REPORT
Report Date:
April 6, 2022
Contact:
Dan Garrison
Contact No.:
604.673.8435
RTS No.:
14909
VanRIMS No.: 08-2000-20
Meeting Date: April 27, 2022
Submit comments to Council
TO:

Standing Committee on City Finance and Services

FROM:

General Manager of Planning, Urban Design & Sustainability

SUBJECT:

2021 Housing Progress Report, Housing Needs Report, and Update on
Housing Targets Refresh

RECOMMENDATION
A.

THAT Council receive for information the 2021 Housing Progress Report, as
contained in Appendix A.

B.

THAT Council receive for information the City of Vancouver Housing Needs
Report, as contained in Appendix B, in order to satisfy the City’s Housing Needs
Report requirement specified in the Vancouver Charter and the Vancouver
Housing Needs Report Regulation.

C.

THAT Council direct Staff to continue work on re-freshing the Housing Vancouver
10-year targets, including additional consultation to test and refine initial concepts
as well as to incorporate the most recent 2021 Census data as it becomes
available, and report back in 2023 with finalized targets for Council adoption.

REPORT SUMMARY
The purpose of this report is to provide:
•

An update to Council on the City’s progress towards the Housing Vancouver Strategy 10
year targets approved by Council in 2017. The Housing Vancouver Strategy commits to
providing ongoing tracking and monitoring of progress toward targets for Council and the
public.
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•

A Housing Needs Report to comply with Vancouver’s Housing Needs Report
requirement set out in the Vancouver Charter. An updated Housing Needs Report will be
presented to Council in 2023 with new data from the 2021 Census.

•

An update on the process of refreshing the 2017 Housing Vancouver Targets in
response to two Council motions directing Staff to explore alternative approaches to
housing targets.

COUNCIL AUTHORITY/PREVIOUS DECISIONS
•

Housing Vancouver Strategy (2017)

•

2019 Council Motion (RTS 13427): THAT Council direct staff to review the Housing
Vancouver Strategy (2018-2027) and report back at the 2020 Housing Vancouver
Strategy update to council with adjusted targets to match the “right supply” of housing
proportionately to the income distribution of renter households;

•

2020 Council Motion Recalibrating Housing Vancouver Strategy (RTS 013971): “THAT
Council direct staff to provide transparent data to serve as the basis of subsequent
analysis, and then policy recalibration”

CITY MANAGER'S COMMENTS
The City Manager recommends approval of the foregoing.
REPORT
Background/Context
1. Background on Housing Vancouver Strategy and Targets
Approved in 2017, Housing Vancouver is a 10-year housing strategy for the City of Vancouver
that aims to support diversity, community vibrancy, and economic resilience in the city by
ensuring that Vancouverites have access to secure, adequate, and affordable housing. The
strategy is based on three core principles: shift the city’s housing development pipeline toward
the ‘right supply’ while taking steps to address speculative demand; protect and retain the
existing rental stock; and ensure support for the city’s most marginalized residents and
disproportionately impacted communities. These principles are advanced through 10-year
housing targets and a 3-Year Action Plan.
Housing Vancouver commits staff to providing annual updates to Council and the public on
progress toward the Housing Vancouver 10-year targets. Appendix A of this report contains the
2021 annual report on housing targets, and highlights are available in the Strategic Analysis
section of this report. Housing Vancouver updates for previous years are available on the City’s
website. 1

Previous Housing Vancouver updates are available here: https://vancouver.ca/peopleprograms/housing-vancouver-strategy.aspx
1
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2. Background on Housing Needs Reports
In response to increasing concerns about housing affordability and its impacts on British
Columbians, in 2019 the BC Provincial government introduced a new Housing Needs Report
requirement for all BC municipalities. Housing Needs Reports are intended to help identify
existing and projected gaps in housing supply by collecting and analyzing quantitative and
qualitative information about local demographics, economics, housing stock, and other factors.
Municipalities and regional districts in B.C. must complete Housing Needs Reports by April 2022
and at least one every five years thereafter.
Accompanying this report in Appendix B is a Housing Needs Report for the City of Vancouver,
which includes data and analysis on the housing situation of Vancouver residents and an
accounting of current housing need and future housing demand in the city. Most of the data
contained in the Housing Needs Report is taken from the 2016 Census, including data on
housing tenure, incomes, household characteristics, and occupations. The Housing Needs
Report is intended as a companion report to the existing Housing Vancouver Data Book, which
contains detailed data on Vancouver’s housing stock, housing market indicators, and
affordability metrics. 2
While 2021 Census information is in the process of being released this year, most of the data
relevant to Housing Needs Reports will not have been released in time for the April 2022
deadline. 3 In order to ensure that Council has the most up to date housing information on
housing needs in Vancouver and is not relying on information collected over 5 years ago, Staff
plan to bring an updated Housing Needs Report to Council in 2023 with new data from the 2021
Census. Since Housing Needs Reports are required to be produced every five years, this
approach will also establish a regular schedule that is aligned with the timing of the release of
the most recent Census data in future years.
3. Housing Targets Refresh
Council has provided Staff with direction to consider changes to the existing Housing Vancouver
targets. The first motion was approved by Council as an amendment to the November 2019
Secured Rental Policy report, and directs Staff to report back with adjusted targets to match the
“right supply” of housing proportionately to the income distribution of renter households.
The second motion, Recalibrating the Housing Vancouver Targets post COVID-19, was
approved by Council in 2020 and directs Staff to recalibrate City housing policies based on data
on past development and demographic trends.
This report provides an update on the ongoing review of the Housing Vancouver targets. Staff
have integrated Council direction into an evaluation of three possible concepts for updated
housing targets, with findings and next steps summarized in the Strategic Analysis section 3 and
additional detail in Appendix C. Staff will update these concepts based on updated 2021 Census
data as it is released through 2022, and will bring forward finalized housing targets to Council in
2023.

The most recent Housing Vancouver Data Book is available here: https://vancouver.ca/files/cov/2019housing-vancouver-annual-progress-report-and-data-book.pdf
3
The complete 2021 Census release schedule is available here: https://www12.statcan.gc.ca/censusrecensement/2021/ref/prodserv/release-diffusion-eng.cfm
2
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Strategic Analysis
1. Summary of 2021 Annual Housing Progress Report
The Housing Vancouver Strategy (2018-2027) commits staff to providing annual updates to
Council on housing approvals as set out in the 10-year Strategy and 3- year Action Plan. Of the
72,000 new homes targeted in 10 years, approximately 50% are targeted as secured rental and
non-market housing for households earning less than $80,000/year, and approximately 40% are
targeted as family-oriented homes with two or more bedrooms. Overall, factoring in secondary
rental such as rented condominiums, two-thirds of homes are expected to be available for renter
households.
2021 was a record year for approvals of purpose-built rental and social housing in Vancouver.
Even with the shift toward virtual public hearings and remote work due to ongoing pandemic
restrictions, the City achieved a major milestone in shifting approvals toward the ‘right supply,’
with purpose-built rental and social housing making up over half of all new approvals for the
second year in a row.
Highlights include:
 Over 8,800 total new units approved (not counting new single-family homes or
duplexes), the highest since Housing Vancouver was approved in 2017.
 1,344 new social and supportive housing units approved – the second highest approvals
since 2010
 2,956 new purpose-built market rental units approved, including 176 below-market rental
units – the highest approvals in several decades.
 439 new townhouses, significantly higher than the ten-year average.
 For the second consecutive year, over half (52%) of new housing approvals in 2021
were for secured rental or social housing (not including new single-family homes or
duplexes)
 Affordability for lower-income households continues to be a challenge, and approvals for
new housing continue to fall short relative to the target for homes affordable to incomes
below $80,000; additional partnerships with other levels of government are required to
deliver deeper affordability in new housing
In addition to significant approvals, the City saw a significant number of housing completions
last year. In 2021, 689 net new units of secured rental and 1,186 net new units of social housing
were completed, resulting in new homes for existing and new residents. In addition, 461 new
hotel and SRO rooms were acquired in 2021. In particular, the nearly 1,200 units of social
housing completions represents the highest number of completions in recent decades.
For more information, please refer to Appendix A, which contains a report on the 2021 Housing
Vancouver approvals, as well as a dashboard of Housing Vancouver approvals.
2. Housing Needs Report
Even with the significant progress by the City toward enabling new housing in recent years,
significant demand for housing from a growing and changing population, along with substantial
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need among existing Vancouver residents, is contributing to an ongoing crisis in housing
affordability and availability. Rising home prices and rents are a top concern to many
Vancouverites, who see affordability as a barrier to maintaining secure housing in Vancouver
and attracting and retaining a diverse and vibrant population. Vancouver’s affordability
challenges are connected to those of the entire Metro Vancouver region, with vacancy rates
falling and rents rising rapidly in all Lower Mainland municipalities and across BC.
In the context of increasing housing pressures in municipalities across BC, a new requirement
from the Province of BC requires municipalities to analyze and consider housing need as part of
ongoing development plans. The Provincial requirement outlines several specific needs for
cities to consider, including:
-

The current level of housing need among existing residents;

-

The level of future housing demand anticipated from growth in the next 5 years; 4

-

Needs for specific housing types and among specific communities.

Municipalities are also required to collect approximately 50 distinct data points related to
housing, demographics, and construction trends, with the majority of data being drawn from the
Census as well as a variety of other sources. A document containing these required data points
was prepared for Vancouver by Metro Vancouver staff and supplemented with additional
information by City staff, and will be posted to the city’s website.
Vancouver’s Housing Needs Report satisfies the Provincial requirement using a variety of data
sources, including data from the 2016 and 2021 Census released to date; 2019 TaxFiler data
released by Statistics Canada; the 2020 Vancouver Homeless Count and 2019 Low-Income
Housing Survey; housing market data from CMHC and the Real Estate Board of Greater
Vancouver; and population and household growth projections created for Vancouver by Andrew
Ramlo from rennie, based on Vancouver’s 10-year development forecast.
The report is broken into three parts:
-

Part 1 looks at the housing characteristics of Vancouver residents, including household
composition, incomes, occupations, and migration. This part also looks at the
characteristics of low-income residents facing housing insecurity, and provides an
overview of housing affordability and delivery trends over time.

-

Part 2 profiles disproportionately impacted communities including Indigenous and
racialized communities, seniors, youth, lone-parent households, and people with
disabilities or accessibility needs.

-

Part 3 provides context and data to satisfy the Provincial requirement for estimates of
current housing need and future housing demand.

-

Additional appendices to the report provide further background on the methodology for
estimating existing housing need and future demand, as well as a summary of certain
other jurisdictions’ approaches to housing needs.

Provincial legislation asks municipalities to report the “number of housing units to meet current housing
needs and anticipated needs for at least the next 5 years.” For the purposes of this Housing Needs
Report, Staff have used the terminology of “future housing demand” in place of “anticipated housing
need,” noting that future demand more clearly captures the difference between existing residents
experiencing housing need vs. housing demand from a growing and changing population.
4
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An updated Housing Needs Report will be brought forward to Council in 2023 following the
release of 2021 Census data.
Housing Needs Report Highlights
Vancouver’s Housing Needs Report includes in-depth data and analysis on the housing
characteristics and needs of Vancouver residents and drivers of future demand for housing,
informed by extensive engagement with local housing stakeholders and senior government
partners. The report identifies the following key findings:
1. There is significant housing need in Vancouver, including unmet needs among
existing residents, as well as anticipated future demand from a growing and changing
population. Following Provincial guidance, estimates of housing need in Vancouver’s
report are presented in terms of number of current households in need and housing
demand from future households. The report estimates approximately 86,000 existing
households in need, and potential future demand from 50,000 additional households
over the next ten years. Substantial housing need in Vancouver is also demonstrated
through indicators like low rental vacancy rates, rising rents, escalating home prices, and
waitlists for non-market housing.
2. Housing need spans across Vancouver and the region, with all regional
municipalities feeling the pressures associated with increasing housing demand and a
constrained housing supply. Migration from within and outside Canada and job growth
are key drivers of housing demand in Vancouver and the Metro Vancouver region, as are
demographic changes including smaller household sizes, millennials forming households
and starting families, and an aging population.
3. Housing needs in Vancouver are diverse, with needs identified across the full range of
household types, incomes, and occupations. Housing affordability pressures impact
many households, but fall disproportionately on equity-denied groups - including
residents who are from Indigenous and racialized communities, seniors, single-parent
households, and 2S/LGBTQIA+ - facing increased risk of housing insecurity,
displacement, and homelessness.
4. Housing needs are not housing targets. Vancouver’s Housing Needs Report does not
identify housing targets for the specific number or type of new homes that the City
should target in 10 years to meet needs. However, a decades-long shortfall in rental and
non-market housing construction and limited ground-oriented ‘Missing Middle’ options in
Vancouver suggest need for significant scaling up of these housing types, both to
accommodate needs of a growing and changing population and to address an
achievable portion of the backlog of existing needs. Concurrent work on re-freshing the
existing Housing Vancouver targets will consider housing needs identified in this report
along with other important factors including City and partner capacity and available
funding to determine the amount and type of new supply the City will target over 10
years.
In response to Provincial direction, the report provides the following estimates of current and
anticipated housing need in Vancouver
-

Current housing need: The report finds that approximately 77,000 households in
Vancouver are experiencing housing need due to unaffordable, unsuitable, or
inadequate housing, as reported in 2016 Census data, plus approximately 2,000
individuals experiencing homelessness and 7,000 people living in Single-Room
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Occupancy (SRO) hotels. 5 Community profiles in Part 2 of the report find that equitydenied groups including Indigenous and racialized households, renting seniors, loneparent households, and people with accessibility needs are disproportionately
represented among low-income households facing housing insecurity.
-

Future housing demand: The Housing Needs Report also includes a baseline projection
of approximately 50,000 households (~85,000 people) from growth and change in
Vancouver’s population over 10 years. This is a projection developed for the City based
on net new completed dwellings estimated in the city’s current 10-year development
forecast. The actual level of population growth in Vancouver depends on factors
including job growth, housing market and demographic forces, levels of migration to
Vancouver from within and outside Canada, and changes in dwelling growth not
accounted for in the development forecast.

-

Other sources of need: Vancouver’s assessment of housing need also considers other
sources of un-met housing need not accounted for in Census data or projections, such
as changing household formation or shifting community patterns, as well as indicators
like persistently low rental vacancy rates, rising rents, and home prices. These other
categories are challenging to quantify in terms of number of households in need and
involve potential double-counting with other categories. An initial accounting suggests
approximately 20,000 homes could be required to address other sources of housing
need not accounted for in Census data or growth projections.

Figure 1 illustrates Vancouver’s approach to estimating the number of existing households in
need and future housing demand. Estimates are based on available data, and as indicated in
the graphic, it can be challenging to add up individual estimates due to potential overlapping
between current housing needs and future housing demand, as well as potential doublecounting between need categories. For this reason, total housing need is presented as a range
indicated in the top right of the graphic.

5

Vancouver’s 2020 homeless count identified 2,095 individuals as homeless in March of 2020, which could represent
upward of 2,500 people without homes in the city once adjusted for an undercount factor
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Figure 1: Graphic of Current and Anticipated Housing Need in Vancouver

Estimated range of need in
10 years: 86,000 – 136,000

Current need
Future demand
~77,000 households living in
unaffordable, unsuitable or inadequate
housing
~2,000 people who are homeless and
~7,000 people living in an SRO

~50,000 new households in
10 years from a growing and
changing population

~20,000 households experiencing other un-met needs
*Overlaps with other categories
As required by the Province, the Housing Needs Report also includes statements of need for
specific housing types and among specific impacted communities, noting a significant backlog
of secured rental and non-market housing resulting from low construction in previous decades;
need for more options for families including diverse ‘Missing Middle’ forms; continued need for
temporary and permanent supportive housing for people at risk of housing insecurity and
experiencing intersecting challenges; and housing to meet the needs of specific communities
requiring unique supports and services.
For more information, refer to Appendix B for Vancouver’s Housing Needs Report.
3. Update on Housing Targets Refresh
Housing targets are a commonly used tool to help governments identify the housing supply
needed to meet their long-term objectives for housing. For cities, housing targets are an
important part of a Council’s vision for the city they want, since housing availability and
affordability have a significant structuring influence on almost every aspect of city building, from
economic development to cultural diversity and social inclusion.
Vancouver has set out housing targets for new supply in the last two long-term housing
strategies as an implementation action to measure progress toward specific goals for new
housing. Vancouver’s current strategy, Housing Vancouver, includes a target of 72,000 homes

2021 Housing Progress Report, Housing Needs Report, and Update on
Housing Targets Refresh - RTS 14909

9

over 10 years to support of the objective of shifting housing production toward the ‘right supply’
of secured rental and non-market housing and diverse ground-oriented ownership options.
Setting housing targets involves several important considerations, which shape both the number
and type of homes set out in targets. Best practices in target-setting suggest that targets should
be clear, measurable, and set over a specific time period, e.g. 10 years. Housing targets might
set out aspirational, ‘reach’ goals, or they may be set to be more easily achievable based on
past or current trends. Targets should also consider the role and capacity of all partners involved
in housing production. For instance, an aspirational or ‘reach’ target for non-market housing may
not be achievable if it does not consider the capacity of senior levels of government to fund
construction and support affordability to lower income households. Finally, housing targets
should consider the current pipeline of housing already in the development application process.
In Vancouver, there are approximately 50,000 units of housing already approved and underway
per the most recent development forecast.
Staff have received direction from Council to re-fresh the current Housing Vancouver targets, as
outlined in the Background section of this report. The new Provincial Housing Needs Report
requirement also creates an opportunity for Vancouver to evaluate current and new housing
targets against the housing needs identified in Vancouver’s Housing Needs Report.
In relating housing targets to housing needs, it is important to note that housing targets for new
supply are just one part of a broader response to housing need. Housing targets may not
address the entire magnitude of housing need in a 10-year timeline. Decades of underinvestment in housing, especially secured rental and non-market housing, has contributed to the
significant housing need today in Vancouver; addressing this backlog may be beyond the
capacity of cities and partners to address via new supply in just 10 years. As noted in
Vancouver’s Housing Needs Report, new supply is just one way to help address the housing
crisis. Other responses include increasing critically needed supports such as income and rent
subsidies, renter protections, and measures to support reinvestment and affordability in existing
housing.
In response to Council direction and the new Provincial Housing Needs Report requirement,
Staff have developed three concepts for new housing targets, which will be the basis of dialogue
and consultation with stakeholders and the public in coming months:
-

Concept 1: Targets based on past development in order to stay in line with past
population and household growth trends. This concept responds to a 2020 Council
motion asking Staff to recalibrate existing policies based on data on past development
and demographic trends.

-

Concept 2: Targets aimed at serving existing needs identified in the Housing Needs
Report. This concept responds to a 2019 Council motion asking staff to adjust targets
based on the income distribution of existing renters.

-

Concept 3: Constrained needs-based targets aimed at continuing to shift development in
the City toward rental, non-market, and more diverse ground-oriented housing options to
meet diverse needs identified in Vancouver’s Housing Needs Report.

A summary graphic showing the three concepts in comparison to the range of overall need and
demand is outlined below in Figure 2, and initial Staff comments on implications of the three
concepts are summarized in Figure 3. Further detail is available in Appendix C.
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Figure 2: Concepts for Revised Housing Targets

Figure 3: Implications of Targets Scenarios
Concept
Targets based on
past trends (2020
motion)

Description
35,000 homes over 10 years, based on
completions from 2006-2016 (Census)

Implications
• Lower than current
pipeline
• Majority of housing in this
scenario are condos –
limited secure rental and
non-market housing

Targets based on
existing needs
(2019 motion)

130,000 homes over 10 years, includes
56,000 homes affordable to existing
needs identified in housing needs
report + 74,000 additional market
homes required to deliver non-market.

•
•

Significant additional senior
government funding required to deliver
non-market homes
Constrained needsbased targets

75,000 homes over 10 years, based on
continuing to shift the current
development pipeline toward rental and
non-market housing to meet needs,
plus additional ground-oriented homes
for families

•
•
•

Addresses current need
and future demand –
affordability + supply
Achieving unit target and
affordability would likely
exceed industry
development capacity
and federal/provincial
funding capacity
‘Reach’ targets informed
by needs and city/partner
capacity
More opportunities for
families to remain in the
city
Meeting affordability
needs of lowest incomes
will require significant
funding and partnerships
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As next steps, Staff will seek public and expert comments on the three housing targets
concepts, looking to evaluate each concept on criteria including responsiveness to housing
needs, feasibility based on City and partner capacity, and balance with other City priorities. Staff
will also engage with partner municipalities and Metro Vancouver staff on coordinated strategies
for addressing challenges, e.g. through the Metro 2050 Regional Growth Strategy. Staff will also
adjust target scenarios as needed based on updated 2021 Census data. Staff plan to provide
finalized housing targets to Council in 2023 along with an updated 3-year Housing Vancouver
Action Plan. For additional detail, refer to Appendix C.
Public/Civic Agency Input
In preparation of Vancouver’s Housing Needs Report and targets re-fresh, staff engaged with
local housing stakeholders, academics, and government partners to understand the scale and
magnitude of housing need and demand in the city and the role of housing targets in addressing
needs. Consultation included the following:
-

Two phases of dialogue with local housing stakeholders:
o

In the first phase, staff engaged 22 participants in 3 virtual workshops convened
between May and July 2021.

o

The second phase involved 10 individual and small group dialogues with 12
participants between December 2021 and February 2022.

-

Concurrent engagement with members of the public about housing need and
affordability: Broadway Plan, Vancouver Plan, and Secured Rental Policy

-

Review of reporting on needs from local First Nations, with a focus on the recent BC
Urban, Rural and Northern Housing Strategy from the Aboriginal Housing and
Management Association.

Further engagement with the public and stakeholders is planned for fall-winter 2022/2023 and
will be reported out in Vancouver’s updated Housing Needs Report in 2023.
Key themes from consultation included:
•

Agreement that there is significant housing need in Vancouver: There is broad
agreement across the public and stakeholders that there is significant housing need in
Vancouver, and that needs are diverse across incomes, households, and occupations.
There is also significant concern about the impact of affordability for current and future
Vancouver residents, Vancouver’s vibrancy and diversity, and the region’s economy.

•

Acknowledgement about specific needs of Indigenous residents and other equitydenied groups: Participants acknowledged that Indigenous and racialized households,
seniors, people with disabilities, and lone parent households face disproportionate
impacts of housing challenges in Vancouver, which should be specifically identified and
spotlighted in Vancouver’s Housing Needs Report.

•

Caution about challenges with estimating existing needs and future demand: All
participants warned about issues with deriving concrete estimates of existing housing
need and housing demand. Limitations to existing data mean it is challenging if not
impossible to identify every existing household in need or potential source of future
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demand. Another major issue is potential double-counting between different categories
of need – for example, a young person living with parents due to affordability – identified
as facing existing need - might also be a source of future housing demand if they decide
to look for their own home in the future.
•

Varying opinions on ways to estimate housing needs: Stakeholders had varying
opinions on how to estimate housing needs. Some believed that in spite of the
challenges noted above, it is still important to identify specific households facing housing
needs using available data like the Census. Others suggested that indicators like prices
and vacancy rates are better indicators of constraints in our housing system – for
example, as long as vacancy rates are very low (e.g. below 2%) and rents are continuing
to increase relative to incomes, then rental supply is clearly needed. However,
participants acknowledged that these signals cannot tell us exactly how much housing is
needed.

•

Agreement that housing targets are an important tool to implement affordable
housing goals, with different ideas on approaches to targets: Stakeholders
generally agreed that clear, measurable housing targets can be an important tool to help
cities implement housing goals. They had a variety of suggestions about how to arrive at
housing targets. For example, one participant suggested that targets should be
expressed as a range to reflect uncertainty in future housing delivery. Others suggested
that targets should be flexible and tied to measurable outcomes like rental vacancy rates
and rents.

Additional detail on consultation findings supporting Vancouver’s Housing Needs Report and
housing targets refresh are available in Appendix D.
Implications/Related Issues/Risk
Financial
There are no financial implications.
Human Resources/Labour Relations
There are no human resources/labour relations implications.
Environmental
There are no environmental implications.
Legal
Council must receive a Housing Needs Report in order to satisfy the new requirements set out
in the Vancouver Charter and its regulations.
CONCLUSION
Vancouver continues face a serious housing affordability and availability crisis. While the city is
making significant progress toward enabling new supply, work is still needed to address current
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housing need and future demand and address a long-standing backlog in delivery of non-market
and rental housing. Vancouver’s Housing Needs Report confirms the magnitude and diversity of
housing needs and future demand in the city. Staff will report back in 2023 following further
consultation and technical work with an updated Housing Needs Report and finalized housing
targets.
List of appendices
•
•
•
•

Appendix A: 2021 Housing Progress Report
Appendix B: Housing Needs Report
Appendix C: Housing Targets Refresh Supplemental
Appendix D: Housing Needs Report Consultation Summary

*****

Appendix A
Page 1 of 41

2021 ANNUAL REPORT ON HOUSING APPROVALS
The Housing Vancouver Strategy (2018-2027) commits staff to providing annual updates to
Council on housing approvals and policy actions as set out in the 10-year Strategy and 3-year
Action Plan.
For this update, Staff are providing the annual housing approvals report to Council via a staff
presentation. In addition to the live staff presentation and report to Council, this appendix
provides additional context and details on 2021 housing approvals. Contained in this appendix
are:
-

A covering memo with highlights and key statistics on 2021 approvals and completions
A supplemental slide presentation containing additional detail on housing approvals
An updated dashboard outlining approvals toward annual and 10-year targets
An itemized list of individual developments approved in 2021 toward the 10-year targets,
as well as approved projects that were subject to the City’s Tenant Relocation and
Protection Policy.

Highlights and Key Statistics on 2021 Approvals and Completions
2021 was a record year in recent history for approvals of purpose-built rental and social housing
in Vancouver. Even with the shift to virtual public hearings and remote work due to ongoing
pandemic restrictions, the City achieved a major milestone in shifting approvals toward the ‘right
supply,’ with purpose-built rental and social housing making up over half of all new approvals for
the second year in a row.
Highlights from 2021 Housing Vancouver approvals include:


Continuing the shift toward purpose-built rental and social housing: For the second
consecutive year, over half (52%) of new housing approvals in 2021 were for purpose-built
rental or social housing1



Over 8,800 total new units approved in 2021, higher than 2020



1,344 new social and supportive housing units, the second highest approvals since 2010



2,956 new purpose-built market rental units, including 176 new below-market rental
units, the highest approvals in several decades.



439 new townhouses, significantly higher than the ten-year average.

The new housing approved in 2020 has contributed toward the City’s 10-year housing goals
under the Housing Vancouver strategy:
-

1

Shifting approvals toward primary or anticipated secondary rental tenure: Housing
Vancouver aims to for 50% of approved units to be purpose-built rental or social
housing. For the second year in a row, Vancouver has exceeded this target, approving
more purpose-built rental and social housing units compared to ownership housing (52%
for primary rental vs. 48% in the ownership market).

Note that total approvals do not include new single-family homes or duplexes
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-

Increasing the supply of family-oriented housing: Almost half (49%) of all units
approved from 2017-2021 have been family-oriented units with two or more bedrooms.

-

More work is required on housing affordable to incomes below $80K: Only 31% of
units approved since 2017 have been affordable to incomes <$80K; this is an area
where improvement is needed to achieve the Housing Vancouver goal of 50% of units
affordable to incomes at or below $80K.

-

Record year in recent decades for social and supportive housing completions and
acquisitions; continued progress on rental completions: In 2021, there were 1,186
net newly constructed social housing units (1,208 gross) plus 461 units opened in
recently purchased hotels and SROs, the highest level of completions and acquisitions
in recent decades. 689 net new purpose-built rental units were completed in 2021 (701
gross units), down from recent high completions set in 2020 and 2018.

-

5% of approved projects were accompanied by Tenant Relocation plans as
required by the City’s Tenant Relocation and Protection Policy: Council has asked
Staff to provide regular updates on the number of developments subject to the Tenant
Relocation and Protection Policy. In 2021, 23 out of 428 total approved projects (5%)
included Tenant Relocation plans in line with city-wide policy. Out of the total projects
with tenant relocation plans, 9 were for tenants in existing primary rental buildings (352
eligible units), and 14 were for tenants in existing secondary rental (35 eligible units).

Further detail is contained in accompanying materials in this appendix.
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2021 Housing Progress Update
Housing Vancouver Strategy Implementation

Outline
1.

Background and Context

2.

2021 Housing Approvals

3.

