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LAND ACKNOWLEDGEMENT
The City of Mission acknowledges we are on the 

unceded ancestral and shared territory of the 

Sto:Lo people. Mission is situated on Matsqui, 

Sema:th, Kwantlen, Katzie, Sq’ewlets, and 

Leq’a:mel traditional territories. We thank them 

for having cared for these lands and waters 

since time immemorial, and look forward 

to working with them in partnership as we 

continue to build this great city together.

This acknowledgement is a reminder of the 

discriminatory, racist, and colonial practices 

that have had a lasting legacy, and continue 

to create barriers for Indigenous peoples and 

communities in our city.
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Access to affordable and diverse housing options helps to ensure cities can support 

population growth and economic sustainability, while fostering vibrancy, social cohesion, 

strong health outcomes, and livability. Across the Lower Mainland, incomes have not 

kept pace with rental and ownership prices, as can be seen in the City of Mission. It is 

increasingly challenging for Mission residents to afford the benchmark price1 of single 

detached homes. There is also a disconnect between what is available and what is 

needed to suit household preferences – while two- and three-bedroom rental units and 

smaller ownership units are in high demand in Mission, they are also in short supply, and 

larger detached homes continue to dominate the housing market. For residents looking 

for rental options, supply is constrained as there has been limited development of new 

purpose-built rental housing in previous decades. A lack of both market and non-market 

housing, combined with high housing costs, is affecting many of the City’s residents. More 

and more families from a variety of income levels rent housing as home ownership has 

become increasingly challenging. A lack of rental supply in particular has exacerbated 

housing access and affordability challenges for the City’s most vulnerable residents and 

the number of people experiencing homelessness continues to increase. Downsizing, 

upgrading, entering the housing market, finding suitable and affordable rental options 

affects our family, neighbours and community. 

In order to help these challenges, Mission has embarked on a new Affordable Housing 

Strategy that outlines a ten-year plan to address housing needs and provide more 

diverse housing options that address housing gaps identified in the City’s Housing 

Needs Assessment (HNA). It is important to recognize the extent of the housing 

affordability crisis – many municipalities across North America are struggling with this 

issue and the cost of housing in Metro Vancouver has increased significantly, impacting 

the availability and affordability of housing in Mission. This Strategy is a roadmap to 

address the challenges local government staff, local partners, non-profit societies, and 

developers experience when creating new housing stock. Certain policy and regulatory 

directions will require further research and consultation; however, a clear framework is 

outlined to ensure staff can move toward implementation successfully.

EXECUTIVE SUMMARY

1   The benchmark is a more stable indicator than average prices because it tracks changes of “middle-of-the-range” or “typical” homes and 
excludes the extreme high-end and low-end properties. Typical homes are defined by the various quantitative property attributes (e.g., 
above ground living in square feet) and qualitative housing features (e.g., proximity to shopping, schools, transportation, hospitals, etc.) 
toward the home price of properties sold in different communities. These features together become the “benchmark” house, townhouse, or 
apartment in a given area. A benchmark property is designed to represent a typical residential property in a particular housing market.
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WHY A 10-YEAR HOUSING 
STRATEGY?

Mission is playing catch up.  

There are numerous priority areas 

where policy and regulatory 

changes can address housing 

needs in the city. To focus efforts, 

a top thirteen list of Strategies 

is provided for immediate 

implementation (i.e., 2021 – 2024). 

Lower priority items are included 

in this Strategy and have a longer 

implementation time frame. It is 

envisioned a five-year review will 

be undertaken to review priority 

areas, particularly after the City’s 

Housing Needs Assessment 

update is completed (proposed 

for 2024-2025).

This Strategy builds from the work 

completed in the City’s 2020 Housing 

Needs Assessment (HNA), which 

concluded Mission needs to build more 

housing to meet population growth and 

address the historic shortfall. Stakeholder 

consultation has illuminated some of 

the roadblocks experienced since the 

adoption of the 2010 Affordable Housing 

Strategy and the 2014 Council Affordable 

Housing Policies, while also providing 

specific feedback on the current context, 

including policy opportunities and 

process challenges.
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There are multiple recommended 

strategies included within this 

document to address different issues 

and opportunities identified through 

stakeholder consultation and background 

policy review. The 23 Strategies contained 

within fall under five main policy areas:

 • Expand the Supply and Diversity of 

Housing: Mission needs to build more 

housing to accommodate population 

growth. Historic building permit data 

shows there have been 165 units 

constructed annually, on average. To 

build enough units to address the 

shortfall and anticipated growth and 

truly make a positive change to the 

housing market in Mission, more than 

twice as many units are needed on 

an annual basis (412 units). There is 

also a need for a greater diversity of 

units to meet household needs. To 

help facilitate this, Mission needs to 

improve application processing times 

and establish an internal development 

tracking system and build internal 

capacity by hiring a Social Housing 

Development Coordinator.

 • Expand the Supply of New Rental 

and Affordable Housing: Rental 

housing availability and affordability 

emerged as the most critical area to 

be addressed during the creation of 

the City’s HNA. To make a significant 

improvement to the housing market, 

the HNA specifies that 1,315 rental 

units will need to be built by 2024, or 

263 rental units per year. This means 

that out of the 412 units needed to 

be built annually, 263 units, or 64% 

of the units need to be rental units. 

Given that 24% of households in 

Mission are facing affordability issues,2 

there is a need to expand affordable 

housing options, particularly for renter 

households. 

 • Partner with Senior Government 

to Access Funding for Housing & 

Commit to Advocacy: As per the 

City’s Housing Needs Assessment 

(HNA), 24% of all Mission households 

are facing affordability issues. In 

recognition of this challenge and 

to improve the housing market in 

Mission, the HNA provides a projection 

of 750 affordable housing units3  

needed by 2024. 

KEY STRATEGY AREAS

3    Affordable means shelter costs that are less than 30% of the 
total before-tax household income.

2    There is likely a higher percentage of households facing 
affordability issues today, given 2016 Census data was used for 
this metric in the City’s HNA.  
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To achieve this goal, Mission will need 

to explore innovative partnerships 

with local non-profits and partner with 

senior levels of government to access 

funding for new affordable housing 

projects. The current provincial and 

federal housing programs provide 

a significant opportunity to access 

funding for more affordable housing. 

 • Build Awareness and Support for 

Managing Growth & Affordable 

Housing: The Fraser Valley is a 

desirable place to live – with many 

communities known for their 

small town feel and proximity to 

nature, the region has experienced 

substantial growth in recent years. 

As part of this exciting and truly 

community enhancing dynamic, 

local communities have begun to 

experience social, economic, and 

cultural benefits, as well as growth 

pressures. Mission is quickly changing 

and a strong growth management 

framework can help to ensure growth 

is managed in a sustainable manner. 

 • Address Inadequate Living 

Conditions and Minimize Impacts 

on Tenants: The City’s HNA indicates 

910 households lived in housing in 

need of major repair as of 2016. Given 

the housing crisis has worsened since 

2016, the proportion of residents living 

in homes in need of major repair 

has likely increased. To ensure living 

standards are adequate, this Strategy 

contains direction to implement a 

Standards of Maintenance Bylaw. 

With 77% of the purpose-built rental 

stock constructed before 1980, it is 

likely older rental housing will require 

repairs, renovations, retrofits, or 

redevelopment in coming years. As 

landlords navigate these projects, it 

will be important to ensure tenants 

are aware of their rights and sufficient 

support is provided, particularly for 

low-income households. 
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TOP 13 STRATEGIES

From the five key strategy areas, of which there are 23 strategies in total, 13 priority Strategies 

were identified as the most impactful for improving housing conditions in Mission and 

the most urgent for implementation based on the findings identified in Mission’s HNA 

and feedback received from staff. Mission will prioritize initial implementation efforts on 

these Strategies over the next three years. It is important to note implementation is already 

underway for certain strategies, and others may occur concurrently. 

STRATEGY 1.2 Streamline the Development Approvals Process. 

STRATEGY 3.1 Support SARA for Women in Building More Housing for Women and 
Children Escaping Family Violence.

STRATEGY 3.3
Foster Partnerships between Non-Profit Agencies with 
Governments and Developers for Affordable Housing and Improve 
Local Non-Profit Capacity.

STRATEGY 3.2 Build Awareness of Funding Opportunities. 

STRATEGY 3.4 Complete an Inventory Analysis of Public Buildings and Faith-Based 
Facilities and Build Affordable Housing on Identified Sites.

STRATEGY 4.1 Develop a Framework to Support Strong Growth Management.

STRATEGY 1.1 Hire a Social Housing Coordinator.

STRATEGY 2.1 Revise and Clarify the Density Bonus Program. 

STRATEGY 2.2 Revise the Existing Community Amenity Contribution (CAC) Policy. 

STRATEGY 2.3 Create an Affordable Housing Reserve Fund.

STRATEGY 5.1 Develop a Standards of Maintenance Bylaw. 

STRATEGY 5.2 Develop a Tenant Relocation and Protection Policy. 

STRATEGY 5.3 Provide Information on Landlord and Tenant Rights & Responsibilities.
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Responding to Mission’s housing 

affordability crisis is one of the most 

significant challenges facing the city 

today. With the price of a benchmark 

single-detached home increasing 180% in 

10 years and rental vacancy rates below 1% 

for the past two years, Mission households 

are struggling to find acceptable 

housing options that meet their needs. 

High housing costs relative to income, 

historically low vacancy rates, and lack 

of adequate supply of new housing are 

some of the contributing factors as to 

why many residents struggle to secure 

and maintain housing in Mission. 

This crisis is affecting all Mission residents 

– young families are challenged to afford 

the average price of new detached 

homes and townhouses and have limited 

2- and 3-bedroom rental options while 

downsizing seniors are struggling to find 

housing options that meet their needs. 

The City’s Housing Needs Assessment 

(HNA) identified rental housing availability 

and affordability as the most significant 

areas to be addressed in Mission. There is 

a need to shift housing composition away 

INTRODUCTION

from larger ownership units and toward 

more 2- and 3-bedroom purpose-built 

rental apartment units given extremely 

low vacancy rates and lack of new rental 

supply. 

The high cost of housing and 

accommodation have intensified the 

existing housing challenges facing 

residents currently experiencing 

homelessness or at-risk of homelessness. 

This is evident in Mission as the City’s 

population of people experiencing 

homelessness today has increased 

since 2017 – from 63 to 178 individuals. 

Given there are limited housing options 

affordable to those on income assistance, 

it is particularly challenging for low-

income renters to find affordable housing 

options that meet their needs. 

The City’s HNA also identifies a need 

for transition houses and second-stage 

housing for women and children in crisis, 

supportive housing for people living 

with mental and/or physical disabilities, 

culturally safe housing options for 

Indigenous people, seniors housing, 
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particularly for seniors living with chronic 

health and mobility challenges, and 

housing for families. 

In response to this crisis, the City has 

undertaken an update of its 2010 

Affordable Housing Strategy. This 

new Strategy represents Mission’s 

commitment to being an inclusive 

community where all residents live 

in safe, appropriate, accessible, and 

affordable housing and there are housing 

choices for people of all ages, incomes, 

and abilities. The Affordable Housing 

Strategy will be an action-oriented 

document; yet many actions will require 

further coordination, possible additional 

study, public consultation, and ongoing 

mobilization. Sufficient staff capacity to 

support implementation of the Strategy 

is critical to its success.
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DEFINING THE AFFORDABILITY CRISIS AND 
DRIVERS OF HOUSING COSTS

The City of Mission completed their HNA in May 2020, fulfilling legislative requirements for 

local governments to undertake a housing needs assessment by April 2022. It is important 

to note that the data used to determine housing needs and gaps is predominantly from 

the 2016 Census. Since then, affordability challenges have intensified with increasing 

housing prices, both for rental and ownership. As of 2016, 24% of all households in Mission 

are facing affordability issues. In recognition of this challenge and to improve the housing 

market in Mission, the HNA provides a projection of 750 affordable housing units needed 

by 2024.

Affordability is not a one-size-fits-all-model. Different rent levels and home 

prices are needed to support a range of household types. For example, a 

household earning $76,050 would be able to afford up to $1,900 in monthly 

housing costs. It is important to note many households in Mission have 

lower incomes and would not be able to afford $1,900 in monthly housing 

costs. As of 2015, median before-tax household income in Mission  was 

$78,159. With limited rental vacancies, particularly for larger units, this 

household would struggle to find rental housing that meets their needs. 

They would be able to afford a home with a purchase price of $338,973, 

which is below current benchmark prices for apartments and townhouses. 

This household would struggle to find affordable homeownership options. 

Housing costs are complex and related to a broad set of factors involving both supply and 

demand.
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DEMAND FACTORS

 • Mission and the Lower Mainland are 

experiencing high and increasing 

demand for housing, largely as a 

result of immigration and inter-

provincial migration. Both Mission 

and the Fraser Valley saw population 

increase by 6.6% between 2011 and 

2016 –migration to BC has been the 

sole driver of provincial population 

growth most recently. Speculative 

demand associated with investor 

purchases also forms a substantial 

component of the housing market in 

many larger urban centres worldwide. 

