire land for the mitigation of the housing crisis. In such a case, affordable housing 

organizations can leverage the city land to reduce costs or develop a variety of affordable 

rents, including rents at income assistance level, low-end market rents or non-market rent 

rates within a development (City of Richmond, 2017). 

2. Affordable Housing Reserve Fund: Cash contributions are collected for affordable housing 

through rezoning applications for townhouses, single-family and apartments unit with 60 units 

or less. These contributions are held in affordable reserve funds and policy is set to prioritize 

the funding to create affordable housing units or purchase land for affordable housing 

projects (City of Richmond, 2017). 

3. Financial Incentives: Under municipal jurisdiction, the city can waive development cost 

charges, municipal planning and permit fees for affordable housing developments by the non- 

profit sector. Property tax exemptions of non-market/social housing developments are also 

practiced. The goal of this policy is to minimize the cost associated with affordable housing 

development (City of Richmond, 2017). 
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4. Rent Bank Initiative: This initiative allows municipalities to work with a non-profit community 

organization to provide a one-time loan/grant to low-income households who are unable to 

make rent due to a temporary financial crisis (City of Richmond, 2017). 

5. Community Land Trust: This trust acts as a community organization to purchase land and 

remove it from the private rental market and lease it to non-profit housing providers for 

affordable housing projects. This policy in Richmond maintains affordability and explores 

opportunities to work with community land trusts. This policy does not involve city land. The 

goal is to ensure long-term affordability of land for non-profit housing providers (City of 

Richmond, 2017). 

 

6.3.3. Non-profit organizations 

The non-profit organizations are implementing various strategies and approaches to build 

organizational capacity and strengthen their position. Some of the strategies are discussed below 

with examples (Centre for Urban Research and Education , 2015): 

1. Cost efficiency and growth: This strategy relates to expanding the growth opportunities 

through acquisition of assets, merger with other underperforming housing organizations and 

improving efficiency through asset management tools, along with use of technology. Example 

is the M’akola Group of Societies and Affordable Housing Society that have absorbed and 

merged with other organizations to lever their capacity.  

2. Levering core competencies: Most small-scale non-profit organizations lack the scale to 

develop expertise in asset management, project development, property management and 

other related functions. In light of that, the large-scale organizations have developed a 

practice of selling these services to the small provider on a service fee. Examples are Atira 

Women’s Resource Society, Vancouver and Housing Alternatives Inc., New Brunswick. 

3. Innovation and enterprise: This strategy describes new activities that depart from the 

conventional non-profit management and development of housing. This could be through 

innovation in building construction like use of shipping containers etc., land development with 

mixed uses to cater to wider community needs and associated enhanced economic return or 

investing in social enterprises for levering financial benefits. Example is Atira Women’s 

resource society that creates new housing using shipping container and BC housing that is 

working on modular supportive housing.  

The strategies outlined above, are supported by ancillary factors like leadership, governance, 

culture, staff expertise and risk management that are utilized by the organizations to strengthen 
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capacity throughout the lifecycle of the projects and management of operations (Centre for Urban 

Research and Education , 2015).  

 

6.4. Improvement Framework 

In British Columbia, the efforts at a governmental level to develop and enhance the capacity 

of nonprofit housing providers, along with the opportunities to foster economic sustainability are 

credible and proactive. Below are the recommendations for governance and nonprofit housing 

sector level to improve upon the current endeavors: 

- Streamlining the funding criteria and scope, for easy access to funding by the non-profit 

organizations, rather than having funding subsets or niche programs that need to be 

accessed separately at the provincial level.  

- Multi-input criteria for funding of affordable housing projects at the provincial level that are 

sensitized to the myriad of social, cultural and economic approaches to meet the life 

circumstances of an individual to build holistic communities. This approach could be tied with 

local government services for example, skill development and training for low-income renters 

and households in areas of saving and budget management services and others.   

- Innovative partnership opportunities that bring in multiple stakeholders from corporations 

that have adopted corporate social responsibility portfolios, impact investors, social 

entrepreneurs, non-profit, private and public organizations. This partnership of common 

interests can be aligned with the Housing Hub Initiative by BC Housing. 

- Streamlining the approval and regulatory processes at local government level for 

affordable housing projects advocated by the credible non-profit organizations (in essence 

rewarding and thereby promoting good behavior).  

- Innovative business strategies by the non-profit sector through sweat equity models, 

leveraging assets, mergers and entrepreneurial approach can strengthen economic 

sustainability within the system. 
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C H A P T E R  S E V E N  

C A S E  S T U D Y  F I N D I N G S  A N D   

I M P L I C A T I O N S 

 

7.1. Interview Structure  

As part of the qualitative data collection, ten interviews were conducted with stakeholders in 

the housing sector from government, non-profit and private sector organizations to gather 

feedback and data for the three study elements; paradigm shift, integrated system’s approach 

and economic sustainability in the affordable housing sector. Interviewees were chosen based 

on their employment in, knowledge of, interest in and/or involvement in the housing sector, and 

their willingness to share their views (one declined attribution). All agreed to be candid and 

forthright. One interviewee participated in the interview process but declined to be quoted in the 

research.  

The format of the interview was semi-structured to create flexibility for the interviewees to 

provide their perspective on the gaps in the affordable housing sector. The semi-structured 

format of the interviews helped to understand the potential gaps in the affordable housing sector 

and potential opportunities/solutions to mitigate the crisis, formulated from the experiences and 

perspectives of the interviewee’s. The interview questions (attached in appendix A) covered the 

following key aspects, on which the interviewees were given the opportunity to present their 

perspectives: 

- Gaps in the affordable housing sector at all levels of governance (federal, provincial and 

municipal) 

- Systematic and institutional impediments in the housing system. 

- Rethinking the housing continuum by CMHC 

- Fostering economic sustainability in the affordable housing sector  

  The interviews amounting to nine in total are analyzed for recurring themes and concepts 

that inform the potential gaps and solutions in the affordable housing sector. The qualitative data 

collected through interviews is subject to the personal biases of the interviewees. To mitigate 

this potential issue, major themes that are recurring in two or more than two interviews are 

presented in the key findings below with relevant quotations from the interviewees. This chapter 

presents the data collection and analysis in following subheadings: 
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1. Key findings: The qualitative data is summarized through recurring themes found in two or 

more interviews, with relevant quotations from the interviewees. These key themes are 

categorized into the following two areas; potential gaps and solutions in the affordable 

housing sector. A critical analysis of the key themes is presented in regard to the implications 

to the three elements of this study that are identified above. 

2. Recommendations at all levels of governance: This part presents recommendations 

formulated from the qualitative data collection at all levels of governance.   

 

7.2. Key findings 

The key findings from the interviews are sub-categorized into identified gaps in the affordable 

housing sector and proposed solutions/strategies. The themes/concepts are paraphrased with 

supporting quotations from the interviewees as noted below: 

 

7.2.1. Identified gaps in Affordable Housing Sector 

1. Municipal approval processes and bylaws: This theme refers to the Municipal bylaws and 

development approval processes that increase the time and cost of housing projects. The 

following ideas were specified by those representing the non- profit, private and other levels 

of government organizations cited in more than five interviews: 

 Eight interviewees cited the approval process for affordable housing needs to be 

expedited. Currently, building permit, rezoning and development permit applications go 

into a single stream that increases the time and cost of development as quoted from 

interviewee 05, “And then at the municipal level, one thing that would certainly help non-

profit housing providers is to have expedited approvals. Right now, an application for 

building permits and rezoning or development permit goes in the same stream as the 

commercial development community. So time is money. And so that drives up the cost 

of the housing product that's provided.” 

 Official Community Plan may support density and multi-use, however, zoning is not 

changed which impedes the implementation as noted by interviewee 03, “usually, the 

Official Community Plan supports more density and mixed uses in the village centers but 

the zoning is whatever it was before, single family residential or something like that”. 

 Pre-zoning as an incentive of an affordable housing project could ease up the procedure 

to bypass the lengthy process of rezoning as suggested by the interviewee 03, “So 
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something that (-) could do, I think, is some kind of pre-zoning, and that maybe something 

that favored affordable housing to incentivize it”. 

 Parking bylaws are seen to be an impediment to affordability as they add up the cost of 

land, as noted by the quote from interviewee 01, “the number of parking stalls, changes 

what the architectural character is going to be. It affects the affordability. It affects 

affordability in a big way because parking is a huge consumer of land and, so if I have a 

site and I'm picking numbers out of thin air, but they're approximately correct, if I have a 

zoning, which may support 40 or even 60 residential units, I may only be able to meet the 

parking criteria for 28 or 30 units. So that parking requirement if you follow along with the 

math, it has doubled the land cost for each.” Moreover, the cost of owning and 

maintaining a vehicle adds to the affordability problem. Efficient transportation with 

access to transit, cycling, walking etc. can provide opportunity to reduce need for car 

ownership, parking stalls and doubling of land values per residential units to contribute to 

affordability 

 Currently, the regulatory processes are maintaining the status quo, as noted from 

interviewee 09, “I think one of the pieces that maybe hasn't been said explicitly enough, 

is that really, when we talk about land use planning decisions and some of those 

regulatory challenges, It's really about sort of competing interests and there are people 

interested in maintaining the status quo. And, to what extent as a society, or does a 

municipal government allow those interests to dictate sessions.” 

