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Draft Policy Directions Document Regarding Housing Affordability and Diversity 
 
 

The City of North Vancouver is in the process of reviewing its current and proposed policies to 

ensure safe, secure and affordable housing. The attached draft document, “Policy Directions: 

Housing Affordability and Diversity,” reviews current housing conditions and needs in the City of 

North Vancouver across the housing continuum, and highlights key challenges for meeting 

these needs in the future. The attached draft policy document will be submitted to satisfy Metro 

Vancouver’s requirement that municipalities adopt Housing Action Plans by July 29, 2013.  

 

Your comments will provide valuable input into this policy document, and will help to ensure we 

have accurately captured current housing challenges in the City. Though the document is 

primarily a summary of the City’s existing and proposed housing policies, your organization’s 

ideas for addressing housing affordability will help inform the creation of a revised Housing 

Action Plan following the Official Community Plan review now underway. We intend to 

undertake further consultation to update the document in 2014 following the Official Community 

Plan review process currently underway. 

 

If possible, please provide your comments to the City by June 28, 2013, in order to ensure that 

any questions or concerns that you may have are addressed in this policy document.  

Comments received after this date will also be appreciated, as they will inform the creation of a 

revised Housing Action Plan.  Do not hesitate to contact me directly should you wish to discuss 

further or have any questions. 

 

 

 

 

 

Michael D. Epp, MCIP, RPP 
Planner 2 

Phone: 604-982-3936  

Email: mepp@cnv.org  

Attachments: 2 
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Executive Summary 

Rapid and pronounced shifts in the types of housing in the City, the steady rise in home ownership rates, 

changing demographics, dramatic increases in housing prices, stagnant incomes and the aging rental 

housing stock have combined to create new and challenging housing conditions in the City of North 

Vancouver. This document presents a vision of equitable and sustainable housing options for all 

residents of North Vancouver. To achieve this vision, the City has adopted housing policies in numerous 

planning documents, used its zoning powers and regulatory tools, leveraged City-owned lands and 

assets, and pursued public education, consultation and collaboration. While these efforts have resulted 

over time in 1,046 non-market housing units, new approaches and concerted effort are essential to 

meeting the housing needs of the community. This report presents current housing trends, strategies 

and implementation measures to support the City’s housing vision, including changes to policies and 

regulations, many of which are currently under consideration or which may be incorporated in the 

review of the Official Community Plan currently underway.  
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Introduction 
The CityShaping process, which began in 2010, is engaging the community in conversations around the 

critical issues for the City’s future. Through this engagement, affordable housing has emerged as the 

number one concern of participants—providing timely incentive to refocus the City’s many efforts to 

ensure safe, affordable, appropriate housing in meeting the fundamental needs of all its residents. 

This document compiles the City’s knowledge of its current housing conditions, including emerging 

trends and challenges for the future and includes a summary of the policies the City has adopted to 

encourage affordable housing. As the City continues its review of the Official Community Plan through 

CityShaping and in the course of reviewing other regulations, a number of new policies and initiatives 

are being considered. These possible future directions are also outlined in this report.  

Housing Vision 
We envision an equitable and sustainable approach to housing all residents of the City of North 

Vancouver, who have a right to feel secure in their community and to have safe housing which is 

appropriate for their life circumstances and affordable for their income level.  

Community Housing and Demographic Profile 
Between 1986 and 2010, the City has been able to accommodate considerable new development and 

has become one of the most diverse communities in Metro Vancouver. Homeownership has grown 

considerably, particularly in Lower Lonsdale and Central Lonsdale. City neighbourhoods have also seen 

considerable change as strata-titled apartments and town houses are becoming widespread.  

Household Characteristics 

The City’s household characteristics are changing, resulting in changing housing trends and 

needs in the community.  Policies should recognize these emerging trends while respecting the 

strong policy foundations that have helped create affordable housing over the past several 

decades. The section below examines recent changes and trends in household size, incomes, 

and age structure that will direct housing needs in the coming decades.  

Shrinking Households 

One person households are now the most common household type.  

Household sizes have declined from an average of 2.7 people per household in 1996 to 2.1 

people per household in 20111. The traditional household and family composition is 

transitioning to reflect an increase in both non-family households (single persons or two or 

more persons who share a dwelling) and lone-parent households across the region2. These 

trends are pronounced in the City of North Vancouver where one person households are 

                                                           
1
 Statistics Canada (2011). Census. 

2
 Ibid. 
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the largest household type (Figure 1) and the number of lone parent families increased by 

23 percent from 1996 – 20113.  

Figure 1  Household Size, 2011 

 

Aging Community 

As the percentage of older residents continues to increase, the types of housing needed in 

the community are likely to change.  

The City’s population is aging. By 2021 an estimated 26 percent of the population is 

projected to be above the age of 60, up from 15 percent in 20014. The City of North 

Vancouver is home to fewer youth and more middle-aged adults than Metro Vancouver as 

a whole: age groups over 45 all increased or remained stable since 2001. Other age groups, 

such as children under the age of 10 and adults aged 25 to 44, have declined in both 

relative and absolute terms. These structural changes will impact the housing market and 

may increase the demand for housing which is close to medical services, smaller in size, 

and accessible or adaptable for aging in place.  

Household Income and Households in Core Housing Need 

Though wages and incomes have increased modestly, skyrocketing costs of living are 

putting households in more precarious situations.  

