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January 24, 2022 
  
Mayor Kennedy Stewart 
& Councillors 
City of Vancouver  
 

RE: MAKING HOME HAS GREAT POTENTIAL, NEEDS CAREFUL STUDY & STRATEGIC POLICY DESIGN 

 

Your Worship and Members of Council, 

While Making HOME is not a silver bullet, it has the potential to generate a lot of silver buckshot to hit multiple 
city priorities: climate action, affordability, congestion management, neighbourhood revitalization and 
resilience. 

At the same time, there are some real risks that could undermine these priorities unless appropriately 
addressed. We urge you to support the Making HOME resolution to develop appropriate policies to advance the 
opportunity for up to six units per single family parcel. To realize its potential, further study and risk 
management strategies must be put in place. Ideally Making HOME is supported with complementary 
programming to deepen benefits. 

Benefit Potential 

Making HOME has the potential to address multiple City of Vancouver priorities: 

• Affordability: generate new housing units that are more affordable than today’s market rental or 
ownership options. 

• Carbon & Congestion Management: generate low-to no carbon new housing units in Vancouver, which 
also has the region’s lowest household transport-related carbon emissions and congestion, reducing 
demand elsewhere. 

• Neighbourhood Character & Vitality: generate new homes at an attractive, liveable scale, sustaining or 
replacing the neighbourhood population lost to plummeting household occupancy. 

• Liveability, Accessibility & Resilience: create new housing units that are entered at or near grade, 
increasing accessibility and natural light, and foster resident connection with one another. 

Risk Management 

There is a real risk, nevertheless, that each of these potential benefits can be undermined without strategic and 
careful policy design.  As well as developing appropriate policies and/or guidelines for up to six units per single 
family parcel, a study should be carried out refining strategic objectives and demonstrating proposed policies 
can meet these objectives.  Key risk management priorities: 

• Advance affordability-driven incentives, such as density bonuses 
• Incentivize renovation over demolition and rebuild 
• Reduce proponent costs by establishing streamlined permitting processes 
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• Support basic accessibility and liveability, enabling ground floor units to enter near grade and have 
natural light 

• Facilitate building adaptability, allowing units to be connected or independent 
• Focus intensification in the most conducive single family neighbourhood areas 

Complementary Programming 

Making HOME has potential to be further enriched with programming support, deepening its benefits, 
specifically: 

• Secure senior government housing and carbon conservation support  
• Facilitate secondary suite management for solo senior households to reduce social isolation, build 

community and strengthen resilience 
 
We urge you to support the Making HOME resolution and direct staff to study and manage risks that could 
undermine this important policy initiative and begin to explore program support to maximize outcomes. 

Please find attached an Appendix expanding on potential benefits, risk management needs and complementary 
program opportunities. 

 

Respectfully, 

 
 
 
Alex Boston 
Executive Director, Renewable Cities 
Fellow, Morris J. Wosk Centre for Dialogue 
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APPENDIX I:  MAKING HOME KEY BENEFIT POTENTIAL, RISK MANAGEMENT IMPERATIVES & 
COMPLEMENTARY PROGRAMMING OPPORTUNITIES 
 
Making HOME has the potential to address multiple City of Vancouver priorities, and it is most likely to do so if 
key risks are managed, and if the City takes advantage of complementary programs from senior government and 
other organizations. These are addressed in this Appendix: 

• Section 1: Benefit Potential 
• Section 2: Risk Management 
• Section 3: Complementary Programs  

1. Making HOME Benefit Potential  

Making HOME has the potential to address multiple City of Vancouver priorities. The opportunity and potential 
for maximizing these benefits is addressed in Sections 1, 2 and 3 of this Appendix. 

 
Affordability: generate new housing 
units that are more affordable than 
today’s market rental or ownership 
options. 