This trend can be summarized as the 

“commodification” of housing as the 

purchase of housing is used as an 

investment rather than a home.  

 • A weak Canadian dollar and 

historically low interest rates have 

contributed to making Vancouver 

residential property an attractive 

investment for foreign and domestic 

investors. As housing becomes 

increasingly out-of-reach for Metro 

Vancouver households, demand for 

housing has increased in the Fraser 

Valley, where lower-cost housing 

has been historically available. New 

residents from Metro Vancouver have 

created competition for available 

housing units, and substantial 

increases in housing prices have 

resulted in 2021. 

 • With COVID-19 and greater flexibility 

to work from home, realtors have 

seen increased demand for homes 

outside of urban areas. Given that 

the market typically provides more 

home for the dollar in the Fraser 

Valley, it is likely residents of urban 

centres are re-locating to suburban 

municipalities, like the City of Mission. 

The Fraser Valley’s real estate market 

experienced unprecedented demand 

from September 2020 – June 2021, 

breaking monthly sales records for 

nine consecutive months. This is 

largely attributable to the strength 

of the economy, the influence of the 

pandemic, and a lack of inventory of 

all property types.
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SUPPLY FACTORS

Supply is also a key determinant of 

housing costs. Housing costs may 

increase in response to an insufficient 

housing supply or supply that is 

mismatched to local household needs. 

 • Assuming a 2% yearly growth rate, 

the total number of housing units 

required to address growth and meet 

housing needs in Mission over the 

next five years is approximately 2,060 

units or 412 units per year. Looking at 

past building permit data, on average 

approximately 165 units per year have 

been built, resulting in a shortage 

of units in the community, year over 

year. Mission is not building enough 

housing to keep pace with projected 

population growth and to address 

existing housing gaps and affordability 

needs of priority population groups in 

the community.  

 • The availability of land can also impact 

housing supply; however, Mission’s 

OCP indicates the residential land 

supply within the urban growth 

boundary is sufficient to meet 

forecasted growth. 

 • Despite the relative availability of 

land, the rental market remains 

constrained and there are wait lists 

for social housing, signalling a need 

for a significant shift in new housing 

production toward rental and social 

housing. The City’s HNA reflects this – 

64% of new units built in Mission need 

to be rental tenure (263 units per year). 
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RISING HOUSE PRICES

Incomes have not kept pace with ownership prices and the affordability crisis is 

increasingly impacting low- and moderate-income households. 

 •  In Mission a household would need an income of $188,665 (with a down payment and 

closing costs of $231,286) to purchase a detached home ($968,900 – benchmark price 

as of September 2021). For most households, this is out-of-reach. 

 • In 10 years, the benchmark price of a detached home has increased 180% (from 

$346,128 to $968,900). From September 2020 to September 2021 alone, the benchmark 

price of a detached home increased 36.1% (from $711,700 to $968,900).

 • In 10 years, the median price4 of a townhouse increased 189% (from $235,000 to 

$679,900). From September 2020 to September 2021 alone, the benchmark price of a 

townhouse increased 27% (from $534,000 to $679,900).

Figure 1: Incomes Have Not Kept Pace with Ownership Prices

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Benchmark Detached Price Owner Household Median Income

Source: Fraser Valley Real Estate Board, Statistics Canada, Census of Population, 2006, 2011, 2016 

*A trendline has been applied to income data based on 2006, 2011, and 2016 Census information. Income data for non-Census years is 
based on trends from the defined Census periods. 

4   Benchmark price data is not available for townhouses in 2011. Median price data has been used for 2011 and 2021 for consistency. 
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 • Based on 2016 Census data, the rate of unaffordable housing (households spending 

over 30% of their income on shelter costs) in Mission is 24% of all households (3,240 

households), 35% for all renter households (1,085 households) and 20% for all owner 

households (2,155 households). Given the housing crisis has worsened since 2016, it 

is likely the proportion of households spending more than 30% of their income on 

shelter costs has increased. Mission is experiencing similar affordability challenges to 

Vancouver, a jurisdiction with some of the highest housing costs in North America,  

as 32% of Vancouver households are spending more than 30% of their income on 

shelter costs. 
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Figure 2: Incomes Have Not Kept Pace with Rental Prices 

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Average Rent Renter Household Median Income

Source: CMHC Rental Market Survey, Statistics Canada, Census of Population, 2006, 2011, 2016

*  A trendline has been applied to income data based on 2006, 2011, and 2016 Census information. Income data for non-Census 
years is based on trends from the defined Census periods. 
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 • The rate of unaffordable housing for renter households is 39.1%. Renters in Mission are 

twice as likely as owners to spend over 30% of their income on shelter, 15% higher than 

for the province.

 • In 10 years, the average rent of a purpose-built rental unit has increased 24% (from 

$775 to $958).5

 • As per Figure 3, there has been almost no change in the number of dwelling units in 

the primary rental market over the past 30 years, with 77% of the city’s existing rental 

stock built prior to 1980.

 • The most recent CMHC Market Rental Report (October 2020) indicates there was very 

limited availability in the purpose-built rental market – with a rental vacancy rate of 

0.8% overall and specifically 0.7% for two-bedroom units. It is important to note CMHC 

data does not include secondary suites and rented condominiums. 
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Figure 3: Mission Isn’t Building New Purpose-Built Rental Housing 
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Source: CMHC Rental Market Survey

5    CMHC Rental Market Report. CMHC rental data refers to purpose-built rental housing and does not include secondary rental units (i.e., 
rented condominiums and secondary suites). The average cost of rental housing is higher than what is shown by CMHC; however, CMHC 
data provides historic data which is not available for the secondary rental market.
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WHAT ROLE DO GOVERNMENTS PLAY IN 
ADDRESSING HOUSING AFFORDABILITY?

NON-PROFIT SECTOR

PRIVATE SECTOR

MUNICIPALITIES

REGIONAL 
GOVERNMENT

PROVINCIAL 
GOVERNMENT

FEDERAL  
GOVERNMENT
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FEDERAL GOVERNMENT

• Implements a variety of 

housing programs, including 

the provision of capital funding 

and operational assistance for 

non-market housing

(e.g., Indigenous Shelter and 

Transitional Housing Initiative, 

Shelter Enhancement 

Program).

• The National Housing Strategy 

represents a renewed 

commitment to housing 

and homelessness

– local governments have 

opportunities to access funds, 

financing initiatives, and 

participate in collaborative 

partnerships through

this strategy (e.g., Rental 

Construction Financing 

Initiative, National Housing Co-

Investment Fund).

PROVINCIAL GOVERNMENT

• Administers a directly 

managed portfolio (through 

BC Housing).

• Provides funding and support 

to non-profits to build and 

operate non-market housing 

(e.g., Community Housing 

Fund, Supportive Housing 

Fund, Indigenous Housing 

Fund, Women’s Transition 

Housing Fund).

• Funds several rent supplement 

programs to assist lower 

income households to access 

market housing (e.g., Rental 

Assistance Program, Shelter 

Aid for Elderly Renters).

REGIONAL GOVERNMENT

• Provides a general framework 

for growth and land use in the 

region, often with emphasis of 

concentrating growth in urban 

centres (i.e., Regional Growth 

Strategy).
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MUNICIPALITIES

 • Facilitator and convenor of 

affordable housing through 

fiscal measures (e.g., providing 

municipal land, direct 

funding, relief from approval 

fees and charges), policies, 

and regulations supporting 

affordable housing; education; 

advocacy and research on local 

affordability issues.

NON-PROFIT SECTOR

 • Creates and manages housing 

units with rents at low-end or 

below market that may also 

include services (e.g., life skills, 

employment training). 

PRIVATE SECTOR

 • Includes landowners, 

developers, builders, investors, 

and landlords; responsible for 

development, construction, 

and management of a range of 

housing forms and tenures.

 • Increasingly involved in the 

supply of purpose-built rental 

housing.6

6   Refers to multi-unit buildings (i.e., 3 units or more) designed and built expressly as long-term rental housing. Purpose-built rental units 
are considered to form the primary rental market. The secondary rental market is comprised of units built for ownership which are then 
purchased by an individual or group that intends to rent and manage the units directly or through a property management firm (e.g., 
secondary suites and rented condominium units).
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PLANNING PROCESS
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 WHAT WE HEARD FROM THE 
COMMUNITY ABOUT HOUSING

 

The project team facilitated interactive workshops with the Development Liaison 

Committee and the Sustainable Housing Committee and interviewed members of the 

City’s Social Development team and Development Planning staff. These engagement 

sessions provided valuable input which was helpful in determining an appropriate 

Affordable Housing Strategy for the Mission context. 

VIRTUAL WORKSHOPS 

DEVELOPMENT LIAISON COMMITTEE

The Development Liaison Committee (DLC) provided input on housing processes in 

Mission and primarily focused on a need for quicker turnarounds on development 

applications, as well as simplified application requirements. Supply was seen to be an 

important element of addressing the current housing crisis. In addition to supply, project 

uncertainty has been a challenging factor for developers to navigate. Recent multi-unit 

proposals that conform to the Official Community Plan (OCP) have not been approved 

by Council because of public opposition, which has created a challenging context for 

developers. Greater clarity around housing policy and process would be beneficial.

The DLC expressed a desire to communicate development costs to external groups, 

to dispel misconceptions and educate those outside of the industry on the costs and 

factors that influence decision-making. To address some of the process concerns, DLC 

members referenced opportunities to streamline the development process and use the 

Affordable Housing Strategy to bridge the public knowledge gap between the OCP and 

development applications received at public hearings. 
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SUSTAINABLE HOUSING  
COMMITTEE

The Sustainable Housing Committee 

(SHC) recognized the challenges in 

defining affordability and indicated there 

is not one single number that represents 

affordability for different household types. 

While there is an understanding more 

affordable housing is needed, non-profits 

are struggling to secure land for housing 

projects as there are no publicly-owned 

parcels available for new housing projects. 

SHC members specified there is a need 

for smaller units and more accessible 

housing to address the city’s housing 

needs. 

SHC members indicated strategies to 

reduce development costs should be 

explored, including waiving Development 

Cost Charges (DCCs) for non-profit 

housing projects. Given the disconnect 

between planning policy and Council 

decision-making, the SHC also indicated 

there is a need to better communicate 

growth management practices to local 

residents. Creative land acquisition 

strategies should be explored given 

the lack of publicly-owned land; SHC 

members identified the possibility of 

selling surplus City-owned lands that are 

not useable and re-investing those profits 

into other housing initiatives. 
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STAFF 
CONSULTATION

The project team interviewed a member 

of the social development team, as well 

as development planning staff. These 

conversations highlighted the historic 

challenges Mission has encountered 

in providing additional affordable 

housing, primarily due to staff capacity 

limitations and limited political interest. 

Staff indicated there is a need to move 

away from “hand-holding” developers 

and, instead, ensure that the application 

process is straightforward. This dynamic 

is beginning to shift and there is an 

opportunity to capitalize on recent 

provincial and federal housing programs 

and associated funding. 

Staff also highlighted the challenges 

of the current development approvals 

process – a software system is needed 

to track and manage applications to 

improve efficiencies. The current housing 

policy framework is sound; however, 

greater clarity is needed to ensure 

applicants understand the requirements 

of new policy initiatives, such as the 

density bonusing zoning program. There 

has been significant discussion around 

affordability in Mission and direction on a 

definition of “affordable housing” would 

be beneficial. 
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Housing affordability is a critical issue in 

Mission. Over the past decade, different 

strategies and policies have attempted 

to address housing needs and gaps in 

the city, yet the housing crisis continues 

and affordability concerns are growing. 

Recent partnerships demonstrate the 

importance of a collaborative approach to 

affordable housing:

 • The City partnered with BC Housing, 

the Mission Association for Seniors 

Housing (MASH), and the Mission 

Seniors Community Association 

(MSCA) to construct a mixed-use 

project comprising 74 units of 

affordable housing for seniors and a 

community centre. The City provided 

the land for the project and a grant 

to cover various fees related to the 

projects.

The existing policy framework is briefly 

summarized:

WHAT HAS THE CITY 
ACCOMPLISHED

AFFORDABLE HOUSING STRATEGY 
(2010)

In 2010, Council approved the City’s 

first Affordable Housing Strategy. The 

purpose of the Strategy was to outline 

the City’s current policies as they relate to 

affordable housing, identify deficiencies 

and gaps in housing the existing and 

future population, and identify both 

existing and potential gaps in housing 

stock to provide recommendations for 

action to fill these gaps. The Strategy was 

developed by Mission’s Social Housing 

Working Group in collaboration with 

other community housing experts and 

the Affordable Housing Advisory Group.