Throughout the 22 Metro Vancouver municipalities in 2006, the median annual household 

income was $69,688.  Compared with West Vancouver and the District of North Vancouver, 

the City’s household income is more modest at $64,175 (see Figure 2). With lower earning 

power, the City’s households are more vulnerable to changes such as the recent rise in cost 

                                                           
3
 Ibid. 

4
 BC Statistics, P.E.O.P.L.E projection 
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of living (as measured by the Consumer Price Index), which has increased by 15 percent 

since 2002. Other trends and statistics impacting household incomes: 

 Income inequality in North Vancouver is comparatively high;  

 38 percent of renter households (3,770 households) had incomes under $30,000 in 

2006, and 25 percent (2,435 households) had incomes under $20,000, making 

adequate, affordable housing difficult to attain5; 

 Owner households have much higher median incomes than renter households— 

$61,740 compared to $38,180, but 19 percent of owner households (2,150 

households) had incomes below $30,000.6  

 

Figure 2  Median Household Income of Greater Vancouver’s Municipalities (2006) 

 

Source: Statistics Canada, Census Community Profiles, 2006 

The proportion of households in core need, meaning living in inadequate accommodation 

and spending at least half of household income on shelter costs (INALH households), is 

higher in the City than other North Shore municipalities. In 2006, the City had 1,740 INALH 

households (Table 1), representing nine percent of the housing stock compared to five 

percent in the District of North Vancouver, seven percent in West Vancouver and seven 

                                                           
5
 Statistics Canada (2006). Census. 

6
 Ibid. 
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percent in the Vancouver Census Metropolitan Area (Metro Vancouver)7. Both the 

percentage of INALH households and low income households in the City have remained 

relatively constant from 1991 to 2006.  The limited fluctuation in the number of INALH 

households in the City between Census years suggests this population move infrequently 

and, due to limited options, remain in inadequate housing.  

Table 1  Households in Core Housing Need 

Year  Households Percentage 

1996  1,805  10.7% 

2001  1,615  7.8% 

2006  1,740  8.1% 

Source: Canada Census 

Population Growth and Demand for Housing 

From 2006 to 2011 the City's population grew 6.7 percent, an average of 1.3 percent per year, 

with a similar increase in the number of dwelling units (6.8 percent)8. The Metro Vancouver 

Regional Growth Strategy sets a target for the City’s population growth of a further 12,000 

people by 2031, to a total population of at least 62,000 people in 2031 from 48,200 in 20119. 

The number of new housing units needed to accommodate this population increase is 

dependent on the housing types accommodated in the forthcoming update to the Official 

Community Plan, since the overall housing composition impacts the expected persons per unit.  

Based on the current average of 2.1 persons per dwelling, at least 5,714 new housing units are 

required by 2031, or approximately 315 new housing units per year.  

Metro Vancouver estimates that the City needs to build an additional 200 market rental units, 

300 moderate income rental units and 300 low income affordable rental units over the next 10 

years10. Metro Vancouver’s projections are based on region-wide calculations of the proportion 

of renter households to population per dwelling unit figures. The actual demand for rental 

households is likely to be higher in the City of North Vancouver as a result of the City’s high 

proportion of rental households and the lower than average people per dwelling unit figures. To 

meet these minimum 10 year targets, the City needs to add at least 60 units of below market 

rental housing per year. This strong demand for non-market units is evidenced by the 379 

applicants on the BC Housing wait list for units on the North Shore as of March 31, 2010 (130 

families, 77 people with disabilities, 115 seniors). 

Housing Market Trends 
In 1981, the cost of housing was approximately seven times the average household income.  In 2006, the 

cost of housing was 10 times greater than the average household income (Figure 3). The growing 

                                                           
7
 Metro Vancouver (2010). Housing Data Book. 

8
 Statistics Canada, 2011 Census 

9
 Metro Vancouver Regional Growth Strategy 

10
 Metro Vancouver Regional Growth Strategy, Table A.4 
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difference between income and housing prices has put many City residents in the position of having 

insufficient income to secure quality, affordable housing. Understanding the needs and challenges of 

households across the income spectrum and across the housing continuum (Figure 4), will better enable 

the City to target its policies, energy and investments in addressing these needs, from housing those in 

the direst need, to lowering the cost of home ownership. 

Figure 3  Increasing Gap between Housing Prices and Household Incomes, 1986 - 2010 

 
Source: Statistics Canada, 1986-2006 Census 

 

Figure 3  Affordable Housing Continuum 
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The Lack of Affordability of Home Ownership 

At present real estate values, few households can afford to both live and work in the City. 

Between 2000 and August 2010 the average selling price increased substantially11:  

 A single detached house in the City increased by 176 percent; 

 A 750 sq. ft. one bedroom apartments under two years old increased by 251 percent; 

 A 750 sq. ft. one bedroom apartment 10 to 15 years old increased by 183 percent; 

 A 1,200 sq. ft. townhouse increased by 171 percent.  

 

This increase in property values is likely excluding many current residents from entering the 

housing market in the City of North Vancouver. Annual salaries required to afford the average 

dwelling in the City exceeded the average salary for British Columbians in 2010 of $43,27612. 

Tables 2 and 3 below shows the household income required to afford housing in the City, and 

the gaps between the starting salaries of various professions and the amounts needed to 

support mortgage payments. Nurses and teachers cannot afford to purchase older apartments 

in the City without spending more than 32 percent of their monthly income on housing. 