 Community consultations, while inviting special interest groups, are not able to reach the 

target audience as discussed by the interviewee 09, “Often, the people who need 

subsidized housing are working multiple jobs, are trying to put food on the table for their 

family, are trying to struggle to make it work. They're not going to show up to city council 

to say, Oh, you know, I need housing and they may not even know that tonight's city 

council is going to make a decision that could impact their life.” In addition, the nature of 

how such public sessions are promoted and their potentially intimidating format, may 

dissuade those in need from showing up to participate in an unfamiliar process. While 

the COVID-19 pandemic has allowed use of virtual meeting hall sessions that seems a 

better way of consultation due to less mob mentality problems, there is an issue of access 

to the virtual meeting format for many poorer citizens. 

 One of the symptom of the over regulatory processes is the capacity issue at the local 

government level as noted from interviewee 07, “one thing that a lot of people don't talk 

about is the capacity of municipal governments to administer development, so just like 
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the non-profit sector they are having a hard time. What's happened is we've had certain 

capacity to handle the needs, but guess what, the needs of communities have increased 

so much, but we haven't actually bolstered the capacity of the non-profit and the municipal 

sector to shepherd along everything.” 

 Municipalities need to be encouraged to change their zoning for flexible use of land to 

construct duplexes and triplexes in single family neighborhoods, identified by interviewee 

05, “And so if I think all municipalities should be encouraged to change their zoning to 

permit more flexible use of land, and constructing duplex, triplex, in a typical single family 

neighborhood, is one area where you can make some relatively quick gains. But I also 

think that zoning needs to be more flexible in terms of the type of more dense 

developments that will be allowed.” 

 The rezoning process can be problematic, as it creates antagonistic relationship amongst 

different stakeholders as interviewee 09 points out,“I think even the rezoning process 

itself can be problematic, because it creates an antagonistic relationship between 

homeowners, local governments and the affordable housing sector that's trying to support 

development of housing.”   

2. Right to Affordability for safe and secure home: One of the key themes of the research 

is the right to affordability where interviewees stated that affordability in itself is a problem, 

rather than affordable housing. The following interview ideas explored that theme: 

 The relationship of creating and ensuring affordable communities through a policy 

response at different governance levels was discussed by interviewee 01, “i think the gap 

in the policy is to create, is to concentrate not so much on affordable housing but perhaps 

if we said affordable communities.” Such a policy could be developed to work with market 

forces to create affordability. 

 The housing crisis is an affordability crisis as pointed out by interviewee 01, “people 

always talk about affordable housing and try to describe that as the problem and I think 

that's not actually a correct statement. I think what we should be talking about is 

affordability,” and by interviewee 04, “you don't need to own a home, you need to be able 

to afford an appropriate place to live, that safe, secure and a decent place to live”. 

 There is an difference between what is actually affordable for people in comparison to 

the perceived affordability targets set in the affordable housing sector, as noted by 

interviewee 06, “The recent affordable housing projects that were announced as being 

supported by the province, started with a $1,000 a month rent for a studio, 1500 dollars 

a month for one bedroom and $2,000 a month for a two bedroom. And I don't know whose 
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world that's affordable in, but certainly not the young people that I know, who are trying 

to, you know, become independent, support themselves to do all those things and get 

into, you know the momentum of life.” This implies that the term or notion of affordability 

itself needs to be re- defined to build affordable communities for the present and future 

that reflects the financial reality of those in need of housing. 

3. Housing options across the spectrum of life: This concept relates to creating housing 

diversity in terms of forms and tenures that fit the changing circumstances of all citizens. The 

following ideas are suggested to address this issue: 

 With shifting trends for increased rental demand by younger people and older people 

(whose maintenance and mobility issues have changed) as noted by interviewee 05, 

“shift to rental from ownership is already underway at both ends of the age spectrum. 

Younger people are choosing that for affordability reasons……………and people at the 

senior end of the age range are choosing it because they can no longer need the capital 

gain, but the housing provided,” it is important to incentivize a broad range of housing 

types and quality like co-operative, strata title and different types of rentals through policy 

as quoted by interviewee 05, then I think there are interesting policy changes that we can 

make to incentivize a broad range of housing options that we know…………………….you 

know, condominiums or strata title, co-op housing”. 

 Mixed-use development with commercial, market and affordable housing integrated in 

neighborhoods to ensure economic sustainability was identified by the interviewee 09, 

“Well, it kind of serves two purposes; one, it creates the types of housing that are needed, 

but also when you have higher income households in an affordable development, it also 

supports the economics, sustainability where those higher rents can offset and create 

internal subsidies to lower rents, so there's actually an advantage to having higher 

income people in subsidized housing buildings to create that cross unit subsidization.” 

 Spreading affordable housing throughout communities to counteract NIMBYISM and 

stigmatization of affordable housing as noted by interviewee 04, “There's lots and lots of 

issues around it, but I mean to simplify it by saying that, spreading affordable housing 

throughout communities and not having it localized is really helpful.” 

4. Building Codes, Step Codes: This theme relates to building codes and their impact on 

increasing cost of construction, with broader codes set by the Province and, sometimes, an 

added set of building codes requirements at the Municipal level that limits the ability of 

building affordable housing, unless these added costs are subsidized by another level of 

government.  The following ideas describe those issues: 
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 Step Codes are not typically achievable for affordable housing due to related costs. As 

interviewee 03 noted, “So I know that the intent in some ways, in many ways is that you're 

going to have lower energy costs of a home if the new, you know, energy efficiency 

requirements. But I think that, in reality I think it goes so far that the extra cost of 

construction is outweighing the savings in energy, even though and so then the extra cost 

is passed on to renters. And I really think it's like that. That field of the energy efficiency 

in buildings has just progressed on its own with blinders on and good intent. And there 

needs to be a bit of a reset in, you know, focusing on the really important and balancing 

the cost and the benefit.” Such an idea does not mean that energy efficient buildings, 

which are intended for economically challenged renters, should forego energy efficient 

design and development. However, it does suggest that supportive financial 

considerations need to be addressed for both the affordability question and the 

achievement of energy efficient buildings. 

 There is a need to establish a set of building codes that works for the adaptive reuse of 

existing buildings to provide decent shelter for people in various levels of need. This was 

identified by interviewee 05, “I acknowledge that some of those might not meet current 

building codes, but there might be existing buildings that could be adapted to at least 

meet major safety requirements, fire safety, and egress, those sorts of things. But I think 

as we need to learn to be a society more tolerant of buildings that don't meet all 

requirements, but simply provide decent shelter for people that are in various levels of 

requirements.”  

 Clarity of roles at different levels of governance is needed in the affordable housing sector 

to increase efficiency and avoid duplication as discussed by interviewee 06, “government 

control that is much clearer on each of its individual levels, so that the federal government 

says, here's the mortgage money, here's the housing money that we have in the 

community. This is how we want to see it spent, this is what kind of housing, what kind of 

living and what kind of neighborhoods we want to support for Canadians, and then 

passing that down perhaps through the provincial government, so the provincial 

government had its say in what communities need the most support in the affordable 

living spectrum. And then, you know, taking the caveats, the federal government has put 

on the use of the money, and making sure that's adopted in a municipality. I'd like to see 

greater encouragement for municipalities to have some standards at the municipal level 

that says, affordable housing can do this. Not all housing must do this.”  
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5. Housing Continuum: This theme relates to rethinking the linear housing continuum (as 

described in chapter one) by CMHC and its impact on resource allocation across different 

housing types and tenures. The following ideas are specified by the interviewees in relation 

to rethinking the housing continuum and ownership based paradigm:  

 In relation to the linearity of the housing continuum and its impact on promoting an 

ownership based priority interviewee 04 noted, “Well, I agree with you in theory and I 

would go one step further and say that it's not just the wording that needs to change the 

entire philosophical underpinning around homeownership”. 

 Housing Continuum is an aspiration for homeownership, as quote from interviewee 01, 

“apparent from the continuum that's built into that continuum is the aspiration of 

ownership…. So that's the aspiration”. 

 The concept of a paradigm shift needs to occur to move away from the commodification 

of housing, as noted by interviewee 05, “paradigm shift between like away from, to some 

extent, the private commodification of housing, like housing as a private commodity.” 

 The housing continuum is a way to allocate budgets and cater to different life 

circumstances through different forms as quoted by the interviewee 05 working in 

governmental organization, “categorizing things in the continuum, it simplifies things, and 

categorizes things and labels things. And sometimes that is helpful for government to 

have those sorts of categories, labels and sort of a linear presentation of things, but the 

way it's expressed in reality and in communities is often a lot more nuanced and complex. 

But sometimes those paradigms can help us as a government to be able to talk about 

things using the same language”. The same line of idea was expressed by another 

interviewee 07 in private sector organization as quote, “And then also with the continuum 

is viewed linear, and I don't know if that's the best way. A lot of us have been doing it that 

way but it does help illustrate the level of government subsidy needed in order to support, 

say rental housing.”  This suggests that the housing continuum needs to be revisited to 

develop a tool that is both useful and supportive of the notion that all housing types are 

equally important. 