Progress Towards Housing Vancouver 10-year Goals
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Housing Vancouver Background and
Context
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In the face of a deepening housing crisis, the City’s 10-Year Housing Vancouver Strategy
was approved in 2017 and provides a renewed vision with explicit policy directions and
actions.
The strategy has three goals:
1. Create the ‘Right Supply’ of housing
2. Protect and retain the existing rental stock
3. Support marginalized residents

1
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Shifting toward the Right Supply

The Housing Vancouver Strategy includes 10 year housing targets to shift towards the right supply,
including:
•

72,000 new homes over 10 years

•

Shift towards rental housing - ⅔ of all new homes will be rental, with ½

to address a diversity of incomes and building forms

as purpose-

built secured rental
•

Retain diversity of incomes in the city - nearly 50% of new homes will serve

households earning <$80k/yr, including 5200 homes affordable to <$15k/yr
•

Emphasis on family housing - 40% of new homes will be suitable for families

•

Create diverse ground-oriented forms, including townhouses, laneways,and coach
houses

2
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2021 Housing Approvals

3

2021
Housing
Approvals
2021
Housing
Market

Context

•

Despite the pandemic, there is a high demand for
housing fueled by job recovery, higher migration
to BC, and students returning to in-class learning

•

House prices continue to rise and rental vacancy
rates are returning to pre-pandemic levels,
signaling a need for affordable rental supply

•

Construction activity remains strong in 2021 with a high number of rental and condo
approvals and housing starts

4
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Record housing approvals over the last 10 years
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10,000

8,834
9,000
8,000

Overall Supply Target (7,200 units)

# Units

7,000

Social & Supportive Hsg.

6,000

Purpose-Built Rental Hsg.
5,000

Condo
4,000

Laneways

3,000

Coach House
Townhouses

2,000
1,000
0

2012

2013

2014

2015

2016

2017

2018

2019

2020

2021

Targets are a measure of approvals – defined as project approvals at public hearing for developments
requiring a rezoning, or development permit issuance for projects that do not require a rezoning.
5

Social/Supportive Housing: Significant increase in
approvals compared to 2019
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Social and Supportive Housing Approvals by Year (2012-2021)
5,000
4,500

Supportive Housing

4,000

Social Housing

# Units

3,500
3,000
2,500
1,702

2,000
HV Strategy Target (1,200 units/year)

1,500
1,000
500
0

6

575

343

104
471

52
291

2012

2013

518

337
71

2014

2015

2,018

78

528

1,624

1,490

1,344

151

40
478

2016

1,326
738
58

1,175

680

2017

2018

2019

2020

2021

Purpose-Built Market Rental: Second year of record
approvals – highest in recent decades
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Purpose-Built Rental Approvals By Year (2012-2021)
5,000
4,500

Market Units

4,000

Below-Market Units

3,500

2,956

#Units

3,000

2,473

2,780

2,500

HV Strategy Target (2,000 units)

1,860

2,123

2,000
1,500

1,031

1,000

1,166
965

1,031

852

822
1,018

1,239
1,178

500
0

2012
7

2013

2014

2015

2016

2017

13

61

350

176

2018

2019

2020

2021

Condominiums: Rebound in approvals since 2019

2021 Housing Approvals
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Condo Approvals By Year (2012-2021)
4,969

5,000

4,875
4,511

4,500

4,119
3,461

3,253

3,500

HV Strategy Target (3,000 units)

# Units

3,000
2,500

3,779

3,827

4,000

2,928
1,930

2,000
1,500
1,000
500
0

2012
8

2013

2014

2015

2016

2017

2018

2019

2020

2021

Laneway
2021
HousingHouses:
Approvals
years*

Approvals are down from recent
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Laneway Approvals by Year (2012-2021)
1000
900

709

800

#Units

700
600
500

HV Strategy Target
(400 units)

531

500

591
456

400
300

350

345

373

384

299
Laneways are a form of
infill housing that cannot
be strata-titled

200
100
0

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

9

*The pandemic closure of walk-in services greatly impacted the delivery of laneway housing permits; however through the creation of
a stand-alone laneway housing approval stream, Staff have reduced review time per application by 75%, from 16 weeks to 4 weeks.

Townhouses and Coach Houses: Approvals just
under annual target and above 10 year average
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Townhouse and Coach House Approvals By Year (2012-2021)

Townhouses provide new
ground-oriented homeownership options for families
and downsizing seniors.

Coach Houses
Townhouses

10

Coach houses are a form of
infill housing that can be
strata-titled and are saleable
separate from the main
property

2021 Approved Housing for Diverse Communities

1766 Frances St,
84 social housing units for
indigenous individuals and
families.

516 W. 13th Ave,
135 social housing units
for seniors, lone parents,
and women

338 E. 2nd Ave,
95 market rental units as live/work artist studios

Appendix A
Page 15 of 41

8725 French St,
100 social housing units for
seniors, families and people
living with disabilities

322 E. 15th Ave,
49 stacked townhouses with ground-oriented family housing

2021 Approved Developments with Tenant
Relocation Plans
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In 2021, there were 23 approved developments with Tenant
Relocation Plans, impacting 387 eligible tenancies
# of Developments

# of Eligible Tenancies*

23

387

Primary Rental Projects

9

352

Secondary Rental Projects

14

35

Total 2021 Approved Developments with a
Tenant Relocation Plan (TRP)

1. Tenancies are generally considered eligible if tenants have been living in the building for one year or more at the time of
application. The TRP Policy exempts secondary rental tenancies entered into after the purchase of the property that are of a
length of two years or less as of the date of the rezoning application, as well as former owners renting back their home.
2. Tenant Relocation and Protection Policy eligible units were counted for approved projects from January to December 2021
and may not yet be completed Tenant Relocation Plans. Approved projects are counted at public hearing date if approved by
Council for rezoning applications and DP issuance for development permit applications

11
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Progress toward Housing Vancouver
10-year goals

12
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Successfully making the Shift Towards Secured
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Rental over the last 5 Years: 2021 is the second year we’ve
seen more rental units approved compared to ownership
housing

Ownership: includes newly approved condominium and townhouse units
Primary Rental: includes social, supportive, purpose-built rental housing, and laneways
9,000

8,000

# Units

7,000

60%

5,000
4,000
3,000

61%

75%

76%

39%

25%

24%

34%

2012

2013

2014

2015

48%

56%
54%

66%

2,000
1,000

47%

56%

6,000

40%

44%

44%

2016

2017

2018

53%

52%

2020

2021
2021

46%

0

2019

*Please see Progress Report Dashboard 2021 Annual Update for an annual count of social, supportive,
and purpose-built rental completions
13
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approved units are primary or anticipated secondary rental

Housing Vancouver goal:
66% of units approved will be rental housing

Approved units counted toward
rental tenure target include:
•

65%

35%

of units
approved
as rental
tenure

Owneroccupied
units

•
•
•

Purpose-built market and below
market rental
Social and supportive housing
Laneway housing
Anticipated rented condominiums
and townhomes*

*Assume approximately 35% of newly
approved condominium and townhouse units
are rented as per the 5 year average of rented
condominium units in the CMHC Rental Market
Report (2017-2021)
Purpose-built market, below-market rental, social, and supportive housing (42%)
Anticipated rented condominiums and townhomes (17%)
Laneway housing (6%)

14
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incomes: Only 33% of approved homes from 2017-2021 are
affordable to <$80K

Housing Vancouver Goal: 48%
of new homes for incomes
<$80k/year

% of 5-Year Unit Targets by Income Diversity
Trends towards achieving deeper affordability
160%
140%
120%

31%

HV Strategy Income Target

100%

Incomes
Income
69% Diversity in < $80k
Incomes
approved
>$80k
units

80%
60%
40%
20%

0%

<$ 15K/yr.

15

<$ 15-30K/yr. $30-50K/yr.

$50-80K/yr. $80-150k/yr.

>150k/yr.

Exceeding family housing target: 49% of approved
units from 2017-2021 have 2+ bedrooms
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Housing Vancouver Goal: 42%
of new approved units to be
family-sized

% of 5-Year Family Unit Target Achieved by
Housing Type
20,000
18,000

Singles

16,000

Families

49%
Family Units

14,000

# Units

12,000

9,320

Family Units
% of overall
approvals

10,000
8,000
6,000

4,000

2,373

3,315

8,178
4,756

2,000

5,206

0

Condos

16

Social & Purpose-Built
Supportive
Market
Hsg.
Rental Hsg.

1,309
1,130
Laneway

1,913

102

Townhouse Coach house

51%
Singles Units

Appendix A
Significant Gains in New Purpose-Built Rental Housing Page
22 of 41
from Recent Completions Compared to the Rest of the Region

Annual Purpose-Built Rental
Completions in the City of Vancouver
1500

Change in Purpose-built Rental
Stock in the Region from 2017-2021
3,090

City of Vancouver
1455

1,403

New Westminster

861

Langley City and DM

626

North Vancouver DM
1000

999

Tri-Cities

372

Surrey

365
249

# Units

Maple Ridge

104

UEL
689
500

585
504

North Vancouver City

42

White rock

39

-4

2017
17

-36

Delta

-99

Richmond

-765

0

2018

2019

2020

2021

Source: CoV Development Permit System

West Vancouver

-1,000

Burnaby

0
1,000 2,000 3,000 4,000
# Units

Source: CMHC Rental Market Survey

Socialafter
and
Supportive
Housing
Completions
Progress
5 years
toward Housing
Vancouver
10-year goals
Acquisitions
2000

# Units
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Highest year in recent decades of social and
supportive housing completions (1,208 gross units)
and acquisitions (461 units) = 1,669 total

1500

500

440

723

685
532

507
208 163 251

415

507

567

424

142

620 650
413

188

59

156

266

847

768

289

386

280

402

226 190

1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2021

236
0

1,669

965

1000

587

950 Main, Lu’ma

18

and

1847 Main, VAHA

124 Dunlevy, Roddan Lodge

870 E. 8th, Red Door Society

Summary

Progress after 5 years toward Housing Vancouver 10-year goals
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• Significant gains in social and supportive housing
• Record year of social and supportive housing completions
in several decades
• Record year for purpose-built rental approvals in several
decades
• Highest year of total housing approvals in several decades*
• Achieving housing targets for lowest incomes requires
funding from senior government + partners

19

*Total approvals counted towards target excludes single-family dwellings, secondary suites,
and duplexes
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PROGRESS REPORT DASHBOARD
2021 ANNUAL UPDATE: January to December 2021
Housing Vancouver Strategy

Adopted in 2017, Housing Vancouver is the City’s strategy to address Vancouver’s housing crisis, targeting 72,000 new homes over 10
years (2018-2027). The Strategy seeks to enable the ‘Right Supply’ of housing for people who live and work in Vancouver, which includes
housing options that are affordable to local incomes and a shift to more social, supportive, and rental housing. Tracking for the Housing
Vancouver targets began in 2017. The City has delivered nearly 52% of the target to date, and has also done so within five years; on a pace
to meet the overall target of 72,000 new homes.

Progress Toward Housing Vancouver Targets

Social &
Supportive

Purpose-Built
Rental

Laneway
Houses

Condos

Townhouses &
Coach Houses

Progress Toward 10-Year Approval Targets as of 2021: Year 5 of 10
7,128 units
approved

8,521 units
approved*

59% progress

43% progress

5yr

10yr

Target: 12,000 units

5yr

17,498 units
approved
58% progress
10yr

Target: 20,000 units

5yr

10yr

2,439 units
approved

2,015 units
approved

61% progress

34% progress

5yr

Target: 30,000 units

10yr

Target: 4,000 units

5yr

10yr

Target: 6,000 units

2021: Performance Against Annual Approval Targets
1,344 units
approved

2,956 units
approved**

112% achieved

148% achieved

3,779 units
approved
Target:
units
126% 3,000
achieved

299 units
approved

456 units
approved

75% achieved

76% achieved

Target: 1,200 units
Target: 2,000 units
Target: 600 units
Target: 400 units
Target: 3,000 units
*Of the total rental approvals over the last 5 years, 600 units were approved as below-market rental housing achieving 15% of the 10-Year target of
4,000 units.

2017-2021: Diversity of Housing Options
Family Housing
Target: 42% of housing
units approved to be
family-sized, 2 or 3
bedrooms

Singles units

Net Rental Completions 2017-2021
2,500

Approvals to
date: 49% of
units approved

Social and Supportive Hsg.
2,000

931

Family units

Purpose-Built Rental Hsg.

Ownership

Housing Tenure
Target: 50% of units
approved to be primary
rental housing*

Income Diversity
Target: 48% of housing
units approved
affordable to incomes
less than $80k/year

Approvals to
date: 48% of
units approved
Primary
rental

# Units

1,500
456

1,000
500

244

1,427

0
Approvals to
date: 31% of
units approved

Less than $80k
Income

2017

301
642

548

$80k+ Income

1,186

2018

2019

1,000

2020

689
2021

* Note that projects are determined to be complete when an
occupancy permit is issued

Primary rental includes non-market rental housing (social and supportive
housing), purpose-built market rental housing, and laneway homes.

For more information on Housing Vancouver Strategy updates: https://vancouver.ca/housing
Questions? contact 3-1-1 or housingpolicy@vancouver.ca
Data from January - December 31, 2021
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Table 1. Non-market Housing Approvals in 2021
Address

Total Net Non-market Units

1766 Frances St

84

728 - 796 Main St

19

320 E Hastings St

105

1015 E Hastings

110

1885 E Pender

Unit Mix
Micro

SRO/Studio

17

1-bed

2-bed

3-bed

4-Bed

54

14

6

10

2
56

49

35

40

30

5

64

24

12

18

10

480 Broughton St

60

7

18

24

11

8725 French St

54

15

25

8

6

508 Drake St & 1317 Richards St

193

89

84

10

10

1190 Burrard St & 937 Davie St

139

61

29

30

19

546 W 13th St

114

42

32

30

10

2929 Commercial Dr

27

21

6

401 Jackson Ave

172

108

37

27

0

8495 Cambie St & 8460 Ash St

71

3

25

26

16

5590 Victoria Dr

54

10

24

15

5

327 Main St

78

78
459

287

98

Total Net Non-market Units

1,344

0

489

Footnote:
Approvals are recorded as Council approval at public hearing for rezoning applications and DP issuance for development permit applications

1

11
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Table 2. Purpose-Built Rental Housing Approvals in 2021
Address
5740 Cambie St
475 W 42nd Ave
325-341 W 42nd Ave
325-343 W 41st Ave
4118-4138 Cambie St
357-475 W 41st Ave
1015 E Hastings
1837-1857 E.11th Ave
1405 E 15th Ave
5664 Collingwood St
4426-4464 Knight St
3609-3687 Arbutus St
4575 Granville St
338 East 2nd Ave
8460 Ash St
3084 W 4th Ave
2715 W 12th Ave
1188 Burnaby St
3350 Marine Way
1250 Granville St
731-743 E Broadway
602-644 Kingsway
810 Kingsway
2735 E 41st Ave
1450 W Georgia St
Total Net Purpose-Built Rental Units:

NET Rental Units
80
124
215
95
90
419
53
136
82
114
72
116
24
95
524
35
14
9
166
61
53
77
108
32
162
2,956

Below-Market Units

24

Studio
10
9
76
5
21
92
15
81
39
58
33
4

7

95
59
8

29
43
9
64

0
176

20
46
21
0
34
2
51
779

1-bed
31
62
62
55
37
175
33
6
14
17
13
66
12
226
14
3
4
93
22
33
36
10
52
1,076

Unit Mix
2-bed
39
7
73
34
32
144
5
47
21
28
18
32

233
13
5
5
38
15
9
35
30
14
43
920

Footnote:
Approvals are recorded as Council approval at public hearing for rezoning applications and DP issuance for development permit applications

3-bed

4-Bed

46
4
1
8
2
8
11
8
14
12
6
0
6
15
1
9
8
6
16
181

0
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Table 3. Condominium Approvals in 2021
Address

Condo Units

1503 W 61ST AVENUE
3479 CAMBIE STREET
222 E 17TH AVENUE
4343 W 10TH AVENUE
5092 SLOCAN STREET
1406 E 18TH AVENUE
2408 VICTORIA DRIVE
4575 GRANVILLE STREET
1690 KINGSWAY
2990 ARBUTUS ST
5412 CAMBIE STREET
8311 FRENCH STREET
1969 E 49TH AVENUE
485 W 28TH AVENUE
2735 E 41ST AVENUE
3510 MAIN STREET
5107 MAIN STREET
8804 OSLER STREET
4869 SLOCAN STREET
1616 W 7TH AVENUE
5399 JOYCE STREET
2092 W 44TH AVENUE
7730 CAMBIE STREET
8655 GRANVILLE STREET
2268 E BROADWAY
8257 OAK STREET
6103 WEST BOULEVARD
1650 E 12TH AVENUE
796 MAIN ST
1503 KINGSWAY
427 W 49TH AVENUE
1943 E HASTINGS STREET
4992 ASH STREET
485 W 42ND AVENUE
788 CARDERO STREET
5910 CAMBIE STREET
1450 W GEORGIA ST
1640 ALBERNI STREET
2725 KINGSWAY
5812 CAMBIE STREET8
3430 E KENT AVENUE SOUTH
1157 BURRARD ST
1616 W GEORGIA STREET
Total Units:

1
4
5
6
6
7
10
12
13
14
23
24
26
27
30
34
37
38
39
43
49
55
55
55
57
60
64
65
75
113
128
131
133
139
153
168
193
198
219
265
268
286
451
3,779

Studio

1-bed
1
1

0

0

0

12
6
8
14
6
14
14
10
9
16
16
11
17
2
29
21
19
11
36
1
27
25
71
45
12
39
118
73
99
80
58
118
174
159
111
216
1,699

0
2
11
4
0
0
3
0
6
24
4
15
23
24
67
7
7
39
0
0
1
0
65
302

Unit Mix
2-bed
3-bed

2
6
4
7
10
0
6
6
6
11
8
12
8
13
14
17
23
39
20
21
27
16
14
56
15
19
42
45
39
59
14
41
46
110
105
78
59
78
110
179
1,385

3
3
2

0
1
3
18
1
5
6
6
4
8
11
3
5
6
7
9
6
6
7
8
8
14
13
28
0
23
3
35
22
32
31
0
56
393

Townhouse Unit
3
0
0
0
0
0
0
12
0
0
0
0
0
0
2
0
0
0
0
4
0
0
13
0
0
2
0
0
0
41
0
0
0
0
0
0
0
0
0
0
0
0
4
81

Footnote:
Approvals are recorded as Council approval at public hearing for rezoning applications and DP issuance for development permit
applications
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Table 4. Townhouse Approvals in 2021
Address

Townhouse Units

Note

Condo Units

2735 E 41ST AVENUE

2

30

8257 OAK STREET

2

60

1503 W 61ST AVENUE

3

1

1616 W 7TH AVENUE

4

42

1616 W GEORGIA STREET

4

455

1365 E 24TH AVENUE

6

197 W 26TH AVENUE

7

Estimated townhouse unit count as per number of lots assembled

0

707 W 27TH AVENUE

7

Estimated townhouse unit count as per number of lots assembled

0

756 W 26TH AVENUE

7

Estimated townhouse unit count as per number of lots assembled

0

515 W 60TH AVENUE

7

0

1660 E 5TH AVENUE

8

0

4825 LAUREL STREET

8

0

0

3338 SAWMILL CRESCENT

9

0

4575 GRANVILLE STREET

12

12

5092 CHAMBERS STREET

12

0

7730 CAMBIE STREET, V6P 3H7

13

55

1357 E 21ST

16

0

1488 PARK DRIVE

17

0

157 W KING EDWARD AVENUE

17

Estimated townhouse unit count as per number of lots assembled

0

183 W KING EDWARD AVENU

17

Estimated townhouse unit count as per number of lots assembled

0

607 W 28TH AVENUE

17

Estimated townhouse unit count as per number of lots assembled

0

721 W 49TH AVENUE

17

Estimated townhouse unit count as per number of lots assembled

0

608 W 54TH AVENUE

26

Estimated townhouse unit count as per number of lots assembled

0

6225 YUKON STREET

26

Estimated townhouse unit count as per number of lots assembled

0

6869 ASH STREET

26

Estimated townhouse unit count as per number of lots assembled

0

1503 KINGSWAY

41

113

322 E 15TH AVENUE

49

0

693 W 30TH AVENUE

60

0

439

768

Total Units:
Footnote:

Approvals are recorded as Council approval at public hearing for rezoning applications and DP issuance for development permit applications
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2020-02510
DB-2021-00434
DB-2021-00501
DB-2021-01090
DB-2021-02272
DB-2021-00602
DB-2020-02825
DB-2021-01141
DB-2021-00333
DB-2021-00111
DB-2020-03263
DB-2020-02830
DB-2020-03829
DB-2019-05747
DB-2020-03278
DB-2021-00703
DB-2021-00821
DB-2021-00271
DB-2021-03104
DB-2021-00164
DB-2020-03290
DB-2021-01322
DB-2021-01315
DB-2021-05138
DB-2021-00255
DB-2020-03163
DB-2020-03403
DB-2020-02968
DB-2021-03646
DB-2021-00673
DB-2021-01260
DB-2021-04953

Address
2828 STEPHENS ST
3538 CROWN ST
3248 E 27TH AV
4888 JOYCE ST
2127 E 4TH AV
4986 PRINCE ALBERT ST
884 E 64TH AV
3431 ARCHIMEDES ST
7666 ONTARIO ST
5059 WINDSOR ST
369 E 34TH AV
928 E 33RD AV
373 E 58TH AV
811 LILLOOET ST
3179 E 16TH AV
1935 E 53RD AV
390 E 60TH AV
4296 PRINCE EDWARD ST
2134 E 33RD AV
497 E 61ST AV
426 E 55TH AV
2662 VENABLES ST
2690 WILLIAM ST
7383 DUMFRIES ST
603 E 57TH AV
2956 WATERLOO ST
2293 E 43RD AV
926 E 58TH AV
1090 E 58TH AV
3503 NORMANDY DRIVE
103 E 52ND AV
6460 ST. GEORGE ST

Issued Date
2021-06-14
2021-06-25
2021-03-18
2021-07-03
2021-12-02
2021-07-09
2021-08-12
2021-09-24
2021-05-18
2021-06-22
2021-03-24
2021-06-08
2021-03-22
2021-04-09
2021-06-17
2021-07-02
2021-08-04
2021-06-01
2021-10-07
2021-05-14
2021-04-27
2021-10-20
2021-11-02
2021-12-21
2021-08-04
2021-04-09
2021-01-18
2021-03-12
2021-11-18
2021-09-07
2021-07-20
2021-11-09

Appendix A
Page 31 of 41

Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2021-00097
DB-2021-02983
DB-2021-03450
DB-2021-02479
DB-2021-02825
DB-2020-03286
DB-2021-02450
DB-2021-00449
DB-2021-02644
DB-2021-00587
DB-2020-03780
DB-2020-03903
DB-2021-00045
DB-2021-00050
DB-2021-00550
DB-2021-03256
DB-2021-03702
DB-2021-02161
DB-2020-03504
DB-2020-02671
DB-2021-03117
DB-2021-03807
DB-2021-01016
DB-2020-04087
DB-2021-03903
DB-2021-03189
DB-2020-02758
DB-2020-02845
DB-2021-02576
DB-2019-05438
DB-2021-02488
DB-2020-03213

Address
2765 E 27TH AV
1527 E 34TH AV
1336 E 57TH AV
4550 GOTHARD ST
750 E 32ND AV
5677 MANITOBA ST
303 E 24TH AV
3203 E 20TH AV
7877 HEATHER ST
866 E 31ST AV
4863 JOYCE ST
1318 E 61ST AV
4556 W 8TH AV
4556 W 8TH AV
2287 E 33RD AV
2061 E 33RD AV
3555 W 20TH AV
1559 W 64TH AV
446 E 45TH AV
159 W 19TH AV
1206 E 59TH AV
1315 E 33RD AV
3445 W 30TH AV
4517 W 16TH AV
3156 W 14TH AV
27 E 59TH AV
636 CASSIAR ST
2650 COURTENAY ST
3557 DUNDAS ST
303 E 60TH AV
2292 E 8TH AV
4448 COMMERCIAL ST

Issued Date
2021-05-05
2021-11-15
2021-11-02
2021-12-03
2021-11-09
2021-01-18
2021-09-15
2021-06-30
2021-12-17
2021-07-07
2021-02-01
2021-05-14
2021-07-26
2021-07-26
2021-07-21
2021-09-09
2021-11-03
2021-12-20
2021-10-26
2021-01-26
2021-10-15
2021-10-08
2021-07-28
2021-11-02
2021-11-24
2021-11-18
2021-02-19
2021-05-05
2021-11-12
2021-04-28
2021-11-23
2021-03-15
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2020-01985
DB-2021-04104
DB-2021-02955
DB-2020-02746
DB-2021-01664
DB-2021-00565
DB-2021-05104
DB-2021-02924
DB-2021-00426
DB-2020-03794
DB-2021-00492
DB-2021-01397
DB-2021-03286
DB-2021-00098
DB-2021-00704
DB-2020-03800
DB-2021-02302
DB-2020-04079
DB-2020-03016
DB-2020-03939
DB-2020-00148
DB-2021-03568
DB-2020-03481
DB-2020-04083
DB-2020-01989
DB-2020-02555
DB-2021-04346
DB-2021-02556
DB-2020-02419
DB-2021-02146
DB-2020-02769
DB-2020-03595

Address
4608 COMMERCIAL ST
1025 E 62ND AV
2261 E 44TH AV
2068 E 13TH AV
3484 FRANKLIN ST
2738 E 44TH AV
168 E 53RD AV
2771 E 25TH AV
515 SKEENA ST
8221 CARTIER ST
3281 E 28TH AV
748 E 62ND AV
1120 E 51ST AV
923 W 17TH AV
3808 W 19TH AV
8108 SELKIRK ST
4180 W 11TH AV
432 E 46TH AV
949 E 39TH AV
2858 E 8TH AV
2755 W 23RD AV
475 E 47TH AV
6715 SHERBROOKE ST
6358 WINDSOR ST
3176 TRIMBLE ST
3475 TRIUMPH ST
650 E 11TH AV
4484 W 15TH AV
270 E 40TH AV
2460 E 45TH AV
2145 E 43RD AV
3705 W 21ST AV

Issued Date
2021-03-15
2021-11-02
2021-09-27
2021-02-01
2021-10-08
2021-07-05
2021-12-10
2021-11-24
2021-06-15
2021-07-03
2021-03-26
2021-10-25
2021-11-18
2021-09-26
2021-11-10
2021-03-15
2021-10-08
2021-03-30
2021-04-16
2021-04-22
2021-07-08
2021-12-20
2021-02-11
2021-05-18
2021-03-12
2021-03-19
2021-11-01
2021-12-02
2021-02-19
2021-09-29
2021-01-18
2021-04-20
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2021-03636
DB-2021-02144
DB-2021-03222
DB-2020-03767
DB-2021-05099
DB-2021-00417
DB-2021-00687
DB-2020-03737
DB-2021-00880
DB-2021-00775
DB-2020-03314
DB-2020-03955
DB-2021-00444
DB-2021-00394
DB-2021-01308
DB-2021-00409
DB-2020-01961
DB-2021-01556
DB-2021-02599
DB-2020-03861
DB-2021-00811
DB-2020-03178
DB-2021-04526
DB-2020-04038
DB-2021-03570
DB-2021-04980
DB-2021-02003
DB-2021-01457
DB-2020-02973
DB-2020-03975
DB-2020-01853
DB-2021-00226

Address
2885 CAMBRIDGE ST
762 E 10TH AV
2997 E 6TH AV
3833 HIGHBURY ST
4535 GLADSTONE ST
6019 SHERBROOKE ST
911 W 18TH AV
2258 E 45TH AV
86 W 21ST AV
2712 E 45TH AV
3333 TUPPER ST
2696 E 46TH AV
1817 E 13TH AV
5463 ARGYLE ST
2010 KASLO ST
719 E 38TH AV
895 E 64TH AV
82 E 40TH AV
5370 CULLODEN ST
818 E 64TH AV
5374 CULLODEN ST
3003 GRAVELEY ST
4569 MOSS ST
1256 E 62ND AV
465 E 38TH AV
2711 W 21ST AV
3286 W 31ST AV
1918 E 39TH AV
1196 E 62ND AV
58 E 39TH AV
3340 W KING EDWARD AV
912 E 33RD AV

Issued Date
2021-11-15
2021-12-03
2021-11-23
2021-04-09
2021-11-04
2021-06-10
2021-11-05
2021-06-22
2021-06-28
2021-07-22
2021-06-26
2021-03-29
2021-07-02
2021-05-18
2021-09-28
2021-05-21
2021-02-01
2021-11-14
2021-08-27
2021-03-09
2021-08-21
2021-03-05
2021-10-27
2021-05-18
2021-12-10
2021-11-18
2021-11-19
2021-10-14
2021-03-31
2021-05-18
2021-03-08
2021-07-16
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2021-00594
DB-2020-03294
DB-2021-02831
DB-2021-03952
DB-2021-03513
DB-2021-00074
DB-2021-02097
DB-2021-01939
DB-2021-01577
DB-2020-02164
DB-2021-03707
DB-2021-02575
DB-2020-03305
DB-2021-00066
DB-2020-03813
DB-2020-03109
DB-2021-03293
DB-2020-01680
DB-2020-01996
DB-2021-02126
DB-2021-01576
DB-2021-01038
DB-2021-00347
DB-2020-01105
DB-2021-05128
DB-2021-03800
DB-2021-00044
DB-2021-00808
DB-2021-03752
DB-2020-03741
DB-2020-02796
DB-2021-02141