 

Table 2  Residential Selling Prices and Expected Monthly Payments, 2010 

 Average 
Selling Price 

Est. Mortgage 
Payment1 

Household 
Income Required2 

Detached house  $927,736 $4,971 $186,426 
Apartment under 2 years old (750 sq ft)  $454,543 $2,435 $91,339 
Apartment 10 to 15 years old (750 sq ft)  $370,749 $1,986 $74,501 
Townhouse under 2 years old (1,200 sq ft) $586,380 $3,142 $117,831 

1.  Assumes 20 percent down payment 

2.  To pay mortgage without spending greater than 30 percent of household income on housing costs 

Table 3  Salary Gaps for Affording Housing Opportunities by Profession, 2009 

   Monthly Salary Gap 

Position  
Annual 
Salary  

32 percent 
of Monthly 

Income  

Apartments  
10 to 15 years old  

Apartments  
< two years old  

Townhouses  
< two years old  

Teacher  $41,643  $1,110  -$876  -$1,325  -$2,032  

Bus Driver  $34,905  $930  -$1,055  -$1,504  -$2,211  

Nurse’s Aid  $36,422  $971  -$1,015  -$1,464  -$2,170  

Coffee Barista  $19,200  $512  -$1,474  -$1,923  -$2,630  

Nurse  $57,388  $1,530  -$456  -$905  -$1611  

Notes: 1) Salaries are starting salaries for the profession; 2) Salaries were generated assuming a 40 hour work week 

and excluding overtime. Coffee barista salary was calculated using $8.00 per/hour.  

Sources: BC Stats Wage Salary Survey; North Vancouver School District, 2009; Vancouver Island Health Authority, 2008 

                                                           
11

 MLS (2010). 
12

 Darling, I. (2010). Earning and Employment Trends: July 2010. Victoria: BC Stats. 
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Challenges for City Renters 

Low vacancy rates, increasing rents and few choices are challenging City renters. 

Almost half of the City’s residents are renters, most of whom live in the City’s aging purpose-

built rental apartments. Nearly half of these renters are paying more than 30 percent of their 

income on rent (Table 4), placing strain on their budgets. Families, in particular, have found 

themselves unable to afford housing appropriate to their situation, with some families able to 

afford only smaller units that do not suit their needs.   

Table 4  Rent as a Percentage of Household Income (2006 Census; 2005 Income) 

 

Spending 

30% or more of household income 

on rent 

Spending  

50% or more of household 

income on rent 

Total CNV 

Renter 

Households 
Households Percentage Households Percentage 

9,830 4,170 42% 2,130 22% 

Note: figures include rental households without income, such as students 

This strain on households has been exasperated as rents have steadily increased in the City over 

the last 10 years (see Figure 5). From 1989 to 2010 the average rent for a bachelor apartment in 

the City of North Vancouver has increased by $354 or close to 80 percent, double the rate of 

inflation13. Similarly, rents for one-bedroom and two-bedroom units increased by approximately 

71 percent and 65 percent between 1989 and 2009, both above the Canadian inflation rate over 

the same period. In a balanced rental market, rents tend to increase at approximately the same 

rate as inflation.  

  

                                                           
13

 (Metro Vancouver, 2010) 
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Figure 4  Rising Rents 2006 - 2013 

 

 

Housing the Hard to House  

The number of sheltered and unsheltered homeless individuals on the North Shore has risen 

significantly since 2008 (see Figure 6). Encouragingly, the increase appears to be stabilizing and 

the proportion of homeless individuals on the street (unsheltered) is declining.  The estimated 

117 homeless individual on the North Shore is likely a low estimate since the numbers are 

counted over a single 24 hour period and do not include individuals with tenuous housing 

situations, who may be couch-surfing or staying with friends. The City’s INALH households, who 

are  living in inadequate accommodation and spending at least half of household income on 

shelter costs, are also at risk of homelessness.  

Mental illness and addictions are both drivers of homelessness and barriers to achieving more 

secure housing.  In 2008, the North Shore Shelter reported that 32 percent of its clients had 

mental illness and 23 percent struggled with addictions. Salvation Army estimated that 75 

percent of its clients have addictions, 50 percent are homeless and 90 percent of the homeless 

also have an addiction.  
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Figure 5  Number of Homeless Persons Counted on the North Shore 2002, 2005, 2008, 2011 

Year of Homeless Count  Number Counted on the North Shore  

2002  44 ( 24 sheltered/ 20 unsheltered)  

2005  85 (58 sheltered / 27 unsheltered)  

2008  127 (60 sheltered / 67 unsheltered)  

2011 122 (67 sheltered / 55 unsheltered) 

Source: GVRD/Metro Vancouver Homeless Count 

Housing Stock 

Structure Types 

Over the last several decades, single-detached houses have lost their prominence in the City, 

and in 2006 represented the rarest structural type as a result of steady increases in ground-

oriented (medium density) and high-rise apartment buildings. In 1981, the City consisted of 30 

percent single family dwellings and 70 percent multi-family dwellings (see Figure 7). This four 

decade long trend toward more multi-family dwelling units continues with the 2011 Census 

revealing a 15 percent single family to 85 percent multi-family split in the City. The City of North 

Vancouver has one of the greatest proportions of apartment dwelling units in the region at 63 

percent, second in the region only to New Westminster at 68 percent, while the City of 

Vancouver mirrors the regional average at 60 percent.  

Figure 6  Changing Housing Types, 1981 - 2011 

 
 Source: Statistics Canada Census 
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Despite the City’s successes in diversifying housing options, all forms of housing in the region are 

becoming increasingly expensive.  

Shifts in the Rental Stock 2000 – 2010  

Renters make up a much larger portion of households in the City of North Vancouver than in 

Metro Vancouver as a whole. 

For a large proportion of the City’s residents, renting is the most affordable option as the 

household incomes needed to buy suitable accommodation have ballooned. Despite growing 

need, much of the existing rental housing stock is at risk and the proportion of rental housing in 

the City is declining. According to the BC Assessment Authority, there are approximately 7,225 

purpose-built rental units in the City (Figure 8). The vast majority of these units were built prior 

to 1980, and many are now in need of either minor or major repairs. As the primary source of 

rental housing in the City, the maintenance, retention and continual replacement of these aging 

units are critical to the City’s supply of affordable rental housing.  