AFFORDABLE HOUSING POLICY 
(2014)

In 2014, Council approved the City’s 

current “Incentives for Affordable 

Housing” Policy (LAN.61). The purpose 

of this policy is to provide clarity about 

possible incentives and when they would 

apply to projects that include permanent 

affordable housing units.
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OFFICIAL COMMUNITY PLAN (2018)

In 2018, Council approved the City’s 

OCP. An OCP represents a community’s 

overarching vision for the future and 

provides a framework to guide growth 

and decisions about the use and 

management of land and resources in 

the municipality. It also describes how 

and where residential, commercial, 

industrial, agricultural, and other types of 

development may occur. OCP housing 

policy highlights include: 

 • Continue to collaborate with local 

housing organizations and networks 

to implement the affordable housing 

strategy for Mission;

 • encourage a variety of housing 

options and encourage residential 

infill; 

 • encourage higher densities; 

encourage rental housing, including 

identified units within multi-unit 

housing, as a means of providing 

affordable housing; 

 • facilitate the development of 

affordable, rental, and special needs 

housing through supporting multi-

unit housing developments, small 

house/lot housing, secondary suites, 

duplexes in appropriate locations, 

mixed market/non-market housing 

projects, coach house, garden 

cottages, and other innovative 

housing forms;

 • explore the opportunity of creating an 

affordable housing amenity reserve 

fund;

 • incorporate provisions for the 

development of affordable, rental 

and special needs housing within 

Neighbourhood Plans as they are 

prepared for existing and future 

residential areas;

 • promote and encourage a wide 

variety of housing types, tenures and 

price ranges for seniors, vulnerable 

populations, and those at higher 

risk of poor health, with proximity to 

shopping, health services, transit and 

community facilities;

 • support innovative approaches to 

creating affordable housing and 

inclusive housing including density 

benefits and housing agreements; 

and

 • develop a policy and regulatory 

framework to permit secondary suites.  
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HOUSING NEEDS ASSESSMENT 
(2020)

In May 2020, Mission Council received the 

Housing Needs Assessment report that 

provided findings about gaps in housing 

affordability and availability in Mission. 

Key findings included:

 • The need to build more housing  

every year;

 • The need for a wider variety of housing 

stock to meet the community’s needs;

 • The need to address the proliferation 

of unauthorized suites;

 • The cost of housing for all household 

types is increasing faster than 

household incomes;

 • Rental housing availability and 

affordability is a key issue to address;

 • There is an acute need for special 

needs housing, particularly for women 

and children who are in crisis, people 

with mental, intellectual and/or 

physical disabilities, and seniors.

The Housing Needs Assessment is 

used to inform the preparation of the 

Affordable Housing Strategy, and 

provides background data that will inform 

ongoing monitoring of the housing 

supply and demand, particularly rental 

and affordable rental apartment units. 
Affordable Housing Strategy 2010  

   

 
 
 
 
 

 
 
 

Affordable Housing Strategy 2010  
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The City’s 2010 Affordable Housing 

Strategy was an important first step 

toward addressing Mission’s housing 

needs and gaps; however, a combination 

of factors resulted in limited action.

 • Limited Political Support: Without 

the political backing from all levels 

of government to explore housing 

initiatives, minimal progress had been 

achieved until recently. The political 

climate surrounding housing has 

shifted nationally and locally and 

there is more widespread support 

and urgency to address housing 

affordability challenges in Mission

 • Partnerships Needed to Deliver 

Affordable Housing: Partnerships 

between local non-profits and 

developers, along with the support 

of development consultants and 

provincial organizations, can create 

synergy to help address resource 

limitations any one party may have. In 

order to build the local social housing 

landscape, partnerships with existing 

non-profits and outreach with other 

larger agencies will be beneficial in 

securing additional affordable housing 

projects.

ISSUES WITH THE 2010 HOUSING STRATEGY

 • Limited Investment in Public Land 

for Housing: Typically, social housing 

projects rely on leased land or land 

donations from local government. 

This is not the case in Mission – there 

is limited public land available for 

social housing and land banking has 

not occurred at a scale sufficient to 

support affordable housing projects. 

Innovative approaches to land 

development, such as co-location, are 

viable strategies to explore in more 

detail. 

 • Limited Staff Capacity: Local 

governments’ staff capacity to 

navigate and support housing 

projects has been in short supply. In 

order to implement recommended 

actions, staff capacity, digital project 

management and tracking tools, and 

clear work priorities are essential.
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MISSION – NON-PROFITS

There are several non-profits 

currently operating programs 

and housing in Mission 

including SARA for Women, 

Mission Community Services, 

Mission Friendship Centre, 

MQHS, Mission Association for 

Community Living, Lookout 

Housing and Health Society, and 

Mission Association for Seniors 

Housing.

While continuing to build 

capacity of these organizations 

is important, staff may also 

consider exploring new 

partnership opportunities with 

other non-profits involved in 

housing, such as the YWCA, 

Salvation Army, and Covenant 

House. Non-profits with 

established operations in 

Abbotsford and Chilliwack may 

be interested in expanding their 

services north of the Fraser. 
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WHAT’S NEW

There have been several significant 

changes to the housing sector since the 

City’s first Affordable Housing Strategy in 

2010. 

 • New Census Data: The 2010 Housing 

Strategy relied on 2006 Census Data. 

Since the adoption of the first strategy, 

new census data has been released in 

both 2011 and 2016, revealing distinct 

trends about housing needs and gaps 

in Mission. When 2021 Census data 

is released, staff will have updated 

demographic data to use in assessing 

and supporting future affordable 

housing initiatives.

 • National Housing Strategy: 

In October 2015, a new federal 

government was elected, and in 

2017 announced Canada’s first ever 

National Housing Strategy, outlining 

a 10-year $55-billion plan to improve 

housing for all Canadians. The current 

federal government continues to 

support the National Housing Strategy 

(‘A Place to Call Home’) that includes 

initiatives for affordable housing.

 • New Provincial Government: In May 

2017, a new provincial government was 

elected and announced more than 

$6-billion in affordable housing over 

10 years. The NDP government was re-

elected to a second term in October 

2020 and renewed their commitment 

to funding new affordable housing 

programs.  

 • New Municipal Government: In 

October 2018, a new City Council 

was elected. With this change in 

government, the political climate 

surrounding housing has shifted and 

there is more widespread support 

and urgency to address housing and 

affordability challenges. 

 • Market Changes: Construction costs 

have increased, interest rates declined 

at the onset of the COVID-19 pandemic 

but will likely increase in 2022, and 

new senior government policies 

and regulations have impacted the 

housing market. Since 2020, there 

has been a considerable increase 

in the benchmark housing price for 

more affordable forms of housing 

including apartments and townhouses. 

According to the Fraser Valley Real 

Estate Board, the benchmark prices in 

Mission increased between September 

2020 and September 2021 by 22.8% 

for apartment units, and 30.1% for 

townhouse units. Single-detached 

homes increased in price by 36.1%.
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 • COVID-19: The impacts from COVID-19 

on the housing market are ongoing. 

Recent data from the Fraser Valley 

Real Estate Board indicates there has 

been unprecedented demand and 

price increases in recent months, 

which is likely partly related to people 

leaving urban centres for more 

suburban contexts. In the rental 

market, there has been a slight 

easing of pressure with vacancy rates 

increasing minimally. However, the 

rental market in Mission remains 

extremely tight with very limited 

availability. 
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There are currently several provincial 

and federal housing programs that 

present a viable opportunity for Mission 

non-profits to receive funding for new 

capital projects. It is important to note 

these funding programs can change 

pending government mandates and 

it is strategic to prepare for funding 

opportunities by building non-profit 

capacity and identifying potential project 

opportunities. 

 • In Mission, SARA for Women is 

interested in developing a new 

transition house for women and 

children escaping family violence. 

This is a priority area for the Provincial 

Government – while the first 

Expression of Interest under Building 

BC: Women’s Transition Housing 

closed in July 2018, there may be 

additional funding opportunities. 

Similar Expressions of Interest may 

be forthcoming for the Supportive 

Housing Fund and Indigenous 

Housing Fund. 

 • The Community Housing Fund is 

another Provincial housing program, 

targeted toward developing affordable 

rental homes for middle- and low-

income families, independent seniors, 

and individuals in BC. Two notices of 

funding have already been allocated; 

however, there is the possibility 

that additional funding calls will be 

announced.

 • Affordable rental and homeownership 

programs are also available through 

the HousingHub. The Hub works with 

community, government, and non-

profit and private-sector stakeholders 

to facilitate the partnership of suitable 

land, equity, low-cost financing, and 

development expertise to create 

affordable rental housing and 

homeownership options. 

 • The federal government has several 

available programs to fund new 

construction, such as low-cost loans 

available through their seed funding 

program. The Rental Construction 

Financing Initiative provides low-cost 

loans to encourage the construction 

of sustainable rental apartment 

projects across Canada. The loan offers 

favourable terms (i.e., a 10-year term 

at a fixed interest rate with a 50-year 

amortization period and up to 100% 

loan-to-cost for residential space 

and up to 75% loan-to-cost for non-

residential space). 

SENIOR GOVERNMENT FUNDING LANDSCAPE
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 • The federal government encourages 

interested applicants to reach out 

to CMHC specialists to determine 

if an organization/project is eligible 

for funding. The National Housing 

Co-Investment Fund provides long-

term, low-interest loans to develop 

energy efficient, accessible, and 

socially inclusive housing for mixed-

income, mixed-tenure, and mixed-use 

affordable housing uses. 
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The Strategy represents the 

City’s commitment to being 

an inclusive community 

where all residents live 

in safe, appropriate, and 

affordable housing and 

there are housing choices 

for people of all ages, 

incomes, and abilities.

WHY AN AFFORDABLE HOUSING STRATEGY

The housing affordability crisis in Mission 

is worsening, as the benchmark price of 

a detached home has increased 180% 

since 2011 and the supply of purpose-built 

rental housing has remained virtually 

unchanged since 1991.7  In recognition 

of these challenges, this Strategy has 

been developed as a roadmap for staff 

and Council to address the housing 

crisis, in partnership with senior levels of 

government, non-profit organizations, 

and the private sector.

The unaffordability of housing in Mission 

has impacts across the city’s diverse 

population. As some senior residents 

downsize from single-detached homes 

to meet their changing needs, this drives 

demand for market-rate apartments, 

which squeezes moderate-income 

earners out of market ownership and into 

rental options. As rents increase, low-

income residents are likely to struggle to 

afford the average cost of market rental 

housing, which contributes to increased 

demand for non-market housing or rent 

supplements.

Increasing costs have exacerbated the 

housing crisis for residents experiencing 

intersecting vulnerabilities, such as 

gender and sexual identity, race and 

ethnicity, poverty, family status, and 

mental and physical health. Housing 

is a public health issue, which became 

increasingly evident during the COVID-19 

global pandemic. Access to safe and 

secure housing is a fundamental element 

of a cohesive and complete community 

– without appropriate housing, it is 

incredibly challenging to address mental 

health challenges, retain employment, 

or raise a family. This Strategy recognizes 

housing as an integral component to 

advancing social development for all 

residents in Mission. 

7   Faser Valley Real Estate Board, CMHC Primary Rental Market 
Data 
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HOUSING NEEDS ASSESSMENT - 
PRIORITY GROUPS & GAPS

Key findings from the City’s Housing Needs Assessment are summarized below and 

represent the basis from which strategies and actions have been identified.

PRIORITY GROUP HOUSING GAP

Renters Rental Housing

Women and children in crisis, 

escaping violence, or at greater risk of 

experiencing homelessness than the 

general population

Transition Homes and  

Second Stage Housing

People with mental and/ 

or physical disabilities
Supportive Housing

Seniors in need of support Senior’s Housing

Indigenous people Culturally Safe Housing

Families

More 2- And 3-Bedroom Rentals  

And Smaller Ownership Units  

(2 Bedrooms Or Less)

Individuals experiencing homelessness 

and housing for individuals at-risk of 

homelessness

Shelter Space
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PRIORITY GROUP: RENTERS

Currently, over 95% of the units built 

in Mission are ownership units with 

the remaining 5% of units being 

rental units (almost exclusively in 

the form of secondary suites). There 

may be a slight increase in the city’s 

housing rental stock given there 

are two anticipated Building Permit 

applications for rental apartment 

buildings in 2021 and more are 

expected in the near future. There 

is also an increase in Rezoning 

Applications for apartment buildings 

compared to previous years, which 

include a component of both 

affordable and market rental units. 

To address the historic shortfall 

and provide more secure options 

for renter households, significantly 

more purpose-built rental and 

market and affordable housing will 

be needed. 

To make a significant improvement 

to the housing market, the HNA 

specifies that 1,315 rental units need 

to be built between 2000 and 2024, 

or 263 rental units per year. 

PRIORITY GROUPS & HOUSING GAPS

HOUSING GAP:  
RENTAL HOUSING
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HOUSING GAP: 

TRANSITION HOMES AND 

SECOND STAGE HOUSING

PRIORITY GROUP: WOMEN 
AND CHILDREN IN CRISIS, 
ESCAPING VIOLENCE, 
OR AT GREATER RISK 
OF EXPERIENCING 
HOMELESSNESS THAN THE 
GENERAL POPULATION 
The City’s HNA specified that turn-

away data and waitlists indicate 

there are an estimated 215 woman 

and children households in need 

of transition home and second-

stage housing. However, since 

the HNA was completed, recent 

data indicates 321 women and 421 

children were turned away from 

transition homes due to a lack of 

capacity.  While COVID-19 limited 

shelter capacity, it is important to 

note this trend is worsening and 

there is an immediate need for 

additional transition houses for 

women and children escaping 

family violence. The HNA indicates at 

least a total of 100 units of housing 

for women and children in crisis will 

be needed by 2024. 
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PRIORITY GROUP: PEOPLE 
WITH MENTAL AND/OR 
PHYSICAL DISABILITIES

It is difficult to estimate the number 

of units required for people with 

mental and/or physical disabilities 

as turn-away data was not available 

for Fraser Health-operated housing 

(20% of all supportive housing in 

Mission). The HNA indicates a total of 

100 units of housing for people with 

mental and/or physical disabilities 

will be needed by 2024. 