Address
662 E 59TH AV
2430 E 11TH AV
3760 W 30TH AV
2929 W 29TH AV
3343 W 29TH AV
3349 W 27TH AV
2122 W 45TH AV
7453 CULLODEN ST
115 W 17TH AV
3427 MONS DRIVE
2142 E 53RD AV
1328 E 34TH AV
7642 OSLER ST
126 E 48TH AV
3017 E 4TH AV
2924 W 41ST AV
650 E 27TH AV
3625 PRICE ST
3066 VENABLES ST
896 E KING EDWARD AV
2136 E 48TH AV
5790 HUDSON ST
2989 E 44TH AV
26 E 48TH AV
2238 E 54TH AV
4580 JOYCE ST
5992 LINCOLN ST
4512 MANOR ST
435 E 61ST AV
528 E 27TH AV
3138 E 16TH AV
2479 GRAVELEY ST

Issued Date
2021-08-19
2021-04-14
2021-12-09
2021-12-16
2021-11-18
2021-06-07
2021-12-21
2021-09-15
2021-08-27
2021-01-05
2021-11-24
2021-11-29
2021-04-07
2021-04-13
2021-02-24
2021-02-11
2021-10-07
2021-03-01
2021-02-02
2021-09-16
2021-09-01
2021-08-27
2021-05-20
2021-01-14
2021-11-08
2021-10-28
2021-04-12
2021-08-03
2021-12-16
2021-05-21
2021-03-24
2021-10-18
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2021-02163
DB-2021-01942
DB-2020-04043
DB-2020-03107
DB-2021-01932
DB-2020-02688
DB-2021-03407
DB-2021-00894
DB-2021-02055
DB-2021-01275
DB-2021-00078
DB-2021-05149
DB-2021-00282
DB-2021-01762
DB-2021-03102
DB-2020-03169
DB-2020-00849
DB-2021-03103
DB-2021-00546
DB-2021-00547
DB-2020-03134
DB-2020-01111
DB-2021-01586
DB-2021-00729
DB-2021-00881
DB-2021-01200
DB-2021-00505
DB-2021-02780
DB-2021-01891
DB-2021-00375
DB-2021-02976
DB-2021-00715

Address
3684 HAIDA DRIVE
3985 W 30TH AV
1855 ALMA ST
1684 E 58TH AV
2725 STEPHENS ST
5632 STAMFORD ST
766 W 63RD AV
5421 DUMFRIES ST
2138 E 55TH AV
7477 CARTIER ST
2837 TURNER ST
2293 E 55TH AV
1531 E 60TH AV
2885 ROSEMONT DRIVE
3065 GRANT ST
1524 E 62ND AV
2573 TURNER ST
495 E 57TH AV
8515 CORNISH ST
1888 UPLAND DRIVE
4755 CULLODEN ST
442 E 50TH AV
3582 PRICE ST
2242 E 52ND AV
905 W 22ND AV
1763 HIGHBURY ST
2625 E 45TH AV
3576 W 32ND AV
1772 W 51ST AV
456 E 58TH AV
3390 MAYFAIR AV
6465 NANAIMO ST

Issued Date
2021-07-30
2021-10-12
2021-05-10
2021-09-08
2021-08-27
2021-01-05
2021-12-16
2021-10-01
2021-10-08
2021-07-22
2021-05-11
2021-12-03
2021-06-19
2021-10-06
2021-10-07
2021-03-05
2021-07-02
2021-11-15
2021-06-01
2021-05-15
2021-02-04
2021-02-03
2021-09-03
2021-08-16
2021-09-12
2021-08-16
2021-08-30
2021-10-05
2021-08-27
2021-05-14
2021-12-09
2021-09-27
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2020-03220
DB-2021-00016
DB-2021-00692
DB-2021-00508
DB-2020-04017
DB-2020-02533
DB-2020-03051
DB-2020-03824
DB-2019-05152
DB-2021-02590
DB-2020-03279
DB-2021-01242
DB-2021-02606
DB-2021-01657
DB-2021-00539
DB-2021-00778
DB-2021-01215
DB-2021-04513
DB-2021-04466
DB-2020-03233
DB-2021-00070
DB-2020-01876
DB-2020-03007
DB-2021-04376
DB-2021-04132
DB-2021-04102
DB-2021-03582
DB-2020-03011
DB-2020-01324
DB-2020-03334
DB-2020-03158
DB-2020-02547

Address
1352 E 59TH AV
380 E 47TH AV
2531 E 46TH AV
454 E 57TH AV
3870 W 26TH AV
2327 E 28TH AV
2208 E 43RD AV
4741 W 2ND AV
7208 LANCASTER PLACE
2655 WALLACE ST
4333 SKEENA ST
5979 CARNARVON ST
6238 CHURCHILL ST
3378 W 37TH AV
561 W 61ST AV
277 W 46TH AV
6425 COLLINGWOOD ST
2235 W 21ST AV
2325 UPLAND DRIVE
436 E 50TH AV
3276 W 24TH AV
4068 W 38TH AV
1549 E 64TH AV
6823 BUTLER ST
4192 CROWN CRESCENT
2268 QUALICUM DRIVE
5939 BATTISON ST
7825 ADERA ST
5139 MACKENZIE ST
7539 ASH ST
1626 W 58TH AV
1118 E 54TH AV

Issued Date
2021-01-18
2021-11-10
2021-07-28
2021-07-14
2021-05-18
2021-01-14
2021-01-08
2021-09-10
2021-03-04
2021-12-23
2021-01-27
2021-09-29
2021-11-26
2021-10-29
2021-07-19
2021-07-14
2021-12-16
2021-10-27
2021-11-19
2021-02-25
2021-09-24
2021-01-20
2021-06-03
2021-10-28
2021-11-08
2021-11-15
2021-12-06
2021-04-14
2021-05-13
2021-01-21
2021-04-08
2021-01-05
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2021-01578
DB-2021-02845
DB-2021-01585
DB-2021-03007
DB-2020-03052
DB-2020-00220
DB-2021-00403
DB-2021-03497
DB-2021-00344
DB-2021-01110
DB-2021-01413
DB-2021-00250
DB-2021-01817
DB-2020-03474
DB-2020-02120
DB-2021-03540
DB-2021-02241
DB-2020-00543
DB-2021-04060
DB-2021-04112
DB-2020-02687
DB-2020-02859
DB-2020-02103
DB-2020-03358
DB-2020-03524
DB-2020-03568
DB-2021-02234
DB-2021-02745
DB-2020-00825
DB-2020-01261
DB-2020-03589
DB-2020-03811

Address
138 W 47TH AV
2760 HIGHBURY ST
125 W 46TH AV
336 E 45TH AV
2922 E 52ND AV
5945 MAPLE ST
92 MALTA PLACE
6161 MARGUERITE ST
5503 EARLES ST
4014 W 36TH AV
4063 W 28TH AV
3615 E 46TH AV
2643 W 33RD AV
2128 W 21ST AV
7061 ADERA ST
2246 W 20TH AV
2165 HARRISON DRIVE
1437 E 64TH AV
2345 W 20TH AV
6033 FREMLIN ST
6275 PRINCE EDWARD ST
7791 ELLIOTT ST
2488 W 35TH AV
2153 QUALICUM DRIVE
2555 E 12TH AV
6889 MARGUERITE ST
4859 PRINCE EDWARD ST
2145 W 34TH AV
3374 QUEENS AV
2223 E 54TH AV
585 E 51ST AV
2725 W 43RD AV

Issued Date
2021-09-26
2021-11-13
2021-08-27
2021-09-16
2021-03-18
2021-03-25
2021-06-17
2021-12-21
2021-05-05
2021-11-04
2021-06-03
2021-06-17
2021-11-05
2021-03-19
2021-03-19
2021-11-02
2021-08-27
2021-01-15
2021-10-08
2021-10-08
2021-01-15
2021-02-03
2021-04-23
2021-06-04
2021-06-07
2021-09-21
2021-11-22
2021-10-26
2021-01-11
2021-01-18
2021-01-28
2021-02-04
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2020-02894
DB-2021-00023
DB-2020-03876
DB-2020-03040
DB-2021-00158
DB-2021-00079
DB-2020-03467
DB-2020-04068
DB-2021-00339
DB-2021-00525
DB-2021-00503
DB-2021-01210
DB-2021-01926
DB-2021-01412
DB-2021-00752
DB-2021-01494
DB-2021-04131
DB-2021-01154
DB-2021-03687
DB-2021-01000
DB-2021-03505
DB-2020-02934
DB-2021-02750
DB-2021-02041
DB-2021-04068
DB-2021-03018
DB-2021-05110
DB-2021-00640
DB-2020-03768
DB-2021-03253
DB-2021-04588
DB-2021-01285

Address
5528 TRAFALGAR ST
536 E 53RD AV
2855 W 38TH AV
3809 W KING EDWARD AV
3570 W 27TH AV
7886 VIVIAN DRIVE
1689 W 62ND AV
6849 KILLARNEY ST
3017 COPLEY ST
2228 E 61ST AV
3838 W 14TH AV
6485 BROOKS ST
6775 RUPERT ST
2450 OLIVER CRESCENT
1546 W 62ND AV
1742 E 28TH AV
1222 W 38TH AV
562 W 62ND AV
338 E 49TH AV
7030 GRANVILLE ST
8007 ELLIOTT ST
5909 DUMFRIES ST
5188 YEW ST
1136 W 27TH AV
6112 ADERA ST
2605 PENTICTON ST
6893 RALEIGH ST
5833 SELKIRK ST
5976 INVERNESS ST
1629 E 59TH AV
6836 RALEIGH ST
3939 W 36TH AV

Issued Date
2021-02-24
2021-03-17
2021-04-12
2021-04-15
2021-04-23
2021-04-29
2021-04-30
2021-06-07
2021-06-07
2021-06-28
2021-07-15
2021-08-04
2021-09-13
2021-10-04
2021-10-07
2021-10-25
2021-10-26
2021-11-01
2021-11-09
2021-11-16
2021-11-18
2021-12-06
2021-12-16
2021-12-16
2021-12-20
2021-11-22
2021-12-23
2021-06-11
2021-05-15
2021-11-18
2021-12-09
2021-07-14
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Table 5. Laneway Permits Issued in 2021
Permit Number
DB-2021-01969
DB-2020-03065
DB-2020-03756
DB-2020-03542
DB-2021-00404
DB-2021-00984
DB-2020-04097
DB-2021-03960
DB-2021-03748
DB-2021-02653
DB-2021-01529

Address
1097 E 54TH AV
4064 W 29TH AV
3842 W 26TH AV
3256 W 22ND AV
4026 W 38TH AV
2051 HARRISON DRIVE
3214 E 44TH AV
2628 E GEORGIA ST
3245 E 25TH AV
359 E 49TH AV
3267 E 29TH AV
Total Permits:

Issued Date
2021-10-21
2021-02-01
2021-04-06
2021-04-12
2021-05-13
2021-08-09
2021-05-04
2021-10-08
2021-10-08
2021-10-08
2021-12-02
299

Footnote:
Approvals are recorded as Council approval at public hearing for
rezoning applications and DP issuance for development permit
applications
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Table 6. Coach House Permits Issued in 2021
Permit Number
DP-2018-00570
DP-2018-00771
DP-2018-01165
DP-2019-00326
DP-2019-00401
DP-2019-00846
DP-2019-00853
DP-2019-01028
DP-2020-00187
DP-2020-00304
DP-2020-00421
DP-2020-00707
DP-2020-00917
DP-2020-00936
DP-2021-00142
DP-2019-00953
DP-2020-00170

Address
1977 E 2ND AVENUE
1956 GRAVELEY STREET
324 UNION STREET
1456 W 45TH AVENUE
5595 MACKENZIE STREET
2135 NAPIER STREET
814 KEEFER STREET
1929 NAPIER STREET
2587 ADANAC STREET
5592 WALES STREET
1141 E 24TH AVENUE
233 W 15TH AVENUE
2772 W 31ST AVENUE
4063 W 14TH AVENUE
3065 W 39TH AVENUE
584 W 19TH AVENUE
1949 LARCH STREET
Total Permits:

Issued Date
3/10/2021
4/12/2021
3/30/2021
3/25/2021
1/24/2021
1/15/2021
12/6/2021
3/5/2021
3/5/2021
9/7/2021
5/26/2021
10/28/2021
9/27/2021
10/4/2021
11/12/2021
11/20/2019
8/4/2021
17

Footnote:
Approvals are recorded as Council approval at public hearing for rezoning applications and DP issuance
for development permit applications
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Table 7. Housing Approvals in 2021 with Tenant Relocation and Protection Policy Eligible Units

New Proposed Units

Addess
Townhouse Units

Strata units

Development
DP approval
RZ approval date
Stream
date
Rental units

Rental Type

# Existing
Rental Units

# TRP
Eligible
units

NMH Units

1766-1794 Frances St

84

RZ

2/11/2021

primary

27

27

1885 E Pender

64

RZ

5/18/2021

primary

31

31

8725 French

54

RZ

6/15/2021

primary

46

39

RZ

6/15/2021

primary

2

2

RZ

7/13/2021

primary

21

21

602, 610-644 Kingsway

77

546 W 13th Ave

114

1450 W Georgia St

193

8460 Ash Street & 8495 Cambie St
1640-1650 Alberni St

198

6020-6040 East Blvd
183 W King Edward Ave & 4088
Columbia St

RZ

10/12/2021

primary

162

103

524

RZ

11/18/2021

primary

54

54

0

RZ

12/9/2021

primary

66

38

7/19/2021

primary

42

37

10/21/2021

secondary

2

2

55

DP

17

RZ

3/9/2021

2010-2032 Balaclava & 3084 W 4th
Ave

35

RZ

3/24/2021

secondary

7

5

3609-3687 Arbutus

116

RZ

6/17/2021

secondary

3

1

1405 E 15th Ave

82

RZ

7/6/2021

secondary

8

1

RZ

7/26/2021

secondary

3

3

5107-5119 Main & 126 E 35 Ave
3449-3479 W41st Ave & 5664
Collingwood St

37
114

RZ

9/23/2021

secondary

5

2

325-343 W 41st Ave

95

RZ

10/5/2021

secondary

3

2

357-475 W 41st Ave

124

RZ

10/21/2021

secondary

7

3

157-163 W King Edward

17

RZ

11/23/2021

secondary

3

2

6225-6263 Yukon

26

RZ

11/23/2021

secondary

3

2

RZ

1/19/2021

secondary

3

1

RZ

10/14/2021

secondary

5

5

RZ

3/9/2021

secondary

1

1

secondary

7

5

Total Existing Units:

511

387

441-475 W 42 Ave

124

427-477 W 49 Ave

128

5910-5998 Cambie St

168

731-743 E Broadway

53

Total Proposed New Units:

152

687

1344

DP
316

2/25/2021

Table 8. Average Rents for Existing TRP Eligible Units
Studio /Bachelor (N=6)

1 Bed (N=16)

2 Bed (N=15)

3+ Bed (N=10)

$744

$1,031

$1,767

$2,591

Footnote:
*Tenancies are generally considered eligible if tenants have been living in the building for one year or more at the time of application. The TRP Policy exempts secondary rental tenancies entered into after the purchase of the property that are of a length of two years or less as of the date of the rezoning application, as well as
former owners renting back their
**Rents are collected from available applicant rent rolls
***Tenant Relocation and Protection Policy eligible units were counted for approved projects from January to December 2021 and may not yet be completed Tenant Relocation Plans. Approved projects are counted at public hearing date if approved by Council for rezoning applications and DP issuance for development permit
applications
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Executive Summary
In response to increasing concerns about housing costs and their impacts on residents across
British Columbia, the BC Provincial government introduced a new Housing Needs Report
requirement for all BC municipalities, taking effect in 2019. After the first report is received,
municipal councils must receive a report at least once every 5 years including data and analysis
on current and anticipated housing needs.
This document is a Housing Needs Report for the City of Vancouver, which includes data and
analysis on the housing situation of Vancouver residents and an accounting of current and
future housing need, based in large part on 2016 Census data. A revised Housing Needs
Report will be brought forward to Council in 2023 with updated data from the 2021 Census,
which is being released by Statistics Canada over the course of 2022.
Key Findings
Vancouver’s Housing Needs Report includes in-depth data and analysis of the housing
characteristics and needs of Vancouver residents, informed by extensive engagement with local
housing experts and senior government partners. The report identifies the following key
findings:
1. There is significant housing need in Vancouver, including unmet needs among
existing residents, as well as anticipated demand from future residents and a changing
population. Following Provincial guidance, estimates of housing need in Vancouver’s
report are presented in terms of the number of current and future households, identifying
approximately 86,000 existing households in need, and future housing demand from
approximately 50,000 anticipated households over the next ten years. Substantial
housing need in Vancouver is also demonstrated through market indicators like low
rental vacancy rates, rising rents and home prices, and waitlists for non-market housing.
2. Housing need spans across Vancouver and the region, with all regional
municipalities feeling the pressures associated with increasing demand and a
constrained housing stock. Migration from within and outside Canada and job growth are
key drivers of housing demand in Vancouver and the region, as are demographic
changes including smaller household sizes, millennial household and family formation,
and an aging population.
3. Housing needs in Vancouver are diverse, with needs identified across the full range
of household types, incomes, and occupations. Housing affordability pressures impact
many households, but fall disproportionately on households earning lower incomes and
equity-denied groups. Rising prices and rents and limited availability mean these
households face a higher risk of displacement and housing insecurity or homelessness.
4. Housing needs are not housing targets. Vancouver’s Housing Needs Report does not
identify housing targets for the specific number or type of new homes that the City
should target in ten years to meet needs. However, a decades-long shortfall in rental
and non-market housing construction and limited ground-oriented ‘Missing Middle’
options in Vancouver suggest the need for significant scaling up of these housing types,
both to accommodate needs of a growing population and to address an achievable
portion of the backlog of existing needs. Concurrent work on refreshing the existing
Housing Vancouver targets will consider housing needs identified in this report along

PLANNING, URBAN DESIGN AND SUSTAINABILITY

3

Appendix B
Page 4 of 88

with other key factors including City and partner capacity and available funding to
determine the amount and type of new supply the City will target over ten years.
Report highlights
Part 1: Vancouver Housing Profiles
Part 1 of Vancouver’s Housing Needs Report provides detailed data and analysis of the housing
characteristics of Vancouver households, including incomes, composition, age, occupations,
and migration status. Where possible, comparisons to the broader Metro Vancouver region are
integrated into the analysis. Analysis in Part 1 suggests that Vancouverites require a diverse
range of housing options to meet the breadth and diversity of household needs in the city.
Key Findings:
•

Vancouver makes up 25% of the region’s population and 29% of the region’s dwellings,
and is home to over 660,000 people as of the 2021 Census. Vancouver is growing, with
a population growth rate of nearly 5% between 2016 and 2021, adding close to 31,000
net new residents.

•

Vancouver’s economy is also growing, with significant job growth forecast in the next ten
years across sectors. A growing economy is supporting income growth overall, with
median couple incomes growing nearly 40% between 2011 and 2019 (the most recent
year with available data), and median single incomes growing by 26% in the same
period. However, even with incomes rising overall, almost 23% of Vancouver
households fell below the Census low-income measure, earning less than half of the
median Canadian adjusted after-tax income.

•

Vancouver and the region are experiencing significant housing price growth across all
types and tenures. The benchmark price for detached homes for East Vancouver has
increased by over 100% since 2010; across the region, detached home prices increased
by over 95% in the same period. While data on wealth is limited, existing analysis
suggests that access to inter-generational wealth continues to play an important role in
helping local households access ownership housing. Rents in Vancouver increased by
over 45% between 2011 and 2021, and over 50% across the region. Vacancy rates in
Vancouver and the region have remained extremely low near 1%, with the exception of
2020 during the COVID-19 pandemic. At least 2,000 people were experiencing
homelessness in March 2020, and almost 7,000 residents were living in SROs as of
2019.

•

Vancouver’s population is changing. Vancouver is a major destination for migration from
within and outside Canada, with almost 60,000 households moving to the city between
Census 2011 and 2016. The vast majority of recent migrants are renters, who tend to be
younger and earn lower incomes than existing residents. In the same period, almost
20,000 households left Vancouver to live elsewhere in Metro Vancouver; these
households tended to be higher-income working-age couples with or without children,
looking for ownership opportunities. Vancouver is also experiencing the same
demographic shifts taking place across Canada, including an aging population and a
growing cohort of family-age millennials.
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•

Vancouver is a leader in the region in terms of housing delivery, particularly when it
comes to delivering new rental housing. However, both Vancouver and the region are
still making up for a decades-long shortfall in rental and non-market housing delivery.

Part 2: Community Profiles
Part 2 of Vancouver’s Housing Needs Report explores housing information specific to
communities disproportionately impacted by housing insecurity. These include Indigenous
people, low-income households, lone parents, persons with activity limitations, racialized
individuals, seniors, at-risk youth. While the challenges created by a tightening housing market
are being felt across the city, certain demographic groups are being impacted more than others,
reflecting the need for tailored approaches to address needs.
Key Findings:
•

Equity-denied groups including Indigenous and racialized households, renting seniors,
lone-parent households, and people with accessibility needs are disproportionately
represented among low-income households facing housing insecurity.

•

Access to ownership opportunities varies significantly among communities. Seniors in
Vancouver have a high rate of homeownership relative to the general population, as do
white households. We also observe high homeownership rates among persons of
Chinese and South Asian identities, compared to a higher share of renters among Arab,
Latin-American and Black people. Low-income households are disproportionately likely
to be renters.

•

Indigenous households face unique housing challenges rooted in the legacy of
colonialism. Indigenous households are disproportionately renters, and almost half of
Indigenous households spend 30% or more of their income on shelter. These needs are
reflected in work by local First Nations and groups like the Aboriginal Housing
Management Association (AHMA) to advocate for partnerships to deliver secure,
affordable housing for Indigenous people in Vancouver and the region.

•

Homelessness and housing insecurity remain significant issues in Vancouver, impacting
a diverse population group. People who are Indigenous and Black continue to be
overrepresented among those experiencing homelessness, as are members of the
2S/LGBTQIA+ community. Many experience homelessness for the first time at a young
age, making homelessness an important youth housing issue.

Part 3: Current housing need and future housing demand in Vancouver
Part 3 of Vancouver’s Housing Needs Report responds to Provincial requirements to identify
and estimate current and anticipated housing need in Vancouver. This part of the report outlines
the key indicators that make up the City’s estimates, outlines data sources used, and highlights
potential limitations.
Analysis in part 3 identifies diverse sources of existing need, including existing residents in
unaffordable, unsuitable, or inadequate housing, and residents who are experiencing
homelessness or living in a Single-Room Occupancy hotel (SRO). The report also explores key
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drivers of future housing demand including population growth from jobs and migration, and
population changes due to demographic trends and shrinking households. Finally, the report
identifies and estimates unmet needs not accounted for in Census data or projections.
Estimates from these various sources suggest a significant overall level of current need and
future demand.
Housing Needs vs. Housing Targets: Estimates of housing need in this report should not be
interpreted as targets for the amount or type of housing to address needs. Housing needs are
important for informing housing targets; however, targets are also determined by other important
factors such as City and partner development capacity, senior government funding available,
and trade-offs with other Council and City priorities.
Key Findings
•

Current housing need from existing households: Approximately 77,000 households in
Vancouver are experiencing housing need due to unaffordable, unsuitable, or
inadequate housing, as reported in 2016 Census data, plus approximately 2,000
individuals experiencing homelessness and 7,000 people living in Single-Room
Occupancy (SRO) hotels.

•

Anticipated future housing demand from a growing and changing population 1: The
Housing Needs Report includes a projection of approximately 50,000 additional
households (~85,000 people) in Vancouver over the next ten years, representing future
housing demand. This projection is based on the City’s ten-year development forecast of
anticipated completions and recent household formation trends from Census data. The
actual level of population growth in Vancouver will depend on factors including economic
and job growth, housing market forces, migration to Vancouver from within and outside
Canada, and changes in dwelling growth not accounted for in the development forecast.

•

Other sources of unmet need: Vancouver’s assessment of current housing need also
considers other sources of unmet housing need not directly accounted for in Census
data or projections, such as changing household formation or households leaving the
city, as well as indicators of a constrained housing system like persistently low rental
vacancy rates and rising rents and prices. These other sources of housing need are
challenging to quantify and involve potential double counting with other categories of
need; an initial estimate suggests approximately 20,000 homes are required to address
these additional unmet needs.

1

Provincial legislation asks municipalities to report the “number of housing units to meet current housing needs and
anticipated needs for at least the next five years.” For the purposes of this Housing Needs Report, Staff have used
the terminology of “future housing demand” in place of “anticipated housing need,” noting that future demand more
clearly captures the difference between existing households experiencing need vs. demand from new households.
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FIGURE 1 - ILLUSTRATION OF CURRENT NEED AND FUTURE DEMAND ESTIMATES FOR VANCOUVER
(2022-2032)

Current need
Future demand
~77,000 households living in
unaffordable, unsuitable or inadequate
housing
~2,000 people who are homeless and
~7,000 people living in an SRO

~50,000 new households
projected in 10 years from a
growing and changing
population

~20,000 households experiencing other unmet needs
*Overlaps with other categories

•

Caveats and Data Limitations: Analysis in Part 3 emphasizes that housing need and
demand numbers should be interpreted as estimates based on available data. They are
not comprehensive and involve limitations and risk of double counting. Estimates are
instead intended to represent the order of magnitude and basic characteristics of
households experiencing need for affordable, suitable, and adequate housing now and
in the future.

Conclusion
This Housing Needs Report provides data on housing needs in Vancouver, using the most
recent available data. Staff plan to bring back an updated Housing Needs Report in 2023,
following the release of all 2021 Census data. This needs assessment will also be used as a
basis for consultation and engagement with stakeholders, experts, and the community over the
coming months. Consultation will focus on learning whether the lessons of this report resonate
with Vancouver residents; and specifically how to reflect the needs of equity-denied
communities in Vancouver, whose experiences are often under-reported or absent in
conventional data sources.
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Introduction
Vancouver is the economic centre of the Metro Vancouver region, one of Canada’s fastestgrowing regions due to its natural setting, amenities, and access to jobs and leading postsecondary education institutions.
Vancouver is also known for its high and escalating home prices. From 2011 to 2021, the
benchmark price of a single detached home increased by nearly 110% (MLS HPI®, Vancouver
East). 2 As well, average rents in purpose-built rental increased by 46% over the same period
(CMHC). Rising home prices and rents are a significant concern to many Vancouverites, who
see affordability as a barrier to maintaining secure housing and staying in the city long-term.
People from equity-denied communities – including residents who are Indigenous and Black;
seniors; lone-parent households; and 2S/LGBTQIA+ – experience intersecting challenges and
report being at especially high risk of being priced out of Vancouver, and are overrepresented
among Vancouverites experiencing housing insecurity or homelessness.
Overview and document structure
This Housing Needs Assessment is intended as a companion to the Housing Vancouver Data
Book, which contains data and analysis on Vancouver’s housing stock, market trends, and
housing demand. Building on the Housing Vancouver Data Book, Vancouver’s Housing Needs
Report contains data and analysis in three parts.
•

Part 1 provides an overview of the housing situation of Vancouver residents across the
spectrum of incomes, household types, ages, and migration status, drawing primarily on
Census data. The analysis includes information on tenure and household characteristics;
locations and structure types; and affordability over time. Part 1 also includes an
overview of housing delivery trends in Vancouver. This data is intended to build on
analysis in the 2019 Housing Vancouver Data Book, and includes references to the Data
Book for further reading.

•

Part 2 details profiles of need among specific communities and equity-denied groups in
Vancouver – aiming to address some of the gaps in knowledge insufficiently captured in
conventional data sources.

•

Part 3 identifies and estimates existing housing need and future housing demand in
Vancouver, as required by the Province. This section also addresses other sources of
housing need not captured in Vancouver’s estimates, like low vacancy rates and families
leaving Vancouver, as well as key drivers of future housing demand, including job
growth, immigration targets, and demographic changes. Part 3 also includes statements
of housing need required by the Province to highlight needs for specific types of housing
or key communities.