 

7.2.2. Potential Solutions/ Strategies  

1. Innovative solutions: This theme explores the innovative and creative thinking required in 

the affordable housing sector by applying such thinking to design solutions, progressive 

housing models and others to reduce the stigmatization of affordable housing and help to 
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facilitate a  cultural shift, that recognizes and supports affordable housing as an important 

right and need for all. The following ideas were mentioned by the interviewees: 

 Creative thinking in the affordable housing sector is required to reduce stigmatization and 

create better-integrated projects, implemented through flexible design guidelines, 

illustrated in the quote from interviewee 05, “But I think, if we're going to find creative 

solutions, we have to send a signal to the development community in the non-profit that 

we are open to seeing creative solutions. And those creative solutions need to be 

carefully analyzed by city staff, perhaps eventually by counsel. But I think if we 

acknowledge that without creativity, we're not going to be able to accomplish our 

affordability goals, then that's step one. And then we need to be prepared to be flexible 

around those design guidelines if somebody's got intelligent solution.”  

 Creative solutions can and should be fostered through a bottom up approach, as quoted 

from interviewee 05, “And in my experience, anything that's unique in that way comes 

from the bottom up with a group of determined individuals or consultants that are 

prepared to spend the time lobbying governments, particularly the municipal and 

provincial levels and selling them on the concept. And so, I believe, the majority of those 

new ideas will come from the bottom up.” 

2. Infill and intensification, densification and smaller lots: These themes are in progress at 

the municipality level through secondary suite policy, tiny homes initiatives and others 

mentioned by multiple interviewees, as the quotes note: 

“what are the incentives to build smaller homes, and maybe have smaller lots. You know, I 

mean, we don't need three and four or 5000 square foot houses, like, those kind of things 

need to be so discouraged than having small lot (interviewee 04).” 

“So secondary suites, I think is are fairly available now in the (-) , available to someone who 

wants to build it and who wants to legalize what's already there, but looking at other types of 

affordable housing (interviewee 03).” 

“And so if I think all municipalities should be encouraged to change their zoning to permit 

more flexible use of land, and constructing duplex, triplex, in a typical single family 

neighborhood, is one area where you can make some relatively quick gains. But I also think 

that zoning needs to be more flexible in terms of the type of more dense developments that 

will be allowed (interviewee 05).” 

3. Adaptive reuse: Policies are required for adaptive reuse of existing building apart from 

building new homes as discussed by interviewee 07, “what needs to happen is concurrent to 

building new units and going through those processes, we need to look at the existing 
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inventory or existing stock, because there's some key term opportunities that we can really 

invest in some things…………………..some of those aren't in bad shape, and with a bit of 

renovation, they can be converted to what they are now to affordable housing in maybe six 

months or even three months.” 

4. Public Advocacy: This theme relates to the public advocacy required to push the agenda 

of affordable housing at a higher level of governance as commented by interviewee 09, “I 

think a lot of what you're speaking to requires political pressure to get those decisions and 

even though there are people who do advocate for those types of things, it's that advocacy 

hasn't been sufficient to move the dial on what decisions are.” 

5. Partnerships: Partnership was identified as one of the main strategies for affordable housing 

development as commented by interviewees 03 and 07 respectively below: 

“I think that there can be a lot more partnerships between government and the NGO sector 

when it comes to affordable housing. I think we've seen that in some areas that I haven't 

been directly involved with, like maybe even in (-)”  

“Policies has been there for years but now I feel like they are actually putting the money to it 

and they're enabling partnerships to happen, and they're not relying on these different 

sectors. They recognize you can't do it in isolation, it requires everybody to have a role.” 

6. Ongoing Subsidy: This theme relates to the fluctuating history of subsidies in the affordable 

housing sector. It emphasizes that ongoing subsidy is an inherent need of the non-profit 

sector, with the capacity to create financial stability into the non-profit organization, as a quote 

from interviewee 09 notes, “Maybe our goal is not that those non-profits are self-sufficient but 

our goal is to have low rents that are sustainable for individual household’s budgets, I think 

it's a paradigm. It’s kind of like an innovative idea, but it's like an innovative capitalist idea 

that we can question; what's underpinning that paradigm”.  

7. Empowering local government: This theme refers to empowering local governments and 

dealing with building local capacity, local leadership and enough flexibility into the system to 

allow autonomy and flexibility to work in and with local systems as commented by interviewee 

03, “Those are all symptoms, that there's a capacity issue and the municipalities, they're 

trying to have consistent procedures, so that they can actually go through a day without going 

insane and because if they have to just be innovative and creative and negotiate every little 

thing and try to move things through the discipline, they don't have the time to do it.” 
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7.2.3. Critical Analysis 

The data collection summarized above supports the various findings from the literature 

review that explored the three study elements. In terms of right to affordability, a majority of the 

interviewees conceded that affordability is an issue, and needs to be worked on. There is a 

consensus in the perspectives of interviewees that in recent years the subsidy by higher levels 

of government has increased, as compared to the recent past years, that had a  focused 

approach by provincial and municipal level of governments on development, construction and 

management of affordable housing projects. The current approaches by all levels of governance 

discussed by the interviewees(cited in the key findings) are subsidies, partnership and policies 

like secondary suite, tiny homes etc. to mitigate the crisis. Overall, the gaps in the current system 

are suggested to be municipal regulatory and approval processes that increase the timeframe of 

projects, capacity issues at municipal and non-profit level, unrealistic expectations in terms of 

building codes and need for better integration across jurisdictions. The potential solutions cited 

by the interviewees are innovative thinking, empowering local governments, adaptive reuse of 

old buildings in conjunction with other existing policies to increase the diversity of housing forms 

and types in communities. 

 

7.3. Implications of findings for at all levels of governance 

The finding as analyzed above strengthen the existing recommendations, reviewed in 

previous chapters. Discussed below are the implications of the qualitative data findings on the 

recommendations suggested for all levels of governance: 

Federal Government: 

- Implementation of ‘‘Housing for All’ framework to promote right to affordability at any stage 

or circumstance of life. 

- As part of human rights approach that recognizes housing should be a right, affordable 

housing subsidies should be kept stable (and adjusted as needed for inflation and/or 

increased need) for affordable and supportive housing through the National Housing 

Strategy. 

 

Government of British Columbia: 

- Adaptive reuse policies by the Provincial government through 30 point plan, program or 

legislation changes to Local Government Act. This will enable municipal government to 

create bylaws pertaining to adaptive reuse of buildings. 
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- Step codes to be implemented incrementally into affordable housing projects through a 

needs based approach. 

- Framework for the building codes for adaptive reuse of building is required. 

- Mixed use development for affordable housing project as a key criterion for affordable 

housing projects by BC Housing. 

- Revision of public hearing requirements in the Local Government Act that works for need of 

time.  

 

City of Nanaimo 

Following are the recommendations to improve and further an integrated approach within the 

system, by the Municipal government of Nanaimo: 

- Adopt pre-zoning as an incentive for affordable housing projects, specifically approved by 

housing organizations that works for this portfolio as short-term strategy.  

- Approval processes to be expedited specifically for affordable housing projects. This could 

be done through establishing specified streams for affordable housing projects by non-profit 

organizations and rezoning applications for mixed-use housing development. 

- Public awareness campaign as part of the affordable housing strategy to educate and inform 

about the crisis, roadblocks and way forward to achieve equitable housing solution for the 

city. 

- Parking bylaws reworked for affordable housing projects or allowances specific to affordable 

housing can be created. 

- Community Consultation strategy needs to be reworked at municipal level to fit the unique 

needs of the affordable housing community.  

- Simplifying the design guidelines, form and character guidelines and other building code 

requirements to create flexibility for innovative solutions through design and partnerships and 

an emphasis on performance based expectations rather than prescriptive standards. .  
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C H A P T E R  E I G H T 

C O N C L U S I O N 

 

Today, to be able to afford a home is a luxury in the Canadian housing sector for vulnerable 

populations. As defined by Merriam Webster dictionary, afford means ‘to be able to bear the 

cost of’ and ‘to manage to bear without serious detriment (Merriam Webster).’ Canada is not 

facing an affordable housing crisis, but a serious ‘affordability crisis.’ Arguably, the cause of this 

crisis is embedded in a multitude of factors, and therefore, not one single factor can solely be 

attributed for today’s situation, that is especially so for the lack of affordable housing in our 

communities or the accessibility of diverse housing forms and types. From my research, I have 

recognized that the major contributor to the crisis is the housing system itself. The housing 

system with its predefined values, governance structures and resources tips the scales in favor 

of ‘homeownership’ tenure, development and construction, over other forms of housing tenures 

and types. This statement no way means that ownership is not an inherent need for a progressive 

society, whether to accumulate wealth, better quality of life and give people hope for a better 

future. However, it is essential to recognize at all governance levels,  the policy makers and other 

relevant professionals have promoted ownership of housing as a niche housing tenure and form, 

that cannot serve all of the population especially the most vulnerable e.g. seniors, early age 

professionals, youth, low income renters and households. There is an underlying need to 

diagnose that a healthy and progressive society cannot exist if the system privileges one form of 

housing over the other, and fails to equitably distribute resources across all housing forms and 

tenures to cater across the life spectrum of an individual. 

