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 Secured  
 

 

 Market  
 

 

 Rental Housing  

 



 

 Secured  
guaranteed rental for life of 

building 

 

 Market  
  rents set the by market 

 

 Rental Housing  

  built solely for rental 



 Renters are an important part of the City 

 

 



 Renters are an important part of the City 

 

 More than half (52%) of households rent 



Renters are essential to a healthy and 
vibrant economy 



“Vancouver’s economy 

depends on attracting and 

retaining talent. 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 



Renting meets the needs of diverse populations 

 

 



Renting is affordable 

 

 



Renting is affordable 

Income of renters is half that of owners 

$34,000 

$66,000 

Median Income – Owners vs. Renters 



Renting allows moderate income 

households to stay in the City  

 

 
What are moderate income households? 
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Renting allows moderate income 

households to stay in the City  

What are moderate income households? 

  

Moderate income  

households 

Income required  

Avg. 1-bed condo 
Income required   

Avg. 2-bed condo 



Renting allows moderate income 

households to stay in the City  

 

 

income required for homeownership 

Is significantly higher than moderate 

income households and families have 

even greater challenges 

 

 



Conclusion: Renting may be the only 

option for a significant portion of  

households in Vancouver 

 

 



Why are people choosing to rent? 

 

 

 

• Changing attitudes 

towards home ownership 

• Economic freedom 

• Changing lifestyles (e.g. 

more likely to move and 

change jobs) 

• Often better access to 

services and transit 

 

 



Great demand for rental housing 

 

An additional 1,500 

rental units are 

needed each year 

 

 

 



Only 150 units/year of new rental units 

constructed over last 5 years 

Privately-

initiated market 

rental units 

City initiatives 



So what’s been 

filling this gap? 

 



Today the dominant source of new rental 

housing is rented condos 

 

 



• 22,000 rented condos (32% of all condominiums) 

 

• Since 2006, rented condos have increased by 

1,300 units/year 
 

 

How many rented condos are there? 

 

 



While rented condos are important,                    

they have limitations 

 

 
 

Less stable 
Owner can sell and move back at any time 

http://www.google.ca/imgres?imgurl=http://mytexasmovers.com/wp-content/uploads/2010/11/Moving003.jpg&imgrefurl=http://mytexasmovers.com/services-we-offer/apartment-move/&usg=__tOwXVwuRP26KS92ZoY17iVAhiC8=&h=750&w=1050&sz=40&hl=en&start=46&zoom=1&tbnid=PaE_oT1vseSPiM:&tbnh=107&tbnw=150&ei=IqmhT82ZFbDOiALyxpm_Bw&prev=/search?q=moving+from+apartment&start=42&hl=en&sa=N&rls=com.microsoft:*&tbs=isz:l&tbm=isch&itbs=1
http://www.google.ca/imgres?imgurl=http://www.biddycast.com/wp-content/uploads/2012/03/2008-MovingBoxes.jpg&imgrefurl=http://www.biddycast.com/best-packing-boxes.html/2008-movingboxes&usg=__bAkjcXeSkG5gPMqPXjHlmtd8N5U=&h=828&w=975&sz=526&hl=en&start=19&zoom=1&tbnid=0LWyTgh9dDMftM:&tbnh=127&tbnw=149&ei=WKmhT7qzGoaqiALQrcyuBw&prev=/search?q=moving+boxes&hl=en&rls=com.microsoft:*&tbs=isz:l&tbm=isch&itbs=1
http://www.google.ca/imgres?imgurl=http://thebrokencup.files.wordpress.com/2011/06/moving-truck.jpg&imgrefurl=http://thebrokencup.wordpress.com/2011/06/22/tale-of-a-move-in-bruises/&usg=__1PlAzj5sGNhGppM5TZGYMTiy1Jo=&h=768&w=1024&sz=505&hl=en&start=32&zoom=1&tbnid=zSfTUcrcDajYAM:&tbnh=113&tbnw=150&ei=ZaihT6PdMeauiQLIg9nBBw&prev=/search?q=moving+truck+image&start=21&hl=en&sa=N&rls=com.microsoft:*&tbs=isz:l&tbm=isch&itbs=1


Vulnerable to changes   

in economic climate 
 

mortgage rates increase 
 

new CMHC rules around 

second mortgages 
 

other investments may become 

more attractive 

While rented condos are important,                    

they have limitations 

 

 

http://www.worststockmarketcrashes.com/wp-content/uploads/2011/06/is-the-stock-market-signaling-a-crash-and-double-dip-recession-or-great-depression.jpg


65% of all rented 

condos are Downtown 

 

How will the increasingly 

limited development 

opportunities Downtown 

affect future supply? 

 

While rented condos are important,                    

they have limitations 

 

 

 

 

 

http://postmediavancouversun.files.wordpress.com/2011/01/5428.false_creek2.jpg


The key is housing diversity 

    One size doesn’t fit all 

 

 



Vancouverites need more choices across the 

housing continuum 

 

 

    

2,900 

units 

5,000 

units 

5,000 

units 

6,000 

units 

20,000 

units 

Ensure capacity 

to meet needs of 

street homeless 

Housing Targets 2012 - 2021 

Vancouver Housing and Homelessness Strategy 



Why secured market rental? 