 
• See Section 2: Risk Management Priorities, specifically Advance 

affordability-driven incentives and Reduce proponent costs by 
establishing streamlined permitting processes 

• See Section 3: Complementary Programming - Senior 
government housing and carbon conservation support and 
facilitate secondary suite management for solo senior 
households 

 
 
Carbon & Congestion Management: 
generate low-to no-carbon new 
housing units in Vancouver, which also 
has the region’s lowest household 
transport-related carbon emissions 
and congestion, reducing demand 
elsewhere. 
 

 
• See Section 1: Making HOME Benefit Potential - Carbon & 

Congestion Management Benefit 
• See Section 2: Risk Management Priorities - Incentivize 

renovation over demolition and rebuild 
 

 
Neighbourhood Character & Vitality: 
generate new homes at an attractive, 
liveable scale, sustaining or replacing 
the neighbourhood population lost to 
plummeting household occupancy. 

 
• See Section 1: Making HOME Benefit Potential - Neighbourhood 

Character & Vitality Benefit 
• See Section 2: Risk Management Priorities - Incentivize 

renovation over demolition and rebuild 
 

 
Liveability, Accessibility & Resilience: 
create new housing units that are 
entered at or near grade, increasing 
accessibility and natural light, and 
foster resident connection with one 
another. 

 
• See Section 2: Risk Management Priorities - Support basic 

accessibility & liveability and Facilitate building adaptability 
• See Section 3: Complementary Programming - Senior 

government housing and carbon conservation support and 
facilitate secondary suite management for solo senior 
households 
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Neighbourhood Character & Vitality Benefit & Essential Making HOME Context 

The housing and demographic context that provides Making HOME with such immense potential for advancing 
multiple City priorities is plummeting household size, skyrocketing property values and inadequate housing 
choice. 
  
The fastest growing household in Vancouver (and across B.C. and Canada) is the one-person household.  An 
astonishing 38 per cent of City of Vancouver households are occupied by one person. Another 31 per cent are 
two person households. While four person households were once dominant, they comprised just 11 per cent of 
the City’s share in the 2016 census and will drop below 10 per cent in current census results. 
  
These household occupancies are across all dwelling types. The trends are similar in single family homes-- the 
share of households occupied by one and two persons is 40 per cent and growing, and the share of households 
with three and more persons is dropping. 
  
The neighbourhood level impact is a population drop in half of all single-family neighbourhoods (large to modest 
reductions) and moderate increases in the other half. The vast majority of Vancouver’s growth is focused in 
major hubs in a housing type at the other end of the continuum: towers. 
  
A good Making HOME policy framework would enable organic growth of smaller format missing middle housing, 
stemming plummeting population losses in many neighbourhoods and creating housing stock that is attractive 
for the surging growth in one and two person households. 
  
Making HOME can make an important contribution to addressing this transformative demographic change in 
single family neighbourhoods where municipalities have overwhelmingly avoided transformative solutions. As  
underscored below, further policy leadership is necessary to address growing social isolation in one person 
households which will exceed 50 per cent of all Vancouver households in the 2030s. (See Section 3: 
Complementary Programming - Facilitate secondary suite management for solo senior households.) 
 
To Stay the Same, We Have to Change! 
 

 
 

Making HOME can make an 
important contribution to 
addressing the transformative 
demographic change in single 
family neighbourhoods where 
municipalities have 
overwhelmingly avoided 
transformative solutions. 
 
While Making HOME will add 
housing units, it will not add 
population beyond levels seen 
in the 1970s. 
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Carbon & Congestion Management Benefit 

The biggest determinant of household GHGs at a regional scale is the location of home relative to a major 
employment hub. Because the City of Vancouver has the biggest central business district west of downtown 
Toronto—the downtown peninsula and the Broadway corridor—the average household in the City of Vancouver 
would have transportation carbon emissions approximately 2-4 tonnes less than other parts of the region, 
where the vast majority of new housing units are being built. Vancouver’s transportation carbon advantage is 
reinforced by steady investment in bike and walking infrastructure: the two fastest growing transportation 
modes in the City.  
 