There is no doubt that interest from all levels of governance; especially the federal 

government, is now historically higher, through various programs, capital allocation, partnerships 

and other forms of endeavor in the affordable housing sector. One of the major milestones from 

my perspective is the move of the Canadian government towards more of a rights-based housing 

approach that requires rigorous and effective implementation through policy and action plans. 

There is a long road ahead for the full implementation of this journey. If we recognize the ‘Right 

to Affordability’ framework as proposed in this thesis and embed those values and its associated 

systemic approach in the existing system and new endeavors likewise, I believe we can achieve 

an integrated system’s response to mitigate the crisis. Below is the succinct summary of 

recommendations proposed in previous chapters, under the topics of Housing for All, Integrated 

https://www.merriam-webster.com/dictionary/detriment
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system thinking and Sustainable system for now and future approach. It is my view that together 

these recommendations offer a way forward. 

 

8.1 Housing for All 

This framework shifts the lens from ‘ownership paradigm’ to ‘Right to affordability’ as depicted in 

Figure 8.1: 

 

‘Housing for All’ framework intends shift to rights based housing approach through following 

parameters depicted in Figure 8.2:  

'Ownership' Paradigm

Creates condition for owner’s wellbeing.

Housing for accumulation of wealth and 
investment overtakes, housing as basic 
need of human. 

Capitalist or ‘individualistic’ lens in the 
housing system.

Asserts the ‘I’ and propogates 
disintegrated response for now and 
future. 

‘Right to Affordability' Paradigm

Creates enabling environment and 
conditions for every Citizen for Canada, 
without discrimination of income or 
other status.

Housing as the basic need of human.

Utilizes equity lens in the housing 
systems

Replaces the ‘I’ to ‘we’ for a collective 
and effective response for now and 
future.

Figure 8.1. Ownership Paradigm versus Right to Affordability paradigm. Critical analysis by author. 

Housing For All

Value shift in society 
and within housing 

systems (Rights based 
approach)

Legislative, policy and 
procedural changes for 
implementation of right 

based approach.  

Inplemention plans, 
programs and initiatives 

to propel the 'right of 

affordability' paradigm.

Right to 
Affordability

Figure 8.2. Parameters of ‘Housing for All’ framework. Proposed by author. 
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The initiatives proposed under this framework are summarized below: 

 Modifying linear housing continuum. 

 Expediting the establishment of existing initiatives (National Housing Council and Federal 

Housing Advocate) outlined in the National Housing Strategy.  

 Creating public awareness about housing crisis. 

 Housing established as a human right through legislative, policy and procedural changes.  

The proposed initiatives can be implemented through an integrated response by all levels of 

governance. These initiatives, as discussed throughout this paper, need to be an essential part 

of a federal government housing portfolio to be subsequently adopted at all levels of governance.  

  

8.2 Integrated system’s thinking 

As of now, the housing system is not functioning optimally to address the affordable housing 

needs within communities through capital allocation, programs in place and collaborative 

partnerships. This research proposes a ‘needs based’ approach within the current housing 

system at the regulatory, procedural and institutional levels to expedite the supply of affordable 

rental and subsidized housing. Alongside that initiative, there is a need to create enabling 

environments for all relevant stakeholders in the housing sector for development and 

maintenance of affordable housing. In accordance with a needs based approach, the 

recommendations are summarized below for short-term, medium-term and long-term actions to 

be implemented at all the governance levels: 

 

Short- term actions (1 to 3 years) 

The short-term actions to be implemented at different levels of governance are following: 

 

Federal government: 

 Federal government should expedite the establishment of the National Housing Council and 

Federal Housing Advocate, as per the National Housing Strategy. 

 

Provincial government: 

 The Provincial government should increase the protection for renters through the identified 

goals in the Residential Tenancy Act. 

 Housing Hub by the Provincial government is a concerted attempt for fostering partnerships 

to build affordable market rental and ownership housing. In terms of needs based approach, 

the projects by Housing Hub need to focus on market and affordable rental housing gaps in 
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communities and facilitate partnerships to address those identified needs. The needs based 

approach is imperative to reduce the supply gap in the rental housing.  

 A public awareness strategy should be developed and adopted at the provincial level for 

affordable housing projects to educate and communicate ‘affordability and affordable housing 

issues’ more effectively and holistically. This initiative should counter resistance against 

increased density and non-market housing development. This strategy should be undertaken 

in collaboration with the local governments and other relevant stakeholders in the housing 

sector. 

 

Local government (Nanaimo) 

 Expedite the approvals of affordable rental, subsidized and purpose built rental housing 

developments in neighbourhoods through needs based streamlined processes for rezoning 

applications, cutting back on unnecessary consultation  requirements and ensuring smooth 

processes for affordable housing projects from credible community housing organizations. 

 Promote an adaptive reuse policy that allows repurposing of building to affordable rental, 

rooming houses, co-living spaces as per needs of communities. 

 Local governments should utilize covenants to restrict users and resale price of Municipal 

owned lands.  

 City of Nanaimo should utilize Housing Agreements in Schedule D of the zoning bylaw for 

restricting rents and tenure of multi- residential buildings, as part of Community Amenity 

Contribution policy. 

 As short-term strategy adopt pre - zoning as an incentive for affordable housing projects, 

specifically approved by a dedicated housing organization that works on this portfolio.  

 Initiate skill development training for local planners and associated staff to develop 

understanding of the technical side of developing an efficient approval process that reduces 

barriers to housing. 

 Community Consultation strategy needs to be reworked at Municipal level to fit the need of 

time and community.  

 Parking bylaws need to be reworked for affordable housing projects or allowances specific 

to affordable housing can be created.  
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Medium Term Actions ( 3 – 6 years) 

Federal government: 

 Federal government to adopt the ‘Housing for All’ framework as part of human rights efforts 

and incrementally implement the initiatives recommended in the framework. 

 

Provincial government: 

 Creating a Rental Housing Strategy that prioritizes and expedites the supply of purpose built 

rentals, affordable rental and subsidized housing sector through streamlined funding, 

legislative changes and reducing procedural impediments at provincial and local level of 

governance. Changes to the Local Government Act to include following: 

 Timeframe for zoning bylaw for mandatory renewal after every 15 years in Section 479.  

 Section 482 (3) restricts affordable housing to certain zones, if the owner of the property 

consent to designation. This limits the power of municipality to acquire affordable units 

through mandatory inclusionary zoning. The Local Government Act should allow 

municipalities to require affordable housing in developments that permit multifamily use 

and meet certain base densities.  

 Addition of adaptive reuse bylaws in the act to allow municipal government to create 

bylaws pertaining to adaptive reuse of buildings for affordable housing.  

 Revision in public hearing requirements to work for need of time. 

 Step codes to be implemented incrementally into affordable housing projects through needs 

based approach.  

 Framework for the building codes of adaptive reuse of building is required.  

 Mixed-use development for affordable housing project with multi-generational component to 

housing design and form, as part of criteria and assessment of housing projects approved 

by BC Housing and part of provincial funding criteria. 

 

Local government (Nanaimo) 

 A clear alignment of Transportation policy with affordable housing policy is required by the 

City of Nanaimo. This initiative needs an implementation strategy by the Municipality of 

Nanaimo.  

 Land Trusts could be a way of acquiring land for affordable housing. This initiative could be 

adopted by the Municipality through policy or as a program in affordable housing strategy in 

partnership with non-profits or other stakeholders like impact investors, development 
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agencies, companies with corporate social responsibility portfolio to build innovative models 

of shared equity funding for affordable housing projects.  

 Explore a Zoning Renewal Initiative for all municipalities to restrict single-family zoning, 

strengthen community amenity contributions, add density and create flexibility to allow cross-

fertilization of uses.  

 Simplifying the design guidelines, form and character guidelines and other building code 

requirements to create flexibility for innovative solutions through design and partnerships that 

are based on performance expectations rather than prescriptive standards.  

 If long-term change is to be achieved, the city should undertake a review of zoning and its 

detrimental impact upon the delivery of mixed forms of housing, including affordable options. 

 

Long-term actions (6 -10 years) 

 Mortgage Assistance programs by federal government and provincial government for 

investment in purpose built rentals, specifically in multi -generation programs or innovative 

projects that cater to mixed income groups, with emphasis on seniors housing, youth 

housing, commercial spaces, affordable rental and other combinations. 

 

8.4 Sustainable systems for now and the future 

Economic sustainability is imperative in the affordable housing sector for the development 

and maintenance of affordable housing by non-profit organizations. While the policies, actions 

and programs at different levels of governance create a positive and enabling environment for 

the non-profit sector to access funding, leverage their assets, resources and engage in 

meaningful partnerships to develop and maintain affordable housing, there remains an issue 

related to the sustainability of many housing projects. Below are the recommendations to foster 

economic sustainability with the affordable housing system by different stakeholders: 

 

Provincial government: 

 Streamlining the funding criteria and scope, for easy access to funding by the non-profit 

organizations, rather than having subset or niche programs that need to be accessed 

separately at the provincial level. 