Figure 7  Number of Market (Purpose-Built) Rental Units, by period of Construction for 
Purpose-Built Rental Units, 1900 - 2010 

 

 

Source: BC Assessment, 2011 & City of North Vancouver, 2012 

The types of rental options in the City have also changed. Increasingly, renters are being 

accommodated in secondary suites in single-family homes, as well as in strata units that are 

rented by the owner or investor. In these situations, tenants have less security since owners or 

investors may decide to sell the property or opt to use the space to house family or for other 

purposes. There have been significant increases in the number of strata condos, duplexes, 
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quadplex and row houses that are rented, particularly in Lower Lonsdale and Central Lonsdale. 

Of the total 8,660 strata apartment and row houses in the City, 2,304 or 27 percent are rented.14  

Despite the growth in these new types of rental units, the overall rental housing supply has 

failed to keep pace with the City’s growth and the number of purpose-built rental units is 

declining. In 1986, renters occupied 63 percent of the City’s housing stock, and in 2011 

accounted for just 46 percent. According to CMHC data, the City’s purpose built rental housing 

decreased from nearly 6,100 units in 1999 to just under 5,900 units by 2009, a loss of 230 units.  

Approximately 76 percent of the City’s total rental housing stock was built prior to 1980, with 

relatively few new purpose-built rental apartment buildings in recent years and 40 percent of 

this older rental stock in need of major repairs. As these units age or undergo redevelopment, 

the City is losing licensed apartments while gaining other types of rental housing at a modest 

rate (see Table 5). The small increases in the overall rental housing stock from 2000 to 2010 

have contributed to tight market conditions and low vacancy rates.  

Table 5  Rental Housing Trends 2000 - 2010, City of North Vancouver 

 

 

 

 

 

 

 

 

 

 

*  Secondary Suite estimates vary depending upon the source and methodology. The Metro Vancouver Data Book 

notes that a three source estimate (municipal, BCAA estimate, proxy based on 2006 Census) of 2,530 (including 

illegal units) is fairly accurate.  

Source: 2000 Rental Housing Study, City of North Vancouver, 2010 City of North Vancouver data 

Vacancy rates for bachelor, one and two bedroom apartments in the City have been low for over 

20 years. With the exception of the period from 1998 to 1999, vacancy rates in the City have 

been below 1.5 percent, much lower than healthy vacancy rates which range between 2.5 

                                                           
14

 City of North Vancouver. Housing Affordability and Diversity, 2010: The Past Two Decades. 

City Data 2000 2010  10 Year 

Difference 

Licensed 6,290 6,174 -116 

Single Family Dwellings 1,295 851 -444 

Strata Condos 1,109 2,046 937 

Non-Market 881 1,024 143 

Duplex, Quadplex and Row 

House 

254 504 250 

Secondary Suites  

(double billed utilities)* 

443 506 63 

Totals 10,272 11,105 883 
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percent to 4 percent, and consistently lower than Metro Vancouver averages. This reflects 

extremely tight rental market conditions (Table 6). 

Table 6  Rental Apartment Vacancy Rates, 1989 – 2012 

 

Source: CMHC Rental Market Reports 

Current Programs 
As a leader in housing affordability, the City has decades of experience in developing policies and taking 
action to address housing needs across the housing continuum. Existing policies, programs and 
initiatives are outlined briefly below.  

Historical Overview 

The City’s affordable housing endeavours have evolved over decades of responding to changes 

in the housing market: 

 From the 1940s through the 1960s the City experienced pronounced housing shortages 

fueled by the need to house returning soldiers and new shipyard workers. The City 

leveraged senior government funding to develop non-profit housing;  

 In the 1970s senior levels of government provided support to build 2,441 purpose-built 

rental units and non-profit seniors and family housing projects; 

 By the 1980s, devolution had left the City with greater responsibility for delivering 

affordable housing. With diminishing senior government support, the City took a more 

active role in adopting new policies and selling or leasing land to create non-profit 

housing; 

0

0.5

1

1.5

2

2.5

3

3.5

1
9

8
9

1
9

9
0

1
9

9
1

1
9

9
2

1
9

9
3

1
9

9
4

1
9

9
5

1
9

9
6

1
9

9
7

1
9

9
8

1
9

9
9

2
0

0
0

2
0

0
1

2
0

0
2

2
0

0
3

2
0

0
4

2
0

0
5

2
0

0
6

2
0

0
7

2
0

0
8

2
0

0
9

2
0

1
0

2
0

1
1

2
0

1
2

Bachelor One Bedroom Two Bedroom



 

Policy Directions: Housing Affordability and Diversity Page 17 

 In the 1990s, the City adopted its first affordable housing action plan and legalized 

secondary suites; 

 Most recently throughout the 2000s and 2010s, the City has been using a range of tools, 

including land transfers and bonusing to facilitate affordable housing. 

Policy Foundations: What We Have Done To Date 

The City of North Vancouver has a strong history of supporting affordable housing initiatives by 

planning, adopting supportive policies and using lands and resources. In 1990 the City adopted 

an Affordable Housing Action Plan which included a prohibition on condominium conversions to 

preserve rental housing, a temporary demolition moratorium and the introduction of density 

bonusing for affordable housing. The City built on this through the Social Plan (1998), which  

established a housing goal to “ensure availability of a range of housing types and tenure 

throughout the City which addresses a variety of the housing needs”.  The Official Community 

Plan (2002) expanded the City’s housing goal by introducing residential land use objectives 

which promote equitable, diverse, affordable housing for households across the housing 

continuum, including specific policies designed to assist low income households and individuals 

with special housing needs.  