For every 1,000 housing units generated through Making HOME, approximately 1,500 tonnes of GHGs are 
avoided (assuming 75 per cent of these units would typically be built outside the City). Moreover, because most 
trips into downtown and the Broadway corridor come from outside the City of Vancouver, Making HOME would 
generate a big contribution to congestion management. 
 
The GHG benefits from housing are also significant. The average existing single-family home in the region 
generates almost 6 tonnes of GHGs per year. Because most GHGs are from burning natural gas for space 
heating, the number of people in a household has little impact on GHG emissions of a home.  For example, a 
single-family home with 4 people could generate 6.5 tonnes and a one-person single family home might 
generate 5.5 tonnes. If new housing units are generated through retrofits, the units are almost net zero because 
they add almost no new GHGs, while accommodating more households.  If they involve additions, they would 
add modestly to the total building’s GHGs or nothing at all if heated electrically.   
 
On a long-term basis, all residential buildings in the City can and should be retrofitted to be zero carbon housing 
units. Because the City of Vancouver has the highest building energy and carbon standards in Canada, the typical 
residential unit built here outperforms those built elsewhere.  
 
Buildings also have significant embodied carbon that are equivalent to many decades of building operation. 
While there are important exceptions, notably poorly constructed or poorly maintained older homes, retrofitting 
existing homes and additions are generally superior pathways from an embodied carbon perspective. 

2.  Risk Management Priorities 

The following provides additional suggestions or ideas for how the City could manage some of the risks 
identified with the Making HOME proposal. 
 

• Advance affordability-driven incentives, such as density bonuses 

o As proposed, the Making HOMES program focuses on building housing for the $80-100,000/year 
household income range, while collecting CACs to fund housing projects for those making less 
than that. But more than 50 per cent of Vancouver households have a lower income (the 2016 
median household income was $72,500), so this project does little to address the affordability 
crisis. Furthermore, because the City must collect a lot of CACs before they can build new 
affordable housing projects, the affordable housing will be built well after Making HOMES 
housing suited to higher income households.   

o Instead, the City could explore requirements and incentives to build secured affordable housing 
within these projects, so that affordability is secured now, not later.   
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o Requirements could include provision of a minimum number of affordable units. This could be 
as simple as requiring that any unit for sale must include a secondary suite or it could require a 
managed, income-limited unit. 

o Incentives could include: 
� CAC reductions only for projects that include secured affordable units; larger reductions 

could be tied to greater levels of affordability or number of secured units 
� Density bonuses that increase based on the affordability and/or number of secured 

units 

• Incentivize renovation over demolition and rebuild 

o As outlined, the project appears to focus on redevelopment, which creates waste and uses a lot 
of new materials.   

o The program should prioritize renovation and infill because they are less wasteful. They are also 
less disruptive to neighbourhood character. 

o Incentives for renovation are well-established in green building literature and can include lower 
permit fees, expedited permit processes, etc. 

o In the context of renovation intended to increase building floor area, permitted densities larger 
than those allowed for redevelopment could be considered. These would acknowledge 
inefficiencies that may occur due to existing building design. 

 

• Reduce proponent costs by establishing streamlined permitting processes 

o The City has already established a streamlined process for affordable housing project review 
o Review the Making HOME program to identify any unique permitting challenges, particularly for 

renovations and infill 
o To minimize the difficulty of developing a project under Making HOME, include it in the 

streamlined process and incorporate process elements suited to Making HOME challenges 
o Consider pre-zoning areas of the City to enable Making HOME projects with fewer review points, 

establishing critical affordability measures as requirements in zoning and providing supporting 
guidelines to address community objectives. 

o If rezoning will be required to develop a project under Making HOME, provide guidelines and 
other material for proponents to support early and effective public engagement for rapid and 
successful applications.  