HOUSING GAP:  

SUPPORTIVE HOUSING

PRIORITY GROUP: SENIORS IN 
NEED OF SUPPORT

Seniors’ housing includes housing 

across the entire housing spectrum. 

The HNA estimates a total of 335 

seniors’ units will be required by 

2024, based on both a percentage of 

overall housing units needed as well 

as the proportion of an aging senior 

population. Specifically, housing 

will be needed for seniors living 

with chronic health and mobility 

challenges. 

HOUSING GAP: 

SENIOR’S HOUSING
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PRIORITY GROUP:  
INDIGENOUS PEOPLE

Housing for Indigenous people 

includes housing across the entire 

housing spectrum that integrates 

culturally appropriate elements, 

design, and function. The HNA 

estimates a minimum total of 60 

units for Indigenous people will be 

required by 2024, based on both a 

percentage of overall housing units 

needed as well as the proportion of 

the population that is Indigenous. 

PRIORITY GROUP: FAMILIES

There is a prevalence of larger units in 

Mission; some households are over-

housed9 (primarily single-detached 

dwelling owners) and some are 

under-housed (primarily renters). 

There is a need to shift housing 

production to more closely represent 

household composition. The HNA 

indicates 1,315 rental units are needed 

by 2024 (64% of total units). 

HOUSING GAP:  

CULTURALLY SAFE HOUSING8

8  Culturally safe housing accommodates diverse ways of living through design that supports cultural identity.

9   Being over-housed refers to having more bedrooms than required, such as households that are aging in place and living in 
homes that once housed large families but are now only serving one or two people.

HOUSING GAP: MORE 2- AND 

3-BEDROOM RENTALS AND 

SMALLER OWNERSHIP UNITS 

(2 BEDROOMS OR LESS)
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PRIORITY GROUP: 
INDIVIDUALS EXPERIENCING 
HOMELESSNESS AND HOUSING 
FOR INDIVIDUALS AT-RISK OF 
HOMELESSNESS

There is a need for additional shelter 

spaces for people experiencing 

homelessness or at-risk of 

experiencing homelessness. If the 

population of people experiencing 

homelessness increases at the same 

rate as the general population, it is 

expected that the total number of 

people experiencing homelessness 

will increase to approximately 170 

by 2024, meaning 170 additional 

spaces will be needed by that 

time. Unhoused persons with pets 

needing safe and secure housing is 

also a concern. 

HOUSING GAP: 

SHELTER SPACE
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THE HOUSING CONTINUUM

The housing continuum is an illustrative diagram that helps communicate the full range 

of potential housing types and tenures in a community. It is not a linear model, nor a 

ladder. It is a fluid network of housing options allowing households to find and afford a 

home that meets their needs. A household should be able to navigate this network of 

housing options as their lifecycle, and life circumstances, change over time – including 

in times of crises. There is no final destination, or ideal location, along the housing 

continuum; it is simply intended as a framework to understand the range of possible 

housing types and tenures individuals may need during their lifetime. When a household 

is unable to find and/or afford housing that meets their needs, this signifies a gap along 

the housing continuum. 

SEASONAL
SHELTERS

TRANSITIONAL
HOUSING

YEAR-ROUND 
EMERGENCY

SHELTERS

SUPPORTIVE 
HOUSING

SOCIAL 
HOUSING

NON-MARKET MARKET

TY
P

E
S

LOW END
MARKET
RENTAL

HOUSING

RENTAL 
ASSISTANCE 
PROVIDED 
IN PRIVATE 

MARKET

PURPOSE
BUILT

MARKET
RENTAL

SECONDARY
MARKET
RENTAL

AFFORDABLE
HOME

OWNERSHIP

Mission’s Affordable Housing Strategy addresses all housing types and 

tenures, but focuses on rental housing, given it was the top priority 

emerging from the City’s Housing Needs Assessment. 

MARKETNON-MARKET
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NON-MARKET 
HOUSING

The non-market side of the housing 

continuum includes emergency 

shelters, safe houses, and transitional 

and supportive housing options. These 

housing options provide affordable, 

sometimes temporary, accommodation 

for low-income households, vulnerable 

populations, and people experiencing 

homelessness. 

 • In order to construct new non-

market housing, senior government 

funding is required. The initial 

capital contributions and ongoing 

operational funding requirements 

cannot be supported through the 

private sector and require larger 

funding commitments than municipal 

governments can typically provide. 

Boswyk Seniors Activity Centre and MASH Seniors Housing

Welton Towers, MASH Seniors Housing

Rivendell, Mission Community Services Society

Cedar Valley Manor, MASH Seniors Housing
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Current BC Housing funding models support a mixed-income approach 

to affordable housing. The Community Housing Funding Program directs 

applicants (i.e., non-profit housing societies) to reflect the following mix of 

rents and incomes within a single building:

• 30% affordable housing (moderate income);

• 50% rent geared to income (housing income limit); and

• 20% deep subsidy (deep subsidy income limit).

The ongoing operations funding and initial capital contributions from 

senior government provide an opportunity to offer deeply affordable units. 

In Mission, individuals in crisis (e.g., 

experiencing homelessness, fleeing 

abuse) typically access services at Haven 

in the Hollow, the Extreme Weather 

Response Shelter – which is only available 

seasonally, or the Mission Transitional 

House run by SARA for Women. 

Moving along the housing continuum is 

non-market rental housing for low- and 

moderate-income households. While 

this type of housing is still government 

subsidized, there is no additional support 

required for households to be able to live 

independently and often less subsidy 

is needed to maintain these units. The 

new seniors housing project in Mission, 

located at 7682 Grand Street, is an 

example of non-market rental housing.
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Many municipalities in the Lower 

Mainland have explored density 

bonus programs to secure 

affordable housing units, which 

are typically “low-end of market” 

or just below market rental rates. 

The degree of affordability that 

is possible in a density bonus 

program is contingent on a 

variety of factors, including the 

additional density offered in 

exchange for affordable units, 

current land values, and housing 

typology and materials (e.g., 

wood frame townhouse versus 

concrete apartment). Detailed 

economic analysis is needed 

to demonstrate what levels of 

affordability the market can 

support. 

•  Density bonus programs 

typically will not produce 

deep levels of affordability 

– shelter rate units and 

significantly subsidized 

housing is contingent on senior 

government funding. 
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ACCESSING NON-
MARKET HOUSING

Non-market housing is typically 

administered by non-profit housing 

societies. Many of these societies have 

outreach teams and frontline staff who 

work with people experiencing housing 

precarity. Through these relationships, 

non-profit groups help to house people 

in need of affordable housing. Tenants 

are typically selected through criteria that 

is developed by the non-profit and BC 

Housing, and can include income testing. 

The City of Mission can help to facilitate 

these connections and relationships by 

ensuring local residents are aware of 

affordable housing programs and rent 

supplement options (e.g., by providing 

links on the City website or by making 

informative pamphlets available at City 

Hall and other municipal facilities, such 

as libraries). Local governments with 

additional staff capacity typically provide 

outreach services to people experiencing 

housing precarity and can help connect 

them to housing providers or place them 

on BC Housing’s waitlist for non-market 

rental housing. 
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MARKET HOUSING

On the market side of the housing spectrum, rent supplements form a bridge between 

non-market and market housing, with government assistance provided to individuals 

renting in the private market. In 2020, 35 rent supplements were provided to Mission 

residents through BC Housing’s Homeless Outreach Program and Homeless Prevention 

Program for people experiencing homelessness. There were an additional 259 rent 

supplements provided to Mission seniors and families in the private market. The 

remaining tenures include rental and ownership housing forms available through the 

private market without any public subsidy. Within the rental housing spectrum, it is 

important to also distinguish between purpose-built rental housing and secondary 

market rental housing. 

WHAT IS PURPOSE-BUILT AND SECONDARY MARKET RENTAL HOUSING?

PURPOSE-BUILT RENTAL HOUSING refers to multi-unit buildings (i.e., 3 

units or more) designed and built expressly as long-term rental housing. 

Purpose-built rental units are considered to form the primary rental 

market.for 2024-2025).

SECONDARY MARKET RENTAL HOUSING refers to units built for 

ownership then purchased by an individual or group that intends to rent 

and manage the units directly or through a property management firm 

(e.g., secondary suites and rented condominium apartment units). 
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Each source of supply along the housing 

spectrum is interrelated, and constraints 

in any one supply type will impact others. 

As residents downsize from single-

detached homes to meet their changing 

needs, this drives demand for market-rate 

apartments, which squeezes moderate-

income earners out of market ownership 

and into rental options. As rents increase, 

low-income residents are likely to 

struggle to afford the average cost of 

market rental housing, which contributes 

to increased demand for non-market 

housing or rent supplements.  
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WHAT IS AFFORDABLE?

Affordability is a contentious and subjective term, with many different interpretations. 

For the purposes of housing policy, affordable housing refers to acceptable housing with 

shelter costs of less than 30% of total before-tax household income. This is a standard 

used in multiple jurisdictions and is employed by CMHC in their interpretation of core 

housing need10.

10    CMHC specifies core housing need happens when: major repairs are required and residents don’t have the means to move to a good unit 
in their community or there are not enough bedrooms for the residents and they do not have the means to move; or the current home 
costs more than the residents can afford and they do not have the means to make a move or find an available affordable home in their 
community.

WHAT ARE SHELTER COSTS?

• For renters, shelter costs 

include rent and utilities. 

• In order to qualify for a 

mortgage, a gross debt service 

formula is used to determine 

a household’s ability to afford 

homeownership and meet 

debt obligations, which 

considers mortgage payments 

(principal and interest), 

property taxes, condominium/

strata fees (if any), and heating 

costs.
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The 30% threshold means that affordability is not a one-size-fits-all model – different 

rent levels and home prices are needed to support a range of household types. It is 

also important to note this 30% metric relates specifically to shelter costs, which do not 

represent the total living costs for individuals and families. In Mission, transportation costs 

can be significant for households that commute to work.  

The following “affordability snapshots” illustrate different housing experiences and 

highlight the diverse challenges that may be experienced when trying to secure 

affordable, suitable, and adequate housing. These household types are based on 

stakeholder consultation and discussion with Mission staff. 

Assuming a down payment of 20% and a 25-year amortization, households in Mission 

would require the following incomes and upfront equity to support down payments and 

closing costs for the benchmark price of certain homes in the city:

Structure Type
Income  

Required
Down Payment and 

Closing Costs
Benchmark  

Price11

Detached Home $188,665 $231,286 $968,900

Townhouse $124,735 $145,462 $611,300

Apartment $92,717 $102,478 $432,200

Table 1: Required Income by Structure Type

11  Fraser Valley Real Estate Board, September 2021
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Sold – Detached Home Remaining Equity
Benchmark Price of 

Apartment

$968,90012
$668,900 

($300,000 toward savings)
$432,20013

Table 2: Affordability Analysis

KEY CONSIDERATIONS

•   Affordability is not a limiting factor for this couple, yet supply may be an 

issue as there is a lack of smaller ownership units. 

•   Adaptable design can also assist with aging-in-place – by constructing 

homes with features that allow for modifications to suit changes in lifestyle 

needs, accessibility considerations are easily addressed. 

12  Fraser Valley Real Estate Board, July 2021.

13  Ibid

HOUSEHOLD #1: RETIRED COUPLE

This scenario examines a retired couple in 
Mission looking to downsize. They currently own 
a detached home and are keen to find a smaller 
option allowing them to stay in Mission. 
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KEY CONSIDERATIONS

•   This couple would not be able to afford the benchmark price of a townhouse  

or an apartment. 

•   While they may be able to afford a smaller apartment, this couple needs more 

space for their growing family and had dreamed of owning a larger home.

•   This couple would be interested in a larger rental unit, however with 

limited vacancies it is unlikely they would find an available unit. 

HOUSEHOLD #2: YOUNG FAMILY

This scenario explores a young family currently 
renting in Vancouver and interested in purchasing 
an apartment or townhouse in Mission.

Table 3: Affordability Analysis

Annual Before- 
Tax Income

Monthly Mortgage 
Payment

Purchase Price 
with 20% Down

Benchmark 
Price: 

Townhouse

Benchmark 
Price: 

Apartment

$76,05014 $1,18715 $338,97316 $611,300 $432,200

14   One parent is currently employed as a childcare worker and the other parent works as a construction labourer. Based on median wage 
data, the childcare worker would earn an annual income of $35,100 and the construction worker would earn an annual income of $40,950, 
for a combined income of $76,050.