 

 

 Long-term stability  
 

 Becomes more affordable 

over time 
 

More diversity and choice for 

renters  

 



• 2.5 year pilot (2009-11) 

• Test City’s ability to enable  market 

rental housing without senior gov’t 

involvement 
 

• Incentives offered: parking reductions, 

density bonus, DCL waivers, expedited processing 

STIR - Short Term Incentives for Rental 



STIR created as many as 

1,650 new market rental units 



Significantly more market rental units 

as a result of STIR

New Market Rental (Units/Year) 

Approved/In Application 



Proposed Secured Market 

Rental Housing Policy 

Building on lessons learned 

through STIR 



STIR Lesson 1: More units created in 100% 

rental projects than mixed strata/rental projects 
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STIR Lesson 2: 100% rental projects provide 

better value 

$1.8 million (DCL waived) 

100% Rental Projects 

372 Rental Units 

$4,900/unit 

Mixed Strata/Rental Projects 

$2.7 million (DCL waived) 

$20.2  million  

(CACs allocated to rental) 

327 Rental Units 

$70,000/unit 



Proposed Policy 

Encourage 

projects where 

100% of the 

residential 

development is 

rental 

 
 



Proposed Policy 

INCENTIVES: 
 

• Parking reductions 

• DCL waiver 

• Density bonus 

• Concurrent 

processing 

• Relaxation of unit 

size to 320 sq. ft 

 

 

 



Proposed Policy 

Estimated 

forgone DCL 

revenue to meet 

10 year target: 

• $6 – 9 million 

• 2 – 3% of total 

DCL revenue 

 

 



The City can stimulate 

market rental housing 

for moderate income 

households 
   

Senior government 

involvement is 

essential in creating 

housing for low income 

households (e.g. social 

housing) 

 

STIR Lesson 3: Affordability 



Achieve 

affordability by 

encouraging 

market rental 

housing targeted to 

moderate income 

households 

 

Proposed Policy 



Affordability 

encouraged through: 

• Reduced parking 

• Limited private 

amenities 

• Basic finishings 

 

 

 

 

Proposed Policy 



new guidelines for 

unit size 
• Studio – 450 sq. ft 

• One-bed – 600 sq. ft 

• Two-bed – 830 sq. ft. 

• Three-bed – 1,044 sq. ft 

 

 

 

 
 

Size has an impact on 

affordability 
 

 

Proposed Policy 



One of the most 

important 

benefits of 

purpose-built 

market rental is 

long-term 

stability of the 

stock 

 

STIR Lesson 4: Stability 



 

 

 

 
 

All rental units will be 

secured for 60 years 

or life of the building 
 

• Housing 

agreement 

• No-stratification 

• No separate sales 

covenant 

 

 

 

 
 

Proposed Policy 



   

 

 

STIR produced 

primarily 

bachelor and 

one-bedroom 

units 

 

STIR Lesson 5: Diversity of Unit Mix 



More emphasis on 

family units – 25% of 

units will be targeted 

for families 

 

 

 
 

Proposed Policy 



Lack of clarity around form of 

development was a concern 

to applicants and public 

STIR Lesson 6: Clarity 



 

 

 

 
 General guidelines around additional density 

have been developed to improve clarity for 

developers and public 

 

 

 

Proposed Policy 



 

 

 

 
 

Additional density only 

considered in areas that 

support our sustainability 

goals: 
 

• commercial areas 

• neighbourhood ‘high streets’ 

• Arterials 

• areas well served by transit 

 

 

 
 

General Guidelines for Additional Density 



C1 (1.2 FSR,  

generally 3 storeys) 

General Guidelines for Additional Density 

Commercial areas 
 

C2 form (2.5 FSR, 4 storeys) 



Commercial areas 

General Guidelines for Additional Density 

C2 (2.5 FSR, 4 

storeys, 3 floors 

residential) 

6 storeys (5 floors 

residential above retail) 



Duplex along arterials 

General Guidelines for Additional Density 

Duplex (RT zones) 

Low-rise apartment (1.45 FSR, 

3 to 4 storeys) 



 

 

 

 
 

Multi family (apartment areas)  

General Guidelines for Additional Density 

(RM, FM, and some CD1 zones where 

the existing rental stock is protected by 

rate of change regulations) 

 

Allow infill or development on 

sites where existing tenants are 

not displaced 

 

Adhere to existing height limits, 

allow for additional density   
 

Empty lot in a RM zone 



 

 

Parking reductions lower project costs and help 

fulfill other City objectives 

 

 

 

STIR Lesson 7: Reduce Parking 



 

 

 

 
 

Allow further parking 

reductions through car-

share substitution 
 

• no limit downtown  
 

• Increase car-share 

substitution City-wide:  

-  4 per 100 dwellings                          

(up from 2 per 100 

dwellings) 

 

 

 

 
 

Proposed changes to Parking By-law 



Proposed Policy: Summary 

• 100% market rental  

• Affordable to moderate 

income households 

• Secured for life of building 

• More emphasis on family units 

• More clarity around density 

• Additional parking reductions 

 

 

 

 

 



 

 

Ongoing Monitoring 

Annual Housing and Homelessness 

Report Card will measure progress 

 

 

 
 



Meeting our 5,000 unit market rental housing target 

1,650 rental units by 2014 through STIR  



Meeting our 5,000 unit market rental housing target 

Proposed policy will help meet our targets 



A home for everyone 