2

Benchmark price established by MLS Housing Price Index® and reported monthly by the Real Estate Board of
Greater Vancouver
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Process – Current and future
Provincial Housing Needs Report legislation requires local governments to collect data, analyze
trends and present reports that describe current and anticipated housing needs in B.C.
communities at least once every five years. Appendix A of this needs report includes
Vancouver’s completed Housing Needs Summary Form, as required in the legislation. Required
collected data has been prepared for the City of Vancouver by Metro Vancouver Staff,
supplemented by City Staff with additional data, and is available in a separate document on the
City of Vancouver website. 3
This Housing Needs Report is intended to satisfy the first Provincial Housing Needs Report
deadline in April 2022 and meets all requirements in the Vancouver Charter and its regulations.
Vancouver City staff plan to deliver an updated Housing Needs Report in 2023, following the
release throughout 2022 of updated census data from the 2021 Census.
This needs assessment will also be used as a basis for consultation and engagement with
stakeholders, experts, and the community over coming months. Consultation will focus on
learning whether the lessons of this report resonate with Vancouver residents; and specifically
how to reflect the needs of equity-denied communities in Vancouver, whose experiences are
often under-reported or absent in conventional data sources.
Connecting needs to action
Identifying housing need is an important step, but not an end in itself. The Housing Vancouver
Strategy commits Vancouver to several key actions aimed at addressing needs across the
spectrum of incomes. These actions include increasing the supply of priority housing types like
rental, non-market, and ground-oriented ‘Missing Middle’ housing; ensuring homes in
Vancouver are used as secure homes for current and future residents; protecting the existing
affordable rental stock and scaling up the non-market housing sector; supporting Indigenous
housing and wellness; and providing the necessary supports to people experiencing or at risk of
homelessness. Further detail on Vancouver’s actions on housing is available in the Housing
Vancouver Strategy. 4

3
4

https://vancouver.ca/people-programs/provincial-housing-needs-report.aspx
https://council.vancouver.ca/20171128/documents/rr1appendixa.pdf
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Part 1 | Vancouver Household Profiles
Vancouver is home to a diverse population, with people of all incomes, ages, backgrounds, and
household types. A first step to understanding the housing needs of Vancouver’s diverse
households is examining the housing characteristics of Vancouver’s population.
This section should be read as a companion to the 2019 Housing Vancouver Data Book. The
2019 Data Book includes data on Vancouver’s housing stock (pp. 39-81), housing growth and
demand (pp. 83-105), and household characteristics and affordability (pp. 107-163).
Section Overview
This section provides information about the characteristics of Vancouver households, their
housing situation, and the broader housing affordability context in Vancouver. It first profiles the
composition, age, incomes and occupations of households living in Vancouver, as well as their
housing tenure and the type of buildings they occupy. Next is an overview of migration trends
into and out of Vancouver in recent years, focusing on the characteristics of new arrivals and
people leaving the city. Finally, the section ends with an overview of the characteristics of lowincome residents and people facing housing insecurity, as well as data on housing delivery in
Vancouver in recent years.
Key Findings
•

Vancouver makes up 25% of the region’s population and 29% of the region’s dwellings,
and is home to over 660,000 people as of the 2021 Census. Vancouver is growing, with
a population growth rate of nearly five% between 2016 and 2021, adding close to 31,000
net new residents.

•

Vancouver’s economy is growing, with significant job growth forecasted in the next ten
years across sectors. A growing economy is supporting income growth overall, with
median couple incomes growing nearly 40% between 2011 and 2019 (the most recent
year with available data), and median single incomes growing by 26% in the same
period. However, even with incomes rising overall, almost 23% of Vancouver
households fell below the census low-income measure, earning less than half of the
median Canadian adjusted after-tax income.

•

Vancouver and the region are experiencing significant housing price growth across all
types and tenures. Benchmark detached home prices for Vancouver East have
increased by over 100% since 2010; across the region, detached home prices increased
by over 95% in the same period. While data on wealth is limited, existing analysis
suggests that access to inter-generational wealth continues to play an important role in
helping local households access ownership housing. On the rental side, rents in
Vancouver increased by over 45% between 2011 and 2021, and over 50% across the
region. Vacancy rates in Vancouver and the region have remained extremely low near
1%, with the exception of 2020 during the COVID-19 pandemic. At least 2,100 people
were experiencing homelessness in March 2020, and almost 7,000 residents were living
in SROs as of 2019.

•

Vancouver’s population is changing. Vancouver is a key destination for migration to the
region from within and outside Canada, with almost 60,000 households moving to the
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city between Census 2011 and 2016. The vast majority of recent migrants are renters,
and tend to be younger and earn lower incomes than existing residents. In the same
period, almost 20,000 households left Vancouver to live elsewhere in Metro Vancouver;
these households tended to be higher-income working-age couples with or without
children, looking for ownership opportunities.
•

Vancouver is a leader in the region in terms of housing delivery, particularly when it
comes to delivering new rental housing. However, both Vancouver and the region are
still making up for a decades-long shortfall in rental and non-market housing delivery.

Data sources and limitations
This section provides an overview of the housing situation of Vancouverites, largely from census
data. Additional data is sourced from municipal records, Canada Mortgage and Housing
Corporation (CMHC), Real Estate Board of Greater Vancouver (REBGV), Province of British
Columbia, BC Housing, Metro Vancouver, Statistics Canada’s Canadian Housing Statistics
Program, Taxfiler tables (T1FF) etc. Data presented in this report may thus be valid for different
reference dates: most of the latest census data will be as of May 2016, except for a few
population figures available for the 2021 Census. 5 CMHC’s rental market report provides data
as of October 2021. REBGV’s housing market indicators are updated monthly, while family
income data from Taxfiler statistics are available as of 2019 (custom dataset provided by
Community Data Program).
Most data presented in this section is provided at the level of dwellings or households, as the
main variables regarding dwelling units are tied to households rather than individual persons.
Variables including age, ethnicity, and migration status are linked to the primary household
maintainer (PHM). 6
While Statistics Canada provides data on incomes via taxfiler tables up to 2019, most of the
income data used in this report comes from Census 2016 in order to relate to other household
variables from the census. Data sources on wealth, a key dimension for ownership and
affordability analysis, are very limited.
In this report, “tenure” refers to the type of arrangement through which a person or household
has the right to occupy a dwelling unit. The most common types of housing tenure in Vancouver
are rental and owner-occupancy. For census data, Statistics Canada considers a household to
own their dwelling if at least one member is the official property owner, regardless of the
presence of a mortgage. Households that rented their dwellings include households in
subsidized housing or receiving rent supplements. Other forms of private tenure not specified in
census data such as co-operatives are considered in the renting category.

5 The remainder of the Census 2021 results will be released progressively throughout 2022 and custom datasets in
2023.
6 Statistics Canada defines the Primary Household Maintainer as the “first person in the household identified as
someone who pays the rent or the mortgage, or the taxes, or the electricity bill, and so on, for the dwelling. In the
case of a household where two or more people are listed as household maintainers, the first person listed is chosen
as the primary household maintainer.” For more information: https://www12.statcan.gc.ca/censusrecensement/2016/ref/dict/households-menage020-eng.cfm
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In this report, the Census Metropolitan Area (CMA) of Vancouver is referred to as “Metro
Vancouver” or “the region” for clarity, and the City of Vancouver (Census Subdivision, CSD) as
simply “Vancouver” or “the city”.

1. Population Profile
As of Census 2021, Vancouver was home to 662,248 residents, up from 631,486 in Census
2016. Vancouver also counted 305,336 private dwellings occupied by usual residents, up from
283,915 in 2016. Below are high-level population statistics for Vancouver and the region from
Census 2021 and 2016:
TABLE 1 - POPULATION PROFILE KEY STATISTICS
2021 Population

662,248 (+14.6% since 2006)

2021 Private dwellings occupied by
usual residents (proxy for households)

305,336 (+20.5% since 2006)

2016 Average Household Size

2.18 (2.25 in 2006)

2016 Median Age

2016 Share of Seniors (65+)
2021 Vancouver Population
as Share of Region
2016 Vancouver Households
as Share of Region
2016 Vancouver Employment
as Share of Region

39.9 (Vancouver)
40.9 (Metro Vancouver)
15.5% (Vancouver)
15.7% (Metro Vancouver)
25%
29.5%
33%

Source: Census 2016, Census 2021

For more details, please refer to additional data collected as part of the provincial
requirement.

2. Owner and Renter Households
The share of households renting in Vancouver has grown in recent census periods and
represented more than half of the total households (53%) as of Census 2016:150,745
households in Vancouver were renting and 133,160 households owned their homes.
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Most renter households in Vancouver lived in non-subsidized housing, with only about 14% of
renters living in subsidized rental units. Just over half (53%) of Vancouver homeowners had a
mortgage on their property, with the remaining 47% living without a mortgage.
Conversely, the number of persons in households who owned their homes is greater (55%) than
in renter households (45%). This is because owner households were composed of an average
of 2.54 persons (including children), while renter households have an average size of 1.86
persons.
Co-operatives are included with rented dwellings in census data, making it difficult to isolate
statistics for households living in co-ops specifically. However, based on the City of Vancouver
non-market housing inventory, 129 co-ops across the city are home to approximately 6,300
dwelling units as of December 2021.
Limited data is available on other types of housing tenure, such as co-housing, collective
dwellings, etc.
FIGURE 2 – HOUSING TENURE OF HOUSEHOLDS, VANCOUVER
Renter Households
Subsidized
160,000

Not subsidized

136,135

140,000
Number of
households

80,000
60,000

131,540

117,125

130,020

40,000
20,000
0

2006

With mortgage

Without mortgage

150,750

120,000
100,000

Owner Households

19,010

20,725

2011

2016

121,825

128,435

133,155

57,115

61,270

62,395

64,710

67,165

70,760

2006

2011

2016

Source: Census 2006, Census 2011, Census 2016

For more details, please refer to the 2019 Housing Vancouver Databook 7 (p. 108).
On average across household and family types, owner households tend to earn higher total
incomes than renters: In 2016, the median household income was $88,431 for owners
compared to $50,250 for renter households. However, in both categories, incomes of all levels
can be found, from extremely low (under $15,000 a year) to very high (over $250,000 a year).
The distribution of household incomes by tenure as of Census 2016 confirms that owner
households tended to have higher incomes, with more than half (55%) earning $80,000 and
over annually, compared to 28% for renter households. On the other end of the spectrum, 32%
7

https://vancouver.ca/files/cov/2019-housing-vancouver-annual-progress-report-and-data-book.pdf
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of renter households earned less than $30,000, compared to 14% of owner households. Limited
data on wealth among current households prevents analysis of the impact on generational
wealth on housing affordability.
FIGURE 3 - INCOME DISTRIBUTION OF HOUSEHOLDS, VANCOUVER
100%
90%

Share of households

80%

7%
21%

25%

70%
60%

$150,000 and over

22%

30%

$50,000 to $79,999

50%
40%

18%

30%
20%
10%
0%

$80,000 to $149,999
$30,000 to $49,999

19%

$15,000 to $29,999
Less than $15,000

18%

13%

14%

8%
5%

Rented

Owned

Source: Census 2016

3. Household Composition
Household types
One of the main factors to explain the income differences between owners and renters is
variation in household composition. Census data shows that owner households are much more
likely to be couples, often with a dual income, with or without children. A much greater
proportion of renter households are singles, followed by couples with no children. Differences in
household composition have a great impact on income level, purchasing power, and
affordability.
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FIGURE 4 - HOUSEHOLD TYPES 8 BY TENURE, VANCOUVER
80,000

Number of Households

70,000
60,000

Couple with children

50,000

Couple without children
Single-parent family

40,000

Multiple-family household

30,000

One-person household

20,000

Roommates

10,000
0

Renter Households

Owner Households

Source: Census 2016

TABLE 2 – MEDIAN HOUSEHOLD INCOME BY HOUSEHOLD TYPE, VANCOUVER
Couples
Couples with Children
Lone-parent families
Multiple-family households
Single person
Roommates
Total

Renter
$80,359
$85,317
$44,318
$104,620
$31,907
$58,821
$50,250

Owner
$107,486
$126,898
$65,588
$133,392
$52,519
$73,966
$88,431

Source: Census 2016, Custom cross tabulation for the City of Vancouver

In both tenure categories, household income distributions suggest the impact of having a dual
versus a single income on overall household incomes. Fifty-two percent (52%) of renting couple
households and 69% of owner couple households earned over $80,000 a year. Single-income
households like lone parents and single persons typically have lower incomes, particularly if
they are renters. Over 80% of both lone-parents and lone-persons without children made less
than $80,000.

8

The “roommates” category refers to adults living together who are not part of a census family. A census family is
defined by Statistics Canada as “a married couple and the children, if any, of either and/or both spouses; a couple
living common law and the children, if any, of either and/or both partners; or a lone parent of any marital status with at
least one child living in the same dwelling and that child or those children.”
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FIGURE 5 - INCOME DISTRIBUTION OF RENTER HOUSEHOLDS BY HOUSEHOLD TYPE, VANCOUVER
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Source: Census 2016, Custom cross tabulation for the City of Vancouver

FIGURE 6 - INCOME DISTRIBUTION OF OWNER HOUSEHOLDS BY HOUSEHOLD TYPE, VANCOUVER
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Single persons made up a much higher proportion of renter households than owner households,
representing 48% and 28% of households respectively. Among single renters, 68% earned less
than $50,000, compared to 48% for single owners. The high representation of singles among
renters is a key contributor to the relatively low average income of renters compared to owners
across all households. For this reason, it is important to include analysis by household type in
income and affordability analyses.
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Age groups
Another factor of difference between tenures is age and stage in the life cycle of households.
Here we look at age of the Primary Household Maintainer (PHM). Overall, renter households
tend to be younger than owner households, likely because younger people are more likely to be
students or early on in their careers, without sufficient income or savings to support
homeownership.
The following points look at how age and tenure vary across household types, looking at
singles, couples, families, and roommates:
•

Among single-person households, renters tended to be younger, with 34% of renting
singles under 35 years old and 19% over 65. Conversely, single owners were more likely
to be seniors: 17% of single owners are under 35 and 36% are over 65 years old.

•

Among couples without children, owner households were likely to be older: 43% of
owner couples without children were over 65 years old in 2016 and 13% under 35.
Almost half (52%) of the couples who rent were under 35 years old and 11% over 65.

•

Among couple families with children, the largest age groups for owners is the 45-54
years old (35%) and for renters, the 35-44 years old (38%).

•

Among households comprised of two or more persons who were not a census family
(i.e. roommates), the vast majority of renter households were concentrated in younger
age groups 15 to 34 years old. Note that 11% of renter households were made up of 2+
persons not in a Census family, compared to 3% of owner households.

FIGURE 7 - AGE DISTRIBUTION OF PRIMARY HOUSEHOLD MAINTAINERS BY TENURE, VANCOUVER
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Source: Census 2016, Census 2016, Custom cross tabulation for the City of Vancouver

The relationship between age, higher incomes, and housing tenure is further supported by the
income distribution of owner and renter households by age group. Most renter households
across all age group earned less than $80,000 a year, from 62% of 35-44 year-olds to 88% of
PLANNING, URBAN DESIGN AND SUSTAINABILITY
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65+ and 90% of 15-24 year-olds. There is greater income diversity among owners, with higher
proportions of middle and high incomes in working-age groups 35 to 54 years old and senior
age groups (65+).

4. Employment and Economic Sectors
The Labour Force Survey released monthly by Statistics Canada provides regular data on the
labour market at regional level. In February 2022, the unemployment rate in Metro Vancouver
was 5.2%, down from 7.8% in February 2021, a sign of economic recovery in the wake of
COVID-19. For reference, unemployment was 4.3% in February 2020 just before the pandemic.
The overall labour participation rate (share of population 15 years and older participating in the
labour force) has recovered to pre-COVID levels, at 67.2% in February 2022. Today, Metro
Vancouver counts more jobs than it did prior to the pandemic.
FIGURE 8 - TOTAL EMPLOYMENT, METRO VANCOUVER
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Source: Statistics Canada, Labour Market Survey, February 2022

Vancouver and the region are experiencing significant economic growth and diversification.
From being a primarily resource-based economy in the mid-20th century, Vancouver has shifted
to a largely professional, knowledge and service-based economy, with professional, technical
and scientific services (includes a large portion of the tech sector) as well as retail trade
representing the fastest-growing sectors (+11,000 and +8,300 jobs respectively between 2006
and 2016). 9 Overall, the city is expecting to add up to 121,000 jobs by 2031 (compared to
2016), according to a study by Hemson commissioned by the City of Vancouver.
There is significant variation in incomes within industries. For example, the regional median
income for professional, scientific and technical services is $52,130; however, this sector
9 Further data on Vancouver’s largest and fastest growing industries is available here:
https://vancouver.ca/files/cov/1-1-economic-structure-employment-characteristics-of-vancouver.pdf
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includes positions in management or technical services, as well as entry-level or casual
positions in administration or sales. It also includes a large portion of tech workers, who earn
much higher salaries than the overall average.
Vancouver continues to be a preferred location for employers to locate within the region, with
approximately 65% of regional office space currently under construction located in the city
(Source: Colliers Office Market Report, 2021). However, in a survey from the Employment Land
and Economy Review (ELER), business owners identified housing unaffordability in Vancouver
as one of the biggest obstacles for economic development. Businesses face challenges
attracting and retaining workers as they cannot find or afford housing or childcare close to work.
We therefore observe a high number of job vacancies, despite a falling unemployment rate.
Among other things, this might further indicate that housing affordability can have a major
influence on where people choose to locate.

5. Mobility and Migration
Statistics Canada defines mobility as the status of a person on Census day in relation to their
place of residence on the same date one or five years earlier. Migration refers to a person’s
move from one city or town to another. Here we analyze the five-year mobility and migration of
households through the status of primary household maintainers between 2011 and 2016.
In 2016, almost half of Vancouver households had moved at least once in the five years prior to
Census. Among these mover households, 56% moved within Vancouver (“internal movers”),
27% moved from another municipality in Canada (“internal migrants”) and another 17% from
abroad (“external migrants”).

Migrants moving to Vancouver
Generally, inter-provincial migrants tend to spread throughout BC but international migrants
tend to move to large urban centres like Metro Vancouver, where jobs, services and community
supports are located. Forty percent (40%) of new households who moved to Metro Vancouver
settled in the City of Vancouver, and approximately 60,000 households moved to the city from
within or outside of the region.
The vast majority of all internal and external migrants to Vancouver rented their dwellings
(78%). Migrants to Vancouver tended to earn lower incomes compared to all Vancouver
households, with 67% of them under $80,000 per year (compared to 39% for overall Vancouver
households). One factor for this is that migrants to Vancouver tended to be younger, with 77%
under 45 years old, likely including students living in private dwellings. Forty-five percent (45%)
of migrants were couples and families, 41% were single persons and 14% were roommates
(two or more people who are not part of a family by census definition). Most migrants moved
into dwellings located in apartments in multi-unit structures, and 88% lived in dwellings built
prior to 2011.
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FIGURE 9 - AGE OF PRIMARY HOUSEHOLD MAINTAINERS WHO MIGRATED TO VANCOUVER BETWEEN
2011 AND 2016
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Source: Census 2016, Custom cross tabulation for the City of Vancouver

FIGURE 10 - INCOME DISTRIBUTION OF HOUSEHOLDS WHOSE PRIMARY HOUSEHOLD MAINTAINERS
MOVED TO VANCOUVER BETWEEN 2011 AND 2016
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Source: Census 2016, Custom cross tabulation for the City of Vancouver

Among external migrants coming from outside Canada, 37% of those coming to the Metro
Vancouver region settled in Vancouver. A third of households whose primary maintainer was an
external migrant in 2016 were single persons, while couples with children accounted for 21%
and couples without children for 24%. Correspondingly, the majority of external migrants were
younger with the largest age groups being 25-34 years old (43%), likely international students
and young workers. Ninety-one percent (91%) of this age group rented their dwellings. Owner
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households were more distributed among working-age groups, with the 45-54 year-olds making
up the largest share (28%).
Overall, the median income for external migrants was $43,363, lower than for internal migrants
and for all Vancouver households ($65,421). For both owners and renters, 73% of external
migrant households earned under $80,000, which was a higher share than for all Vancouver
households (59%). A higher share of external migrant owners earned incomes above $150,000
(15%) compared to renters (8%).
FIGURE 11 - TENURE OF HOUSEHOLDS WHOSE PRIMARY HOUSEHOLD MAINTAINERS MIGRATED TO
VANCOUVER FROM ABROAD BETWEEN 2011 AND 2016
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Source: Census 2016, Custom cross tabulation for the City of Vancouver

TABLE 3 - MEDIAN HOUSEHOLD INCOME BY MOBILITY STATUS OF PRIMARY HOUSEHOLD MAINTAINERS
BETWEEN 2011 AND 2016 AND SELECT HOUSEHOLD TYPE
Couple with children

Single person

Non-mover

$120,456

$37,468

Non-migrant (moved within Vancouver)

$111,696

$40,748

External migrant

$65,387

$24,029

Migrant from within Metro Vancouver

$108,304

$45,945

Migrant from outside Metro Vancouver

$112,333

$41,038

Total

$111,447

$38,646

Source: Census 2016, Custom cross tabulation for the City of Vancouver

Households moving within Vancouver
Between 2011 and 2016, nearly 77,000 households residing in Vancouver moved at least once
to another dwelling within Vancouver. As was the case for migrant households, a majority of
mover households were renters (66%) and primary household maintainers tended to be under
45 years old (62%). The household composition of internal movers was roughly equally
distributed between singles and roommates (48%), and couples and families (52%).
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Internal movers within Vancouver tended to earn slightly higher incomes than newcomers to
Vancouver, with 59% earning under $80,000 (67% for migrant households), and 15% earning
over $150,000 (10% for migrant households). Among movers within Vancouver, 15% lived in a
dwelling that was recently built between 2011 and 2016, compared to 12% of migrants to
Vancouver. More information on movers into newly constructed housing is in the sidebar, “Who
lives in new housing?”

Households Leaving Vancouver
Between 2011 and 2016, approximately 40,000 households moved out of Vancouver to live in
another part of Canada. Half of these households moved to another municipality within Metro
Vancouver (19,815 households). These households tended to be of working age (76% between
25 and 54 years old) and were couples with or without children (70%). Fifty-one percent (51%)
of households who left Vancouver to the rest of the region earned under $80,000, with singleperson households and renter households particularly represented in that income range. As
well, 64% of households who moved to another part of Metro Vancouver owned their new
dwellings in 2016. From this, we can surmise that these families are moving to places where
they can afford to purchase suitable housing to meet their needs as well as find security of
tenure. Personal preferences may also play a role in choosing to locate further from the urban
core.
FIGURE 12 - INCOME DISTRIBUTION OF HOUSEHOLDS BY MOBILITY STATUS OF PRIMARY HOUSEHOLD
MAINTAINERS BETWEEN 2011 AND 2016
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SIDEBAR: WHO LIVES IN NEW HOUSING
A common misconception is that newly constructed housing does not serve existing
residents. New housing tends to command higher rents and prices compared to existing
housing, and a common concern is that these prices are out of reach for local incomes.
However, Census data reveals that newly constructed housing in fact largely serves
existing residents. In 2016, 21,655 Vancouver households lived in housing built in the
previous five years. Of these households, 14,220 households (66%) were existing residents
who were already living in Vancouver in 2011; the remaining 35% were new migrants to
Vancouver (21% having moved from another municipality in Canada and 14% having
moved from abroad).
Households moving into new housing tended to earn slightly higher incomes than the
overall population, with an overall median household income of $69,991 compared to the
city average of $65,421. Looking at the tenure and composition of households moving into
newly-constructed housing, 46% of households rented their new dwellings and 54% owned
them; and 25% were families with children (compared to 20% in older housing).
This data suggests a more nuanced role of newly constructed housing within Vancouver’s
housing system. When existing higher-income residents move to newly constructed
housing, they free up existing and often more affordable dwelling units in the rest of the
housing stock, making them available for other households moving within the city or from
elsewhere. This process is sometimes referred to as ‘filtering’ or vacancy chains.

6. Dwelling Type and Location
Census data allows us to look at the type of dwelling Vancouverites live in, as well as the
location of their homes.
In 2016, the vast majority (77%) of renter households lived in apartments in multi-unit
structures 10 compared to 44% of owner households. Approximately one-quarter (26%) of owner
households in Vancouver lived in a single detached house, compared to 4% of renter
households. Looking at ground-oriented forms of housing more generally (including semidetached houses, row houses, and Census duplexes), 56% of owner households fall into that
category compared to 23% of renter households. 11

10

Combination of two census categories: “Apartments in a building that has five or more storeys” and “Apartments in
a building that has fewer than five storeys”. More information on definitions of structure types used in the census can
be found here: https://www12.statcan.gc.ca/census-recensement/2016/ref/guides/001/98-500-x2016001-eng.cfm
11
Note that in the census, ‘duplex’ refers to two units arranged vertically – which in Vancouver typically refers to a
single detached home with a basement suite. A typical Vancouver duplex would fall into the “Semi-detached house”
category, while a multi-plex, multiple conversion dwelling or multiple-suited home with more than two dwellings would
be considered an apartment within a building of less than five storeys.
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The same predominance of ground-oriented housing for owner households and apartments in
multi-unit structures for renters can be observed across all income ranges, including among
higher incomes. Sixty-nine percent (69%) of owner households who earned over $150,000 lived
in ground-oriented housing, compared to 32% for renter households in that income band.
FIGURE 13 - DWELLING TYPE BY TENURE, VANCOUVER
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*One of two dwellings located one above the other, per Statistics Canada. Source: Census 2016

The majority of renters live in apartment areas, such as those near Downtown, the Broadway
Corridor and East Vancouver. Owners are more concentrated in the West and South sides,
reflecting the distribution of ground-oriented and apartment types of housing across the city.
For more details and maps, please refer to the 2019 Housing Vancouver Databook (p.
119-124).
Families with children generally tended to be located in areas with more ground-oriented
housing forms on the East side of the city, although they represented a higher proportion of the
local population on the West side. They were also present in similar numbers in Downtown and
Kitsilano, as in the Sunset and Killarney local areas. Single persons represented a vast majority
of households in central areas including Downtown and the West End, Mount Pleasant, Fairview
and Kitsilano.
For more details and maps, please refer to the 2019 Housing Vancouver Databook (p.
112-115).
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7. Low income households and households at risk of or
experiencing homelessness
Even as median household incomes have increased over time in Vancouver, many residents
have very low incomes relative to major expenses like housing, and face intersecting barriers
and challenges. With rising housing costs, many of these households are experiencing a
heightened risk of housing insecurity and may be at risk of or experiencing homelessness.

Households experiencing homelessness
The latest homeless count showed that at least 2,095 people were experiencing homelessness
in Vancouver in March 2020. 12 This number decreased between 2017 and 2020 (-2%) but was
32% higher than 10 years prior. Individuals experiencing homelessness in Vancouver
represented 58% of all individuals experiencing homelessness in the Metro Vancouver
homeless count. For comparison, Vancouver represents approximately 25% of Metro
Vancouver’s overall population. The data showed that in Metro Vancouver, the total number of
people experiencing homelessness in 2020 was consistent with 2017 (+1%), after increasing by
30% between 2014 and 2017.
Point-in-Time (PiT) counts have been conducted in Metro Vancouver every three years since
2002 and annually in the City of Vancouver since 2010. 13 Homeless counts provide a 24-hour
point in time snapshot of the minimum number of people experiencing homelessness in
Vancouver. Due to the nature of the methodology, some people may be less likely to be
included in the count such as women, youth, and those experiencing hidden homelessness.
While it is recognized that the PiT Count is an undercount, decision-makers, funders and
community agencies have relied on count data to understand trends in homelessness.

12 People who did not have a place of their own where they could expect to stay for more than 30 days and did not
pay rent.
13 The City of Vancouver did not conduct a PiT count in 2021 or 2022 due to the COVID-19 pandemic.
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FIGURE 14 - VANCOUVER HOMELESSNESS TRENDS, 2010-2020
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Residents currently without a home, staying temporarily with friends or family, fleeing violence
and/or at high risk of losing their homes, need to be able to access emergency services such as
shelters, transition houses, or transitional housing. In 2021, there were 31 year-round shelters
operating in Vancouver with over 1,350 spaces available. Additionally, during the winter months
there were additional sites open through temporary winter shelters, 14 Extreme Weather
Response (EWR) shelters, 15 and Warming Centres. 16

Households living in Single Room Occupancy (SRO) Housing
SROs play an important role in Vancouver’s low-income housing stock and act as housing of
last resort before homelessness for many of the poorest residents. SRO buildings are typically
over 100 years-old and contain small, 10’ x 10’ rooms with shared bathrooms and kitchen
facilities. The mix of residents in buildings also varies depending on income levels, social and
health support needs, but SROs predominantly house Vancouver’s (and B.C.’s) lowest-income
and most marginalized residents. The long-term policy is to replace this outdated housing
typology with studio apartments or self-contained (includes a kitchen and bathroom) social
housing. Based on the most recent Low-Income Housing Survey, there are nearly 7,000
residents currently living in approximately 157 SRO buildings in the Downtown Eastside (DTES)
and Downtown South.