15   The actual monthly mortgage cost is based on a lending rate of 2.29%, not the 5.25% required to demonstrate financial capability under the 
stress test. Additional monthly costs would include $122 in property taxes and $200 for strata fees, $90 for insurance, and $100 in utilities 
and heating. The total monthly housing expense for this household would be $1,789. 

16   In addition to the down payment ($67,795), the couple would also be required to provide closing costs of $12,308. This is according to a 20% 
down payment and 25-year amortization period. 
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Table 2: Affordability Analysis

KEY CONSIDERATIONS

•   There is limited rental vacancy for purpose-built rental units, which offer 

greater security of tenure than rented basements or condominium units. 

•   For people earning minimum wage, there are limited affordable rental 

housing options. It is likely individuals would need to explore shared 

accommodation to secure less expensive housing. 

Household 
Annual 

Before-Tax 
Income

Household 
Monthly 
Income

Available for 
Rent (30% of 

income)

Available for 
Rent (50% of 

income)
Average Rent: 

1-Bedroom
Average Rent: 

2-Bedroom

$29,250 $2,438 $731 $1,219 $1,16017 $1,350 total 
$675/person

17  Average rent determined by Craigslist scan in mid-August 2021.

HOUSEHOLD #3: RETAIL WORKER

This scenario examines a young man working as a 
retail store clerk in downtown Mission. 
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KEY CONSIDERATIONS

•   In Mission, there are 905 single mothers with children spending more than 

30% of their income on rent. There are life-long implications for children 

who grow up in poverty. These numbers suggest that the community is not 

doing etnough to support single mothers and their children in Mission.

•   It is important to note that violence is a major contributor to women’s 

housing instability. There is a need for additional transition home spaces 

and second-stage housing options in Mission. Without adequate housing 

options, women may remain in unsafe situations or may be forced to leave 

their home community. 

•   There are limited affordable housing options for single mothers on income 

assistance. Additional non-market rental housing options are needed to 

provide options for low-income households. Affordable housing is only 

one component to support low-income single mothers; a livable wage 

and integrated supports, such as affordable childcare, are also essential to 

ensure the well-being of parents and their children. 

HOUSEHOLD #4: SINGLE MOM

This scenario explores a single mom with a young 
child with limited options to earn an income to pay 
for basic necessities such as housing, childcare, 
and transportation. 

Table 2: Affordability Analysis

Household 
Annual 

Before-Tax 
Income

Household 
Monthly 
Income

Available for 
Rent (30% of 

income)

Available for 
Rent (50% of 

income)
Average Rent: 

1-Bedroom
Average Rent: 

2-Bedroom

$29,250 $2,438 $731 $1,219 $1,16018 $1,350 total 
$675/person

18  Average rent determined by Craigslist scan in mid-August 2021.
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HOUSING STRATEGY

The Affordable Housing Strategy provides a roadmap on how the municipality plans to 

contribute to improving housing opportunities and outcomes and address the urgent 

need to increase housing supply, diversity, and affordability. Given the complexities and 

challenges associated with addressing housing affordability, partnerships with senior 

government are needed to secure capital contributions and on-going operational funding 

for new non-market housing projects.

At a local government level, it is important to process applications quickly and provide 

more opportunities for housing in neighbourhoods that can accommodate additional 

density. Municipalities control zoning, which is a powerful tool that can be used 

strategically to designate land to allow for increased housing diversity and choice. In 

Mission, municipal land that could be used for affordable housing is not available, which 

highlights the importance of thinking creatively and exploring innovative solutions, such 

as co-location of civic facilities and affordable housing and the redevelopment of under-

utilized properties, such as parking lots at faith-based organizations. 
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KEY STRATEGY AREAS

19   There is likely a higher percentage of households facing 
affordability issues today, given 2016 Census data was used for 
this metric in the City’s HNA.  

20   Affordable means shelter costs that are less than 30% of the 
total before-tax household income.

There are multiple recommended 

strategies included within this 

document to address different issues 

and opportunities identified through 

stakeholder consultation and background 

policy review. While the 23 Strategies 

contained in this document cover the 

diversity of Mission’s housing needs and 

gaps, the core of the Strategy is a focus on 

several key strategy areas:

 • Expand the Supply and Diversity of 

Housing: Mission needs to build more 

housing to accommodate population 

growth. Historic building permit data 

shows there have been 165 units 

constructed annually, on average. To 

build enough units to address the 

shortfall and anticipated growth and 

truly make a positive change to the 

housing market in Mission, more than 

twice as many units are needed on 

an annual basis (412 units). There is 

also a need for a greater diversity of 

units to meet household needs. To 

help facilitate this, Mission needs to 

improve application processing times 

and establish an internal development 

tracking system and build internal 

capacity by hiring a Social Housing 

Development Coordinator.

 • Expand the Supply of New Rental 

and Affordable Housing: Rental 

housing availability and affordability 

emerged as the most critical area to 

be addressed during the creation of 

the City’s HNA. To make a significant 

improvement to the housing market, 

the HNA specifies that 1,315 rental 

units will need to be built by 2024, or 

263 rental units per year. This means 

that out of the 412 units needed to 

be built annually, 263 units, or 64% 

of the units need to be rental units. 

Given that 24% of households in 

Mission are facing affordability issues,19 

there is a need to expand affordable 

housing options, particularly for renter 

households. 

 • Partner with Senior Government 

to Access Funding for Housing & 

Commit to Advocacy: As per the 

City’s Housing Needs Assessment 

(HNA), 24% of all Mission households 

are facing affordability issues. 

In recognition of this challenge and 

to improve the housing market in 

Mission, the HNA provides a projection 

of 750 affordable housing units20  
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needed by 2024. To achieve this goal, 

Mission will need to explore innovative 

partnerships with local non-profits 

and partner with senior levels of 

government to access funding for 

new affordable housing projects. The 

current provincial and federal housing 

programs provide a significant 

opportunity to access funding for 

more affordable housing. 

 • Build Awareness and Support for 

Managing Growth & Affordable 

Housing: The Fraser Valley is a 

desirable place to live – with many 

communities known for their 

small town feel and proximity to 

nature, the region has experienced 

substantial growth in recent years. 

As part of this exciting and truly 

community enhancing dynamic, 

local communities have begun to 

experience social, economic, and 

cultural benefits, as well as growth 

pressures. Mission is quickly changing 

and a strong growth management 

framework can help to ensure growth 

is managed in a sustainable manner. 

 • Address Inadequate Living 

Conditions and Minimize Impacts 

on Tenants: The City’s HNA indicates 

910 households lived in housing in 

need of major repair as of 2016. Given 

the housing crisis has worsened since 

2016, the proportion of residents living 

in homes in need of major repair 

has likely increased. To ensure living 

standards are adequate, this Strategy 

contains direction to implement a 

Standards of Maintenance Bylaw. 

With 77% of the purpose-built rental 

stock constructed before 1980, it is 

likely older rental housing will require 

repairs, renovations, retrofits, or 

redevelopment in coming years. As 

landlords navigate these projects, it 

will be important to ensure tenants 

are aware of their rights and sufficient 

support is provided, particularly for 

low-income households. 
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TOP 13 STRATEGIES

From the five key strategy areas, of which there are 23 strategies in total, 13 priority 

Strategies were identified as the most impactful for improving housing conditions 

in Mission and the most urgent for implementation based on the findings identified 

in Mission’s HNA and feedback received from staff. Mission will prioritize initial 

implementation efforts on these Strategies over the next three years. It is important to 

note implementation is already underway for certain strategies, and others may occur 

concurrently. 

STRATEGY 1.2 Streamline the Development Approvals Process. 

STRATEGY 3.1 Support SARA for Women in Building More Housing for Women and 
Children Escaping Family Violence.

STRATEGY 3.3
Foster Partnerships between Non-Profit Agencies with 
Governments and Developers for Affordable Housing and Improve 
Local Non-Profit Capacity.

STRATEGY 3.2 Build Awareness of Funding Opportunities. 

STRATEGY 3.4 Complete an Inventory Analysis of Public Buildings and Faith-Based 
Facilities and Build Affordable Housing on Identified Sites.

STRATEGY 4.1 Develop a Framework to Support Strong Growth Management.

STRATEGY 1.1 Hire a Social Housing Coordinator.

STRATEGY 2.1 Revise and Clarify the Density Bonus Program. 

STRATEGY 2.2 Revise the Existing Community Amenity Contribution (CAC) Policy. 

STRATEGY 2.3 Create an Affordable Housing Reserve Fund.

STRATEGY 5.1 Develop a Standards of Maintenance Bylaw. 

STRATEGY 5.2 Develop a Tenant Relocation and Protection Policy. 

STRATEGY 5.3 Provide Information on Landlord and Tenant Rights & Responsibilities.
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TIMELINE FOR IMPLEMENTATION 

Priority levels and associated timelines for initiating actions are described below, 

using a colour scheme. Each phase of implementation includes actions that can be 

completed quickly as well as longer-term actions, which are more complex and may 

require significant public and stakeholder engagement. It is important to note the 

implementation timeline is highly contingent on Mission hiring a Social Housing 

Coordinator. 

Phase Priority Level
Timeline for 

Implementation

Top 13 Strategies Immediate 2022 – 2025

Phase 1 High 2023 – 2027

Phase 2 Medium 2027 – 2030

Phase 3 Low 2030 +
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KEY STRATEGY AREA 1: 
EXPAND THE SUPPLY AND DIVERSITY OF HOUSING

Mission needs to build more housing to accommodate population growth. Historic 

building permit data shows there have been 165 units constructed annually, on average. 

This has not kept pace with the rate of growth in the community. To build enough units 

to address the shortfall and anticipated growth, more than twice as many units are 

needed on an annual basis (412 units). There is also a need for a greater diversity of 

units as single-detached homes, basement suites, coach houses, and garden cottages 

comprise 84% of housing units in Mission. This means households have limited housing 

choice and may be forced to purchase or rent a unit that doesn’t meet their needs in 

terms of affordability, unit size, livability, and other standards. 

Part of the barrier in delivering more units is internal capacity — the scale of investment 

and development in Mission has challenged available City resources to manage growth. 

Unintended issues have arisen with increasingly complex development applications, 

leading to lengthy approvals processes due to extensive negotiations, site-specific 

considerations, multi-jurisdictional partnerships, and expanding expectation of local 

government responsibilities. This has also unintentionally created an environment where 

staff are limited in their time to undertake a comprehensive review of development 

opportunities, including internal department coordination. The City has reached a 

new threshold and requires an increase in organizational capacity to manage growth 

effectively and build more units. The following strategies provide direction to improve 

internal capacity and expand the supply and diversity of housing. 
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With a small planning and development services department, it is difficult for the City 

to manage housing-related projects across Mission’s housing continuum, including 

policy development and regulatory initiatives. As there is funding currently available 

from the provincial and federal governments, it is important that the City quickly hire a 

new staff member to improve internal capacity, assist coordination between non-profit 

housing providers and the development sector, and capitalize on funding from senior 

government. Without additional staff resources, it will be challenging to successfully 

implement this Housing Strategy. 

Strategy 1.1 - Hire a Social Housing Coordinator

HIGHIMMEDIATE MED LOW

Priority Level Action Key 
Contributors

Action 1.1 A

Prepare a job description, job preview, and budget for the 
Social Housing Coordinator position, including responsibilities. 
Reference similar job position(s) (e.g., City of Abbotsford 
Housing & Homelessness coordinator) 

Specify the Social Housing Coordinator will need to build 
partnerships with the non-profit sector, research funding 
opportunities, assist non-profits find suitable sites for 
development, act as the liaison when non-profits put together 
funding applications, and assist with the preparation of 
Housing Agreements as well as secure grant funding for 
research and the provision of affordable housing units.

Refer to Metro Vancouver and BC Housing’s recent resource 
guide “What Works: Securing Affordable and Special 
Needs Housing through Housing Agreements”. This guide 
outlines common challenges and solutions and provides 
sample Housing Agreements.

City of Mission

Action 1.1 B
Prepare a Council report outlining the staffing request for 
consideration.

City of Mission

TO
P 13

http://www.metrovancouver.org/services/regional-planning/PlanningPublications/SecuringAffordableandSpecialNeedsHousingthroughHousingAgreements.pdf
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The City is navigating growth pressure and requires a more comprehensive system to 

assess development applications, particularly for new rental and affordable housing 

(rental and ownership). Feedback received from staff and stakeholder workshops 

referenced the challenges associated with lengthy processing timelines for development 

applications. In order to bring more housing units online, quicker turn-around times 

are needed once a development application is submitted to the City. A more robust 

growth management framework (Strategy 4.1) will also help to streamline development 

approvals, as clearer direction around new growth will likely limit the number of 

rezonings. 

It is recommended the City review the current approvals process to identify opportunities 

for a streamlined system. There is also a need to implement a digital application 

management system, as well as outline clear application requirements, as some 

applicants are not currently providing sufficient information. This is already underway 

through enterprise system planning, updates to the development review policy, and 

recent hires to build the capacity of the building department. It is recommended that 

Mission prioritize affordable housing applications in their internal review process to ensure 

such applications are processed quickly. The Province has identified a list of ideas about 

how to improve the efficiency and effectiveness of the development approvals process – 

their summary report is a valuable resource that outlines lessons learned. 