 Creation of multi input criteria for funding of affordable housing projects that are sensitized 

to meet the social, cultural and economic aspects of a proponent to build holistic 

communities. This approach could be tied to local government services for example, skill 
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development and training for low-income renters and households, saving and budget 

management services and others. 

 Promotion of innovative partnership opportunities by bringing in multiple stakeholders from 

corporations with corporate social responsibility portfolio, impact investors, social 

entrepreneurs, non-profit, private and public organizations. The BC Housing can align this 

portfolio with Housing Hub Initiative.  

Local government (Nanaimo) 

 Streamlining the approval and regulatory processes at the local government level for 

affordable housing projects that are brought forward by the credible non-profit organizations. 

 

Non-profit organizations 

 Support for innovative business strategies by the non-profit sector through sweat equity 

models, leveraging assets, mergers and entrepreneurial approach can strengthen economic 

sustainability within system.  

 

Conclusion 

From the research, all three elements of my study, Housing for All, Integrated system’s 

thinking and Sustainable system for now and the future enable and promote a more affordable 

housing supply, development and maintenance to meet the needs of British Columbian 

communities. The three elements are deeply intertwined in a way that each element forms a 

chain with other two. For example, the current ‘ownership’ paradigm in the housing system 

dictates the preferences and priorities of policies, actions and programs at the institutional and 

governance level, which in turn affects the distribution of resources across all housing forms and 

tenures. This subsequently influences the economic sustainability in the housing system. An 

interlinked chain approach to the delivery of housing impacts positively the equitable and 

sustainable living of the vulnerable population. In absence of such an integrated housing 

approach, Canada, British Columbia and Nanaimo will continue to experience an affordability 

crisis.  

The objective of this research was to provide in-depth insight into the nuances that can easily 

be missed or ignored in relation to our housing crisis. A proactive and ambitious approach is 

required to bring about a profound value change in the housing system through adoption of a 

‘Housing for All’ framework, implementing integrated system’s recommendations and fostering 

economic sustainability through capacity development of non-profit and housing organizations. I 

would emphasize that without a comprehensive review of current housing approaches, policies 
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and programs, in association with the proposed recommendations, the systemic housing issues 

facing all levels of government and the Canadian population will continue in the housing sector. 

I would end by acknowledging that the proposed recommendations in this research are open 

to further research, iterations and improvements by any researcher, who is passionate to fathom 

and tackle the affordable housing crisis in Nanaimo and British Columbia communities.    
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PART 7 – RESIDENTIAL 
 

7.1 DESCRIPTION OF ZONES 
 

Zone Name Zone Intent of Zone 

Single Dwelling 

Residential 

R1 / 
R1a / 

R1b 

This zone provides for low density, single residential dwelling 
developments and also for two principal dwellings on certain corner lots 
within the R1 and R1a zones. 

Single Dwelling 

Residential - Small 
Lot 

R2 This zone provides for small lot subdivisions, which are intended to 
contribute to the mix of housing within the city while offering an affordable 
and sustainable form of single residential dwelling developments.  

Island 

Residential 

R3 This zone provides for low density residential development of a permanent 
nature on Protection Island. 

Duplex 

Residential 

R4 This zone provides for two dwellings in one or two principal buildings on a 
residential lot.  

Three and Four Unit 
Residential 

R5 This zone provides for the development of small-scale multiple family 
residential dwellings, of up to four units, that are compatible with the scale 
or enhance the architectural style of single family residential development 
within the area.  

Low Density 
Residential 

R6 This zone provides for a mixture of low density townhouse-form multiple 
family developments on lots compatible with the residential areas of the 
community. 

Row House 

Residential 

R7 This zone provides for street oriented, attached, medium-density row 
house dwelling units. 

Medium Density 

Residential 

R8 This zone provides for medium-density, multiple family developments on 
specific lots that are compatible with other residential and neighboring 
commercial land uses. 

High Density (High 
Rise) Residential 

R9 This zone provides for high density residential development for specific 
lots that support a high rise building form. 

Steep Slope 
Residential 

R10 This zone applies to properties identified as having steep slope 
characteristics and provides for detached, single residential dwelling 
subdivisions and clustered multiple family developments. 

Recreational 

Vehicle Park 

R11 This zone provides for the creation of recreational vehicle parks and the 
accommodation of persons in recreational vehicles. 

Mobile Home Park 
Residential 

R12 This zone provides for rental or strata title mobile home park parks at a 
low multi-family density as per “MOBILE HOME PARKS BYLAW 1984 
NO. 2704”. 

Old City Duplex 
Residential 

R13 This zone provides for residential rehabilitation and the development of 
new single residential dwellings and duplex residential redevelopment that 
is consistent with the historical architectural style of the area. 

Old City Low 
Density (Fourplex) 

Residential 

R14 This zone provides for residential rehabilitation and the development of 
small scale multiple family residential redevelopment that is consistent 
with the historical architectural style of the area.  

Old City Medium 
Density Residential 

R15 This zone provides for residential rehabilitation and the development of 
new medium density multiple family residential redevelopments that are 
consistent with the historical architectural style of the area. 

(4500.002; 2011-OCT-03) (4500.014; 2012-JUN-11)  (4500.031; 2012-DEC-03) (4500.158; 2019-DEC-02) 
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7.2 PERMITTED USES 
 

7.2.1  The uses listed in the following table shall be permitted where indicated within the 
corresponding specified zone, and may be carried subject to the conditions of use: 

 

Use  Zone Conditions of 
Use 

R1/ 
R1a 

R1b R2 R3 R4 R5 R6 R7 R8 R9 R10 R11 R12 R13 R14 R15 

Duplex P -- -- -- P P P -- -- -- -- -- -- P P P See 
Subsection 

7.2.2 

Hotel -- -- -- -- -- -- -- -- SS -- -- -- -- -- -- --  

Mobile 
Home Park 

-- -- -- -- -- -- -- -- -- -- -- -- P -- -- -- Subject to the 
“MOBILE 

HOME PARKS 
BYLAW 1984 

NO. 2704” 

Multiple 
Family 
Dwelling 

-- -- -- -- -- P P -- P P P -- -- -- P P  

Park Model 
Trailer 

-- -- -- -- -- -- -- -- -- -- -- P P -- -- --  

Recreation
al Vehicle 
Park 

-- -- -- -- -- -- -- -- -- -- -- P -- -- -- --  

Rooming 
House 

-- -- -- -- -- P P -- P -- -- -- -- P P P Subject to  

Part 6 

Row House -- -- -- -- -- -- -- P -- -- -- -- -- -- -- --  

Single 
Residential 
Dwelling 

P P P P P P P -- P P P P P P P P See 
Subsection 

7.2.2 

Triplex -- -- -- -- -- P P -- -- -- -- -- -- -- -- --  

(4500.014; 2012-JUN-11)  (4500.036; 2013-APR-22)  (4500.053; 2013-DEC-16)  
(4500.158; 2019-DEC-02) 
 
P  = Permitted Use 
--  = Use Not Permitted in this Zone 
SS = Site Specific Use 

 
 
7.2.2 Notwithstanding Subsection 7.2.1, within the R1 / R1a zones where a corner lot has a lot 
area greater than 700m2 but does not meet the lot area, lot depth or lot frontage requirements for 
subdivision, a total of up to two single residential dwellings or one duplex shall be permitted 
provided one front door faces the front yard and the other front door faces the flanking side yard. 
 (4500.036; 2013-APR-22) (4500.092; 2016-FEB-01) (4500.158; 2019-DEC-02) 
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7.2.3 The uses listed in the following table shall be permitted as an accessory use where 
indicated within the corresponding specified zone, as per the conditions of use: 

Use Zone Conditions 
of Use 

R1 / 
R1a / 

R1b 

R2 R3 R4 R5 R6 R7 R8 R9 R10 R11 R12 R13 R14 R15 

Bed & 
Breakfast 

A A A A A A A A A A -- -- A A A Subject to 
Part 6. 

Must be 
located within 

a Single 
Residential 

Dwelling 

Boarding & 
Lodging 

A A A A A A A A A A -- -- A A A Shall not 
exceed two 

sleeping units 
and shall not 

accommodate 
more than two 

persons. 

Must be 
included 

within a Single 
Residential 

Dwelling 

Convenience 
Store 

-- -- -- -- -- -- -- A A -- A A -- -- -- Gross Floor 
Area not to 

exceed 
46m2. 

Daycare A A A A A A A A A A A A A A A Subject to 
Part 6. 

Home Based 
Business 

A A A A A A A A A A -- A A A A Subject to 
Part 6. 

Office -- -- -- -- -- -- -- -- -- -- -- A -- -- -- One office is 
permitted for 

the 
management 
of a mobile 
home park. 

Park Model 
Trailer 

-- -- -- -- -- -- -- -- -- -- -- A -- -- --  

Secondary 
Suite 

A A A A A A -- A A A -- -- A A A Subject to 
Part 6. 