14 Temporary winter response shelters are in addition to the permanent and temporary shelter beds that operate 365
days a year. Temporary winter shelters open every night between November 1st and March 31st.
15 EWR shelters provide time-limited, weather responsive (activated during periods of excessive rain or wind and/or
zero or feels like zero degrees Celsius), temporary shelter during extreme weather conditions.
16 Warming Centres are activated when the temp reaches -5 degrees Celsius (or feels like -5). Warming centres may
be in community spaces, drop in centres, or other available locations. These are not shelters, as there are no beds or
mats, but are activated by the City. Warming Centres provide a place for individuals who may not traditionally access
shelter space to go inside when weather outside is extreme.
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Low-Income Households
The 2016 Census reports 65,860 households falling below the Low-Income Measure-After Tax
threshold (LIM-AT), a measure of low-income status based on 50% of median income for
individuals after adjusting for household size 17. Households falling below LIM-AT represented
23% of overall households in the city, and included 57% single person households. This was
slightly higher than the 20% incidence of households below LIM-AT for the region as a whole.
Vancouver accounted for 34% of regional low-income status households, compared to 30% of
overall households. For both Vancouver and the region, the prevalence of low-income
households decreased between 2011 and 2016.
Looking at population rather than households, 116,000 individuals in Vancouver fell below the
LIM-AT standard in 2016. Indigenous people, young people aged 18 to 24, immigrants and
racialized individuals were particularly at risk, with rates higher than average. The regional
average low-income rate was also lower (16.5% of the regional population) than Vancouver’s
(18.8% of the city’s population).

Households in Subsidized Housing
For the first time, the 2016 Census asked Canadian renters to report whether their housing was
subsidized. This measure should be interpreted with caution, as it does not distinguish between
households receiving a rent subsidy in a market unit vs. a household living in a non-market
home. The measure also does not distinguish between subsidized rental and other forms of
subsidized housing such as co-ops. Some non-profit housing providers also sometimes rent at
low-end of market prices where units are not technically subsidized, or tenants in non-profit
housing may not be aware that their unit is subsidized.
In 2016, 20,725 households reported living in subsidized rental dwellings, representing 46% of
households living in subsidized rental in the region as a whole (45,500). In Vancouver, 70% of
households in subsidized housing earned less than $30,000 a year with another 13% earning
between $30,000 and $50,000. Renters living in subsidized housing tended to be single persons
(66%); a further 13% were lone-parent households and 10% were couples with children. The
overwhelming majority of subsidized renters lived in apartment in multi-unit structures, with only
13% reporting living in ground-oriented housing 18. At the level of the region, families with
children accounted for a larger share of subsidized renters (30% lone parents and couple
families combined). The region also reports an overall higher share of subsidized renter
households living in ground-oriented housing, at 25%.

17

Full definition available on Statistics Canada’s website: https://www12.statcan.gc.ca/censusrecensement/2016/ref/dict/fam021-eng.cfm
18 Includes the following census categories: semi-detached house, apartment or flat in duplex, row house and single
detached house
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Households Receiving Rent Assistance and on the BC Housing Registry 19
In March 2021, the Province supported 832 Vancouver-based families with children with rent
assistance through the Rental Assistance Program (RAP; 10% of the provincial total) and 3,457
Vancouver-based seniors through the Shelter Aid For Elderly Renters (SAFER; 14% of the
provincial total). For reference, Vancouver represents 13.2% of the provincial population as of
Census 2021.
The number of seniors supported with SAFER has increased steadily since 2011 while the
number of families supported through the RAP has declined since 2016, both in Vancouver and
overall in the Province, due to the rising cost of living relative to RAP rates. The Provincial
Homelessness Prevention Program (HPP) also provides rent supplements to support people
who are homeless via partner outreach teams, including the City of Vancouver’s team (724
individuals received this supplement in 2021).
The Province, through BC Housing, also had 4,756 Vancouver residents on its Social Housing
Registry as of June 2021. This represented a third of the regional list, when Vancouver
accounted for about 25% of the region’s population. Among Vancouver applicants, 82% earned
less than $30,000 per year. There were also 3,728 Vancouver residents on the BC Housing
Supportive Housing Registry as of December 2021.
TABLE 4 - BC HOUSING SOCIAL HOUSING REGISTRY, VANCOUVER
2013

2014

2015

2016

2017

2018

2019

2020

2021

3,879

3,984

3,897

4,152

4,008

4,433

4,378

4,273

4,756

Family Households

871

829

822

900

885

977

987

941

1,071

Single Person
Households

353

408

389

426

391

565

491

479

588

1,405

1,491

1,501

1,608

1,607

1,729

1,825

1,858

1,998

1,097

1,092

1,015

1,065

993

1,007

917

848

908

153

164

170

153

132

155

155

147

191

City of Vancouver

Seniors
Persons with
Disabilities
Wheelchair
Accessible Unit

Source: BC Housing (July 2013, June 2014- 2017, July 2018-2019, June 2020-2021)

For more details on homelessness trends and residents in SRO, please refer to the 2019
Housing Vancouver Databook (p. 154-163).

19

BC Housing’s Housing Registry is a membership-based database used to manage applications for social housing.
Housing providers may choose to use it or to use their own application system. For this reason, the actual number of
households in need of social housing may far exceed what is reported on the Housing Registry.
PLANNING, URBAN DESIGN AND SUSTAINABILITY

28

Appendix B
Page 29 of 88

8. Housing Prices and Affordability
Housing Price Trends
Vancouver has experienced a significant escalation in home price and rents over the past ten
years. The Real Estate Board of Greater Vancouver (REBGV) benchmark price 20 for detached
houses in Vancouver East 21 was almost 110% higher in October 2021 than it was ten years
prior. Apartment condominium prices more than doubled as well in Vancouver East between
October 2011 and 2021. This trend occurred all across Metro Vancouver where the benchmark
price grew by 97% for apartments and by 95% for detached houses in the same period 22. As of
October 2021, the benchmark price for a detached house in Vancouver East was $1,717,400
and up to $3,450,000 in Vancouver West.
FIGURE 15 – MLSLINK HPI® BENCHMARK PRICES, VANCOUVER
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Source: Real Estate Board of Greater Vancouver

In the rental market, rent increases for all units accelerated starting in 2016, with an overall
growth of 46% between 2011 and 2021 in the City of Vancouver, and close to 50% for Metro
Vancouver. Rents in recently vacated rental units increased even more, growing by 65%

20 The REBGV uses an indicator called MLSLink Housing Price Index® which measures benchmark or typical home
prices. For full methodology please see: https://www.rebgv.org/content/rebgv-org/news-archive/mls-home-priceindex-explained.html
21 For the city of Vancouver, REBGV reports market trends for two sectors, dividing the city between “Vancouver
East” and “Vancouver West” (not to be mistaken for the district of West Vancouver).
22 Note that these figures only reflect the rate of increase in benchmark prices, and do not speak to the purchasing
power of local households due to falling interest rates and/or access to existing home equity or wealth to afford a
down payment.
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between 2014 and 2021 23 in the city and by 69% in Metro Vancouver. The higher rate of
increase for vacated units reflects rents being reset to higher market rates at turnover. As of
October 2021, the average rent across all units was $1,609 in Vancouver and $1,537, with
significant differences between unit types, neighbourhoods or occupancy.
FIGURE 16 - AVERAGE RENT OF VACANT AND OCCUPIED UNITS
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Source: 2021 Rental Market Survey, CMHC

For more details, please refer to the 2019 Housing Vancouver Databook (p. 144-152).

Income trends
Compared to the rate of increase of home prices over the past ten years, the median income
across all households has increased at a slower rate. However, significant differences are
observed in income trends based on household composition. The median after-tax incomes for
couple families grew by 39% between 2011 and 2019 24, settling at $87,370. Dual-income
families may be able to access a greater range of housing options, including rental and entrylevel condo homeownership. For single persons, the median after-tax income increased by 26%
in the same period, settling at $29,160. This rate of increase has been slower than the growth
rate of apartment rental or ownership prices. Limited data on wealth among current households
prevents in-depth analysis of the impact on wealth on housing affordability. However, recent
analysis from CIBC suggests that inter-generational wealth transfers are having an impact on
households’ ability to access ownership housing in Vancouver and across Canada. 25

23

Data prior to 2014 was not available
T1FF income data, 2019
25 CIBC In Focus: Gifting for a Downpayment https://economics.cibccm.com/cds?id=9dc124d8-9764-4c1d-83b49e89a5d568b8&flag=E
24
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Recent data indicate that a much smaller proportion of the purpose-built rental stock is
affordable to lower incomes in Vancouver. As of October 2021, only 17% of the purpose-built
market rental stock was affordable to the bottom 40% of the renter household income
distribution in Vancouver (23% across the Metro Vancouver area) 26.
FIGURE 17 - PERCENT CHANGE IN HOUSING PRICE AND INCOME
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Source: Real Estate Board of Greater Vancouver; 2021 Rental Market Survey, CMHC; 2019 T1FF family income custom tabulation
for the Community Data Program

TABLE 5 - SHARE OF RENTAL MARKET AFFORDABLE TO RENTER HOUSEHOLD INCOME QUINTILES
Quintile

Income Range

Metro Vancouver

City of Vancouver

Q1

< $25,000

0.1%

< 0.1%

Q2

$25,000 - $48,000

23%

17%

Q3

$48,000 - $75,000

82%

78%

Q4

$75,000 - $109,000

97%

97%

Q5

> $109,000

100%

100%

Source: 2021 Rental Market Survey, CMHC

26

With rents at 30% of income – CMHC Rental Market Survey, October 2021
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9. Housing Delivery
Vancouver is a regional leader in new housing construction. For each decade since 1990,
Vancouver has accounted for approximately 30% of the region’s housing completions. For
comparison, Vancouver’s share of the region’s population has ranged from 30% in the 1991
Census to 25% in the 2021 Census.
FIGURE 18 - ANNUAL HOUSING COMPLETIONS
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Vancouver’s housing stock has grown over time, with variation in the type, tenure, and form of
new housing. For most of the 1990s and early 2000s, new housing was mostly ground oriented
ownership and condominium housing, with rental construction remaining relatively low until the
mid-2010s. 27
FIGURE 19 - ANNUAL HOUSING COMPLETIONS, VANCOUVER
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*Freehold ownership would include mostly single detached houses, semi-detached houses and other dwellings where the owners
own both unit and lot outright.
**Since 2013, CMHC records accessory suites in single- detached homes as rental apartment units. Source: CMHC

27

See below for definitions of Dwelling Types and Intended Markets categories, as reported by CMHC:
https://www03.cmhc-schl.gc.ca/hmip-pimh/en/TableMapChart/ScsMasMethodology.
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Notably, since the 1970s the overwhelming majority of completions in Vancouver and the region
have been condominium and freehold ownership housing rather than purpose-built rental. Over
80% of Vancouver’s purpose-built rental housing was built prior to 1980. Low levels of purposebuilt rental construction in subsequent decades is attributed to the introduction of the BC Strata
Title Act in 1966 and the end of federal tax incentive programs that encouraged investment in
rental housing. However, purpose-built rental construction has begun to rebound in the past
decade, supported by new City rental incentive programs.
FIGURE 20 –RENTAL HOUSING STOCK BY PERIOD OF CONSTRUCTION, VANCOUVER
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Vancouver has been increasing housing approvals and construction starts over the past
decade, in particular for rental housing. As of February 2022, over 9,000 units are under
construction in Vancouver, representing 20% of the regional total. Out these homes, 41% will be
rental.
FIGURE 21 - UNITS UNDER CONSTRUCTION AND SHARE OF REGIONAL POPULATION
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*Homeowner refers to freehold ownership as per CMHC. Source: CMHC Starts and Completions Survey, February 2022; Census
2021
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Part 2 | Community Profiles
This section provides housing information specific to communities disproportionately impacted
by housing insecurity. These include Indigenous people, low-income households, lone-parents,
persons with activity limitations, racialized individuals, seniors, and at-risk youths. While the
challenges created by a tightening housing market are being felt across the city, certain
demographic groups are impacted more than others, reflecting the need for tailored approaches
to Vancouver’s housing crisis.
Chapter Overview
This chapter opens with a brief overview of data sources and limitations. It then presents trends
related to housing tenure, income and dwelling type for selected communities. Section 4
introduces data on three commonly used housing indicators: suitability, adequacy and
affordability. Finally, in sections 5 and 6 respectively, the chapter puts the spotlight on the two
groups: Indigenous households and youth experiencing or at risk of homelessness.
Key findings:
•

Equity-denied groups including Indigenous and racialized households, renting seniors,
lone-parent households, and people with accessibility needs are disproportionately
represented among low-income households facing housing insecurity.

•

Access to ownership opportunities varies significantly among communities, with high
homeownership among seniors, and persons of Chinese and South Asian identity,
compared to a higher share of renters among Arab, Latin-American and Black people.
Low-income households are more likely to be renters than overall households.

•

Indigenous households are more likely to be renters than owners, and almost half of
Indigenous households spend 30% or more of their income on shelter. These needs are
reflected in work by local First Nations and groups like the Aboriginal Housing
Management Association (AHMA) to advocate for partnerships to deliver secure,
affordable housing for Indigenous people in Vancouver and the region.

•

Homelessness and housing insecurity remain significant issues in Vancouver, impacting
a diverse population group. People who are Indigenous and Black continue to be
overrepresented among those experiencing homelessness, as are members of the
2S/LGBTQIA+ community. Many experience homelessness for the first time at a young
age, making homelessness an important youth housing issue.

Data sources and limitations
The data presented in this section are provided at the household level and drawn from the 2016
Census, unless otherwise stated. Census data benefit from a trusted and robust methodology,
broad coverage, and ease of comparability, making the analysis of different geographies and
time periods straightforward. However, the data presented here also involve limitations.
First, the census is known to undercount those most precariously housed, including individuals
and families experiencing homelessness, those lacking a usual place of residence and
individuals living in informal or collective housing arrangements. Second, disaggregated
demographic data are seldom readily available, and when available tends to be limited. For
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instance, while census tables provide labour-force data on racialized individuals (Black, South
Asian, Arabs, etc.), housing-related data for such subgroups are sparse. Similarly, we lack
target group profile (TGP) data for 2S/LGBTQIA+ communities. Third, income data must be
interpreted with caution as they often contain hidden complexities. For instance, some of the
income data presented in this section do not differentiate between different household sizes and
types (i.e. presence of roommates, share of lone-person households, etc.). As well, using lowincome status as a proxy for socio-economic status can be difficult in areas containing large
populations of university students or retired people. Due to limitations with the data, the results
are best understood in conjunction with other sources of information such as Statistics Canada’s
Index of Multiple Deprivation, the City of Vancouver Social Indicators Profile 2020, and data
from local community organizations. 28

1. Housing Tenure
Housing tenure varies significantly across different communities, with income status being a
strong determinant of a household’s tenure arrangement. Low-income households were
overwhelmingly renters (70%), relative to 53% for the general population. Similarly, a majority
(54%) of households with activity limitations were also renters.
In contrast, visible minorities as a whole had higher ownership rates than the city average (57%
vs. 47%), largely accounted for by Chinese and South Asian households entering the housing
market. Studies have shown that home ownership is an important milestone for immigrants in
the path toward economic integration, and that investment in housing is an important retirement
asset for immigrants given their lower coverage by registered pension plans than Canadianborn counterparts (Gellatly and Morissette, 2019 29).

28

Note: Unless otherwise stated, all the labels in this section are drawn from household-level Target Group Profiles
provided by the Community Data Program (CDP), a national initiative that provides cross tabulations of census
statistics to Canadian public and non-profit organizations. The labels used in this section are:
“Indigenous”: refers to households where at least one person has Aboriginal identity as defined by 2016 census
methodology.
"Senior": refers to households where the primary household maintainer or spouse is 65 years old or older.
"Racialized individual": refers to households where at least one person in the household belongs to a visible
minority group as defined in the Employment Equity Act, which defines visible minorities as "persons, other than
Aboriginal peoples, who are non-Caucasian in race or non-white in colour." In Vancouver, the most prevalent
populations of racialized individuals include: South Asian, Chinese, Black, Filipino, Latin American, Arab,
Southeast Asian, West Asian, Korean and Japanese.
- "Activity Limitations": refers to households with at least one person with activity difficulties. This target group
dimension contains persons who indicated via the Disability Screening Questions on the 2016 Census that they
experienced activity difficulties with the following frequencies: "Always".
"Low Income": refers to households with incomes below the Low-Income Measure (LIM) After Tax (AT).
"Lone Parent": refers to households where the primary household maintainer is a lone parent with a child under
the age of 25. As stated earlier, census categories for 2S/LGBTQIA+ communities are not available.
There is also a lack of disaggregated data for racialized populations which obscures the experiences of Black
people and other racialized groups.
29

https://www150.statcan.gc.ca/n1/pub/11-626-x/11-626-x2019001-eng.htm
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Despite overall high ownership rates, housing tenure for visible minorities varies significantly
within different groups. Low homeownership rates among Arab, Latin American and Black
people partly reflects the impacts – past and present – of racism and discrimination, but also of
immigrant admission categories. Much of the recent intake of government-sponsored refugees
has come from Middle Eastern countries, particularly Syria and Iraq. Similarly, young LatinAmerican workers make up a significant segment of BC’s temporary foreign workforce.
FIGURE 22 - TENURE AMONG RACIALIZED COMMUNITIES, VANCOUVER 30
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Further up the income spectrum were senior households who had a significantly greater
representation as owners relative to the rest of the city (68% vs. 47%). This dynamic is partly
explained by higher lifetime earnings, and the prospects of stable retirement income. 31 This is
not to say that senior households do not experience housing insecurity. In 2016, a significant
share of senior renter households spent more than 30% of their income on shelter, and about
25% of senior-led households were in low-income status.

30
31

Data shown for ‘individuals’ not ‘households’

https://www150.statcan.gc.ca/n1/en/pub/11f0019m/11f0019m2010325-eng.pdf?st=-0VKdjNc
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FIGURE 23 - TENURE FOR SELECTED HOUSEHOLDS, VANCOUVER
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2. Incomes
While incomes of all levels can be found across different communities, some differences exist
between seniors, racialized individuals, lone parents, and those with activity limitations. For
instance, seniors were overrepresented in the $15,000 to $29,999 bracket relative to the
general population, likely as a result of income received through government transfers. Likely for
this same reason, seniors were also underrepresented in the category of households earning
less than $15,000 a year.
Similarly, a greater share of lone-parent households and those with activity limitations earned
less than $50,000, compared to the rest of the city (46% and 45% vs. 39% respectively).
As seen in the data on tenure, racialized individuals overall had higher average incomes than
the general population. In this case, the income distribution matched that of the average
Vancouver household, with roughly 40% earning over $80,000 annually. Again, significant
variation is expected within this group, so caution should be taken when interpreting group-wide
results. For instance, the low-income rate for racialized individuals hovered just above the city
average (22% vs. 19%). But disaggregated data showed considerable variance within this
category, with Arab, West Asian and Korean people having significantly higher rates of lowincome than the general population (44%, 36% and 32% respectively relative to 19% for the city
as a whole).
Lone-parents and persons with activity limitations were also found to have high low-income
rates, with 31% and 28% respectively. For seniors, the prevalence of low-income was lower
than for other groups, though still significant at 21%.
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FIGURE 24 - INCOME DISTRIBUTION FOR SELECTED HOUSEHOLDS, VANCOUVER
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Source: 2016 Census, household & family target group profiles; Custom cross tabulation for the City of Vancouver

FIGURE 25 - PREVALENCE OF LOW INCOME FOR SELECTED GROUPS, VANCOUVER 32
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32

Low income is defined by the “low-income measure, after tax” also known as “LIM-AT”
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FIGURE 26 – MEDIAN AFTER-TAX INCOME OF HOUSEHOLDS, VANCOUVER
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FIGURE 27 – PREVALENCE OF LOW INCOME AMONG RACIALIZED COMMUNITIES, VANCOUVER 33
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33 Prevalence of low-income (LIM-AT) for selected racialized individuals. The labels here are the same as those used
in the 2016 Census.
West Asian refers to Afghan, Armenian, Turkish, Kurdish, Uzbeki, Iranian, etc.
Southeast Asian refers to Vietnamese, Cambodian, Laotian, Thai, etc.
South Asian refers to East Indian, Pakistani, Sri Lankan, etc.

PLANNING, URBAN DESIGN AND SUSTAINABILITY

39

Appendix B
Page 40 of 88

3. Dwelling Type
Households from equity-denied communities are found to occupy a wide variety of dwelling
types from single detached homes to high-rise apartment buildings. Nonetheless, important
patterns emerge from one community to another.
For instance, in 2016, the vast majority (71%) of low-income households lived in apartments in
multi-unit structures, with 37% occupying buildings with fewer than five storeys (such as 3
storey walk-ups), and another 34% in buildings with five storeys or more (such as concrete
rental towers). Relative to other Vancouverites, low-income households were significantly less
likely to live in single detached houses or duplexes (two dwellings one above the other, per
Census definition). A similar pattern was observed for households with persons who have
activity limitations, with roughly 31,000 (or 59%) of these households living in apartments in
multi-unit structures.
While seniors and racialized individuals overall were underrepresented in the city’s apartment
stock, a significant share of senior households and racialized households still lived in
apartments in multi-unit structures, 50% and 51% respectively. Lone-parent households were
more likely to be living in lower-density housing, including single detached houses, but
especially apartments in duplexes (per census definition; includes secondary suites). Like loneparent households, a higher share of racialized people live in secondary suites compared to the
general population.
Finally, seniors were significantly more likely to be living in single detached houses than the
general population (25% vs. 15% respectively), a dynamic explained by various socio-economic
and demographic factors. Having said this, generalizations should be made with caution as
important differences exist within each group. For instance, while seniors as a whole were
overrepresented in single detached houses, senior renter households were overwhelmingly
concentrated in apartments, 44% in buildings with fewer storeys, and another 40% in buildings
with five storeys or more. Only 3% of senior renter households lived in single detached houses,
compared to 35% for senior households who were owners.
FIGURE 28 – DWELLING TYPE FOR SELECTED HOUSEHOLDS, VANCOUVER
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FIGURE 29 – SENIOR-LED HOUSEHOLDS* BY TENURE AND DWELLING TYPE, VANCOUVER
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4. Housing Standards
Housing stress is commonly measured around three key indicators: suitability, adequacy and
affordability. Suitable housing has enough bedrooms for the size and composition of resident
households according to the National Occupancy Standard definition. Adequate housing is
reported by residents as not requiring any major repairs. Lastly, affordable housing has shelter
costs equal to less than 30% of total before-tax household income. Not surprisingly, affordability
is a major housing challenge for many Vancouver residents, with 37% of all households paying
30% or more of income on shelter in 2016. For some groups, this is even more of a challenge.
Affordable housing was out of reach for the vast majority of low-income households, 82% of
whom spent 30% or more of their income on shelter. Roughly 45% of lone-parent households
and almost 40% of households with activity limitations also lacked access to affordable housing
options, a trend also observed among visible minorities.
As a group, seniors tended to fare better that the city average household, but the percentage of
senior households spending 30% or more of income on shelter was still significant. More
notable among the senior population was the discrepancy between renters and owners. Over
50% of senior renter households lacked affordable housing, compared to 20% of senior
households who owned their own house. A similar difference was observed among households
with activity limitations.
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FIGURE 30 - SHARE OF HOUSEHOLDS SPENDING 30% OR MORE OF INCOME ON SHELTER BY
HOUSEHOLD TYPE, VANCOUVER
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Source: 2016 Census, household & family target group profiles; Custom cross tabulation for the City of Vancouver

Though not as common, housing adequacy and suitability still impacted roughly 20,000
households in Vancouver in 2016, many of whom belonged to communities disproportionately
impacted by housing insecurity. For instance, 21% of lone-parent households lived in dwellings
that lacked enough bedrooms for the size and makeup of the resident household as established
by NOS requirements.
This gap is likely a reflection of a lack of affordable housing options, which make it difficult for
single-earner households to secure housing large enough for their residents. Additionally,
seniors – as a group – tended to fall at the end of this spectrum, with only 4% of senior-led
households living in unsuitable housing circumstances. As seen in previous sections, groupwide statistics on the senior population can hide important barriers impacting renter households,
who were – unlike their owner counterparts – much less likely to be living in single detached
houses and thus be over-housed.
As with housing suitability, only a minority of households lived in dwellings in need of major
repairs. Again lone-parent households tended to be more impacted than the average household
in Vancouver (9% vs. 7%), and households with activity limitations even more so (11%).
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FIGURE 31 - UNSUITABLE HOUSING BY HOUSEHOLD TYPE, VANCOUVER
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FIGURE 32 - HOUSING IN NEED OF MAJOR REPAIRS BY HOUSEHOLD TYPE, VANCOUVER
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FIGURE 33 – SPENDING 30% OR MORE OF INCOME ON SHELTER BY TENURE, VANCOUVER
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5. Indigenous Population
According to the 2016 census, there were 9,765 households in Vancouver with at least one
member who identified as Indigenous, though there are known shortfalls in the census data.
Census counts are based on the concept of “usual place of residence”, meaning that people
living in temporary or informal settings are missed, as are those experiencing homelessness.
Indigenous individuals are vastly over represented in the homeless population, which may result
in them being excluded from census data. This suggests that the number of Indigenous
households is higher than the census reports.
Among households with at least one Indigenous person, 82% were renters, compared to 53%
for the general population. Low home-ownership rates among Indigenous households is directly
attributed to past and ongoing policies of dispossession, intergenerational trauma and the
residential school system. For many Canadians, home equity has been a key generator of
intergenerational wealth, allowing families to fund college education, help younger generations
get into the housing market, and support a comfortable retirement. Low homeownership rates
among Indigenous people have only served to deepen existing economic inequity and are a
sign of past and present impacts of settler colonialism.
Despite these deficits, there have been significant efforts within the Indigenous community to
strengthen community capacity. The Aboriginal Housing Management Association (AHMA),
which represents Indigenous housing providers in B.C. has released its own strategy for
Indigenous housing renewal and expansion: the “British Columbia Urban, Rural and Northern
Indigenous Housing Strategy”. The ten-year strategy developed for and by Indigenous people,
seeks to improve the housing conditions of Indigenous people while also building local
community capacity to improve socio-economic and health outcomes.
FIGURE 34 - TENURE OF INDIGENOUS HOUSEHOLDS, VANCOUVER
82%
Share of households
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47%
Renter

40%
20%
0%

Owner
18%

Indigenous

General Population

Source: 2016 Census, household & family target group profiles

In 2016, Indigenous households tended to be overrepresented in lower-income brackets, with
34% earning less than $30,000 annually, relative to 23% of Vancouver households. With a
higher prevalence of low incomes compared to the general population (35% vs. 19%),
Indigenous households have been further impacted by rising rents and an overall lack of
affordable housing options in Vancouver.
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FIGURE 35 - INCOME DISTRIBUTION OF INDIGENOUS HOUSEHOLDS, VANCOUVER
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Source: 2016 Census, household & family target group profiles

FIGURE 36 - PREVALENCE OF LOW INCOME, INDIGENOUS HOUSEHOLDS, VANCOUVER
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FIGURE 37 - SPENDING 30% OR MORE OF INCOME ON SHELTER, INDIGENOUS HOUSEHOLDS,
VANCOUVER
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Relative to their share of the overall population, Indigenous households were more likely to live
in apartments in buildings with fewer than five storeys – likely older rental walk-ups (43% vs.
32% for the city as a whole). They were also significantly less likely to be living in single
detached houses than the general population (15% vs. 8%).
FIGURE 38 - DWELLING TYPE OF INDIGENOUS HOUSEHOLDS, VANCOUVER
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Lastly, Indigenous households experienced poorer housing standards, as reflected in their overrepresentation in unsuitable and inadequate dwellings.
FIGURE 39 - DWELLING SUITABILITY & MAJOR REPAIRS STATUS, INDIGENOUS HOUSEHOLDS,
VANCOUVER
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6. Youth Homelessness
Population estimates for youth experiencing (or at risk of) homelessness vary depending on the
methodology. Nonetheless, experts agree that official statistics only capture a segment of the
overall homeless population. The 2020 Metro Vancouver Homeless Count found 104 youth in
Vancouver (where youth is defined as a person under the age of 25 who was not accompanied
by a parent during the count). In the 2016 census, 12,185 children (ages 5 to 17) were found to
be living in low-income households in Vancouver 34, so the number of youth experiencing
housing insecurity is likely higher than captured by homeless count methodologies.
TABLE 6 - PROFILE OF THE HOMELESS POPULATION, VANCOUVER
Gender Identity
Man
Woman
Another Gender Identity
Health Conditions 35
Physical disability
Mental health issue
Ministry Care as Child or Youth36
Currently/previously in care

Source: 2020 Metro Vancouver Homeless Count

Youth
68%
29%
3%

All
76%
21%
3%

13%
58%

35%
45%

46%

36%

FIGURE 40 - FIRST EXPERIENCE OF HOMELESSNESS, VANCOUVER

52%

48%

Before the age of 25
25 or older

Source: 2020 Metro Vancouver Homeless Count

Across all age groups, 48% of respondents experienced homelessness for the first time before
the age of 25. Such findings show the need to consider the impacts of housing insecurity on
youth and families, especially when compounded by intersecting markers of identity: socioeconomic status, racial identity, (dis)ability status, sexual orientation, etc. Studies have shown

34

Census 2016, Low-Income Measure After Tax
The number of responses, which makes up the denominator for analysis, is based on the number of respondents
who provided at minimum one valid response (yes/no) to one of the five health related questions.
36 Ministry care includes in foster care, in a youth group home, or on an Independent Living Agreement. The question
and responses do not include individuals who attended a Residential School.
35
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that barriers to equity are strongest with the overlap of systemic disadvantage. The
overrepresentation of both Indigenous and 2S/LGBTQIA+ youth in the homeless population is a
case in point, one that speaks not only to ongoing discrimination, but also to the urgent need for
housing options capable of meeting the needs of a diverse population. For youth experiencing
or at risk of homelessness in Vancouver, there are different approaches to providing shelter and
support. Youth servicing organizations provide over 80 shelter beds. Additionally, there are over
50 transitional housing spaces designated for youth and an additional 150+ units of supportive
housing.
FIGURE 41 - INDIVIDUALS EXPERIENCING HOMELESSNESS WHO IDENTIFY AS 2S/LGBTQIA+,
VANCOUVER
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FIGURE 42 - INDIVIDUALS EXPERIENCING HOMELESSNESS WHO IDENTIFY AS INDIGENOUS,
VANCOUVER
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Part 3 | Existing Housing Need and Future Housing
Demand in Vancouver
In response to increasing housing pressures in municipalities across BC, the Province’s
Housing Needs Report legislation requires municipalities to develop concrete estimates of
current and anticipated housing need. 37
In drafting this Housing Needs Report, Vancouver engaged local academic experts and senior
government partners in dialogue about how to identify and estimate housing need in the city.
Experts and partners agreed that there is substantial housing need in Vancouver from a variety
of sources, including a backlog of existing unmet needs, as well as future demand from a
growing and changing population.
Experts also cautioned about challenges involved in estimating the number of current
households in need or future housing demand, and had a variety of opinions about approaches
to developing estimates. 38 Vancouver’s approach to estimating current housing need and future
housing demand in this report reflects the advice received from experts to date, and Staff will
continue to refine this framework through ongoing expert and community engagement.
Section Overview
This section provides analysis and data supporting Vancouver’s estimates of current and
anticipated housing need as required by the Province:
•

Current housing need: Renter households paying between 30% and less than 100% of
income on housing; Renter and owner households below the Census suitability
standard; Renter households below the Census adequacy standard; Existing
homelessness and replacement of SROs

•

Future housing demand: Population and household projections based on the City’s
current ten-year development forecast

•

Other sources of existing need and drivers of future demand

•

Summary of housing need for key housing types and populations as required by the
Province

Note: Estimates of current need and future demand are not housing targets. While housing
needs are important for informing housing targets, targets are based on strategic housing goals
and determined by other factors such as City and partner development capacity, senior
government funding, and potential trade-offs with other Council priorities.