The City can influence housing markets by developing sound policies, building solid partnerships 

and leveraging municipal assets. Through existing policy and practice, the City is committed to:  

 Using regulations and influence to actively preserve the existing stock of rental housing; 

 Seeking out and facilitating partnerships to create and upgrade affordable housing; 

 Stimulating investment in affordable housing by leveraging City resources and providing 

support. 

Housing Policies 

The City’s housing policies are contained within a number of interrelated City documents 

(see Figure 9). Key policy documents include:  

 The current Official Community Plan (2002), presently under review, which includes 

three principle housing goals aimed at ensuring diverse, affordable housing, preserving 

rental housing, and creating adequate accommodation for low income individuals; 

 The Affordable Housing Action Plan (1990) which led to the introduction of a 10 percent 

density bonus for providing affordable units; 

 The Social Plan (updated in 2000) which includes nine housing objectives aimed to 

“ensure availability of a range of housing types and tenure throughout the City which 

address a variety of housing needs;” 
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 Affordable Housing Policies (1996) which established a focus on affordable rental 

housing and includes direction to make City-owned properties available for affordable 

housing projects;  

 Adaptable Design Guidelines (1997) to ensure housing better meets the needs of a 

wider range of residents and allows aging in place to support independent living; 

 The Multiple Unit Building Additional Suite Development Guidelines (1996) allowed for 

portions of common areas, in certain instances, to be converted to new housing units 

through rezoning; in 2007, the City amended the Zoning Bylaw to allow such units 

without need for rezoning; 

 Strategies to Support Seniors’ Housing (1994), which seeks to increase the ability of 

seniors to age in place by supporting design guidelines and reviews; 

 The North Shore Homelessness Task Force Work Plan 2008 – 2018 seeks to end 

homelessness on the North Shore through an integrated approach aimed at 

strengthening a continuum of support services, including mental health, addictions 

services, health services, food security and employment training. 

 

Figure 8  Current Housing Policies 
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Zoning and Regulatory Measures  

Through regular revisions to the City’s Zoning Bylaw and other regulations, the City has 

sought to remove barriers to affordability by:  

 Reducing unit sizes to comply with CMHC standards (1990); 

 Permitting Secondary Suites in Single Family Dwellings (1993) and in Duplexes (2013); 

 Reducing parking standards for affordable housing, rental housing, and housing close 

to existing transit infrastructure; 

 Regularly revising the Rental Premises Standards of Maintenance and Prevention of 

Nuisances Bylaw to ensure rental housing is safe and in good repair; 

 Maintaining a Strata Conversion Control policy to reduce loss of rental housing by 

requiring that the vacancy rate be at or above four percent for 12 consecutive months 

for the conversion of three or more rental units to strata units.  

 Permitting coach houses (accessory dwelling units) on single-family properties (2010); 

 Waiving Development Cost Charges for non-profit rental housing and reducing DCCs 

by 50 percent for market rental housing (2011); 

 Eliminating the unit per hectare residential density control in the Official Community 

Plan (1992); 

 Routinely fast-tracking affordable projects; 

 Introducing requirements for larger multi-unit residential projects to have 20 percent 

of units less than 750 square feet; 

 Reducing energy costs for tenants by using density bonusing for buildings which reach 

higher energy efficiency standards; 

 Updating the Adaptable Design Guidelines to require 30 percent of units be Level 2 

Adaptable.    

City Land and Financial Resources 

With senior government capital and rent subsidy programs for housing being greatly 

reduced since the early 1990s, there are few partnership resources available to the City in 

creating affordable housing options, including non-market rental housing and entry-level 

ownership housing. To address this funding gap, the City has engaged proactively in 

leveraging its assets to create new affordable housing, particularly for populations with 

specific housing needs. These efforts have included:  
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 Establishing the Affordable Housing Reserve Fund in 1989, an essential City tool for 

creating affordable housing. In 2003 the City committed to transferring funds 

annually from general revenues to the reserve fund, and the fund currently has an 

available balance of $2,400,000 in 2013. The Margaret Heights Family Project, the 

ANAVETs Seniors’ Housing project, Quay View Apartments, North Shore Adult 

Emergency Shelter and Transition Housing, and Kiwanis St. Andrews Seniors Project 

were are all facilitated with financial contributions from the Affordable Housing 

Reserve Fund. 

 Providing direct support to homelessness initiatives, assisting the Lookout Society 

and Salvation Army in providing homeless shelters, transitional housing and for 

outreach aimed at homelessness prevention; 

 Providing direct and in-kind support to a range of non-profits to deliver affordable 

housing. 

Public Education, Consultation and Collaboration 

The City has been active in engaging the community and stakeholders in discussing and 

improving housing policy, hosting several major public processes to explore the issue: 

 Affordable Housing Taskforce (1999); 

 Affordable Housing Action Forum (2006); 

 Housing Needs in the City Workshop (2012).  

 

The Social Planning Advisory Committee also meets regularly to discuss and make 

recommendations on broad social concerns including housing issues.  

The City has remained active in presenting and sharing its approaches to facilitating affordable 

housing, and working directly and collaboratively with other municipalities and senior levels of 

government. Through these efforts the City has established itself as a forward-thinking and 

proactive municipality on housing issues and remains active in housing discussions with senior 

levels of government on housing affordability, liaising with Provincial officials and making 

strategic requests as outlined in the Social Plan.  These efforts having included requests to 

senior governments for adequate resources to establish a North Shore youth safe house and for 

adequate funding to ensure that all emergency shelters, including the North Shore Adult 

Emergency Shelter, are operated 24/7.  