Must be 
accessory to 

a Single 
Residential 

Dwelling 

Storage 

Area 

-- -- -- -- -- -- -- -- -- -- A A -- -- -- Where a 
Mobile Home 

Park or 
Recreational 
Vehicle Park 

exists.  
Subject to 

the “MOBILE 
HOME 
PARKS 

BYLAW 1984 
NO. 2704” 

A  = Accessory Use Permitted (4500.002; 2011-OCT-03) (4500.014; 2012-JUN-11) (4500.031; 2012-DEC-03) 
--  = Accessory Use Not Permitted in this Zone 
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7.2.4 The following uses shall be permitted on site specific basis: 
 

Use Permitted 
Location Address 

Legal Description of Permitted Location 

Hotel 809 Island Highway 
 

 
 
1577 Stewart 
Avenue 

THAT PART OF BLOCK D, SECTION 1, NANAIMO DISTRICT, PLAN 
1748, INCLUDED IN PLAN 285R, EXCEPT PARTS IN PLANS 7822 AND 
9409 
 
LOT 1, NEWCASTLE RESERVE, SECTION 1, NANAIMO DISTRICT, 
PLAN VIP58684 
 

Personal 
Care 

Facility 

6085, 6095 and 
6081 Uplands Drive 

STRATA LOT 1, DISTRICT LOT 48, WELLINGTON DISTRICT,  STRATA 
PLAN VIS5833, TOGETHER WITH AN INTEREST IN THE COMMON 
PROPERTY IN PROPORTION TO THE UNIT ENTITLEMENT OF THE 

STRATA LOT AS SHOWN ON FORM V. 
 

LOT C, DISTRICT LOT 48, WELLINGTON DISTRICT, PLAN VIP53807, 
EXCEPT THAT PART IN STRATA PLAN VIS5833 (PHASE 1) 

 

(4500.036; 2013-APR-22) 

 
 
7.3  DENSITY 
 

7.3.1  The following table specifies the maximum allowable base density per lot for each zone listed.  
Where additional density is permitted, the amount of additional density and the conditions 
required to achieve it are specified in the additional density column.  Where additional density 
is achievable through Schedule D, that additional density shall be applied as part of the 
development permit process: 

 

Zone Maximum Allowable Base Density Additional Density 

R1 / 
R1a 

 

One single residential dwelling. Where a corner lot has a lot area greater than 700m2 but does not 
meet the lot area, lot depth or lot frontage requirements for subdivision, 
a total of up to two single residential dwellings or one duplex shall be 
permitted provided one front door faces the front yard and the other 

front door faces the flanking side yard. 
 

Where more than one dwelling is located on a corner lot a secondary 
suite shall not be permitted in either dwelling. 

 
Where the lot area is greater than 0.4 hectares, on additional single 

residential dwelling shall be permitted. 
 

R1b One single residential dwelling. Where the lot area is greater than 0.4 hectares, one additional single 
residential dwelling shall be permitted. 

R2 One single residential dwelling.  

R3 One single residential dwelling with a 
total Floor Area Ratio of no greater 

than 0.55. 

 

R4 Two dwelling units with a total Floor 
Area Ratio of no greater than 0.55. 

 

R5 Three dwelling units with a total Floor 
Area Ratio of no greater than 0.55. 

Where a lot is a corner lot, abuts a laneway or is 1200m2 in area one 
additional dwelling unit is permitted. 

R6 The maximum Floor Area Ratio shall 
not exceed 0.45. 

Where the development meets or exceeds the Tier 1 requirements as 
described within Schedule D of this Bylaw, the maximum allowable 

Floor Area Ratio may be increased by an additional 0.1. 
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Where the development meets or exceeds the Tier 2 requirements as 
described within Schedule D of this Bylaw, the maximum allowable 

Floor Area Ratio may be increased by an additional 0.15.  

R7 1 dwelling unit per 150m2 of lot area.  

R8 The maximum Floor Area Ratio shall 
not exceed 1.25. 

Where parking spaces are provided beneath a principal building 
(where the roof of the underground parking is not more than 0.8m 

above the finished grade), an amount may be added to the Floor Area 
Ratio equal to 0.25 multiplied by the percentage of the total parking 

spaces provided underground. 
 

Where the development meets or exceeds the Tier 1 requirements as 
described within Schedule D of this Bylaw, the maximum allowable 

Floor Area Ratio may be increased by an additional 0.1. 
 

Where the development meets or exceeds the Tier 2 requirements as 
described within Schedule D of this Bylaw, the maximum allowable 

Floor Area Ratio may be increased by an additional 0.25. 
 

R9 
 

The maximum Floor Area Ratio shall 
not exceed 3.00. 

Where parking spaces are provided beneath a principal building 
(where the roof of the underground parking is not more than 0.8m 

above the finished grade), an amount may be added to the Floor Area 
Ratio equal to 0.25 multiplied by the percentage of the total parking 

spaces provided underground. 
Where the development meets or exceeds the Tier 1 requirements, as 

described within Schedule D of this Bylaw, the maximum allowable 
Floor Area Ratio may be increased by an additional 0.1. 

Where the development meets or exceeds the Tier 2 requirements, as 
described within Schedule D of this Bylaw, the maximum allowable 

Floor Area Ratio may be increased by an additional 0.25. 

R10 16 dwelling units per hectare of land or 
portion thereof, excluding the 

watercourse leave strip area and 
statutory park dedication. 

   

Where a lot contains one or two 
dwelling units, the maximum Floor 
Area Ratio shall not exceed 0.55. 

 
Where a lot contains three or more 

units, the maximum Floor Area Ratio 
shall not exceed 0.45. 

Where the lot contains more than one unit and development meets or 
exceeds the Tier 1 requirements, as described within Schedule D of 

this Bylaw, the maximum allowable Floor Area Ratio may be 
increased by an additional 0.1.  

 

Where the lot contains more than one unit and development meets or 
exceeds the Tier 2 requirements, as described within Schedule D of 

this Bylaw, the maximum allowable Floor Area Ratio may be 
increased by an additional 0.15. 

R11 25 recreational vehicle spaces per 
gross hectare of land or portion 

thereof. 

 
 

R12 20 mobile homes or park mobile 
trailers pads per gross hectare of land 

or portion thereof. 

 

R13 Two dwelling units.  

R14 Not more than four dwelling units. 
The maximum Floor Area Ratio shall 

not exceed 0.65. 

 

R15 The maximum Floor Area Ratio shall 
not exceed 0.85.  

Where parking spaces are provided beneath a principal building 
(where the roof of the underground parking is not more than 0.8m 

above the finished grade), an amount may be added to the Floor Area 
Ratio equal to 0.25 multiplied by the percentage of the total parking 

spaces provided underground. 

(4500.002; 2011-OCT-03) (4500.012; 2012-APR-16) (4500.014; 2012-JUN-11)  
(4500.031; 2012-DEC-03)  (4500.036; 2013-APR-22) (4500.092; 2015-FEB-01) 
(4500.158; 2019-DEC-02) 
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7.3.2 Notwithstanding 7.3.1, within the R10 Zone a minimum of one single residential dwelling 
shall be permitted on each lot that meets the applicable lot size requirements under 
Section 7.4. 

 
7.3.3 Notwithstanding 7.3.1, within the R10 Zone where land is subdivided and park land 

dedication is provided in excess of 5% of the total land area, one or more lots of the 
resulting subdivision is eligible for additional dwelling units provided that the lot or lots are 
identified to the City at the time of the subdivision plan filed with the City.  The additional 
dwelling units available for transfer to lots within a subdivision shall be calculated as 16 
dwelling units per hectare of parkland dedicated in excess of 5% provided no portion of 
the area used in this calculation is within a Watercourse identified in Schedule C, and its 
associated leave strip(s). 

 
7.3.4 Notwithstanding 7.3.1, the maximum Floor Area Ratio shall not exceed 1.277 for land 

legally   described   as   Lot   A,  Section  1,   Nanaimo    District,   Plan   VIP  57973 (325 
Hecate Street). 

 
7.3.5 Notwithstanding 7.3.1, the maximum Floor Area Ratio shall not exceed 3.6 for the land 

legally described as Lot B of Section 1, and of Part of the Bed of the Public Harbour of  
Nanaimo, Nanaimo District, Plan VIP58279 (154 Promenade Drive). 

 
7.3.6 Notwithstanding 7.3.1, no more than 30.67 recreational vehicle spaces shall be developed 

per hectare of land, or portion thereof, on land legally described as Lot C, Section 10, 
Range 8, Mountain District, Plan 2977, Except That Part in Plan 146 RW (2323 Arbot 
Road). 