37

Provincial legislation asks municipalities to report the “number of housing units to meet current housing needs and
anticipated needs for at least the next five years.” For the purposes of this Housing Needs Report, Staff have used
the terminology of “future housing demand” in place of “anticipated housing need,” noting that future demand more
clearly captures the difference between people experiencing need vs. demand from new households who will be
seeking homes in Vancouver.
38 Additional information on expert consultation findings are available in a supporting consultation summary available
at https://vancouver.ca/people-programs/provincial-housing-needs-report.aspx
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Key Findings
•

Current housing need: Vancouver’s Housing Needs Report finds approximately 77,000
households in Vancouver experiencing housing need due to unaffordable, unsuitable, or
inadequate housing as reported in 2016 Census data, plus approximately 2,000
individuals experiencing homelessness and 7,000 people living in Single-Room
Occupancy hotels.

•

Future housing demand: The Housing Needs Report also includes a projection of
approximately 50,000 additional households (~85,000 people) in Vancouver over the
next ten years, representing future housing demand. This projection is based on the
City’s ten-year development forecast of anticipated completions and recent household
formation trends. 39 The actual level of population growth in Vancouver will depend on
factors including economic and job growth, demographic changes within the existing
population, housing market forces, migration to Vancouver from within and outside
Canada, and changes in dwelling growth not accounted for in the development forecast.

Current need
Future demand
~77,000 households living in
unaffordable, unsuitable or inadequate
housing
~2,000 people who are homeless and
~7,000 people living in an SRO

~50,000 new households in
10 years from a growing and
changing population

~20,000 households experiencing other unmet needs
*Overlaps with other categories
•

39

Other sources of unmet need and drivers of future demand: Vancouver’s Housing Needs
Report also considers other sources of unmet housing need not accounted for in Census
data or projections, such as changing household formation and families leaving the city,
as well as indicators like persistently low rental vacancy rates and rising prices. These
other sources of housing need are challenging to quantify and involve potential double

For information on the methodology used for these projections, please see Appendix C
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counting with other categories of need; an initial accounting suggests upwards of 20,000
homes are required to address these unmet needs. This section also looks at other key
drivers of future housing demand, including shrinking households, demographic
changes, movement within and outside Vancouver, and investment demand.
•

Limitations involved in estimating housing needs: Accounting for current and future
housing need is important for informing planning, land use, and funding decisions related
to housing. However, getting to a concrete number of households in need involves
several challenges, including data limitations, double counting, and issues with
projections. Further discussion on data limitations is available in Appendix C, Technical
Briefing Note on Unmet Needs.

1. Understanding existing housing need
Provincial Housing Needs Report requirements ask municipalities to estimate existing housing
need among current residents. Vancouver’s estimate considers several indicators of households
experiencing need, using data from the Census as well as City data on homelessness and lowincome housing. Other sources of existing unmet need not captured in this estimate are detailed
further in 3a, later in this section. Overall, Vancouver’s analysis suggests that there is
substantial existing unmet housing need among Vancouver residents.

Categories of existing housing need
While there is no single method to assess the number of existing Vancouver households facing
housing need, Census data provide important metrics that can assist in identifying a baseline
estimate of existing need for key population groups, especially when supplemented with City
data sources, including the Point-in-Time homeless Count and Low-Income Housing Survey
looking at SROs and their residents. This report considers four metrics in particular, detailed
below: renter households over-paying on rent, owner and renter households falling below the
suitability standard, renter households falling below the adequacy standard, and people
experiencing homelessness and those living in SROs. 40

Renter households paying between 30% and less than 100% of their income on housing
The census affordability standard looks at the number of households spending over 30% of their
gross income on rent. Reporting on this metric typically excludes households paying 100% or
more of their income on rent, since these households tend to be students or other households
receiving supplementary income beyond earnings. The 30% benchmark is a guideline, not a

40

Another metric to quantify these housing needs is Core Housing Need. Core Housing Need also considers
households falling below one or more of the census affordability, suitability and adequacy standards. However, it is
more restrictive as it considers only households who could not afford alternative market-rate housing as determined
by Statistics Canada. In Vancouver, 51,405 households are considered to be in Core Housing Need, including 21,855
are in Extreme Core Housing Need (paying over 50% of their income on housing), all tenures combined.
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rule – for example, households earning higher incomes may be able to sustain housing costs
higher than 30%; conversely, lower-income households may face affordability challenges even
when their housing costs are less than 30% of their income.
Vancouver’s estimate of current housing need includes renter households overpaying on rent,
and does not include owners. This reflects the specific risk of eviction and housing insecurity
facing renters who cannot afford their housing costs compared to owners. In 2016, 52,000
households were spending between 30% and 99% of their income on rent, with 96% of these
households earning less than $80,000. 41 This figure includes 10,700 renters reporting that they
live in subsidized housing.
Specific housing needs may vary within these households based on age, household type, and
income. Among households counted in this category, 29% are couple families with and without
children, 59% single persons and 12% adults living together e.g. as roommates. Among couples
and families, 69% earned less than $50,000. Among single person and roommate households,
88% earned less than $50,000.
Taking a historic perspective, we see that the incidence of renters overpaying on rent is a
persistent phenomenon in Vancouver, with the share of renter households spending over 30%
of their income on housing staying relatively stable over the past three census counts.
FIGURE 43 – RENTER HOUSEHOLDS SPENDING OVER 30% AND LESS THAN 100% OF INCOME ON
HOUSING, VANCOUVER
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To learn more about trends in renter households paying 30% to less than 100% of
income on housing, see section 4.4e of the 2019 Housing Vancouver Databook (p. 160).

41 This group also includes renter households who fall below the suitability standard or the adequacy standard, in
addition to overpaying on housing costs.
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Renter and owner households below the Census suitability standard
Housing suitability in the Census refers to whether a private household is living in suitable
accommodations according to the National Occupancy Standards 42; that is, whether the
dwelling has enough bedrooms for the size and composition of the household.
Vancouver’s estimate of current housing need includes owner and renter households falling
below the Census housing suitability standard. Here we exclude households paying over 30%
of their income on housing costs, as these households were already accounted for in the
previous category (mostly among lower-income brackets). The intent is to capture households
who might be choosing homes with fewer bedrooms than they need in order to meet their
affordability needs and remain in Vancouver.
Approximately 18,000 households fell below the suitability standard in the 2016 Census,
without additional affordability issues. The majority (63%) earned an annual household income
of $50,000 to $150,000. Renters are more likely to be impacted (63%) as well as apartment
dwellers (89%). Families with children are also particularly impacted by overcrowding (61%), as
well as adults living together who are not a census family (24%). 43
FIGURE 44 – SHARES OF SELECT HOUSEHOLD TYPES AMONG HOUSEHOLDS BELOW SUITABILITY
STANDARD AND TOTAL HOUSEHOLDS, VANCOUVER
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Source: Census 2016

42

https://www23.statcan.gc.ca/imdb/p3Var.pl?Function=DEC&Id=100731
The income distribution of this group tends towards middle incomes due to the exclusion of households who were
already included in the category of renter households overpaying on housing costs, most of which fall in lower-income
brackets. Without correcting this double counting, 22,660 households would fall below the suitability standard, of
which 70% rented their homes; 27% were adults living together, not part of a census family; and 54% earned
between $50,000 and $150,000.

43
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Renter households below the census adequacy standard
Adequate housing is reported by residents as not requiring any major repairs. Vancouver’s
estimate of current housing need includes renter households falling below the adequacy
standard as determined by the census. The intent is to capture renter households who might be
living in inadequate housing in order to meet their affordability needs and remain in Vancouver.
A total of 6,700 renter households fell below the adequacy standard in the 2016 Census,
without reporting additional affordability issues. The majority of these households earned an
annual household income between $50,000 and $150,000 (62%) and lived in apartments
(87%). Household types were varied with 37% being single persons, 40% being couples with or
without children, 9% being lone-parent families, and 13% being adults living together not part of
a census family. 44 40% lived in dwellings built before 1961 and another 38% in dwellings built
between 1961 and 1980. 45
FIGURE 45 - RENTER HOUSEHOLDS IN HOUSING FALLING BELOW ADEQUACY STANDARD BY TYPE OF
DWELLING AND PERIOD OF CONSTRUCTION, VANCOUVER
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Existing Homelessness and Replacement of SROs
In addition to existing households falling below census affordability, suitability, and adequacy
standards, Vancouver’s estimate of current housing need considers households living in SROs
and residents experiencing homelessness as part of existing need. Based on the most recent
data from the Low-Income Housing Survey (2019) and the Homeless Count (2020), there are
approximately 7,000 tenants living in 6,681 SROs in need of replacement, as well as at least
2,000 residents experiencing homelessness.

44

This group’s household composition is somewhat skewed due to the exclusion of households who were already
included in the category of renter households overpaying on housing costs. Without correcting this double counting,
10,755 households would fall below the adequacy standard, of which 13% were couples with children; 17% were
couples without children; and 46% were single persons.
45 Period of construction statistics are based on all households reporting falling below the adequacy standard, not
considering double counting, due to data availability.
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Homes required to meet current housing needs
The Province’s Housing Needs Report legislation requires municipalities to provide an estimate
of number of homes currently required to meet current housing needs, broken down by unit type
(studio / 1-bedroom / 2-bedroom / 3+-bedroom).
For this report, we estimate the potential requirement for new dwelling units to meet current
needs based on the following assumptions:
•

An estimate of 86,000 units based on current households in need, including 77,000
households falling below the census affordability, suitability, and adequacy standards
(the sum of the numbers identified in 1a-1c above), plus approximately 2,000 people
who are experiencing homelessness and approximately 7,000 people living in SROs.

•

For unit types, Staff assumed all individuals in SROs and experiencing homelessness
require a self-contained studio or one-bedroom unit, and applied bedroom types to the
other categories of unmet need identified in 1a-1c based on the 2016 distribution of
household types (singles / couples / families with children). 46
TABLE 7 – ESTIMATED UNITS REQUIRED TO MEET CURRENT HOUSING NEED
Potential units required for all households in
housing need
0/1 bedroom
56,500 (62%)
2 bedrooms

15,900 (21%)

3+ bedrooms

13,600 (18%)

Total

86,000

*Total units may vary due to rounding

While Vancouver’s Housing Needs Report uses the number of households to fulfill the
Province’s requirement for an estimate of current units needed, it is important to note that the
number of units actually required to address needs may not be the same as the estimated
number of current households in need. One reason for this is that some households in need
may be served through actions other than a newly-built home. For instance, a household overpaying on rent but otherwise satisfied with their dwelling could be assisted through rent support;
similarly a household in unsuitable housing could be assisted by finding a more suitable home in
the existing stock rather than a new home. Some units may also be freed up in the existing
stock as existing households move to new housing that is affordable to them. These are
considerations to explore further in future Housing Needs Reports.

46

For the purpose of this assessment, we assume the following:
Single persons and couples without children (62% of all 2016 households) would require studios or onebedroom units
Couples or lone parents with one child, multiple-family households with no children, and two-person non-family
households (21% of all 2016 households) would require two-bedroom units
- Couples or lone parents with two or more children, multiple-family households with children, and three-or-moreperson non-family households (18% of all 2016 households) would require units with three or more bedrooms.
-
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2. Future Housing Demand
In addition to existing need, Provincial Housing Needs Report requirements ask municipalities to
estimate anticipated housing need, which this report refers to as future housing demand. The
following section outlines Vancouver’s approach to estimating future housing demand as per the
Province’s requirement.
Vancouver is the economic centre of a growing region and is a key destination for internal and
external migration. Vancouver and the region’s population are also experiencing demographic
shifts occurring across Canada that are resulting in changes to the composition and number of
households, such as an aging population, millennials starting families, and smaller household
sizes.
A growing and changing population has significant implications for future housing demand.
Population growth from migration and changes in household composition create demand for
homes, which must be absorbed by our housing system either in the existing stock or via new
supply. Failure to accommodate demand from a growing population could contribute to ongoing
affordability challenges and contribute to our housing system supporting only the wealthiest and
highest income residents – existing and future.

Drivers of population and household growth
Population growth can be broken down into several discrete components – births, deaths,
domestic migration, and international immigration. Of these factors, migration has historically
been the most significant contributor to growth over time in Vancouver and the region, with new
residents arriving to access employment in the city’s diverse and growing economy,
internationally recognized post-secondary institutions, and access to natural amenities. Looking
at historic migration patterns, Vancouver has typically experienced a net inflow of residents
aged 34 and under, and a net outflow of residents aged 35 to 44 (though the rate of inflow and
outflow of these groups has changed over time). Additional detail on drivers of growth in
Vancouver can be found in Section 3b below, ‘Other drivers of future demand.’
Population growth lands in cities in the form of households. As previously discussed in Part 1,
Vancouver is home to a diverse range of households, including singles, couples, families with
children, roommates, and multi-generational households. Households in Vancouver are typically
smaller than the regional average – due at least in part to the city’s relatively high share of
apartment housing, inflow of younger households, and an aging population. Households in
Vancouver and the region are also getting smaller over time, in line with national trends.
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FIGURE 46 - AVERAGE PRIVATE HOUSEHOLD SIZE
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One outcome of falling household sizes is that the number of households is growing at a faster
rate than the overall population. For example, between 2006 and 2021, Vancouver’s population
increased by 14.6%, and households by 20.5% (using private dwellings occupied by usual
residents as proxy for households). This also means that a higher rate of dwelling growth is
required to accommodate population growth.
Vancouver is also experiencing demographic shifts taking place across Canada, including an
aging population and household formation among the millennial cohort. Further discussion of
these trends can be found in 3b of this section.

Population and Household Projections
Population and household projections can help inform our understanding of the level of housing
demand coming from a growing and changing population. The City asked Andrew Ramlo,
Director of rennie Intelligence, to develop five- and ten-year population projections based on
recent household formation trends and the City’s development forecast of projects likely to be
completed in the next ten years. 47
These projections show that the City of Vancouver could grow by approximately 50,000 people
over the five years between 2022 and 2027 (30,000 households) representing an 8.6% growth
in total population. Over ten years to 2032, 85,000 people (50,000 households) are projected.
Growth over the next decade is therefore expected to be in the range of 12%, or 1.2% per
annum. In this scenario, Vancouver would be home to 784,700 people in 2032, and hold its
current share of the overall Metro Vancouver population at 24%. 48

47

For information on the methodology used for these projections, please see Appendix C
For reference, Metro Vancouver’s baseline scenario projects that Vancouver will grow to 774,600 residents by
2032 and will count 346,250 dwelling units occupied by usual residents (proxy for households).

48
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However, population projections must be used with caution. The “Opening Doors” Report from
the Canada-BC Expert Panel on the Future of Housing Supply and Affordability finds that low
rental vacancy rates and rapid rent and housing price growth are indicative of very high demand
for housing in Vancouver and the region relative to the current available stock of housing. 49 In
this context, the Expert Panel report suggests that the level of population growth in the city and
region is potentially an outcome of the amount of new housing created. Until Vancouver is
experiencing a healthy rental vacancy rate and/or stable prices, it is likely that land use
decisions will continue to be a key constraint on population growth.
Projections must also be interpreted with an understanding that they are the output of models
that are based on assumptions and data shaped by past trends. Actual future population growth
will be shaped by factors that may not be captured in a model - such as changing immigration
targets at the national level, economic and market forces, and local policies and land use
decisions. For these same reasons, it is impossible to know for certain the household
characteristics (incomes, household types, occupations) of new residents coming to Vancouver,
though past migration trends such as those in Section 1 of this report can tell us the
characteristics of new households in past census counts, and could point to potential future
directions.

Number of units required to accommodate future demand
In addition to the estimate of units required to address current housing need discussed above,
the Province requires municipalities to provide an estimate of the number and type of units
required to meet housing needs in five years.
To meet this requirement, Vancouver uses the household growth projections for the next five
and ten years provided by Andrew Ramlo, as discussed above and in Appendix C of this
Report. These projections will be updated for subsequent housing needs reports.
To derive the number of units required by unit type, Vancouver applied the share of each unit
type (number of bedrooms) based on the distribution of household types from the 2016
Census. 50 This provides an estimate of the number and type of units needed to accommodate
projected household growth from 2022 to 2027 and to 2032. Note that this estimate may not
align with the actual unit mix provided in new developments.

49

Final Report of the Canada-BC Expert Panel on the Future of Housing Supply and Affordability
https://engage.gov.bc.ca/app/uploads/sites/121/2021/06/Opening-Doors_BC-Expert-Panel_Final-Report_Jun16.pdf
50 For the purpose of this assessment, we assume the following:
Single persons and couples without children (62% of all 2016 households) would require studios or onebedroom units,
Couples or lone parents with one child, multiple-family households with no children, and two-person non-family
households (21% of all 2016 households) would require two-bedroom units,
Couples or lone parents with two or more children, multiple-family households with children, and three-or-moreperson non-family households (18% of all 2016 households) would require units with three or more bedrooms.
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TABLE 8 - ESTIMATED NUMBER OF UNITS REQUIRED TO MEET FUTURE HOUSING DEMAND
Estimate of additional units required to meet housing demand of
net new households in the next 5 and 10 years
2022-2027
2022-2032
0/1 bedroom
2 bedrooms

19,000
6,000

31,000
10,000

3+ bedrooms

5,000

9,000

Total*

30,000

50,000

*Total units may vary due to rounding

3. Other sources of unmet need and drivers of future housing
demand
In addition to the indicators of existing need and future demand summarized above, several
additional factors are important to consider in a discussion of housing need in Vancouver. The
sections below summarize additional estimates of existing unmet need in Vancouver, as well as
important drivers of future housing demand.

Other sources of existing unmet need
While population projections estimate the number of people expected to come to Vancouver in
the future, and existing need estimates look at households currently in need, additional
elements can be considered to capture other sources of existing unmet need. These include for
instance households leaving Vancouver or shut out from the city due to affordability challenges,
young people unable to form households, social housing waitlists, and loss of existing
affordability.
In addition to census and City data on existing unmet need discussed in Section1, the City has
worked with Andrew Ramlo (rennie Intelligence) to identify and develop estimates of other
sources of unmet need. Based on these estimates, the City has identified a need for at least
20,000 homes to address these other unmet needs. 51 Additional detail on the methodology
behind this estimate and data limitations is available in Appendix C.
Low rental vacancy, rising rents, and increasing home prices
Following Provincial requirements, Vancouver’s Housing Needs Report expresses housing need
and demand in terms of the number of households in need or units required to meet current
need and future demand. However, academic experts noted limitations to this household-based
51 Note that these estimates involve data limitations and potential double counting with other categories of needs.
Data limitations also mean it is not possible to identify specific household characteristics for these categories of
unmet need such as incomes and household types.
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approach to estimating need, and encouraged the City to also consider vacancy rates, rents,
and home prices as key indicators of housing need and a constrained housing system.
Since at least the 1990s, available data suggest that Vancouver’s rental market has had
extremely low rental vacancy rates. CMHC reports vacancy rates below 2% in Vancouver since
1990, and at or below 1% in the past decade since 2010 (with the exception of 2020 during
COVID-19). For comparison, healthy rental markets are often characterized by a vacancy rate
between 3 and 5%.
Low vacancy rates are a sign of unmet demand for rental housing, reflected as well in rising
rents. As discussed previously in Part 1 of this report, Vancouver has seen a 46% increase in
average market rents for private rental apartments from 2011 to 2021. Increasing rental
vacancy, i.e. through increased rental supply, helps to moderate rent growth. Figure 47 shows
trends in rents and vacancy rates in Vancouver since 1991. While rents have increased in
Vancouver every year, the rate of increase has been lower during periods when the vacancy
rate was higher.
FIGURE 47 - ANNUAL AVERAGE RENT INCREASE COMPARED TO VACANCY RATE, VANCOUVER
Vacancy rate

Average Rent Year-over-Year Change
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Rate
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5%
4%
3%
2%
1%
0%
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*In 2021, the Province cancelled all rent increases for tenanted units to support renters during the COVID-19 pandemic.
Source: 2021 Rental Market Survey, CMHC

Rising home prices are another indicator of unmet demand for housing relative to available
supply, in this case ownership housing. As discussed in Part 1 of this report, benchmark home
prices more than doubled in Vancouver East between October 2011 and October 2021 (+108%
for detached houses and +111% for apartments). 52 This trend is also observed in the rest of the
region, with benchmark prices growing by 95% in ten years for detached houses and 97% for
condos.
Families leaving the city
Over the past several census periods, Vancouver has seen many families move out of the city.
Between 2011 and 2016, almost 20,000 households moved from Vancouver to other parts of

52 The REBGV reports on the West side (“Vancouver West”) and East side of Vancouver (“Vancouver East”)
separately. The City typically uses Vancouver East home prices in official reporting.
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Metro Vancouver, 70% of which were couples, the majority of whom were couple families with
children. Among these out-mover families, 72% owned their dwellings in 2016, suggesting
moves may be related to unaffordability or unavailability of desired ownership options within
Vancouver. Many out-movers earned higher incomes than the overall Vancouver average, with
40% of families leaving the city earning between $80,000 and $150,000, and 23% earning over
$150,000 in total before-tax income.
Vancouver also experienced a loss of income diversity as the share of households earning less
than $50,000 has been steadily declining compared to higher-incomes (from 67% in 2006 to
50% in 2016). This may partially be explained by inflation and overall incomes growing, but may
also be indicative of lower-income households being priced out of the city while higher-incomes
are able to stay in or move to Vancouver.
Delayed household formation
Since the mid 1980’s, Household formation rates have generally fallen as subsequent
generations have entered the household formation stages of the lifecycle. Nationally, the
proportion of young adults aged 20-24 living at home increased from 40% in 1981 to more than
60% in 2016. Further, by 2016 more than a quarter of 25-29 year olds in Canada were still in, or
had moved back to, the parental home (up from only 10% in 1981).
The most recent data on household formation and occupancy for Vancouver show a general
decline in the proportion of the population under the age of 45 to maintain households. More
specifically, primary household maintainer rates 53 for the 20 to 24 population in the city declined
from 26.3% in 2006 to 25.0% in 2016. Similarly, the 25 to 29 population saw their rates fall from
43.6% to 43.0% by 2016 and the 35 to 39 group from 56.3% in 1996 to 54.5% in 2016.
FIGURE 48 - AGE-SPECIFIC PRIMARY HOUSEHOLD MAINTAINER RATES, VANCOUVER
2006 Census

2016 Census
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53 The primary household maintainer rate shows the proportion of individuals within an age group who head a
household (indicating on the census form that they are primarily responsible for the finances of the household; or first
name on the form if there are several maintainers). It is an indication of household formation patterns.
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While falling household formation among younger households is a national trend, it could be
partly explained by housing unaffordability in high cost cities like Vancouver, especially during
university or at the beginning of their careers when incomes are lower. It is important to note
that other factors may also contribute to these shifts in household formation patterns, such as
young adults remaining in the parental home or living with other non-related individuals by
choice rather than necessity, as well as different or changing cultural norms.
Jobs, employment, and commuting
Another potential indicator of unmet housing need in the city can be seen in the relationship
between where people live and work. Forty percent of Vancouver jobs are held by commuters
from outside the city. Given the magnitude of in-commuting to the city, reducing the incommuting rate slightly through allowing more people to work and live in the city would
represent a significant number of people and households: every 1% reduction in in-commuting
achieved through accommodating workers within the city represents a shift of 1,500 workers, or
750-1,000 households, into the city.
Another jobs-based approach to considering the scale of potential unmet housing need would
be to consider the number of job vacancies that exist within the city. While no city-level data are
available for job vacancies, the most recent regional data from Statistics Canada show that the
Lower Mainland Southwest economic region had a total job vacancy rate of 6.0% in Q4 of 2021,
or 94,095 unmet job openings. With the City of Vancouver having roughly a third of jobs at a
usual place of work in the Southwest Economic Region (31%), this would potentially translate
into 29,100 job vacancies in the city as of Q4 2021. Using the city’s most recent rate of people
living and working in Vancouver (55% as of 2016), filling this scale of unmet jobs via additional
homes in Vancouver could translate into almost 16,000 new jobs and represent between 8,00010,000 homes within the city.
Social and Supportive Housing waitlists
Social housing waitlists are an additional indicator of un-met housing need among current
households. In the City of Vancouver in June 2021, 4,756 people were registered on BC
Housing’s Social Housing Registry. In December 2021, the provincial Supportive Housing
Registry counted 3,728 applicants. These lists are known to be under-estimating the actual
need as not all non-market housing providers use the BC Housing registries.
In addition, many residents looking for non-market housing may not be aware of those housing
waitlists, may face systemic and personal barriers to getting registered, or may have been
discouraged by the length of existing waitlists. Households with children that are struggling with
housing insecurity may be reluctant to register due to the risks of government intervention and
family breakdown. Additionally, residents experiencing homelessness, living in inadequate
housing or whose work is stigmatized (e.g. sex work) may be resistant to living in social or
supportive housing due to the perceived or experienced level of oversight or loss of personal
autonomy.
Loss of existing affordable rental
Rising rents in older rental are another sign of housing demand and constrained supply. In a
healthy rental market, rents in older rental buildings are expected to increase more slowly than
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in new rental. However, in Vancouver, rents in older rental buildings have increased rapidly. For
example, rents in buildings constructed between 1960-1979 increased by 42% between 2011
and 2021. This results in a loss of an important source of affordability for low and moderateincome residents.
Low vacancy and rising rents have also put pressure on Vancouver’s existing aging rental
apartment stock to redevelop. Vancouver has long-standing policies in place requiring one for
one rental replacement in most apartment areas. These rental replacement policies have
encouraged a net gain of rental overall in these areas; however, Vancouver continues to
experience loss of purpose-built rental in areas not covered by these requirements, such as RT
zones.