Strategy 1.2: Streamline the Development Approvals 
Process

TO
P 13
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Priority Level Action Key 
Contributors

Action 1.2 A

Convene City departments involved in the Preliminary 
Application Review (PAR) and development application review 
process (e.g., Planning, Building, Engineering) and determine 
what changes are needed to streamline the review process.

Monitor UBCM funding opportunities as there may be 
additional funding available to support these reviews under 
the Local Government Development Approvals Program. If 
funding is available, seek opportunity for external assistance.

City of Mission

External 
Consultant

Action 1.2 B

Update the City’s design guidelines for townhouses, low-rise 
apartments, and high-rise apartments. 

Consider specific design direction on how to accommodate 
infill housing (e.g., duplexes, townhouses, low-rise apartment 
buildings) in established neighbourhoods. 

City of Mission

Action 1.2 C

Prioritize affordable housing applications (e.g., applications 
where the proponents provide proof that BC Housing or 
CMHC is a partner) in the review process. 

Liaise with Mission’s Corporate Office to produce a memo for 
City staff outlining this directive. 

City of Mission

Action 1.2 D

Update the City’s website and development applications 
brochures to clearly list development application requirements 
(example websites: City of New Westminster, City of 
Richmond)

Consider including common FAQs related to the development 
process.

Include website and brochure information that explains how 
affordable housing projects are prioritized, and what steps a 
developer or non-profit organization can take to ensure that 
required plans and documentation are submitted for staff to 
provide accelerated service.

Include links to the relevant templates and forms required for 
different development applications.

Revise the current brochures on the development process to 
clearly communicate expectations to applicants. 

City of Mission

HIGHIMMEDIATE MED LOW
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Priority Level Action Key 
Contributors

Action 1.2 E

Prioritize the continued implementation of a digital 
application management system to track units approved, 
under construction, and completed. Ensure this system can 
also track units by application type, and further by location 
(including proximity to transit, schools, parks, shopping), 
tenure, bedroom type, structure type, level of affordability, and 
adaptability. 

In the interim, track applications through a centralized 
spreadsheet. 

For areas that have seen limited development, but have 
capacity to accommodate growth, consider zoning changes 
to accommodate growth at greater densities, including infill 
housing. 

Consider hiring a consultant to assist with ongoing monitoring 
and updating of the digital application management system 
to continually improve the development approvals process.

City of Mission

HIGHIMMEDIATE MED LOW



KEY STRATEGY AREA 1

Mission Affordable Housing Strategy 64

Expedited development timelines can help to increase housing supply. The development 

application process can be a lengthy time commitment and removing the requirement 

to go through a rezoning will facilitate additional growth (e.g., to allow for secondary 

dwelling units such as secondary suites, or coach houses as an ‘outright’ use with 

single-detached and possibly duplexes. Pre-zoning can be particularly effective in 

enabling “missing middle” housing forms and accommodating gentle intensification in 

established neighbourhoods, as seen in recent initiatives in the City of North Vancouver 

and the City of Coquitlam. For municipalities interested in increasing housing supply, 

removing the rezoning requirement can be highly beneficial in expediting timelines. 

The City of Vancouver has recently pre-zoned certain areas to permit social housing 

up to six storeys as-of-right, in an effort to make it easier to build new social housing. 

It is important for the municipality to evaluate trade-offs prior to implementation, 

as pre-zoning would also mean the City would not be able to secure CACs on new 

development. 

Additionally, Mission has experienced incidences of developers “flipping” properties 

through rezoning exercises that do not result in new development contributing to 

speculation and increased housing costs. The rezoning exercise is completed to capitalize 

on land lift value, yet such an exercise is time-consuming for staff and does not always 

yield new construction. Pre-zoning can help to limit this form of speculation and, in 

combination with a strategic planning framework, can help to provide clarity over what 

kind of growth and development can be expected to occur. 

Strategy 1.3 - Utilize Pre-Zoning to Facilitate 
Developmentt

Priority Level Action Key 
Contributors

Action 1.3 A

Prioritize pre-zoning initiatives in conjunction with a Growth 
Management policy for the Downtown, Waterfront, and 
Neighbourhood Centres in Cedar Valley and the area around 
Stave Lake Street and 11th Avenue, as additional density is best 
supported by proximity to transit. 

City of Mission

HIGHIMMEDIATE MED LOW
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CACS AND DENSITY BONUS ZONING

The Provincial Guidelines on CACs (2014) recommend as a best practice 

using density bonusing zoning in lieu of rezoning and CACs where 

appropriate. Extra density is typically up to a limit set in a district 

schedule and requires a contribution towards amenities and affordable 

housing. The contributions are determined by the density bonus 

contribution rate set out in the zone. The contributions through density 

bonusing do not require rezonings, but are similar to what rezonings and 

CACs would generate for the same density. Municipalities

FOR EXAMPLE: PRE-ZONING INITIATIVE IN THE CITY OF NORTH 
VANCOUVER

North Vancouver has pre-zoned the Moodyville Area to allow for 

townhouses and rental apartment buildings in what were previously single 

detached neighbourhoods. The rezoning of this area provides a variety 

of new housing options along with new zoning regulations, guidelines 

for form and character, utility upgrades, amenity contribution,  and high 

standards for energy efficiency. 

The area-wide rezoning of Moodyville is intended to increase certainty 

for owners, neighbours, developers, Council, and the general public as 

compared with processing individual rezoning applications on a case-by-

case basis. The following is an overview of the new regulations:



KEY STRATEGY AREA 1

Mission Affordable Housing Strategy 66

THE BYLAW AMENDMENTS:

1. Establish new zoning designations for a variety of housing types;

2. Bring into effect Development Permit Design Guidelines controls for 

the area; and

3. Rezone properties in the area to these new zoning designations.

THE ZONING CHANGES INCLUDE:

• Criteria which must be met in order to develop at the OCP densities;

• Limitations on the size, height and siting of new development, with an 

emphasis on ensuring appropriate interfaces with existing buildings;

• Incentives to encourage housing diversity;

• Measures to discourage a car-dominant community; and

• Changes to streamline and reduce redundancy in the Zoning Bylaw.

THE DEVELOPMENT GUIDELINES:

• Focus on how buildings contribute to a strong streetscape;

• Address privacy and liveability of new units;

• Create neighbourly streetscapes by reducing shadowing and 

encouraging social interaction on safe, active streets and lanes;

• Encourage strong and varied contemporary architecture to contribute 

to a unique identity for the area;

• Suggest forward sustainability elements and landscaping criteria. 

FOR EXAMPLE: PRE-ZONING INITIATIVE IN THE CITY OF NORTH 
VANCOUVER CONTINUED
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Priority Level Action Key 
Contributors

Action 1.4 A

Define “suite-readiness” through consultation with Building 
Department officials. 

Typically, where “suite-ready” programs are in place, provisions 
are made for independent heating systems (e.g., gas fireplace 
in the future suite area); fire separation; inter-connected 
smoke detection; and a separate entrance to the unit from the 
exterior. 

City of Mission

Action 1.4 B
Require “suite-readiness” in all urban and suburban residential 
zones.  

City of Mission

Action 1.4 C
Prepare an amendment to the Zoning Bylaw which requires 
“suite-readiness” in urban and suburban residential zones and 
defines “Secondary Suite Ready”.

City of Mission

Rental housing availability and affordability emerged as the most critical area to 

be addressed during the development of the City’s HNA. While encouraging new 

purpose-built rental housing is essential to providing renters with more secure housing 

options, additional secondary suites can help to augment supply in lower-density 

neighbourhoods. In residential subdivisions, there is an opportunity to design new homes 

to be “suite-ready” so that they may accommodate an additional unit. Secondary suites 

could be developed in single detached dwellings as an outright use, making them readily 

accessible for residents, built in accordance with the OCP, Zoning Bylaw, and building 

permit requirements. Given no new structures would be constructed with this policy, it 

would be a relatively time-efficient and strategic approach to gentle intensification in 

established neighbourhoods.   

Strategy 1.4: Develop a Suite-Ready Policy

HIGHIMMEDIATE MED LOW
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FOR EXAMPLE: SECONDARY 
SUITE READY IN THE CITY OF 
NELSON

The City of Nelson defines 

“secondary suite ready” 

as a residential use that is 

designed and constructed to 

accommodate conversion of 

a space to a secondary suite 

(but is not a secondary suite) 

by satisfying all City bylaws 

and regulations applicable 

to secondary suites and the 

requirements of a “suite” or 

a “secondary suite” under 

the British Columbia Building 

Code. A rough-in three-piece 

bathroom and rough-in kitchen 

wiring and ventilation must be 

provided in the space designed 

to accommodate conversion to a 

secondary suite. 
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Priority Level Action Key 
Contributors

Action 1.5 A

Define “lock-off units” through consultation with Building 
Department officials. 

Consider this definition from the City of Vancouver, “Lock-
off units are self-contained units which are smaller than the 
principal dwelling unit. Each unit must have direct access to 
a hallway, corridor or the outside, and a shared internal door 
which can be locked enabling both units to be independent.”

City of Mission

Action 1.5 B

Identify areas or zoning categories where lock-off suites may 
be supported in Mission. This may involve consultation with 
the development community to understand project feasibility 
and any possible implications to project proformas.   

City of Mission

Local Developers

Action 1.5 C

Develop Lock-Off Unit Guidelines to provide a framework 
for applicants to follow when including lock-off suites in new 
developments. 

Retain a consultant to assist with this process, particularly 
around unit design parameters. 

City of Mission

Consultant 
(Architect)

Similar to the suite-ready policy, lock-off units can provide additional housing options 

without significant construction cost. This is a relatively new concept that has been 

explored in recent developments in Vancouver, North Vancouver, New Westminster, 

and Abbotsford, yet fulsome policy on this form of development remains forthcoming 

(with the exception of the City of Vancouver’s Lock-Off Unit Guidelines). Such units are 

also easily accommodated in lower density, established neighbourhoods and can help 

facilitate aging-in-place, while also accommodating multi-generational households.  

Strategy 1.5 - Develop Lock-off Unit Guidelines

HIGHIMMEDIATE MED LOW

https://guidelines.vancouver.ca/guidelines-lock-off-unit.pdf
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Priority Level Action Key 
Contributors

Action 3.5 C
Cont.

Prioritize function and livability in new lock-off units through 
these guidelines. Guidelines should speak to light and 
ventilation, privacy, sound insultation, security, and outdoor 
space.

Ensure guidelines address minimum unit size. The City of 
Vancouver currently specifies units must be a minimum 
of 26 m2 which may be further reduced to 19 m2 if the 
same standard of livability is achieved through increased 
enhancements of particular livability features.

FOR EXAMPLE: LOCK-OFF 
UNITS IN THE CITY OF 
ABBOTSFORD

The Upper Montrose mixed-use 

development in Abbotsford’s 

downtown core includes six 

lock-off suites, in addition to 108 

residential units, four live-work 

units, and 9,310 square feet of 

commercial development. The 

lock-off suite can be rented 

as a bachelor-style unit by an 

owner or incorporated into an 

adjacent home. To enable the 

lock-off suites, the City lowered 

minimum size requirements that 

were previously in place.  

UNIT
LOCK-OFF

UNIT

HIGHIMMEDIATE MED LOW
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Priority Level Action Key 
Contributors

Action 1.6 A

Hire a consultant to conduct a Family-Friendly Housing 
Feasibility Study to inform the development of a Family-
Friendly Housing Policy. Consider the following tasks in the 
development of an RFP for these services:

• Explore the financial feasibility of developing two- and 
three-bedroom units as part of new multi-family projects 
and to determine the development cost for such units;

• Estimate the market demand and ability to pay for such 
units;

• Estimate the relative return on investment for such units 
as compared to smaller units and to determine whether 
such units are financially feasible, or whether, on a 
comparative basis, they are less profitable;

• Analyze the return on investment and relative return 
on investment related to form (i.e., apartment versus 
townhouse) and tenure (i.e., ownership versus rental); and

• Make recommendations to inform the policy – e.g., the 
minimum percentages of such units, minimum threshold 
size which would be applicable. 

City of Mission

External  
Consultant 

Mission’s HNA indicates there is a need for housing production that more closely 

represents household composition. This means a greater production of two- and 

three-bedroom rentals and smaller ownership units. This has been an issue in other 

municipalities and recent policies implemented in New Westminster, Vancouver, and Port 

Coquitlam require all new multi-unit housing projects to include a minimum proportion 

of family-friendly units. 

Strategy 1.6 - Develop a Family-Friendly Housing 
Policy

HIGHIMMEDIATE MED LOW
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Priority Level Action Key 
Contributors

Action 1.6 B

In the absence of a market study, review recent building 
permit data to understand what proportion of recent strata 
and rental development is comprised of two- and three-
bedroom units. 

Based on an understanding of recent building trends, define 
a percentage requirement for family-friendly units in new 
development. Use a conversative approach and aim for a 
family-friendly unit requirement slightly above the historical 
trend.  