 
7.3.7    Notwithstanding 7.3.1, the maximum Floor Area Ratio shall not exceed 0.7 on the land 

legally described as Lot A, Section 17, Range 7, Mountain District, Plan 34388 (2202 
Meredith Road). (2018-JUL-09; 4500.121) 

 
7.3.8  Notwithstanding 7.3.1, the maximum Floor Area Ratio shall not exceed 0.65 on the land 

legally described as LOT 1, SECTION 18, RANGE 4, CRANBERRY DISTRICT, PLAN 
15503 (1534 Extension Road). (4500.134; 2020-APR-06) 
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7.4  LOT SIZE AND DIMENSIONS 
 

7.4.1. The following table specifies the minimum lot size, minimum lot frontage and minimum lot 
depth of all residential lots serviced by community water, sanitary sewer, and a storm 
water drainage system within the corresponding zones: 

Zone Minimum Lot Size Minimum Lot Frontage Minimum Lot 
Depth 

R1 500m2 

450m2 - L 

15m 

10m - L or C 

30m 

26.5m - L 

R1a 600m2 15m 

10m - C 

30m 

R1b 500m2 15m / 10m - C 30m 

R2 325m2 

290m2 - L 

10m 

11.5m where lot is a corner lot 

28m 

24m - L 

R3 2000m2 

 

15m 30m 

 

R4 

 

700m2 

647.5m2 - L 

15m 30m 

26.5m - L 

R5 800m2 

700m2 - L 

15m 30m 

26.5m - L 

R6 1500m2 15m 30m 

26.5m - L 

R7 

Attached on Two 
Sides 

150m2 5.5m 27m 

24m – L 

R7 

Attached on One Side 

200m2 7.5m 27m 

24m- L 

R7 

Corner Lot 

250m2 10m 27m 

24m - L 

R8 1,800m2 15m 30m 

R9 1,800m2 15m 30m 

R101 1,200m2 (see footnote 1) 15m 30m 

R10 

Less than 5% Slope2 

(see footnote 2) 

325m2 10.5m 

10m C 

12m where lot is a corner lot 

27.5 m 

24 m - L 

R11 

Total Lot Area 

2 hectares 18 m 30m 

R12 

Total Lot Area 

1 hectare 18m 30m 

R12 

Individual Mobile 
Home Lots 

325m2 N/A N/A 

R13 750m2 13m 30m 

R14 750m2 15m 30m 

R15 750m2 15m 30m 

(4500.014; 2012-JUN-11) (4500.158; 2019-DEC-02) 
 
L =   Indicates where the lot can be accessed from a lane abutting a side or rear property line. 
C =   Indicates where a lot fronts on a cul-de-sac.  
1  =   Within the R10  zone Lot area may be reduced to 600m2 where the steep slope area is not included in the calculation of lot area. 
2  =   Within the R10 zone, the lot area may be reduced to 325m2 where the average slope of the lot does not exceed 5%, as measured on        

undisturbed natural grade between the centre points of each lot line in either direction and the subdivision does not result in a density 
greater than 16 dwelling units per hectare (excluding the watercourse leave strip area and excluding statutory park dedication) on the lot 
proposed for subdivision.  (4500.073; 2015-MAR-16) 
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7.4.2 For the purposes of subdivision where the lot abuts a watercourse, as indicated on 
Schedule C, or is subject to a geotechnical setback, the required watercourse leavestrip 
or geotechnical setback area shall not be included in the calculation of a lot area. 

  (4500.158; 2019-DEC-02) 
 
7.4.3 Notwithstanding Subsection 7.4.2, a geotechnical setback area may be included in lot 

area for a lot within the R10 zone. 
 
7.4.4 Notwithstanding Subsection 7.4.1, the minimum lot depth in all zones shall be 45m where 

the property abuts the Nanaimo Parkway. 
 
7.4.5 Notwithstanding Subsection 7.4.1, within the R1 zone where a lot is subdivided the 

minimum lot size requirement may be reduced by up to 10% provided the average lot 
size within the subdivision is equal to or greater than 500m2. (4500.002; 2011-OCT-03) 

 

7.4.6 Notwithstanding Subsection 7.4.1, within the R11 zone the minimum recreational vehicle 
space pad area shall not be less than 200m2. 

 
7.4.7 Notwithstanding Subsection 7.4.1, within the R11 zone the minimum recreational vehicle 

park lot area within a recreational vehicle park, shall not be less than 200m2 on lands 
legally described as Lot C, Section 10, Range 6, Mountain District, Plan 2977, Except 
That Part in Plan 146 RW (2323 Arbot Road). 
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7.5 SITING OF BUILDINGS 
 

7.5.1  The following table identifies the minimum distance a principal building must be set back 
from the lot line specified within each respective column heading within each zone: 

 

Zone Front Yard  Side Yard Flanking Side Yard Rear yard 

 

R1 / R1a / R1b 4.5m 1.5m 4m 7.5m 

R2 4.5m 1.5m 3m 6m 

R3 6m 1.5m 4m 7.5m 

R4 4.5m 1.5m 4m 7.5m 

R5 4.5m 1.5m 4m 7.5m 

R6 6m 3m 4m 7.5m 

R7 3m 0m 2.5m 3m 

R8 6m 3m 4m 10.5m 

R9 7.5m 7.5m 7.5m 7.5m 

R10 4.5m 1.5m 4m 7.5m 

R111 7.5m 7.5m 7.5m 7.5m 

R121 6m 3m 6m 3m 

R12  

Pad Area2 

4.5m 

 

1.5m 3m 3m 

R13 4.5m 1.5m 2.5m 7.5m 

R14 6m 1.5m 2.5m 7.5m 

R15 6m 1.5m 2.5m 7.5m 

(4500.014; 2012-JUN-11) 

 

1 = Within a mobile home park and a RV park 3m of the setback area must be landscaped in accordance 
with Part 17 of this Bylaw. 

2 = Where no mobile home lots exist the front yard setback shall be taken from the road (public or private) 
upon which the mobile home fronts.  A mobile home shall not be closer than 3m to another mobile 
home, as measured between the outside wall faces. 

 

7.5.2  Notwithstanding Subsection 7.5.1, general provisions in Part 6 for the siting of buildings 
near watercourses will also apply. 

 
7.5.3 Notwithstanding Subsection 7.5.1, all garage doors and carport entrance ways facing a 

street on a single residential dwelling or duplex must be setback at least 6m.   
 (4500.031; 2012-DEC-03)  (4500.073; 2015-MAR-16) 

 
7.5.4 Notwithstanding Subsection 7.5.1, where a property abuts a major road, an additional 

2.5m front yard setback is required when the dedication to achieve the required right-of-
way width has not occurred to facilitate the widening of the major road. 

 
7.5.5 Notwithstanding Subsection 7.5.1, within the R7 where a row house abuts another unit a 

0m minimum and maximum side yard setback is required.  Where a row house unit does 
not abut another row house unit a 1.5m side yard setback is required.   

 
7.5.6 Notwithstanding Subsection 7.5.1, within the R1 / R1a / R1b and R2 zones where a side 

yard setback of 3m or more is provided on at least one side yard, the front yard setback 
may be reduced to 4m.  (4500.014; 2012-JUN-11) 
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7.5.7 Notwithstanding Subsection 7.5.1, where the principal use is a single residential dwelling 
in the R8 zone, the minimum required setback from the property lines shall be as specified 
within the R1 zone.  (4500.073; 2015-MAR-16) (4500.158; 2019-DEC-02) 

 
 
7.6 SIZE OF BUILDINGS 
 
7.6.1   The following table identifies the maximum lot coverage, the maximum height of a principal 

building for a flat and sloped roof building and the maximum allowable perimeter wall 
height within each zone: 

 

Zone Lot Coverage Height of 
Principal 

Building 

- Flat Roof1 

(< than 4:12 
pitch) 

Height of Principal 
Building 

- Sloped Roof1 (≥ 
4:12 pitch) 

Perimeter Wall Height2 

R1 / 
R1a / 
R1b 

40% 7m 9m 7.32m 

R2 40% 7m 9m 7.32m 

R3 35% 7m 9m N/A 

R4 40% 7m 9m 7.32m 

R5 50% 8m 9m N/A 

R6 40% 7m 9m N/A 

R7 70% 9m 10.5m N/A 

R8 40% 14m 14m N/A 

R9 40% 36m 36m N/A 

R10 40% 7m 9m 7.32m 

R11 20% Excluding 
Recreational 

Vehicles 

7m 7m N/A 

R12 40% 7m 7m N/A 

R13 40% 7.75m 7.75m N/A 

R14 40% 7.75m 7.75m N/A 

R15 40% 9.5m 9.5m N/A 
 (4500.012; 2012-APR-16) (4500.014; 2012-JUN-11) 

 

  1   For an area of at least 80% of all roof surfaces measured in plan view 
  2  Gable ends, localized depressions, and dormers to a maximum of 25% of the wall length   

are exempt from the calculation of perimeter wall height.  Covered decks or additional 
height above the maximum perimeter wall height must be set back a minimum of 2.44m 
from the perimeter wall. (4500.158; 2019-DEC-02) 

 
7.6.2 Notwithstanding Subsection 7.6.1, the height of a principal building in the case of LOT 4, 

DISTRICT LOT 48, WELLINGTON DISTRICT, PLAN VIP78452 (6340 McRobb Avenue) 
shall not exceed 66m nor 20 storeys, whichever is lesser. 