Other drivers of future housing demand
A variety of factors are behind population growth and change in Vancouver and their
relationship to future housing demand. This section outlines several key drivers of future
housing demand identified in dialogue with experts and stakeholders.
Vancouver’s population is aging
The share of population over 65 in Vancouver has climbed from 13.1% in 2006 to 15.5% in
2016. If this trend continues, 16.3% of Vancouver’s population in 2032 (approx. 128,000 people)
will be over the age of 65. Data on the housing situation of seniors in Vancouver are available in
Part 2, Community Profiles.
Consultation with seniors about their housing needs has indicated that many senior households
are interested in down-sizing and/or finding more accessible housing as they age, but are
concerned that appropriate housing is not available in their current communities. Health, secure
housing, pension levels and family supports play important roles in housing need as well, with
the possibility to age in place, the need for social and financial supports or the need to move to
assisted living facilities. Renting seniors on fixed incomes report concerns about rising rents and
the risk of housing insecurity or homelessness if they are displaced from their homes.
Millennials are forming households and starting families
Population estimates from Statistics Canada and BC Stats suggest that between 2016 and
2021, the number of households aged 25 to 34 and aged 35 to 39 grew much faster than overall
households in BC. This trend represents a demographic ‘bulge’ similar to the period of high
household formation among the post-war boom generation in the late 1970s and early 1980s.
Household formation among these age groups is an emerging source of housing demand in BC
and across Canada, and can look like younger millennials moving out of their parents’ home into
their first rental home, or older millennials starting families and purchasing their first home.
Vancouver is adding jobs
As previously noted earlier in this report, Vancouver and the region are experiencing significant
economic growth and diversification. The City contracted with Hemson to develop an
employment forecast for Vancouver for the next 30 years. This forecast (updated in September
2020 to account for COVID-19 impact and then again in March 2022) anticipates an additional
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121,000 jobs in Vancouver by 2031, compared to 2016. Most of this growth is anticipated to
consist of jobs located in major office space and population-serving industries such as
commercial services and health care.
The federal government is planning for increased immigration in coming years
The federal government has increased Canada’s overall immigration targets each year since
2016. Immigration targets set out the overall number of permanent residents to be admitted
annually and by immigration category. The latest plan anticipates over 1.3 million new
permanent residents between 2022 and 2024. For reference, 1.8 million people were admitted
as permanent resident of Canada between 2016 and 2021 54. Most of these new immigrants
come through economic categories, bringing a range of skills, occupations and income levels;
others come from family sponsorship or humanitarian categories. Past data from Immigration,
Refugee and Citizenship Canada (IRCC) and Statistics Canada have shown that the vast
majority of immigrants tend to settle in large urban centres like Vancouver where jobs, services
and community supports are located.
Many people move within Vancouver
As households grow and change, their economic circumstances and/or housing preferences
may also change, leading them to move to a new dwelling. While there are only limited data
looking at the reasons why households move, recent data provide a picture of the number and
reasons for moving in recent years.
In the City of Vancouver, 136,000 households moved at least once between 2011 and 2016.
Seventy-one percent (71%) of them were renters. Consultation with renters suggests that higher
rates of moving among renters is potentially related to lower security of tenure in rental housing
and greater frequency of household or economic circumstances among younger renters, and
overall higher barriers to moving among owners.
The 2018 Canadian Housing Survey (CHS), part of Statistics Canada’s new Canadian Housing
Statistics Program, asked a sample of Canadians about their reasons for moving in the 5 years
prior to the survey. These data are only available at the regional level for Vancouver, but
provide important insights on movers. Overall, the main reason cited among Metro Vancouver
residents for moving was to upgrade to a larger or better quality dwelling. Other reasons cited
for moving varied based on tenure. Among current owners, 30% reported that they moved in
order to own a home, and a further 19% moved in order to live in a better neighbourhood.
Among current renter households, 21% moved in order to live in a better neighbourhood, and
16% stated that they were forced to move, i.e. because of an eviction – at the time, this was the
highest rate of forced moves of any Canadian region. 55
Vancouver is an attractive location for investment in housing
In consultation for this housing needs report, several expert stakeholders suggested that
demand for housing as an investment ought to be considered in reporting on housing demand.
The many drivers of demand discussed above, combined with evidence of a constrained

54 A portion of these new immigrants were already living in Canada as temporary residents. Temporary residents are
not included in these overall immigration plans.
55 For more information on evictions in Canada: https://housingresearch.ubc.ca/understanding-evictions-canada
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housing supply, have created an environment where real estate in Vancouver is seen as a safe
and profitable investment asset by a wide variety of potential investors, including corporate
investors, pension funds, REITs, and individuals. According to recent Statistics Canada
reporting, 19.3% of individual property owners who reside in Vancouver owned more than one
property. 56
Investment demand in housing is a complex topic that is generally beyond the scope of this
Housing Needs Report. Municipalities also have limited tools available to address demand for
housing, relative to other levels of government. Vancouver has taken action to ensure that
housing is serving as long-term homes, including the Empty Homes Tax and regulations on
short-term rentals. Supporting a balanced supply of housing is a key way that municipalities can
help to ensure that investment in housing is supporting adequate and secure housing for
households, rather than pricing households out of cities.

4. Statements of housing need for key populations required by
the Province
In addition to estimates of current and future housing need, the Provincial Housing Needs
Report requirement asks municipalities to include statements of need for key populations and
housing types. Vancouver’s statements of need are included below and in the attached
summary form in Appendix A.

HOUSING FOR FAMILIES
Families with children and multiple-family households represented 31% of households in
Vancouver in 2016, down from 32.8% in 2011. They also accounted for a significant part of
households who moved out of Vancouver to another municipality in Metro Vancouver
between 2011 and 2016, which may suggest existing and future need for more affordable
options for families, including rental and ownership options with more bedrooms. Seventeen
percent (17%) of family households reported overcrowding in 2016 and only 1.2% of the
purpose-built market rental stock offers 3 or more bedrooms (in CMHC’s 2021 Rental Market
Survey universe). Families can have diverse housing needs depending on number of
children or income levels: lone-parent households or families in core housing need are
particularly vulnerable to high housing costs.

For more information on multiple-property ownership in Canada:
https://www150.statcan.gc.ca/n1/pub/46-28-0001/2019001/article/00001-eng.htm
56
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AFFORDABLE HOUSING
Rising ownership costs and rents signal the need for a greater supply of more affordable
non-market and co-op housing. CMHC reports that in 2021, only 17% of Vancouver’s
purpose-built rental stock is available to the bottom 40% of the household income
distribution. Additionally, 23% of Vancouver households fell below the LIM-AT threshold. BC
Housing also reports 4,756 people on its social housing waitlist as of June 2021, including
close to 2,000 seniors and 1,000 families (a number of non-profit housing providers also
maintain their own separate wait lists). Forty percent of the existing non-market housing
stock was built in the 1970s and 1980s, now in need of renewal or deep retrofit. Non-profit
housing providers have also underlined this need through various consultation processes
with the City. Partnerships with senior levels of government are necessary to deliver
additional non-market housing and deepen affordability.

MARKET RENTAL HOUSING
With most new Vancouverites renting their homes and ownership costs out of reach for many
residents, over half of all households in Vancouver rented their homes as of the last census
in 2016. This represented 150,750 households, most living in market rental housing. Low
vacancy rates in both primary and secondary markets are signs of the strong demand for
market rental housing and pressure on the existing stock. Data on the relationship between
rents and vacancy rates indicate that higher rental vacancy is associated with slower rent
increases. Seventy-four percent of the purpose-built rental market stock was built before
1980 and is now reaching the end of its natural life or in need of major repairs; almost no
new rental was added from 1980 to the late 2010s in Vancouver.

INDIGENOUS HOUSING
Households with at least one person identifying as Indigenous represent 3.4% of Vancouver
households. Indigenous households are overrepresented among renters, low-income
households, categories of existing housing need (suitability, adequacy and shelter-cost-toincome ratio of over 30%) and residents experiencing homelessness. Indigenous households
also need housing and related social or supportive services that are culturally appropriate
and considerate of Canada’s reconciliation efforts. The Aboriginal Housing Management
Association “BC Urban, Rural and Northern Indigenous Housing Strategy” published in
January 2022 provides an assessment and details on the specific housing needs of
Indigenous people, and outlines a roadmap to meet these needs. Continued collaboration
between the City, the Musqueam, Squamish and Tsleil-Waututh Nations, AHMA and other
Indigenous housing organizations will be required to understand and address this specific
housing need.
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HOUSING FOR SENIORS
Seniors represented 15.5% of the population of Vancouver in 2016, a share that has grown
larger with each census and is forecast to keep growing, as more of the baby-boomer
generation reaches retirement age. Seniors have a diverse range of housing needs, with
many looking to age in place in their existing homes or communities, others looking for
assisted living or other similar housing options with a range of supports. Seniors in rental
housing, with low-incomes or in disproportionately impacted communities, may need different
types of housing or housing-related supports as well, such as social housing, rent assistance
or wheel-chair accessible units. In June 2021, BC Housing counted 1,998 seniors on its
social housing waitlist and in March 2021 provided 3,457 Shelter Aid For Elderly Renters
(SAFER) monthly payments. Housing needs for seniors will be addressed specifically as part
of an upcoming Seniors Housing Strategy.

EMERGENCY SHELTERS FOR PEOPLE EXPERIENCING
HOMELESSNESS
Vancouver residents experiencing homelessness as identified in annual Point-in-Time counts
has grown by 22% between 2010 and 2020, a much faster rate of growth than general
population (+10% between 2011 and 2021). Point-in-Time counts are also known to be
undercounts. Over the same period, the number of emergency and temporary shelter beds
to meet the needs of individuals experiencing unsheltered homelessness has grown.
Shelters serve as an important emergency response function to prevent people from falling
into unsheltered homelessness. The replacement of our existing temporary shelters with
permanent, purpose-built shelters is important as an interim measure while housing is being
built to ensure we can continue to meet the need of the most marginalized residents.
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LOW-INCOME SOCIAL & SUPPORTIVE HOUSING
The compounding effects of trauma, mental health, racism, and an ongoing crisis of toxic
drug supply add significant challenges for many Vancouver residents experiencing or at risk
of homelessness. Access to safe, secure and affordable housing with necessary supports is
critical to one’s health and well-being.
In addition to the need for housing for individuals in shelters and on the street (~2,000) there
are currently almost 7,000 SRO rooms in Vancouver in need of replacement. Staff are
actively engaged with the Governments of Canada and British Columbia, including the
Ministry of Housing and BC Housing, on a high-level Memorandum of Understanding for an
SRO Investment Strategy to align government and community partners to work towards
replacing SROs with self-contained shelter rate social and supportive housing.
As of Q4 2021, Vancouver counted over 5,500 permanent supportive units, 43% of which
were built over 40 years ago, suggesting a need for re-investment in the existing stock in the
near future. Additional supportive units are also required to provide secure housing for
residents facing homelessness or housing insecurity, existing SRO residents and those
currently living in over 700 temporary modular housing units. Partnerships with senior
governments and non-profits are required to fund and operate supportive housing.
The demonstrated benefits of supportive housing
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SPECIAL NEEDS HOUSING
Another form of supportive housing, special needs housing addresses the specific
requirements for households with disabled persons, persons with cognitive impairment or
health conditions impacting their ability to perform daily tasks. These households can have a
variety of housing needs, ranging from an adapted or wheelchair accessible unit layout, to
ongoing social and/or medical supports. Households where persons are unable to work and
receiving Disability Assistance would also need homes affordable to their means. In January
2022, the Province was administering over 114,000 cases for disability assistance across BC
(Source: Province of BC, Employment and Assistance Program open data). Special needs
housing may also accommodate seniors or people with socio-psychological challenges as
referenced in seniors and supportive housing categories. Vancouver currently requires at
least 5% accessible units in new City-owned social housing.
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Conclusion and Next Steps
This Housing Needs Report provides data on housing needs in Vancouver, using the most
recent available data. Staff plan to bring back an updated Housing Needs Report in 2023,
following the release of all 2021 Census data. This needs assessment will also be used as a
basis for consultation and engagement with stakeholders, experts, and the community over the
coming months. Consultation will focus on learning whether the lessons of this report resonate
with Vancouver residents; and specifically how to reflect the needs of equity-denied
communities in Vancouver, whose experiences are often underreported or absent in
conventional data sources.
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Appendix B | Other Approaches to Assessing Housing
Need
British Columbia Municipalities & Provincial Requirement
As of 2019, municipalities in B.C. are required to produce a Housing Needs Report following
guidelines from the Province, as well as fill in a standardised form. The first Housing Needs
Reports must be received by Councils by April 2022; subsequent needs reports are due every
five years. These documents aim at helping communities to have a better understanding of
current and future housing need by identifying supply gaps, vulnerable households or factors of
population growth, and better tailor public policies and strategies.
Reports are required to contain elements such as:
•
•
•
•
•

Collected information to provide context and inform the needs assessment:
demographics, economy, state of the housing stock etc.
Key areas of local need: affordable housing, rental housing, special needs housing,
seniors housing, family housing, shelters and housing for people at risk of homelessness
Number of housing units required to meet current and anticipated housing needs for at
least five years, by number of bedrooms
Number and percentage of households in core housing need and extreme core housing
need
Standardized form summarising the content of the report

BC municipalities have used a variety of methodologies to satisfy the provincial requirement as
well as going further in their analysis. For example, the City of Victoria developed a method to
approach ‘latent demand’ by quantifying certain demographic and housing market indicators
such as maintainership, suitability, rental vacancy rate or job vacancies compared to a previous
period or ideal benchmark.
UBC Housing Research Collaborative – Housing Assessment Resource Tool
The Housing Assessment Research Tool is a project led by UBC’s Housing Research
Collaborative and funded by the CMHC Supply Challenge. The project aims to create a
standardized approach to estimate housing need, using Census data which is widely available
and accessible to Canadian municipalities. The HART method looks at the need for suitable,
affordable, and adequate housing among households across the income spectrum and
household types. The methodology includes breaking down households by income bands as a
percentage of Area Median Income (AMI) as well as by household type and corresponding
affordable rent levels; determining the number of households in core housing need and priority
populations; the level loss of affordable housing over past ten years; and projected population
growth over the next ten years. The final needs number adds the existing housing need (core
housing need), past trend in affordable housing (loss/gain projected forward), and future
housing need (population growth), all broken down by rent level and unit type.
United Kingdom National Planning Policy Framework
The United Kingdom’s National Planning Policy Framework provides local authorities with a
standard method for assessing local housing need, based on projected household growth while
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accounting for historic undersupply. The Framework sets household growth projections as an
annual average baseline for the next ten years. An affordability ratio is then calculated and
applied to adjust baseline growth projections based on the affordability of local home prices
relative to incomes. The adjustment is intended to account for housing demand pushing prices
beyond incomes as well as for constraints to household formation due to undersupply of
housing. Further adjustments are made to projections in cities and urban centres, which see an
uplift of 35% applied to the adjusted baseline number to reflect growing demand for housing in
major cities. The final housing needs assessment is meant as a minimum number of units to be
planned for over ten years, in addition to the existing stock. Finally, policies are further informed
on the need for affordable housing by analysing homelessness, households in extreme need,
overcrowding and unsuitable dwellings, or more generally households who can’t afford
appropriate housing in their preferred form of tenure.
City of Los Angeles Housing Element
As part of the Housing Element of its General Plan, and to respond to its state-mandated
Regional Housing Needs Assessment, the City of Los Angeles proceeded to a comprehensive
analysis of the city’s housing conditions and needs. The analysis looks into demographic
statistics like population and household numbers, composition, age, location, employment,
incomes, ethnicity, socio-economic background and housing issues. Another aspect studied is
the existing housing stock, its characteristics and trends in the market such as loss of low-cost
housing. A supplemental Assessment of Fair Housing looks specifically into the need for
affordable and suitable housing for low-income households, vulnerable populations and
households experiencing societal factors compounding their housing struggles (racialization,
segregation, displacement, disabilities etc.). All of these elements and trends aim at identifying
the specific and special housing needs for the variety of households across the city now and in
the future.

These approaches, as well as others, have informed City staff’s work towards Vancouver’s
housing needs assessment. Staff will continue to explore other methods and consult with
experts and the public as we move towards an updated housing needs assessment in 2023.
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Appendix C | Unmet Need in Vancouver Technical Brief
City of Vancouver Housing Needs Assessment: Consultant Technical Memo
As part of the City of Vancouver’s Housing Needs Report, the City of Vancouver worked with
Andrew Ramlo, demographer and Vice President Advisory of rennie, to develop a framework to
identify and attempt to quantify various sources of unmet housing need in Vancouver. The
following memo describes the methodology and technical details of this framework.
What does this mean for the Housing Needs Report?
The City’s Housing Needs Report has identified three key categories of housing need in
Vancouver:
1. Existing need from residents in unaffordable, unsuitable, or inadequate housing as
identified by the Census or City data on homelessness and SROs;
2. Demand from a growing and changing population; and,
3. Other sources of existing unmet needs not covered by the Census or data on SROs and
homelessness.
The City asked Andrew Ramlo to examine the components of existing need and other sources
of unmet needs. The second category, demand from a growing and changing population, is
based on separate estimates provided by rennie which are based on the City’s ten-year
development forecast. Further details on this are available in the appendix to this memo.
Based on consideration of a variety of indicators, estimates of the number of households
experiencing unmet housing needs in the City of Vancouver range from:
-

approximately 86,000 existing households experiencing need because they are living in
unaffordable, unsuitable or inadequate housing (based on 2016 Census data), or who
are experiencing homelessness or living in an SRO

-

approximately 20,000 homes to address needs from households experiencing other
unmet needs not covered by the Census including:
o

achieving the national rental vacancy rate of 3.1%: +3,900 vacant rental homes;

o

addressing declining household formation rates among younger households:
+4,000 homes;

o

reducing the number of households commuting in to Vancouver for work: +1,000
homes for each 1% reduction in the number of households commuting into the
city;

o

accommodating more couples with children who left the city for the rest of the
region: +7,000 homes; and,

o

reducing the number of people on BC Housing’s Housing Registry: +4,756
homes (as of July 2021).

As noted in the brief, many of these estimates are built on a set of assumptions and involve
several caveats. More information is available in the technical brief below.
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MEMORANDUM
TO:

City of Vancouver Staff

FROM:

Andrew Ramlo
rennie

SUBJECT:

Vancouver Housing Needs Assessment, Unmet Needs Technical Brief

Purpose/Scope
The purpose of this brief is to provide background and context on ‘unmet housing need’ for the
purposes of the City of Vancouver’s Housing Needs Assessment.
The scope includes an overview of approaches to estimating aspects of unmet need and
provide a range of estimates for the City of Vancouver using select indicators.
Background/Context
Before outlining approaches to quantify unmet housing need, it is important to define what is
meant by unmet housing need.
Within the context of accommodating a growing and changing population, it has become
apparent in many jurisdictions that the supply of housing has not kept pace with demand. At one
end of the housing spectrum, an insufficient amount of housing supply relative to demand within
our housing system is demonstrated directly in tight resale markets, low and falling rental
vacancy rates, and the rising costs of both ownership and rental housing.
At the other end of the housing spectrum, a growing prominence of people experiencing
homelessness, shelter use, and growing waitlists for subsidized and social housing are also
evidence of unmet need within this segment of our housing system.
Within this spectrum, we have generally defined unmet housing need as ranging from those with
no secure housing, to those in housing, but in situations where their housing might be
unsuitable or unaffordable, and as a result does not meet the household’s current need.
In addition to forward looking statements of future housing need to accommodate growing and
changing populations, formal Housing Needs Reports also need to include consideration of
these aspects of existing unmet need, if not as direct indicators of the shortfall within the current
housing system, then at least as indirect indicators for future housing policy directions as a
means to balance issues of housing availability and affordability.
Estimating unmet demand in our housing system
The City of Vancouver asked for support from rennie in both conceptualizing unmet housing
need for the City’s Housing Needs Assessment, and identifying a potential range of data and
estimates that could guide housing targets and planning decisions.
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With this as background, it is important to recognize that while unmet housing need may be
rather easy to identify as a concept, such as that outlined above, it is a much more difficult
concept to quantify into one metric.
As a simple example, housing availability or affordability issues in one city-region may push
people out to other city-regions; without surveying all residents external to the region they were
pushed out of, levels of unmet need for a particular city-region are challenging to determine.
With that said, Scotiabank recently released a report that compared the amount of housing we
have nationally relative to other G7 countries. The study found that when compared to the size
of our population, Canada had the lowest number of housing units per 1,000 residents of any
G7 country. The study provided an indication of the degree of undersupply relative to need
nationally: moving Canada’s ratio up to our G7 counterparts would require an additional 1.8
million units nationally given the size of Canada’s current population. With an occupied housing
stock of 14 million homes in 2016, this represents roughly a 13% undersupply in Canada’s
housing system.
As outlined above, while challenges of quantifying unmet housing need at a regional or city-wide
level exist, a handful of indicators can be used to directly identify unmet need for the City, such
as through homelessness counts, waitlists for social/co-op housing, or data on Census Housing
Standards.
Other aspects, however, can only be considered indirectly, such as changing patterns of
household formation or shifting commuting patterns. These elements can only be considered
indirectly, as some of these changes may be the consequence of previously listed aspects of
the housing system. Finally, other indicators, such as levels of rental vacancy, can also be
considered in the context of the health and resiliency of the broader housing system.
Select indicators of unmet need
While this research focused on the direct aspects of unmet need, ranging from those without
housing to residents in unaffordable, unsuitable, or inadequate housing, other aspects of
potential unmet need have also been included. These include the rental vacancy rate, changing
patterns of household formation, the location of jobs and homes, and housing prices. Each
aspect has been defined and quantified below.
1. Existing unmet needs from households falling below Census housing standards and
households who are homeless or living in SRO units.
-

-

Homelessness and SROs:
o

Vancouver’s 2020 homeless count identified over 2,000 individuals as homeless
in March of 2020

o

A survey of low-income, single room occupancy (SRO) housing shows almost
7,000 individuals in private or non-market SRO units in the city.

Census Housing Standards
o

Statistics Canada data on households falling below Census housing standards
from the 2016 Census show approximately 77,000 households in need of
housing, including:


52,000 households paying 30% to less than 100% of their income on rent
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o

18,000 renter and owner households falling below the Census housing
suitability standard according to the National Occupancy Standards
6,700 renter households falling below the Census adequacy standard.
*Note that households falling below the suitability or adequacy standard
who also overpay on housing are already accounted for as households
paying 30% to less than 100% of income on housing costs.

It is important to note here that while these estimates based on Census Housing
Standards may be a direct indicator of unmet need; these numbers would not
transfer directly into estimates of new housing as moving some residents in
unsuitable housing into suitable homes would also make some vacated homes
available for other (smaller) households to move into. Further to this, not all of
these households may need to move to new housing, but may require other
aspects of support such as income or rent assistance.

2. Other sources of unmet needs not covered by the Census
-

Another aspect of unmet housing need can be considered through the scale of social
housing waitlists within the city.
o

BC Housing’s Social Housing Registry shows that in March 2021 there were
4,730 individuals awaiting social housing within the city.

o

While the number of individuals on the registry in the city has grown significantly
over the past decade, a 41% increase from 3,356 people in 2011, it almost
doubled from 4,950 in 2011 to 9,800 by 2021 throughout the rest of the region.
It is important to note that this represents only one waitlist and there are many
other organizations within the city and region with waitlists of people in need of
social housing.

-

Unmet need in the City’s rental market is often cited through vacancy rates that fall well
below national levels. A greater number of vacant rental units in the city would increase
the choice of available units for prospective tenants and potentially reduce upward
pressure on rents.
o

Rental vacancy rate data from CMHC show that in 2021 overall vacancy in the
city in purpose built rental buildings was 1.1%. With an estimated 167,800 renter
households in the city in 2021, the total rental housing stock in Vancouver would
be in the order of 169,700 units.

o

A national vacancy rate of 3.1% gives some direction to potential unmet need in
the City’s rental sector: in order for Vancouver to achieve the national vacancy
rate of 3.1%, an additional 3,900 vacant rental homes would need to be added
to the existing rental stock. Within the context of low rental availability putting
upward pressure on rental rates, the objective of expanding vacant rental units in
would be to increase the choice of available units within Vancouver for
prospective tenants, with the hope of moderating increasing rental rates.
It is important to note that in the current context of high demand for rental in
Vancouver and throughout the region, it is likely that more than 3,900 rental
homes would be required to achieve and maintain a 3.1% vacancy rate over a
period of time in Vancouver.
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-

Since the Post War boom entered the housing market in the mid 80’s, household
formation rates have generally fallen as subsequent generations have entered the
household formation stages of the lifecycle. Nationally we have seen the proportion of
children aged 20-24 living at home increase from 40% in 1981 to more than 60% in
2016. Further, by 2016 more than a quarter of 25-29 year-olds in Canada were still in, or
had moved back to, the parental home (up from only 10% in 1981). Housing availability
and affordability are often considered to be one driver to shifts in household formation
rates.
o

The most recent data on household formation and occupancy in Vancouver show
a general decline in the proportion of the population under the age of 45 to
maintain households. More specifically, primary household maintainer rates (a
primary household maintainer is the person who indicates on a Census form they
are primarily responsible for the finances of that household) for the 20 to 24
population in the Vancouver declined from 26.3% in 2006 to 25.0% in 2016.
Similarly, the 25 to 29 population saw their rates fall from 43.6% to 43.0% by
2016 and the 35 to 39 group from 56.3% in 1996 to 54.5%.

o

The historical pattern of declining primary household maintainer rates in the city
(and nationally) can be taken as an indicator of unmet housing need, as a greater
proportion of individuals within these age groups choose not to form households
of their own, either remaining in the parental home, or living in multiple-individual
households.

o

If historical peaks in age-specific primary household maintainer rates were
maintained for the under 50 population in the city (or those who would have
entered the housing market over the past two decades), unmet housing need
from the Vancouver’s 2016 population under the age of 50 would be in the
order of 4,000 homes.
It is important to note that other factors may also contribute to these shifts in
household formation patterns. Children remaining in the parental home or living
with other non-related individuals for longer periods of time may simply be driven
by choice rather than necessity. Further to this, cultural changes may also be
contributing to the shifts. And finally, it is not possible to survey all individuals
under 50 who may have moved but may have wanted to remain and maintain a
household of their own in the city.

-

Another potential indicator of unmet housing need in the city can be seen in the
relationship between where people live and work. As with the other dimensions, there
are no datasets that outline the qualitative reasons for why people choose to live outside
of the City of Vancouver but work within it, but we are able to quantify the magnitude of
in-commuting to the city from other parts of the Metro region.
o

Of the 345,815 jobs in the City of Vancouver at a usual place of work outside of
the home in 2016, 187,355 people managed to work and live within the city. In
addition to those who live and work in the city, 152,095 people commuted into
the City from other Metro Vancouver municipalities. Given the magnitude of incommuting to the City, reducing the in-commuting rate slightly through allowing
more people to work and live in the city would represent a significant number of
people and households: every 1% reduction in in-commuting achieved
through accommodating workers within the City represents a shift of 1,500
workers, or 750-1,000 households, into the city.
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o

-

Another jobs-based approach to considering the scale of potential unmet housing
need would be to consider the number of job vacancies that exits within the city.
While no city-level data are available for job vacancies, the most recent regional
data show that the Lower Mainland Southwest economic region had a total job
vacancy rate of 6.0% in Q4 of 2021, or 94,095 unmet job openings. With the City
of Vancouver having roughly a third of jobs at a usual place of work in the
Southwest Economic Region in 2016 (31%), this would potentially translate into
29,100 job vacancies in the City at the end of 2021. At the city’s most recent
(2016) rate of live and work in the municipality (55%), filling this scale of unmet
jobs via additional homes in Vancouver could translate into almost 16,000 new
jobs and represent between 8,000-10,000 homes within the city.

Within the context of younger households not being able to find or afford family style
housing within the city, the Census also allows us to consider the outward mobility of
families from the city to other municipalities in the region.
o

The census shows that between 2011 and 2016, there were 19,815 households
who were residents of the City of Vancouver in 2011 who had moved to a
different municipality in the region by 2016. Of these households, almost 60%
were couple families (11,625), the majority of which were couples with
children (6,875). Further to this, when considered on an age-specific basis,
more than two thirds of those family households with children who moved (67%)
were under the age of 45 (4,630 households).

o

As with some of the other indicators, while we are not able to determine the
qualitative reasons for the outward-mobility of these young families from the city,
these data do provide a general indicator of the magnitude of the outflow of
young families from the city. Considering the outward mobility of young families,
upwards of 7,000 homes would have been needed to accommodate couples with
children who left the city for the rest of the region in the last census period.
It is important to recognize that there were families who moved into the city over
the same period. Between 2011 and 2016 the census shows that there were
13,110 families who moved into the city (from all international and domestic
origins). It is interesting to note that of these inwardly moving families, the vast
majority were couples without children (75% or 9,770 households). This could be
taken as a further indicator of a lack of availability or affordability of larger familystyle housing in the city being a driver to the outward mobility of families with
children.