Measuring Successes to Date 

Of the City’s current 1,046 non-profit housing units and emergency shelter beds, 258 have been 

created since 2000, at an average rate of approximately 20 per year. Nearly all of these housing 

projects were the results of partnership or land negotiations with the City. To meet anticipated 

needs for non-market rental, the City will need to work diligent to develop new tools and 

partnerships to increase the number of units created in the future.  
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The City’s housing policies have helped to stem possible declines in market rental units and 

resulted in an increase in the total supply of rental housing from 2000 – 2010 (Table 7). Meeting 

future needs will require a multi-faceted approach to broadening the housing supply. 

Table 7  Non-Profit Housing Units, 2010 

 

Source: City of North Vancouver data 

Community Directions 
“Affordable housing of all types, including market rentals, is essential to the City’s current and future 

competitiveness.” -- John Tylee, Director of Policy and Research, Vancouver Economic Development 

Commission 

The CityShaping community engagement process sought input regarding the role of the City and 

developers in creating affordable and rental housing under the concept of ‘Housing for All’. As 

participants explored the desired balance between growth, amenities and equitable housing 

opportunities, the discussion produced suggested priorities for housing.   

Housing Policies 

The City’s existing policies in the Official Community Plan, Social Plan and Affordable Housing 

Action Plan (1990) set a strong policy foundation, encouraging housing diversity and 

affordability and laying out many specific actions for implementation. The City has been working 

to achieve these goals. As the City considers updates to its Official Plan Document and other 

policy documents, the following housing policies and directions may be introduced or 

strengthened: 

Rental Housing Policies 

 Direct efforts, in cooperation with other levels of government and non-profit housing 

organizations, to increase the supply of affordable rental housing units for households 

with low, low to moderate and moderate and above incomes. 

 Explore incentives to encourage the development of purpose-built, market rental 

housing that could include lower tax rates in exchange for a covenant on title; 

 Explore a rental housing bank that can be used to prevent people from being displaced 

from their homes due to short term income loss issues; 

Family Projects 272 
Mixed Projects  43 
Seniors Projects 486 
Emergency Shelter/ Transition Housing  50 
Supportive Housing  18 
Housing Cooperatives 177 

Total Non-Market Units 1,046 
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 Strengthen the Official Community Plan’s rental retention policy by adopting a 1:1 

replacement ratio for rental units that are lost during redevelopment and using other 

policies and tools to minimize loss of rental units;  

Age-Friendly Housing Policies 

 Require apartment buildings to provide amenity facilities for families with children; 

 Encourage a proportion of units in multi-family buildings to be large enough to 

accommodate families; 

Market Housing Policies 

 Use or leverage City-owned land and assets to create or upgrade affordable housing of 

all types. 

 Explore the potential to create more affordable housing through the development of a 

greater range of housing types including five to six storey wood frame buildings, mini-

suites, lock-off units, smaller homes, and smaller lots; 

Integrated Planning Policies 

 Concentrate affordable housing near services including schools and medical services and 

in walking distance to the frequent transit network;  

 In working to reduce housing costs, consider the full cost of maintaining a household, 

including transportation; 

 

Using Zoning and Regulations to Further Affordability 

The City’s Zoning Bylaw and other regulations offer the greatest potential for increasing housing 

affordability at the least cost. The City is currently actively considering the following 

amendments to its regulations:  

Reducing Size to Reduce Costs 

 Reducing minimum lot sizes and setbacks for duplexes and single family units, increasing 

the potential for infill development; 

 

 Relaxing regulations on minimum unit sizes to reflect changing norms and allow for 

greater flexibility; 

 

 Allowing lock-off units in multi-family developments in a greater number of zones in the 

City; 
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Greater Flexibility 

 Allowing boarders in housing types other than single-family buildings, to reflect the 

increasing number of non-family households and allow a new potential source of 

revenue that could assist potential purchasers in financing their homes; 

 

 Pre-zoning selected existing single family lots to duplex, creating new capacity for 

affordable units by allowing up to four units per lot; 

Considering the Full Cost of Housing 

 Reductions in parking requirements for rental units and apartment buildings located 

close to transit; 

 

 Reductions in parking requirements for buildings operating carshare programs or other 

strategies to reduce vehicle ownership; 

Creating New Affordable Housing 

 Reviewing the Density Bonusing provisions set out in the Official Community Plan to 

assess their effectiveness in securing amenities, including affordable and rental housing, 

for the community and considering adjustments to the policy for inclusion in the Official 

Community Plan review.  

City Land and Financial Resources 

Using City land holdings to create new affordable housing units has been suggested in planning 

documents and policies and has been a consideration on a case-by-case basis. The City may 

consider enshrining this practice by considering a specific policy  to support it in the Official 

Community Plan. Playing a more active role in the market may also result in the creation of new 

units—the City may wish to explore purchasing land and buildings, and leasing them out to 

achieve affordable housing. Granting land leases and forgiving the first several years of rent may 

also help facilitate new rental housing. In addition to the considerations above, the City is 

exploring the following strategies: 

 Determining which remaining City lands will be set aside for affordable housing  

projects; 

 Determining the percentage of sale value for remaining City lands that will be allocated 

to the Affordable Housing Reserve Fund; 

 Exploring a viable demonstration project on a City-owned, leased or partnership site 

which provides innovative affordable housing using the City’s current zoning tools, as 

well as new approaches; 
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 Pursuing the purchase of existing apartment buildings, applying covenants to secure 

them as rental housing in perpetuity and reselling the units as market rental housing. 

 Piloting tax rate reductions for rental housing in partnership with the Province. 

Public Education, Outreach and Advocacy 

Expanding outreach, education and advocacy around housing issues is essential to maintaining 

and strengthening the community and organizational partnerships essential to creating new 

affordable housing in the current context. 