• Support Basic Accessibility & Liveability, enabling ground floor units to enter near grade and have 
natural light 

o One to two person senior households make up about 30 per cent of Vancouver’s households 
and their numbers are growing. The program should ensure that their accessibility needs are 
met.  

o Making HOME can make an important contribution to eliminating the “cellar dweller” in the 
next generation of Vancouver housing. All ground floor units should be entered at not more 
than a metre below grade, enabling natural light to enter the unit, and each unit should have 
minimum requirements.  
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o At least one unit should be required, ideally two that are entered at one or two steps below 
grade to permit people with mobility challenges—a growing share of the population, i.e., 
seniors—to access units. These steps should be readily adapted to ramps. An additional 
incentive, perhaps in space, setback or height, could further strengthen accessibility inside the 
unit. It is notable that the ground floor units in Montreal’s abundant six-plexes are often entered 
at or near grade. 

o These objectives can be facilitated through a combination of ceiling height minimums and 
increasing overall building height allowance. 

 

• Facilitate Building Adaptability, allowing units to be connected or independent 

o Facilitate flexible space utilization. While six units may be permissible, perhaps two or three are 
readily consolidated into one dwelling for a large family or one unit for an older or younger 
family member seeking semi-privacy.   

o This region has some important precedents, including many old character homes and new 
developments like the lock off suites at UBC, SFU UniverCity and in Moodyville, North 
Vancouver. 

o Adaptability also extends building life expectancy, expanding the space utilization options. 
o However, flexibility shouldn’t discourage putting all the units into the market. This could be 

gently incentivized with incentives or disincentives.   
o Source: 

https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research
_2/assessment_adaptable_housing_design_needs.pdf  

 

• Focus Intensification in the most conducive single family neighbourhood areas 

o Other City policies propose higher density affordable housing on and near arterials, particularly 
in commercial areas. Making HOME should not compete with those programs, which have 
greater potential to deliver affordability and homes close to transit and services. 

o Focus Making HOME in clearly demarcated single family zones, especially where there is little 
likelihood of development of transit or commercial services nearby. 

 
 
3. Complementary Programming Opportunities 
 
While not essential for the launch, Making HOME has potential to be further enriched with programming 
support, deepening its benefits, specifically: 

• Senior Government Conservation Support: Making HOME is an important initiative not just for the City 
of Vancouver, but also for the contribution it can make to advancing discourse on new affordable, low- 
to no-carbon housing units in our rapidly hollowing out general urban neighbourhoods. Because of this 
strategic contribution, it would be useful to engage with senior levels of government to seek incentives 
for renovations and retrofits to address both climate action and permanently affordable housing.  
Making HOME has immense potential to advance some of the lowest cost affordable housing units and 
carbon management actions around. Doubling or trebling occupancy in a building is a far more cost-
effective energy conservation investment than most current spending. 

https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research_2/assessment_adaptable_housing_design_needs.pdf
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research_2/assessment_adaptable_housing_design_needs.pdf
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• Entrepreneurial Secondary-Suite Management Services for Seniors: One of the ceilings to expanding 
supply of rental units in existing single-family homes is the significant share owned by seniors (30 per 
cent of single-family homes are headed by people >65 and more 55 per cent are headed by people >55).  
Even though a measurable share of these residents have constrained incomes, they are less likely to 
become landlords for a variety of reasons, including: the responsibility of being a landlord, safety and 
security, and much higher rates of social isolation. This is an attractive opportunity for innovative 
housing non-profits and social entrepreneurs to manage secondary suites on behalf of seniors, 
generating a new revenue stream for senior homeowners and new affordable rental units. Deeper rent 
discounts could be provided in exchange for providing basic services for senior homeowners, such as 
shopping, yard work, dog walking and cooking.  These types of programming supports can make an 
important contribution to reducing social isolation and increasing resilience to climate change impacts. 
The vast majority of heat-wave-related mortalities in B.C. last year were seniors living alone. Research in 
other jurisdictions corroborates the impacts to this vulnerable cohort and underscores high rates of 
social isolation. 

 

FOR MORE INFORMATION 

 
Alex Boston 

Executive Director, Renewable Cities 
Peter Whitelaw 

Senior Planner, Renewable Cities 
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