-

In the United Kingdom (UK), The National Planning Policy Framework establishes an
empirical approach for addressing local housing need. In addition to providing an
approach and assessment of housing needed to accommodate future population growth,
the policy framework provides a standard method for determining unmet housing need of
the existing population through an affordability adjustment. Once local baseline
projections of household growth have been established, they are adjusted by each
area’s relative affordability as indicated by the general relationship between local
incomes and housing prices.
o

Applying this adjustment to future growth would see an additional 24,370 units
needed to accommodate a greater degree of housing affordability within the city’s
housing system. This would bring total unmet demand, based on 10-year
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household growth projection adjusted with this affordability factor, to 54,840 units
required from 2022 to 2032 57.
Final thoughts
Although limitations and considerations are indicated with each of the specific indicators
outlined above, it is important to note that these estimates should be taken as orders of
magnitude rather than exact metrics, especially with respect to the indirect indicators. While
exact numbers are difficult to parse out of the indirect indicators (such as household formation
or jobs), some of the direct indicators may be correlated, overlap and/or feed into each other;
affordability issues leading to households leaving, suitability leading to families leaving, low
vacancy rates leading to people commuting from other municipalities, to name a few.

57

The UK affordability adjustment here uses Metro Vancouver’s dwelling growth projection for Vancouver from 20222032 of 30,500 dwellings, from the Metro 2050 regional growth strategy. Note that Vancouver’s Housing Needs
Report estimate does not use Metro growth projections and instead uses a development capacity approach as
described in the appendix to this memo. The latter approach provides an estimate of growth potential based on the
City’s actual development forecast rather than past dwelling growth trends.
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Appendix: Population projections methodology for 5- and 10-year growth estimates
As part of the Housing Needs Report and Vancouver Plan processes, the City of Vancouver
hired Andrew Ramlo, demographer and Vice President Advisory of rennie, to develop a
demographic modeling framework to project various population scenarios for the City to 2032
for the Housing Needs Report and further to 2050 for the Vancouver Plan.
City staff provided key information to the consultant in the form of a development forecast (to
2031). This development forecast was sourced from the City’s POSSE permit system, analysis
of past development trends, and conversations with major projects staff. It includes:
-

Active development permit and rezoning applications currently in the system and
anticipated to complete by 2031;
Trend assumptions for lower-density developments such as laneway homes, duplexes,
and townhouses that have shorter application times and may not yet be in the system;
and
Completion assumptions for major projects based on status of the project.

The population projections assume completion of the City’s short-term development forecast of
approximately 50,000 net new homes to 2031, and a return to growth in line with the Metro
Vancouver 2050 high-end (+15%) housing allocations for the City past 2031.
Note that the development forecast does not include anticipated applications arising from
community plans and major projects not yet approved by Council (e.g. the Broadway Plan or the
Jericho lands), or developments outside the City’s jurisdiction (e.g. Senakw’).
Methodology
The five- and ten-year population growth projections for the City are structured around a
community lifecycle approach. This approach accounts for the demographic implications of both
net new additions to the Vancouver’s housing stock from the ten-year development forecast, as
well as the vital lifecycle changes (aging, births, and deaths), and the outward mobility of the
existing population on an age and sex basis in future years.
Accounting for this series of events over the course of one year culminates in the description of
the size and composition of the city’s resident population and its housing stock at the end of a
year, which, in turn, becomes the starting population and housing stock for the next year’s
iteration of the model. This iterative annual process provides the metrics for describing the nearand long-term impacts of vital forces, mobility, and net housing additions on the future size and
composition of the city’s resident population.
Data used for the development of the model included household mobility data from Statistics
Canada (propensity to move/not move and average number of persons per unit by age, sex,
structure, and tenure type of dwelling), vital statistics data from BC Vital Statistics, and future
housing scenario data from the City of Vancouver.
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Results

Projected change in population
%
Projected change in population #
Projected change in occupied
households %
Projected change in occupied
households #58
Average number of people per
private household in net new
households

2016-2021

2022-2027 (5 Year)

2022-2032 (10 year)

4.9%

7.7%

12.2%

30,800

53,500

85,400

7.5%

10.1%

14.7%

21,400

32,800

47,500

2.18

2.09

2.08

38.5

38.5

16.0%

16.3%

Projected median age
Projected % seniors 65+

58 Note that household growth projections were rounded to the nearest 10,000 for the purposes of Vancouver’s
Housing Needs Report estimates.
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The purpose of this appendix is to provide Council and the public with supplementary background on the process of refreshing the
Housing Vancouver 10 year targets, to support information provided in the Council report. This supplemental provides background
information on the purpose of housing targets; considerations involved in setting targets; Council direction; and additional detail on
the three targets concepts.
In response to Council direction, Staff have developed three initial concepts for new housing targets. These concepts will be the
basis of dialogue and consultation with stakeholders and the public in coming months. This work will also include additional technical
analysis as 2021 Census data is released throughout 2022, as well alignment with the outcomes of the Vancouver Plan coming to
Council later this Spring. A report back to Council on finalized housing targets is anticipated in 2023.

Background – Housing Targets
Housing targets are a tool for cities (or any other organization or government) to measure progress toward goals for new or existing
housing. There are many possible approaches to targets, and the approach a city chooses depends in large part on its specific goals
for housing. Targets can be aspirational or ‘reach’ goals; benchmarks against past performance; or set based on performance of
peer cities; and more. Best practices in target setting suggest that targets should be measurable and set over a realistic time horizon
(i.e. 10 years). In many cases, aspirational or ‘reach’ goals may require action and resources beyond what municipalities can do
alone. In addition, targets should consider developments that are already approved or underway, which can help inform what’s
anticipated to be delivered. In Vancouver for example, over 50,000 housing units in the development process are forecasted to
complete over the next 10 years.
Housing needs are another important consideration for setting housing targets. Starting in 2019, the Province of BC requires
municipalities to provide estimates of current and anticipated housing need. Vancouver’s Housing Needs Report estimates a range of
86,000 to 136,000 households experiencing existing need or future housing demand over the next 10 years (2022 to 2032). This
range includes an estimate of 86,000 households in existing need, as well as future housing demand of 50,000 households from a
growing and changing population. 1
It is important to note that Vancouver’s Housing Needs Report does not identify a specific number or type of new homes that the City
should target in 10 years to meet needs. However, a decades-long shortfall in rental and non-market housing construction and
limited ground-oriented ‘Missing Middle’ options in Vancouver suggest need for significant scaling up of these housing types, both to
accommodate housing demand from a growing and changing population and to address an achievable portion of the backlog of

1

See Council Report and Appendix B for full details
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existing needs. This must be balanced by other key considerations, including City and partner capacity, other City priorities, and
available funding to determine the amount and type of new supply the Vancouver will target over 10 years.
Housing Vancouver - 10 Year Housing Targets
The Housing Vancouver Strategy was approved in 2017 and includes a 10-year housing target of 72,000 new homes to be approved
by 2027. Of these new homes, 44% are targeted as secured rental and non-market housing, 48% are targeted as affordable to
households earning less than $80,000/year, and approximately 40% are targeted as family-oriented homes with two or more
bedrooms. Overall, factoring in secondary rental such as rented condominiums, two-thirds of homes are expected to be available for
renter households. Housing Vancouver targets are ‘reach targets’ based on the principle of shifting the development pipeline
towards increased approvals of rental and social housing (the ‘right supply’), which the Strategy notes are more within reach of local
renter incomes. Housing Vancouver was also the first time Vancouver set city-wide targets for the affordability of new housing by
income bands (e.g. targeting households with incomes under $80k).
Recent Council Direction to Revise Housing Targets
Council has provided Staff with direction to consider revisions to the existing Housing Vancouver targets. Two motions were
approved by Council:
1. Recalibrating the Housing Vancouver Targets post COVID-19, was approved by Council in 2020 and directs Staff to
recalibrate City housing policies based on data on past development and demographic trends; and
2. A motion was approved by Council as an amendment to the November 2019 Secured Rental Policy report, and directs Staff
to “provide transparent data to serve as the basis of subsequent analysis, and then policy recalibration” of the Housing
Vancouver targets
Based on the above Council direction and feedback from stakeholders (summarized in Appendix D), Staff have prepared the
following three concepts for further testing and refinement in upcoming months, with finalized targets set to go to Council in 2023.

Housing Targets Refresh Supplemental
Figure C1. Concepts for Revised Housing Targets
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Housing Targets Refresh Supplemental
Table C1. Summary of Revised Housing Target Concepts – Description and Assumptions

# of units
over 10
years

1. Targets based on past growth
trends
35,000 new housing units:
• 21% as new secured rental housing:
• 4,400 non-market homes
• 2,800 market rental homes
• 79% as condos and townhouses
• 26,800 condos
• 1,000 townhouses

2. New housing targeted to meet existing
needs
130,000 new units:
• 56,000 new homes affordable at 30%
income for existing households in need
• 34,000 new non-market homes
• 8,000 below-market rental
•
Remaining need from higher incomes
met by market housing
• 6,000 market rental
• 900 condos
• 2,400 townhouses
• 4,700 laneways
•

3. Constrained needs-based target
75,000 new housing units:
• 14,000 non-market housing
• 24,000 market rental units
(including 4,800 below-market
rental units)
• 10,000 ground-oriented
ownership units (e.g.
townhouses, -plexes)
• Continue to account for condos
already in the development
pipeline (23,000 units)

74,000 market units required to help fund
1/3 of non-market housing and 8,000
below-market rentals

Description

Targets in line with past 10-year dwelling
growth and tenure reported by the
Census (2006-2016)

Create new homes affordable (at 30% of
income) to existing households in need.

Stretch targets based on current and
future needs, as well as city and partner
capacity to deliver housing

Assumptions

To create housing targets in line with past
population growth trends, Staff looked at
change in private dwellings over time
rather to determine the overall number of
units for this scenario. Although change in
population or household growth was
considered, change in private dwellings
was used for the following reasons:

How the 56K needs target was determined:

Staff looked at indicators of housing need
for priority housing types and how they
compare to the current development
forecast/pipeline:

Population growth generally lands in cities
in the form of new households residing in
private dwellings.
Households in Vancouver are generally
smaller than in Metro Vancouver and are
getting smaller over time. Household

The Preliminary Housing Needs Report
identifies ~86K existing households in need
(falling below one of the three Census housing
standards, experiencing homelessness, or
living in an SRO).
This concept aims to create a new home for all
households counted as homeless or living in
an SRO; all households falling below Census
suitability standards; and half of renter
households falling below Census affordability
and adequacy standards. This equates to a
total of 56,000 new homes affordable by
income band.

•

24,000 units of market and belowmarket rental housing: ~46-48K jobs
forecasted to 2031, including 20K
new major office and institutional
jobs; 80% of new migrants were
renters in the last Census. This is
roughly 1.5x the number of purposebuilt rental and below-market rental
homes in the current pipeline.
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1. Targets based on past growth
trends
sizes also vary depending on whether
they are existing or new households to
the city, and the type of dwelling they
reside in.
In Vancouver, households and dwellings
have growth at roughly the same rate
(12% and 13% respectively between
2006-2016)
Looking at dwellings allows Staff to
determine the tenure breakdown of new
dwellings, which assists in setting targets
for tenure.

2. New housing targeted to meet existing
needs
We also assume the remainder of households
in need will be supported via rent supplements
and/or vacancies in existing affordable units
created when existing households move into
new units.

3. Constrained needs-based target
•

14,000 units of non-market housing:
City analysis indicates capacity for
14K non-market homes in 10 years,
including ~7000 homes for SRO
replacement + homelessness.
14,000 units of non-market housing:
City analysis indicates capacity for
14K non-market homes in 10 years,
including ~7000 homes for SRO
replacement and
homelessness. While this is well
below the number of households in
existing need, it is roughly double the
current number of non-market
homes in the pipeline.

•

10,000 units of ground-oriented
ownership housing: Over 10,000
couple and family households left
Vancouver to the rest of the region
between 2011-2016, indicating
potential demand for additional
ground-oriented options. This
represents over 4x the number of
ground oriented homes (e.g.
townhouses) in the current pipeline.

On top of the 56,000 new units to meet
existing needs, an additional 74,000 units are
estimated to be needed to help pay for a
portion of the targeted social and below-market
rental housing (based on capital plan
assumptions on the cost of new housing),
bringing the total to 130,000 units
This Scenario is dependent on significant
additional partner funding - an estimated $12
billion in low-cost financing, non-repayable
loans, and government grants would be
required to deliver the majority of non-market
housing. This does not include the additional
cost required for land acquisition, as the
existing landholdings of the City and non-profit
sector cannot enable the total units outlined in
this scenario.

Housing Targets Refresh Supplemental

Additional
Notes

1. Targets based on past growth
trends
Additional information about household
size by structure type (1 year mobility
status, Census 2016 custom tabulation):

Ground
Oriented
Owner
Ground
Oriented
Rental
Apartment
Owner
Apartment
Rental

2016
Occupants

Mover
Households

3.05

2.96

2.65

2.53

1.89

1.74

1.62

1.62

The majority of new housing in Vancouver
consists of apartments where the average
household size is smaller than groundoriented forms of housing.
Overall, household size has been
decreasing. Between 1981 to 2016,
average household size has decreased
from 2.3 to 2.18 persons per household.
Mover household (households who
moved in the last year according to the
Census) tend to have smaller households
than existing non-movers.

2. New housing targeted to meet existing
needs
The 2019 Council motion specified that targets
should match the income distribution of all
renter households. Staff have analyzed the
income distribution of households in need and
found it is roughly in line with distribution of
existing renter incomes (2016 Census).
Households in need have a slightly higher
proportion of low incomes compared to
existing renter households; this is because
Vancouver’s existing need estimate also
includes residents of SROs and individuals
experiencing homelessness.
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3. Constrained needs-based target

Housing Targets Refresh Supplemental
The following graph compares the three housing target concepts by the type of new housing enabled.
Figure C2. Comparison of Revised Housing Target Concepts by Housing Type
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The following chart summarizes Staff’s initial comments on the implications of the three housing target concepts.
Table C2. Implications of Housing Target Concepts
Housing Target Concepts
1. Targets based on past trends
(2020 motion)
35,000 homes over 10 years
2. Targets based on existing needs
(2019 motion)
130,000 homes over 10 years
(56,000 homes based on needs
and 74,000 additional market
homes to help fund non-market
and below market units)

•
•
•
•
•
•
•
•

3. Constrained needs-based
targets

•
•

75,000 homes over 10 years

•
•
•
•

Implications
Developments currently in application will exceed this target
Majority of development is condominium housing
Risk of repeating past and present affordability challenges due to constrained supply plus
limited new purpose-built rental and non-market housing
Geared toward needs and future demand – affordability + volume
Significantly more non-market and below-market rental housing than current targets;
achieving unit target and affordability would likely exceed industry development capacity
and federal/provincial funding capacity.
Significant increases in allowable heights and densities to enable condo + market rental
that will fund a portion of social housing and below-market rental
Additional >$10B ($550k/unit) in partner funding required to fund non-market housing not
delivered through inclusionary housing
Limited ground oriented “Missing Middle” options
‘Reach’ targets informed by needs and city/partner capacity
Increase non-market housing relative to current target; deepen affordability to serve
lowest incomes
Maintain a 50% share of new supply as secured rental housing
More opportunities for families to remain in the city and downsizing seniors - doubling the
existing townhouse target to create more ground-oriented housing
Meeting affordability needs of lowest incomes will require significant funding and
partnerships
Meeting ground-oriented targets will require additional zoning changes to enable these
housing forms in existing low-density areas.
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HOUSING NEEDS REPORT CONSULTATION
SUMMARY

May 2021 – February 2022
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Introduction
The following document provides a summary of the engagement process to date for
Vancouver’s Housing Needs Report (HNR) and initial work on re-freshing the Housing
Vancouver 10-year targets. This phase of consultation focused on engagement with local
housing stakeholders, including academics, non-profit service providers and industry
representatives. Technical expertise was sought to establish baseline definitions, address
methodological gaps and source data, all with the intent of building a robust framework for
Vancouver’s first HNR.
Along with the input of stakeholders, the HNR and initial work on the targets re-fresh reflects
feedback received from concurrent engagement on housing need and affordability as part of the
Vancouver Plan and the Broadway Plan. Feedback received through engagement on these
programs offers insight into housing needs and priorities from Vancouver’s diverse
communities.
Additional consultation is planned for fall/winter 2022 and will include broader public
engagement as well as a check-back with experts and stakeholders. This will inform an update
to the Housing Needs Report that will be published in 2023.

Stakeholder Engagement
Engagement with local stakeholders was conducted over the course of ten months between
May 2021 and February 2022. Stakeholders were asked for their input on Vancouver’s
approach to identifying and estimating housing needs to meet Provincial requirements, as well
as approaches to housing targets. Discussion sessions centred around three key topics: (1)
understanding current and future housing need in Vancouver; (2) quantifying housing needs;
and (3) translating housing needs into housing targets. The intent of the engagement was to
have experts guide a strong methodology and analytical foundations on which to build the
housing needs report and targets re-fresh.
The engagement process was conducted in two phases. In the first phase, staff engaged
stakeholders through three virtual workshops convened between May and July 2021.
Participants included demographers, economists and housing policy experts as well as
representatives from the non-profit and private sector. Phase 1 focused on defining current and
future housing need, and high level approaches to translating housing needs into housing
targets.
The second phase involved ten small group dialogues conducted between December 2021 and
February 2022. Participants included many of the same stakeholders as phase one, as well as
several additional individuals and organizations. Phase 2 focused on a review of Vancouver’s
methodology for identifying and estimating housing need and demand, and involved in-depth
discussion of various methodological approaches.
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Phase 1 included 22 participants from the following institutions and organizations:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Metro Vancouver
Province of BC
Canada Mortgage and Housing Corporation (CMHC)
BC Non-Profit Housing Association (BCNPHA)
Simon Fraser University (SFU)
University of British Columbia (UBC)
MountainMath Software and Analytics
Kwantlen Technical University
rennie Intelligence
City Spaces Consulting
Urban Development Institute (UDI)
BC Real Estate Association
Real Estate Board of Greater Vancouver (REBGV)
Hudson Pacific Properties

Phase 2 included 12 participants from the following institutions or organizations:
•
•
•
•
•
•
•
•
•
•

Metro Vancouver
CMHC
BCNPHA
Canada-BC Expert Panel on the Future of Housing Supply and Affordability
Canadian Centre for Policy Alternatives (CCPA)
UBC
MountainMath Software and Analytics
SFU
REBGV
rennie Intelligence

Phase 1: Key Findings
Need and demand for housing in Vancouver is high and will remain high for the
foreseeable future: Participants noted many drivers shaping demand for housing in Vancouver,
and how these drivers will put increased pressure on the city’s housing stock. Demographic
changes are one key source of demand – examples raised included aging millennials starting
families and looking to buy, and seniors looking to downsize within their communities. Job
growth and an expanding economy are attracting workers, many of them young, to the region,
and employers have identified housing availability and affordability as a key barrier to attracting
and retaining workers. Migration to Vancouver from within and outside Canada is another key
contributing factor to housing demand, with higher federal immigration targets signaling higher
pressures on the region in coming years.
Participants also emphasized the significant amount of existing need in Vancouver, resulting
from current affordability pressures and a decades-long backlog in construction of more
affordable housing including purpose-built and non-market housing. Participants specifically
noted the high number of households over-paying on rent, as well as the incidence of
homelessness and residents living in sub-standard housing like SROs.
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No simple way to conceptualize and quantify housing need: We heard that ‘housing need’
is a difficult concept to define and measure. There are many considerations that need to be
factored in when assessing housing need. The impact of migration can be hard to quantify as it
is heavily policy-driven on a national level. Housing demand itself is a moving target: for
instance, some participants suggested that lower prices could trigger new demand as well as
higher levels of in-migration. The broader regional context, especially around transit
infrastructure and economic development must also be considered. Income sorting, filtering and
vacancy chains bring added complexity to any analysis on housing need.
Stakeholders had a variety of opinions on how to identify and categorize existing housing
needs. While there was general agreement that Census housing standards (affordability,
suitability, adequacy) and the number of individuals facing homelessness and people living in
SROs are important to include in needs, there was less agreement on other potential
households facing need. For examples, stakeholders had a variety of opinions on whether
renters in secondary suites ought to be considered as facing housing need, or families leaving
Vancouver for other parts of the region. While some thought that these are signs of housing
need, others thought these might be resulting from choices or preferences and not attributable
to need.
Finally, we heard that the more dynamic the environment, especially in the context of high levels
of housing demand, the less useful past trends are in estimating future trends. We heard that
growth projections are an important but insufficient tool for assessing future housing need as
they are often based on past trends, assuming that factors that shaped and/or constricted
growth in the past will be carried forward. Projections are also partially blind to events or future
policies that are not under control of local jurisdictions and could change unexpectedly. Several
participants suggested that, in the context of high demand for housing, projections based on
past trends may risk becoming self-fulfilling prophesies, if they end up maintaining existing
constraints on the availability and affordability of housing.
Most stakeholders believed that in spite of the challenges noted above, it is still important to
identify specific households facing housing needs using available data like the Census. Other
experts also suggested using market signals like prices and vacancy rates as additional ways to
show constraints in our housing system – for example, as long as vacancy rates are very low
(e.g. below 2%) and rents are continuing to increase relative to incomes, then rental supply is
clearly needed. However, they acknowledged that these signals cannot tell us exactly how
much housing is needed.
Housing targets are an important tool but translating housing need into targets is a
complex exercise that is both technical and values-based: Participants agreed that setting
housing targets is an exercise shaped as much by values as it is by empirical analysis, and
agreed that clear, measurable housing targets can be an important tool to help cities implement
housing goals. There was some disagreement on how to arrive at targets and what the City
should prioritize. Some stakeholders suggested that targets should be expressed as a range to
reflect uncertainty in future housing delivery. Others suggested that targets should be flexible
and tied to measurable outcomes like rental vacancy rates and rents. Some participants
insisted that targets should prioritize deep affordability for lower incomes in need even if they
are not realistic with municipal tools. Others suggested that the challenges for delivering
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affordability at the municipal level should be reflected in more realistic targets that reflect City,
sector, and funder capacity.
Phase 2: Key Findings
Housing need in Vancouver is significant and new housing is part of the solution: Nearly
all participants agreed that regardless of the particular approach used to estimating need and
demand, the housing need in the city (and the region) is both broad and extensive. There is also
significant concern about the impact of affordability on the ability of current and future residents
to come to and stay in Vancouver, and to support job growth and a resilient economy. We also
heard that replacing and creating new housing for all segments of society (seniors, families,
singles, newcomers, low-income households, etc.) is one of the steps needed to address
housing need. This implies looking at needs across the entire housing continuum, from social
and supportive housing, to non-market rental housing, to rented condos, and to laneway
housing and multi-plexes. It also requires strong consideration of the macro-economic forces
shaping housing demand, such as international migration, job growth, and labour markets.
Specific needs of equity-denied groups and Indigenous residents: Participants
acknowledged that Indigenous households, equity-denied groups, and households earning
lower incomes face disproportionate impacts of housing challenges in Vancouver, which should
be specifically identified and spotlighted in Vancouver’s Housing Needs Report. Participants
also noted data gaps that might limit the ability of quantitative methods to capture the housing
needs of diverse communities, and suggested engagement with these groups in addition to
data-oriented analysis.
Estimating existing housing need and future housing demand is very challenging: All
participants warned about issues with deriving concrete estimates of existing housing need and
future housing demand. Data limitations create challenges with identifying the specific needs of
every existing household, as well as all of the various potential sources of future demand. There
are a myriad of variables that can be considered and there is not always agreement over which
to use and prioritize. Some experts rely heavily on census statistics, while others believe that,
though important, census data are not enough. Others use market signals like rent levels and
vacancy rates, as the best indicators of a constrained housing supply, but note that market
signals are less useful for determining metrics like the specific amount of housing required to
moderate price growth or increase vacancy rates.
Stakeholders also cautioned that most indicators of current and future housing need interact
and intersect with each other, making it difficult to isolate a single number of households in need
or homes needed. Several experts suggested using orders of magnitude or ranges, rather than
aiming to determine a specific number. Another major issue is potential double-counting
between different categories of need. For example, a young person living with parents due to
affordability – identified as being in existing need – might also be a source of future housing
demand if they decide to look for their own home in the future.
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How Findings from Phase 1 and Phase 2 Were Integrated in the City’s Housing
Needs Report
To ensure that feedback from stakeholders is reflected in Vancouver’s Housing Needs Report,
the report acknowledges the broad range of indicators and drivers of housing need, including
the Census, market indicators like vacancy rates and rents, and other indicators of housing
need not included in Census data such as household formation rates and regional intermigration patterns. The report underscores the diversity of needs across incomes, households,
and occupations, but emphasizes disproportionate impacts on equity-denied communities and
low-income residents. Finally, the report includes estimates of the number of households in
need and future housing demand, but acknowledges methodological limitations to these
estimates and provides ranges where possible

Community Engagement
There has been substantial engagement over many work programs in recent years that asked
Vancouver residents about their housing needs. For Vancouver’s Housing Needs Report, we
drew out key themes that are importing for supplementing our understanding of housing needs
and considerations for the housing targets refresh.
As part of the recent Vancouver Plan, Broadway Plan, and Secured Rental Policy initiatives,
significant engagement with residents was conducted between November 2019 and August
2021. Engagement consisted of virtual and in-person workshops, online surveys, open houses,
town hall sessions, community interviews and youth workshops. These work programs received
thousands of completed surveys, and conducted hundreds of activities with the public.
Vancouver Plan Phase I Engagement:
https://vancouverplan.ca/wp-content/uploads/PDS-Vancouver-Plan-Phase-1-Report-Appendix-A-RTS-13988.pdf
Vancouver Plan Phase II Engagement:
https://council.vancouver.ca/20210721/documents/cfsc1.pdf?_ga=2.13417015.1096954588.16462688921821144951.1584557015
Broadway Plan Displacement & Exclusion Summary:
https://syc.vancouver.ca/projects/vancouver-plan-housing/displacement-survey-results.pdf
Streamlining Rental Initiative:
https://council.vancouver.ca/20211005/documents/spec1.pdf?_ga=2.251878923.301534735.16480545322053078291.1630017434

Key Findings
Affordability concerns: Across all engagement processes, we heard serious concerns from
the public about housing unaffordability and the rising cost of housing. Participants noted that
living in Vancouver is increasingly difficult for singles and younger residents. Other respondents
voiced concerns about attracting and retaining workers and longer commutes for those priced
out of the city. Affordability concerns were often linked to broader concerns about the high cost
of living in Vancouver, including high childcare costs, rising food prices and other necessities.

Appendix D
Page 7 of 8

Displacement concerns: Many participants voiced concerns about the risk of Vancouverites
being displaced from their current homes and from the city. Many were worried about their
continued ability to live in Vancouver due to increasing housing costs. This was especially true
for those respondents in aging apartment rental and secondary rental market who lack security
of tenure. Others expressed concerns over the ability to remain in the city as households
change and grow (e.g. having children, splitting up from one’s partner, ageing, etc.). Finally, a
number of people talked about the risk of displacement impacting equity-denied populations,
noting that those experiencing precarious housing situations can be subject to landlord
harassment and unsafe living conditions.
General support for increasing housing options throughout the city: We heard from many
participants who expressed support for increasing housing options in all neighbourhoods,
including increasing housing options in areas currently reserved for lower-density housing.
Many respondents talked about the need to make neighbourhoods inclusive to all income levels,
and integrate social housing and related-services throughout the city. Similarly, participants
called for more affordable and accessible housing options in all neighbourhoods to allow people
to age in place.
Development concerns: While many people supported opportunities for more social, co-op,
and rental housing, some others expressed concerns about the pace of development in their
neighbourhoods and loss of neighbourhood character. Some residents expressed doubt or
skepticism about the potential for increased population growth in the region, and suggested that
there may be excessive development compared to need or potential growth.

How Findings from Community Engagement Were Integrated in the City’s
Housing Needs Report
To ensure that Vancouver’s Housing Needs Report is validated by the experiences and opinions
of Vancouver residents, the report reflects the broad diversity of housing need in Vancouver
among existing and future residents, considers the specific characteristics and needs of equitydenied and low-income households, and focuses on displacement and loss of affordability of
existing rental housing as a signal of un-met housing need. The report also emphasizes the
variety of drivers of housing demand from a growing and changing population.

Upcoming Engagement
Staff plan to undertake additional engagement on housing needs and targets with members of
the public and stakeholders in Fall-Winter 2022 and 2023. A report back on this engagement will
be included in Vancouver’s updated Housing Needs Report in 2023.
One major area of focus in our upcoming engagement will be with Indigenous groups, as
recommended by the Province. The Aboriginal Housing and Management Association’s “British
Columbia Urban, Rural and Northern Indigenous Housing Strategy” notes that Indigenous
populations face unique housing challenges. In Vancouver, more than 30% of Indigenous
households are in core housing need. Indigenous people are generally younger, have lower
average incomes, more single parent families, and higher levels of unemployment than the nonIndigenous population. These factors are compounded by the reality that the Indigenous
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population is growing faster than the non-Indigenous population, amplifying cracks in an already
fractured housing system.
Recognizing the responsibility to implement tangible actions and commit to reconciliation,
engagement with the Indigenous community is to form a core part of Vancouver’s updated
Housing Needs Report, following recommended engagement protocols with First Nations
partners. A report back on this engagement will be included in Vancouver’s updated Housing
Needs Report in 2023.