To reduce homelessness and identify housing barriers, the City contracts two positions as part of 

the Homelessness Outreach Prevention Program. In partnership with the Salvation Army, the 

City oversees an outreach worker to assist in helping homeless persons access such resources 

as: food, clothing, medical, rehabilitation, financial, jobs, and shelter/housing.  

Through the Lookout Emergency Aid Society, the City contracts a Community Liaison Worker to 

represent the North Shore Shelter within the community. The position provides information, 

resources, and assists in delivering insight and intelligence to the City’s best practices for 

homelessness prevention, and addressing public and civic concerns.  

To address the City’s lack of low-barrier employment, the City is piloting an employment 

program. Through the North Shore Shelter, the City has contracted an Employment Initiative 

Worker to develop and employment program or social enterprise for people who are homeless, 

at-risk of homelessness, and low-income.  

 The City is also considering: 

 Preparing information bulletins which present the City’s array of policy statements, 

strategies and achievements for distribution on the City webpage and as hand-outs 

available at City hall to increase public awareness of the actions that the City has 

undertaken in support of affordable and rental housing;  

 Publicizing the City’s interest in innovative housing forms and approaches which seek to 

create affordability and promote past successes in utilizing tools such as density 

bonusing;  

 Reaching out to apartment building owners regarding the legalization of illegal suites in 

apartment buildings as a way to add to the purpose-built rental strock;  

 Preparing clear, user-friendly information regarding densification (with illustrations of 

various types of increased density);  

 Lobbying senior governments for capital programs to increase supportive housing units 

and shelter capacity in accordance with the Regional Homelessness Plan;  
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 Establishing a working group of rental apartment building owners interested in 

developing a variety of innovative ways to support retention of their rental buildings;  

 Supporting and partnering with other municipalities, Metro Vancouver and community 

initiatives to increase public awareness of housing needs and acceptance of non-market 

housing.  

Monitoring and Evaluation 
The City’s Targets, Indicators and Monitoring System (TIMS), developed to track the Community’s 

progress toward the goals outlined in the Official Community Plan, will be reviewed and may be 

augmented or altered as part of the Official Community Plan update process. The City will establish 

housing targets across the housing spectrum and periodically monitor housing affordability, safety and 

security, and indicators may include the following: 

a. Total Rental Dwelling Units by Type 

b. Rental Dwelling Units as a Proportion of the Housing Stock 

c. Average Cost of Housing by Dwelling Type 

d. Average Rents by Housing Type 

e. Rental Apartment Vacancy Rates 

f. Number of Non-Market and Non-Profit Housing Units 

g. Proportion of Non-Market Housing Units in the Regional City Centre  

h. Car Ownership by Neighbourhood 

i. Adaptable Dwelling Units Constructed by Level Achieved and Building Type 

j. Households in Core Housing Need (Census) 

k. Proportion of Non-Market and Rental Housing Units within 400 m of Frequent Transit Network 

l. Residential Property Complaints Relating to Building Conditions 

m. Number of Sheltered and Unsheltered Homeless 

n. Number of Emergency Shelter Beds 

Next Steps 
This document outlines the City’s ongoing and potential actions to meet anticipated housing demands in 

the City across the housing continuum. Through the CityShaping process, the City is updating its housing 

goals and objectives. Following the adoption of an updated Official Community Plan, this document will 

form the basis of a Housing Action Plan aligned to the Official Community Plan and outlining housing 

objectives and strategies. Many of the City’s current policies listed in this document are aligned with 

Metro Vancouver’s guidelines for the development of Housing Action Plans and will form a strong 

foundation for the development of a Housing Action Plan. 
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Policy Directions: Housing Affordability and Diversity Page 27 

Sources 
 

City of North Vancouver (2010).  Housing Affordability and Diversity, 2010: The Past two Decades: A 

Discussion Paper Prepared to Inform the Direction of the 2021 Official Community . 

Metro Vancouver (2010). Metro Vancouver Housing Data Book. Burnaby: Metro Vancouver. 

City of North Vancouver (2012). Historical Overview of City Responses to Housing Affordability. 

City of North Vancouver (2009). Affordable Housing Strategies 2009 Implementation Update. 

  

 



X."1* ^ 

Dept. 
Manager 

Director 

The Corporation of THE CITY OF NORTH VANCOUVER 
COMMUNITY DEVELOPMENT DEPARTMENT 

REPORT 

To: Mayor Darrell R. Mussatto and Members of Council 

From: Michael D. Epp, Planner II 

SUBJECT: DEVELOPING A HOUSING ACTION PLAN 

Date: May 29th, 2013 File No: 5040-03 

The following is a suggested recommendation only. Please refer to Council Minutes for adopted resolution. 

RECOMMENDATION: 

PURSUANT to the report of the Planner II, dated May 29th, 2013, entitled "Developing a 
Housing Action Plan": 

THAT Council endorse the process and timeline outlined in Section 2.2 of said report; 

AND THAT the draft "Policy Directions: Housing Affordability and Diversity" document be 
referred to the following Committees, organizations and key stakeholders for 
consideration and input: 

- Social Planning Advisory Committee; 
- Advisory Planning Commission; 
- local non-profit housing societies; 
- MS Homelessness Task Force; 
- Co-operative Housing Federation of British Columbia; 
- Metro Vancouver Housing Corporation; 
- Tenants Resource & Advisory Centre; 
- Vancouver Resource Society; 
- Community Housing Action Committee; 
- neighbourhood community associations; 
- Urban Development Institute; 
- Greater Vancouver Home Builders' Association; 
- B.C. Apartment Owners and Managers Association, and; 
- BC Housing; 

with comments requested by June 28th, 2013. 
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ATTACHMENTS: 

1. Policy Directions: Housing Affordability and Diversity, Draft 

PURPOSE: 

To present a draft document prepared in accordance with Metro Vancouver's requirement for 
municipalities to adopt Housing Action Plans and to suggest a referral process and timeline for 
completion of this work. 