City of Mission

Action 1.6 C

Hire a consultant to create Family Friendly Housing Gudelines. 
These guidelines should address three scales of development: 
the neighbourhood, the building, and the unit. It will be 
important to locate new multi-unit development in areas 
close to transit, schools, parks, and other amenities. Research 
demonstrates living near traffic and busy roads can have 
negative health implications – the City should prioritize new 
residential construction away from arterial roads.

City of Mission

External  
Consultant

FOR EXAMPLE: FAMILY-FRIENDLY HOUSING POLICY IN THE CITY OF 
PORT COQUITLAM

In 2018, the City of Port Coquitlam implemented a new policy intended to 

create a greater share of family-friendly units in new development.

•   The new regulations specify at least 25% of the total number of dwelling 

units in a multi-family development with no more than 10 units must 

be family-oriented dwelling units, and at least 5% of the total number of 

dwelling units within the development must have three or more bedrooms.

•   A family-oriented dwelling unit means a dwelling unit that has three or 

more bedrooms or a dwelling unit that has two bedrooms and includes 

a den, a patio having a minimum area of 10m2, or a patio and a direct 

pedestrian connection to the street. For the purposes of this definition,  

a den shall be a separate room with a minimum size of 4.5m2. 

HIGHIMMEDIATE MED LOW
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The City’s HNA indicates a growing proportion of seniors, with existing waitlists for seniors’ 

housing. While adaptable housing does not address the need for seniors’ housing with 

support services, it can provide a housing option to facilitate aging-in-place. Home 

support services can also help to bridge the gap before older residents may require 

assisted living or long-term care options. 

Strategy 1.7 - Develop An Adaptable Housing Policy

WHAT IS ADAPTABLE OR ACCESSIBLE HOUSING?

Adaptable housing is an approach to residential design and construction in 

which homes can be modified at minimal cost to occupants’ changing needs 

over time. Features can include barrier-free/adaptable showers; wider doors, 

stairs, and hallways; reinforced walls and stairwells; among other features.

Accessible housing refers to dwelling units that include features, amenities, 

or products to better meet the needs of people with a range of physical 

abilities.  

VisitAbility homes have three basic accessibility features: no step entrances, 

clear passageways, and an accessible bathroom on the main floor to allow for 

visitors with mobility issues access. 
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Priority Level Action Key 
Contributors

Action 1.7 A

Review OCP Policy 5.1.13 which encourages universal design in 
at least 10% of the units in all multiple family developments for 
the benefit of seniors and persons with special needs.

Hire a economic consultant to evaluate if the Policy can 
be strengthened to require an increase in the minimum 
proportion of new units to be built to Universal or Adaptable 
Design. 

City of Mission

External 
Consultant

Action 1.7 B

Convene a working session with local developers to determine 
typical building costs associated with incorporating adaptable 
standards. 

Based on the findings, prepare an amendment to the 
City’s Zoning Bylaw to require a proportion of units in new 
development to be built to adaptable design standards.

Consider distinct requirements for apartment units as 
compared to single-detached units and townhouse units. 

Ensure adaptable unit requirements also require at least one 
extra wide parking space to provide maneuvering space for 
wheelchairs and other mobility aids.  

City of Mission

Developers

Action 1.7 C
Create a brochure explaining adaptable housing and 
providing examples of different design feature requirements 
for reference on the City’s website.  

City of Mission

Action 1.7 D Draft a staff report and Adaptable Housing Policy and bring 
this forward to Council for adoption.

City of Mission

FOR EXAMPLE: ADAPTABLE HOUSING POLICY IN THE CITY OF 
CHILLIWACK 

Since 2011, the City of Chilliwack has required 50% of all new apartment units 

be built to the Adaptable Housing Standards of the B.C. Building Code. These 

standards address: building access; suite doors and doorways (width, hardware, 

threshold, and clearance); bathrooms (floor space, grab bars); kitchen (counter 

space and faucets); outlets/switches/other environmental controls; and patios 

and balconies (accessibility).  

HIGHIMMEDIATE MED LOW
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KEY STRATEGY AREA 2

Rental housing availability and affordability emerged as the most critical area to be 

addressed during the creation of the City’s HNA. Currently, over 95% of the units built in 

Mission are ownership units with the remaining 5% as rental units (almost exclusively in 

the form of secondary suites). To address the historic shortfall and provide more secure 

options for renter households, additional purpose-built rental housing will be needed. 

To make a significant improvement to the rental housing market, the HNA specifies 

that 1,315 rental units need to be built by 2024. Given that at least 24% of households 

in Mission are facing affordability issues, there is a need to expand affordable housing 

options, particularly for renter households. 

The City recently adopted a density bonus program offering a number of incentives for 

the construction of market and affordable rental apartments, two areas identified as 

having the greatest need in the City’s HNA. Through the implementation of this program, 

it has become clear certain refinements are warranted to provide greater clarity and 

consistency. It is important to note that this program will not provide deeply subsidized 

units, as ongoing operational funding from senior government is required to support 

deeply subsidized units. While the units provided through the density bonus program 

will not be affordable for many households, they will be attainable for households who 

are close to being able to afford market rent. Given the operational costs associated with 

non-market housing, deeply subsidized rental units will likely only be provided through 

partnerships with BC Housing and CMHC. Rental rates for non-market housing will be 

determined by non-profits housing providers.  

Strategy 2.1 - Revise & Clarify the Density Bonus 
Program 

TO
P 13

KEY STRATEGY AREA 2: 
EXPAND THE SUPPLY OF NEW RENTAL AND AFFORDABLE 

HOUSING
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Priority Level Action Key 
Contributors

Action 2.1 A

Hire a consultant to complete an economic analysis of the 
current density bonus program. This analysis will be used 
to verify what a feasible “ask” is from the City of Mission, in 
terms of how many affordable units can be secured in new 
developments, what rents levels are feasible, and how long the 
units can remain affordable (e.g., in perpetuity or for a defined 
number of years).  

As part of this analysis, direct the consultant to provide advice 
on strategy options for increasing the potential to secure 
affordable units by using financial levers (e.g. property tax 
reductions/exemptions, CAC & DCC waivers).

Convene a working session with local developers to share the 
results of this study so they are aware of the evidence-based 
framework supporting the density bonus program. 

City of Mission

Action 2.1 B

In the absence of detailed economic analysis, continue to offer 
additional density in exchange for providing 10% of units as 
affordable rental units.

In the absence of detailed economic analysis, require 
applicants to provide affordable rental units at 10% below 
Housing Income Limits rates in perpetuity.

Secure these units using a Housing Agreement. 

City of Mission

Local developers

Action 2.1 C

Revise the density bonus policy to clearly indicate units (as 
opposed to cash-in-lieu) are the City’s priority and the cash-in-
lieu provision may only be explored for smaller developments 
(e.g., 10 units or less).

Clarify the cash-in-lieu provision by requiring the applicant to 
complete a third-party appraisal to determine the value of the 
additional density above the base density.  

City of Mission

Consultant 

(Architect)

HIGHIMMEDIATE MED LOW
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Priority Level Action Key 
Contributors

Action 2.1 D

Given the City has limited planning capacity, it is not 
recommended affordable units be transferred or acquired by 
the City.   

Ensure the Social Housing Coordinator works with applicants 
to determine an appropriate management approach for 
affordable units. 

Applicants can retain ownership of the affordable units and 
may elect to engage a separate property manager for the 
affordable housing units or may consider partnering with a 
non-profit for the management of the affordable units.

Applicants can choose to lease or sell the affordable housing 
units to a non-profit (e.g. through a distinct air space parcel 
or block strata arrangement). This would be coordinated 
between the non-profit and the project applicant, typically a 
developer. 

If local non-profits do not have the capacity to lease or sell the 
units from developers, convene a meeting with BC Housing 
to determine if the units can be transferred to BC Housing for 
ownership and operation. This was recently explored in the 
City of Coquitlam through a Memorandum of Understanding. 
BC Housing ownership and operation of the affordable 
units can help with community perception of mixed-tenure 
or mixed-income housing. BC Housing has substantial 
experience in this area and can help to inform best practices to 
support tenants and owners living together. 

It is important to clearly outline a cost sharing agreement in 
mixed-tenure projects as this item can become contentious. 
There are no standard approaches for these agreements and 
multiple factors can influence what items are shared, such as 
the provision of outdoor play space, below-grade parking, and 
building amenities. It is recommended to include language 
around cost escalations and completion timing. 

Review BCNPHA’s Guide to Navigating Non-Profit 
Partnerships with Developers in Mixed-Tenure Partnerships 
to better understand how non-profits obtain ownership or a 
long-term lease in a new privately led development project.  

City of Mission

BC Housing

HIGHIMMEDIATE MED LOW

https://bcnpha.ca/wp-content/uploads/2021/07/210729-Partnership-Report_final.pdf
https://bcnpha.ca/wp-content/uploads/2021/07/210729-Partnership-Report_final.pdf
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FOR EXAMPLE: MID-MARKET RENTAL PROGRAM IN THE CITY OF 
NORTH VANCOUVER

To facilitate affordability in new market rental developments, the Housing 

Action Plan requires the provision of “Mid-Market Rental Units” in all new 

market rental developments seeking a density bonus. Termed the City’s “10-

10-10” policy, 10% of units in new market rental projects are required to be 

rented at 10% below average rents in perpetuity. Mid-Market Rental Units 

are secured by Housing Agreement and administered by the rental building 

owner. As per the Residential Tenant Displacement Policy, displaced tenants 

should get first right of refusal in below-market rental units. 

Mid-Market Rental Units – Starting Rent if Occupied in the Year of Most 

Current CMHC Market Rental Report

Unit Size
2020 Average 
Rent (as per 

CMHC)

Mid-Market 
Rent (10% below 
Average Rent)

Recommended 
Annual 

Household 
Income Limit

Bachelor $1,233 $1,109.70 $44,388

One-Bedroom $1,436 $1,292.40 $51,696

Two-Bedroom $1,751 $1,575.90 $63,036

Three Bedroom  
or Larger

$3,030 $2,727.00 $109,068
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The Financial Contributions for Community Amenities Policy is currently under review. 

Through this ongoing work, there is an opportunity to re-evaluate the allocation 

framework and the rates used for different building forms. Given that Mission has limited 

municipally owned land that is developable, additional funding may allow for the City to 

purchase land for the purposes of affordable housing initiatives. Currently, the Community 

Amenity Reserve Fund is limited in that “affordable housing” is not a defined community 

amenity (Action 4.2 D addresses this limitation). Additionally, the Community Amenity 

Contribution (CAC) rates are much lower than what is seen in other communities and 

higher rates would provide funding to support affordable housing initiatives. 

As Mission pursues federal and provincial funding programs for affordable housing, it 

will be important to ensure that the City can demonstrate its commitment to funding 

applications. Typically, municipalities provide land (which is not possible in Mission), 

financial contributions (which can be strengthened with new CAC rates and an Affordable 

Housing Reserve Fund), fee waivers, or expedited processing timelines. When senior 

government reviews funding applications, they typically prioritize projects that are 

underway or applications that show significant commitments from different partners, 

such as municipal support or non-profit involvement. By increasing the CAC rates, Mission 

will be in a better position to support affordable housing applications with a financial 

commitment. 

Strategy 2.2 - Revise the Existing Community 
Amenity Contribution Policy 

TO
P 13
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Priority Level Action Key 
Contributors

Action 2.2 A

Create an RFP for consultant services to support an update to 
the City’s Financial Contributions for Community Amenities 
Policy. If possible, consider awarding such a contract to 
a consultant with experience in land economics and 
neighbourhood planning.

City of Mission

External  

Consultant

Action 2.2 B

Within the scope of the CAC review, remove the provision in 
the Downtown Development Incentive Program that provides 
CAC waivers for new development.

Subject to this study, consider exemptions to the CAC 
requirement, such as not-for-profit development (e.g., 
affordable and supportive housing) and accessory dwelling 
units.  

Subject to this study, prioritize the creation of different CAC 
rates for different kinds of development, such as single-
detached development, townhouses, low-rise apartment, and 
mid-rise apartments. 

Through this study, consider if area-specific CAC rates will be 
required and illustrate how they can support affordable units 
within those areas.

City of Mission

External  

Consultant

Action 2.2 C Consider automatic inflation adjusted increases to the CAC 
rates on an annual basis.  

City of Mission

External 

Consultant

HIGHIMMEDIATE MED LOW



Mission Affordable Housing Strategy 81

KEY STRATEGY AREA 2

FOR EXAMPLE: CAC RATES – CITY OF MAPLE RIDGE, CITY OF PITT 
MEADOWS, TOWNSHIP OF LANGLEY

The CAC rates in Mission are much lower than rates seen in other nearby 

municipalities. A review of the rates by an economist is warranted to ensure 

Mission is requiring an appropriate contribution from new development.