 
7.6.3 Notwithstanding Subsection 7.6.1, for a lot having an area less than 1,666.66 m2, within 

the R1 / R1a, R2, R9 and R10 Zones, the height of a principal dwelling may also be 
measured from the curb level of the highest street abutting the property, in accordance 
with Table 7.6.3:  (4500.073; 2015-MAR-16) 
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Roof Pitch Maximum Height 

A flat roof (< than 4:12 pitch) 3m 

A sloped roof (a roof with a 
slope ≥ a 4:12 pitch) 

5.5m 

 
For the purposes of this Subsection, the geotechnical setback and watercourse leave strip 
shall not be included in the calculation of lot area. 
 

7.6.4 Notwithstanding Subsection 7.6.1, where the principal use is a single residential dwelling 
in the R8 zone, the maximum allowable size of a single residential dwelling shall not 
exceed the allowable height, lot coverage and perimeter wall height which is permitted 
within the R1/R1a zone.  (4500.012; 2012-APR-16) (4500.158; 2019-DEC-02) 

 
7.6.5 Notwithstanding Subsection 7.6.1, within the R13, R14 and R15 Zones height shall be 

measured vertically from the average natural grade level recorded at the outermost 
corners of the building or at the curb level, whichever is greater, as determined by a 
survey to the highest part of the roof surface for a flat roof, the deck line of a mansard 
roof, and the mean height level between the eaves and ridge of a gable, hip, or gambrel 
of a sloped roof. 

 
7.6.6 Notwithstanding Subsection 7.6.1, the maximum perimeter wall height may be 

increased on rear and internal side yard elevations to a maximum of 9.14m, provided: 
(a) any rear wall face over 7.32m in height is a minimum of 10m from the rear 

property line; 
(b) no wall face over 7.32m in height shall exceed 7.32m in width and must be 

offset by a minimum of 0.61m from any adjacent wall over 7.32m in height; and 
(c) any eave or gable end associated with a wall face over 7.32m  in height must not 

exceed 8.53m in width and must be offset by at least 0.61m from any adjacent 
eave or gable end which is associated with any adjacent wall face over 7.32m in 
height. 
 

7.6.7   Notwithstanding 7.6.1, the height of a principal building shall not exceed 9.2m on the land 
legally described as Lot A, Section 17, Range 7, Mountain District, Plan 34388 (2202 
Meredith Road). (4500.121; 2018-JUL-09) 

 
 
7.7 CONDITIONS OF USE   (4500.012; 2012-APR-16) 

 
7.7.1 The following conditions of use shall apply to the Recreational Vehicle Park (R11) zone 

only: 
(a) Recreational vehicles may be located within a recreational vehicle park for more 

than 90 days in any calendar year and may be occupied for more than 90 days in 
any calendar year. 

(b) The Gross Floor Area of an accessory building constructed or placed on a 
recreational vehicle space shall not exceed 10m2.  (4500.168; 2019-DEC-02) 

(c) An open deck or patio with or without a canopy may be constructed on a 
recreational vehicle space provided it does not exceed a floor area of 32.5m2. 

(d) Not more than 11.15m2 of open deck or patio area may be enclosed. 
Not more than 5% of the gross recreational vehicle park area shall be used for an 
accessory storage area. 

 
7.7.2 Within the Single Dwelling Residential – Small Lot (R2) zone, where a lane exists, 

driveway access must be from the lane.  (4500.031; 2012-DEC-03) 
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Low-End Market Rental Unit 
Community Social Development  

 
Through the City of Richmond’s Affordable Housing Strategy adopted in 2007, the City requires new 

private market residential developments containing more than 80 units to build low-end market rental 

units for modest-income households. *  

These units have maximum rent and household income thresholds, which may be adjusted annually 

subject to City Council approval. The current thresholds are summarized below. 

Unit Type Minimum Size Maximum 

Monthly Rent
1 

Total Household Annual 

Income
1, 

Bachelor 37 m2 (400 ft2) $850 $34,000 or less 

1 bedroom 50 m2 (535 ft2) $950 $38,000 or less 

2 bedroom 80 m2 (860 ft2) $1,162 $46,500 or less 

3+ bedrooms 91 m2 (980 ft2) $1,437 $57,500 or less 
1Amounts adopted by Council on March 11, 2013. 

 

For information or to apply for a unit, please contact the property managers designated for each 

development directly. (Updated to September, 2016) 

Name & Address 
Total Units Unit Size 

The Camber 

7117 Elmbridge Way 

Minglian Holdings Ltd 

Contact: Jerry Yu, 604-276-0400 

 

6 
3 – 1 Bed 

3 – 2 Bed 

The Camino 

8068 Westminster Hwy 

Minglian Holdings Ltd 

Contact: Jerry Yu, 604-276-0400 

 

5 for seniors 
3 – 1 Bed 

2 – 2 Bed 

The Emerald 

6888 Cooney Road 

Colliers Property Management 

Contact: Claire Skolos 604-648-4431 

 

13 
12 – 1 Bed 

1 – 2 Bed 

The Nova 

6733 Buswell 

Urban City Rentals  

Contact: 604-677-7369 

 

8 for seniors 
1 – Bachelor 

7 – 1 Bed 

The Omgea  

9388 Odlin Road  

 

Private Owner  

Contact: Greta Luk 604-781-3969 

 

Rancho Management Services  

Contact: Chris Sargent 604-684-4508 

 

10 
7 – 2 Bed  

3 – 1 Bed  

The Ora 

6951 Elmbridge Way 

Onni Group 

Contact: Connor Roney 604-602-7711 

 

20 
16 – 1Bed 

4 – 2 Bed 
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Saffron Homes 

8600 Park Road 

FirstService Residential 

Contact: Amerjit Uppal 604-689-6939 

 

21 
20 – 1 Bed 

1 – 3 Bed 

Harmony  

8288 Granville Ave  

Townline Homes 

Contact: Charlotte Au  604-276-8823 Ex.210 

 

7 

4 – 1 Bed + den 

1 – 2 Bed 

2 – 2 Bed + den 

 

Sorrento  

8633 Capstan Way 

Pinnacle Living  

Contact: Phil Gibbons 604-602-7747 

 

13 
7 – 2 Bed 

6 – 1 Bed  

RIVA  

5311 Cedarbridge Way  

Onni Group  

Contact: Arthur Leong  604-602-7711 

 

9 
5 – 2 Bed  

4 – 1 Bed 

Camellia at the Gardens  

1060-10820 No. 5 Road  

Townline  

Contact: Renee Beattie 604-276-8823 

19 
17 – Studio  

2 – 1 Bed 

 



 

 

INTERVIEW QUESTIONNAIRE 

 

Subject: Interview for Research thesis entitled “Rethinking Affordable Housing, an integrated 

approach for Sustainable and Equitable living.” 

 

Interviewee Details (Name, Designation, Contact Info) 
(Insert Date of Interview) 

 

Interview Questions: 

 How long has the affordable housing crisis been part of the agenda of the organization? 

 What are the key policies, plans or programs that are in work to mitigate the crisis? 

 What are the impacts of the policies, plans or programs specifically for the target 

population in different ways? 

 How long they have been in place and how effective they are? 

 Is there any mechanism to understand the impact of every policy, strategy or action plan 

on mitigation of crisis? 

 In your experience, what are the gaps in policies across different levels of governance 

(Municipal to federal) that should be addressed? 

 In your perspective, how can the policy making process be improved and an integrated 

approach be applied across all levels of governance to increase effectiveness? 

 In your experience, what are the areas where sustainable thinking needs to be fostered 

especially regarding social housing sector, rent assistance programs, repair and 

maintenance needs in affordable housing sector? 

 How can economic sustainability be promoted across these sectors (affordable rental and 

social housing)? 

 Currently, in British Columbia and Canada, housing continuum by Canada Housing and 

Mortgage Corporation is used for housing policy and decisions in terms of housing options 

and distribution of resources across the housing spectrum. In your experience, in what 

ways the housing continuum impact the decisions of policy and distribution of resources 

across it? 

 How could this continuum be improved or rethought?  

 What is the role of Planners in process of policy making, policy itself and decisions 

regarding affordability housing? 



 How do the system and current institutional structure promote and limit the working of 

appropriate policies and their implementation? 

 What could be improved in terms of institutional structure? 

 As an experienced Planner, what are the inevitable challenges that impede policy 

implementation in support of needed housing? How could they be mitigated? 

 Would it be possible to access useful documents and get insight into current and future 

endeavors for the affordable housing crisis? 

 What is the most critical element of policy-making especially for housing problems that 

you would like me to take away? 

 What are the aspects that need to be looked into for further research into affordability 

crisis?  

 

If you have any concerns about your treatment as a research participant in this study, please contact the 

VIU Research Ethics Board by telephone at 250-740-6631 or by email at reb@viu.ca.  

 
Principal Investigator 
Zehra Wazir, Student 
Master of Community Planning 
Vancouver Island University  
zehrawazir.sada@gmail.com   

Student Supervisor 
Dr. David Witty, Ph.D., MRAIC, RPP, FCIP 
Master of Community Planning Program, 
Vancouver Island University  
dwitty@shaw.ca 
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