DISCUSSION: 

Metro Vancouver Requirements 

The Regional Growth Strategy, Metro Vancouver 2040: Shaping Our Future, requires 
Municipalities to adopt Housing Action Plans which: 

• 

a. assess local housing market conditions, including housing supply, demand and 
affordability: 

b. identify housing priorities, based on the assessment of local housing market conditions, 
and consideration of changing household demographics, characteristics and needs; 

c. identify implementation measures; 

d. encourage the supply of new rental housing and where appropriate mitigate or limit the 
loss of existing rental housing stock; 

e. identify opportunities to participate in programs with other levels of government to secure 
additional affordable housing units to meet housing needs across the continuum; 

f. cooperate with and facilitate the activities of the Metro Vancouver Housing Corporation. 

Municipal Housing Action Plans are required to be submitted in conjunction with Regional 
Context Statements before July 29th, 2013. Once received, Metro will review the submitted 
plans for consistency with its requirements and use the municipal plans to inform an updated 
Regional Affordable Housing Strategy currently in development. 
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Approach 

The City of North Vancouver has adopted housing policies in a number of documents and 
undertaken a series of studies and workshops on housing market conditions, housing stock and 
housing affordability in the City. These previous efforts include: 

- Social Plan Housing Policies (updated 2000); 
- Rental Housing Strategies (2007); 
- Housing Affordability Strategies (2006); 
- Adaptable Design Guidelines; 
- and the North Shore Homelessness Task Force Work Plan (2008). 

These and other reports and studies which are listed and described in full in Attachment #1. 
Combined, these efforts satisfy Metro Vancouver's suggested elements for Housing Action 
Plans. 

Staff compiled elements of these many resources and policies into a single document entitled 
"Policy Directions: Housing Affordability and Diversity," attached to this report. The attached 
document follows the guidelines and structure suggested by Metro Vancouver and satisfies the 
municipal requirement to prepare a Housing Action Plan. Policies and directions identified in the 
document are drawn from the City's current policies or suggested policies which are actively 
under discussion—the document has not introduced any new policy elements. 

Stage one of the Official Community Plan review, "CityShaping," included a survey which 
identified housing as the number one community issue. Through CityShaping, discussion of 
housing took place under the banner "Housing For All," and new policy directions were identified 
for further discussion and community consultation. In order to achieve alignment between a 
Housing Action Plan, which focuses on implementation, and the City's overall land use and 
housing goals, staff suggest a multi-part process as follows: 

Step 1 (current). Review and submission to Metro Vancouver of a summary of the City's 
current housing policies and initiatives, and housing policies and 
initiatives current under discussion (see attached draft document, Policy 
Directions: Housing Affordability and Diversity)] 

Step. 2. Completion of Official Community Plan review (CityShaping), establishing 
strategic housing goals and objectives; 

Step 3. Integration of the final revised Official Community Plan's housing goals 
and objectives into the Policy Directions: Housing Affordability and 
Diversity document, to create a Housing Action Plan identifying priority 
strategies which align with Official Community Plan goals and objectives. 

This approach ensures that the City satisfies Metro Vancouver requirements in a timely manner 
in the short term and produces implementation plans which are aligned and coordinated with the 
high-level policy directions to be outlined in the Official Community Plan in the longer term. 
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Proposed Project Timeline 

Staff suggest initiating a review process for the attached Policy Directions: Housing Affordability 
and Diversity document which would include Committee reviews, circulation to key stakeholders 
and a public open house prior to consideration by Council for endorsement, as per the timeline 
in Figure 2. 

Figure 2. Timeline 

June 4th Circulate Draft Document for Comment to Key Stakeholders 

June 19th Advisory Planning Commission Review 

June 26th Social Planning Advisory Commission Review 

July 11th Open House [tentative date] 

July 22nd Council Endorsement and Submission of Draft to Metro 

Vancouver 

FINANCIAL IMPLICATIONS: 

The attached document, Policy Directions: Housing Affordability and Diversity, re-packages 
current Council policy. In order to enact any policy direction. Council would be provided financial 
analysis for their consideration on a case-by-case basis going forward. 

INTER-DEPARTMENTAL IMPLICATIONS: 

The Civic Projects Team has supported the recommendations in this report. 

SUSTAINABILITY COMMENTS: 

Two basic key components of a complete community are availability of a range of affordable 
and rental housing opportunities. Retaining and extending the life of the City's affordable and 
rental housing stock is important socially, as well as economically and environmentally. Adding 
new affordable and rental units on a continual basis is critical to the City's social sustainability, 
while providing diverse environmental and economic benefits. 

CORPORATE PLAN AND/OR POLICY IMPLICATIONS: 

The strategies and proposed directions identified in the attached document. Policy Directions: 
Housing Affordability and Diversity, relate to the Official Community Plan housing diversity and 
sustainability objectives. More specifically, the directions identified support Residential Land 
Use Objective 5.7.7 related to supporting provision of affordable housing, increasing and 
retaining existing affordable housing, and leasing of City owned property to enable non-profit 
rental housing. 
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In terms of the 1998 Social Plan housing goals, development of a Housing Action Plan furthers 
the following objectives: 

- Objective 3: Define specific City roles and actions which will result in provision of rental 
and affordable housing which meet a variety of housing needs. 

- Objective 4: Define effective policies and strategies which result in the retention and 
maintenance of the existing rental housing stock. 

- Objective 7: Support and promote innovative ho1 i c i n r i 

RESPECTFULLY SUBMITTED: 
IV 
Planner II 

ME/eb 
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