Municipality Single Family

Townhouse or 
Other Attached 

Ground-
Oriented 

Dwelling Unit

Apartment 
Dwelling Unit

Mission $2,815 $2,815 $2,815

Maple Ridge $5,100 $4,100 $3,100

Township of 

Langley
$6,808 $5,776

$4,539 (low-rise)

$3,507 (mid-high 

rise)

Pitt Meadows $4,500 $4,000 $3,000
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A housing reserve fund is established to set aside and hold funds for future affordable 

housing projects. A common source is cash contributions provided by local builders/

developers in lieu of built affordable housing units, as well as CACs. A local government 

can also allocate other funds into a Housing Reserve Fund as part of annual budgeting. 

The local government establishes a bylaw for the use of these funds and eligibility criteria, 

which can be used toward affordable housing project capital costs, land acquisition 

purchases for affordable housing projects, grants to non-profit housing providers, and 

research or feasibility studies. Establishing a housing reserve fund can be a good starting 

point to accumulate cash over time. These funds can be transferred to a corporation, non-

profit, or other organization as an initial cash injection to initiate projects. 

Strategy 2.3 - Create an Affordable Housing Reserve 
Fund 

Priority Level Action Key 
Contributors

Action 2.3 A Review examples of affordable housing reserve fund bylaws 
and terms of reference (see Appendix A). 

City of Mission

Action 2.3 B

Consider requiring a financial contribution (e.g., $1,000) to 
the Affordable Housing Reserve Fund for every new single-
detached dwelling unit and townhouse unit constructed in 
Mission. 

City of Mission

Action 2.3 C

Clearly define an allocation framework to ensure a proportion 
of CACs are directed to the City’s Community Amenity Reserve 
Fund and the city’s new Affordable Housing Reserve Fund 
(e.g., the City of North Vancouver allocates 80% of CACs to their 
Civic Amenity Reserve Fund for civic facilities and community 
amenity space and 20% to their Affordable Housing Reserve 
Fund). 

The Community Amenity Reserve Fund may be used to 
support different community projects, as per Council’s 
priorities, while the Affordable Housing Reserve Fund would 
specifically be used to provide grants to non-profit housing 
projects, purchase land, or other initiatives specifically 
concerned with housing. 

Define the appropriate allocation framework through 
discussion with Council and through targeted community 
engagement. Consider linking the allocation framework to 
Council’s Strategic Plan and priorities.

City of Mission

External 

Consultant

HIGHIMMEDIATE MED LOW

TO
P 13
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FOR EXAMPLE: AFFORDABLE HOUSING PROGRAM IN THE CITY OF 
LANGFORD 

Council Policy was modified in 2012 to allow a choice between providing a 

$1,000 contribution for every single family equivalent dwelling unit created by 

rezoning to the City’s Affordable Housing Reserve Fund or constructing one 

new affordable home for every fifteen single-family lots subdivided. Council 

uses the contributions to the Affordable Housing Reserve Fund strategically 

to provide grants to new non-profit housing projects within the city. Council’s 

support to provide these grants and waive other financial charges, such as 

application fees and development cost charges, lowers the overall cost of the 

non-profit housing project and allows the housing provider in-turn to lower 

the rents for residents.  

Priority Level Action Key 
Contributors

Action 2.3 D

Prepare a terms of reference and draft bylaw for an affordable 
housing reserve fund outlining the streams of revenue 
allocated to the fund (e.g., cash-in-lieu contributions), as well as 
how the funds will be spent (e.g., capital contributions, grants 
to non-profit housing providers, and land acquisition). 

Present to Council for consideration. 

City of Mission

HIGHIMMEDIATE MED LOW
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Local governments can choose to waive or reduce charges for certain types of 

development, including non-profit rental housing (i.e., housing operated by a non-profit 

housing provider), supportive living housing (i.e., non-profit housing that provides health-

related supports), and for-profit affordable rental housing (i.e., housing provided in new 

market development at 10%-20% below market levels). For example, units provided at 10% 

below HILs rates could be eligible for a DCC waiver, as well as housing projects owned and 

operated by a non-profit housing society. 

A bylaw must be adopted defining the categories of eligible development and specifying 

the degree to which the charges will be waived or exempted. For non-profit housing 

providers, any reduction in fees can help to make a project viable or may facilitate lower 

rents. From the perspective of affordable housing funders, municipal commitments, such 

as Development Cost Charge (DCC) waivers, can help to show support for a project, which 

may unlock or result in additional funding from senior governments. 

Strategy 2.4 - Consider Development Cost Charge 
Exemptions for Affordable Housing 

Priority Level Action Key 
Contributors

Action 2.4 A Consult with the SHC and local developers to understand the 
implications of a DCC waiver for affordable housing.

City of Mission

SHC

Local developers

Action 2.4 B

Based on the results of stakeholder consultation, prepare an 
amendment to the Development Cost Charge Bylaw, which 
defines the categories of eligible development and specifies 
the degree to which charges will be waived or exempted. 

City of Mission

HIGHIMMEDIATE MED LOW
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FOR EXAMPLE – CITY OF 
CHILLIWACK DCC WAIVER

As part of the City’s Affordable 

Housing Strategy (2008) and 

the Chilliwack Homelessness 

Action Plan (2016), the City 

has spent over $5 million since 

2011 on affordable housing and 

addressing homelessness. The 

City has supported BC Housing 

projects with funds, has waived 

various fees and DCCs, and 

donated land. 

The Salvation Army (45746 Yale 

Road) has a modular shelter with 

46 beds and 16 additional beds 

for women in a separate building. 

For the modular shelter, the City 

waived $8,734 (CDI funding for 

permit fees) plus $33,373 in DCC 

waivers. 
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FOR EXAMPLE: AFFORDABLE 
HOUSING PROJECT IN THE 
CITY OF RICHMOND

The Kiwanis Seniors Housing 

Society originally had several low 

density townhouses developed in 

the 1960s, located along Minoru 

Boulevard in Richmond City 

Centre. The surrounding area has 

since developed to accommodate 

growth, including the expansion 

of rapid transit and high-

density transit-oriented mixed-

use projects. The townhouses 

had reached the end of their 

economic life and were in need of 

major repair, however the society 

did not have enough funds to 

invest in substantial upgrades. 

As such, Kiwanis sold a portion of 

their land to Polygon Homes to 

be developed for market housing. 

The equity generated from 

the land sale was invested to 

redevelop the remaining portion 

of the land into 296 affordable 

rental units for low-income 

seniors, of which 122 replaced the 

existing stock plus an additional 

174 units. 

The City of Richmond’s Affordable 

Housing Special Development 

Circumstance policy was utilized 

in this development project to 

allow Polygon to transfer their 

required affordable housing 

contributions from multiple sites 

to the Kiwanis Seniors Housing 

Project. This flexibility offered 

by the City resulted in a cluster 

of seniors housing on one site, 

rather than scattered through 

several projects. 

 The City also waived all 

development cost charges, 

valued at more than $3 million. 

Polygon also retained accounting 

firm KPMG to pursue an 

exemption to the Goods and 

Services Tax, which was accepted 

by Canadian Revenue Agency. 

This refund was applied to the 

construction loan obtained 

through BC Housing. 
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Feedback received from staff indicates greater clarity is needed around the City’s 

available incentives offered to developers and non-profit housing providers interested in 

constructing affordable rental housing. A summary document, similar to the Downtown 

Development Incentive Program Guide, will limit the extent to which staff are required 

to explain the available incentives and will provide a clear, concise reference document to 

ensure staff and development applications are aligned on the available programs. 

The incentives included in the guide will be contingent on the implementation of 

Strategies outlined in this document. Available incentives may include additional density, 

DCC exemptions for affordable housing, CAC exemptions for affordable housing, property 

tax reductions or exemptions for market rental housing, financial contributions from the 

Affordable Housing Reserve Fund, and application fast-tracking. Many municipalities also 

consider reduced parking requirements for affordable housing projects.  

Strategy 2.5 - Prepare a Guide Outlining Incentives 
for Affordable Rental Housing

Priority Level Action Key 
Contributors

Action 2.5 A

Amalgamate the existing policies providing incentives for 
affordable rental housing, such as the Density Bonus Program.

Summarize the program requirements and available 
incentives in an easy-to-read and accessible manner. 

City of Mission

Action 2.5 B

Provide the draft guide document to the SHC and local 
developers for their review.

Incorporate comments received from the SHC and local 
developers and post the guide on the City’s website. 

City of Mission

SHC

Developers

HIGHIMMEDIATE MED LOW

https://www.mission.ca/wp-content/uploads/DOM_DDIP_Complete-Document-with-Fact-Sheets.pdf
https://www.mission.ca/wp-content/uploads/DOM_DDIP_Complete-Document-with-Fact-Sheets.pdf
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FOR EXAMPLE: HOUSING 
INCENTIVE PACKAGE IN THE 
CITY OF KAMLOOPS

The City of Kamloops created an 

information guide intended for 

private and non-profit developers 

interested in getting involved in 

the affordable housing sector 

in Kamloops. The package 

summarizes incentives and 

programs available through all 

levels of government, including 

the municipality. Available 

incentives include:

•   Affordable housing reserve fund 

offers up to $5,000 per unit, 

$150,000 total;

•   DCC exemptions vary but up to 

100% eligible for rental;

•   Downtown revitalization tax 

exemptions for a downtown 

multi-family rental project, up 

to 100% for 10 years; and

•   Other requirements: must be 

affordable, along with a housing 

agreement with the City 

guaranteeing affordability.
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FOR EXAMPLE: MULTI-FAMILY HOUSING INCENTIVES PROGRAM -  
CITY OF PRINCE GEORGE

The City of Prince George has outlined incentives for multi-family residential 

development located in Primary and Secondary Growth Areas. In Primary 

Growth Areas, available incentives include:

•   10 Year Tax Exemption (100% exemption on the municipal portion of taxes 

due on the increase in the assessed value of improvements over the previous 

year);

•  Waiver of DCCs for Non-Profit Housing Units; and

•  Reduced DCCs ($229 per unit) for Low Environmental Impact projects.

In Secondary Growth Areas, available incentives include:

•   5 Year Tax Exemption (100% exemption on the municipal portion of taxes due on 

the increase in the assessed value of improvements over the previous year); and

•  Waiver of DCCs for Non-Profit Housing Units.

In order to be eligible, projects must include three or more attached units and 

must meet the requirements outlined in the table below:

5- or 10-Year Tax 
Exemption

Reduced DCCs ($229 per 
unit) for Low Environmental 

Impact

Waiver of DCCs for Non-
Profit Housing Units

•   Minimum Construction  
Value of $300,000

•   50% of dwellings must 
meet the Adaptable 
Housing Standards

•   Individual units must 
include balconies or 
access to a shared green 
space

•   At least three of 
four exterior design 
standards must be met.

•   All of the eligibility 
requirements for the 5- or 
10-year tax exemption must 
be met

•   Minimum density of 50 
dwellings per hectare

•   Low Flow Fixtures 
throughout the building

•   Water Efficient 
Landscaping  
or Xeriscaping

•   All of the eligibility 
requirements for the 5- or 
10-year tax exemption 
must be met

•   DCCs are waived for 
individual dwellings 
that are managed by 
non-profits where the 
property owner enters 
into a covenant with the 
City restricting the tenure 
to non-profit housing for 
10 years
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KEY STRATEGY AREA 3: 
PARTNER WITH SENIOR GOVERNMENT TO ACCESS 

FUNDING FOR HOUSING & COMMIT TO ADVOCACY 

As per the City’s HNA, 24% of all households in Mission are facing affordability issues. In 

recognition of this challenge and to improve the housing market in Mission, the HNA 

provides a projection of 750 affordable housing units needed by 2024. To achieve this goal, 

the City will need to explore innovative partnerships with local non-profits and partner 

with senior levels of government to access funding for new affordable housing projects. 

In Mission, there are 905 single mothers with children spending more than 30% of their 

income on rent. Recent data indicates 321 women and 421 children were turned away 

from transition homes due to lack of capacity. While COVID-19 limited shelter capacity, it 

is important to note this trend is worsening and there is an immediate need for additional 

transition houses for women and children escaping family violence.  

SARA for Women is interested in pursuing new housing projects to support this priority 

group in Mission meet their temporary and long-term housing needs. Given recent 

federal and provincial funding announcements, there is a strategic opportunity to partner 

with SARA and senior government to make this project a reality. 

Strategy 3.1 - Support SARA for Women in Building 
More Housing for Women and Children Escaping 
Family Violence 

TO
P 13
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HIGHIMMEDIATE MED LOW

Priority Level Action Key 
Contributors

Action 3.1 A

Continue working on the project that is currently underway 
for the City/BC Housing/SARA partnership site near the 
Downtown with the aim of providing long term housing for 
women and children. 

Redevelop the existing SARA site or sell the site and use the 
proceeds for housing development elsewhere. 

Develop a tenant relocation and assistance plan for existing 
tenants which may involve temporary modular housing on 
available land (e.g., interested faith-based facilities). If the new 
site near the Downtown is available when redevelopment of 
the existing site occurs, consider relocating tenants to the new 
site. 

Continue exploring partnership opportunities on public, faith 
based or private developer lands to meet SARA’s vision to 
provide more housing units, as further outlined in Strategy 3.4.

City of Mission 

SARA for Women

Action 3.1 B

Liaise with SARA to ensure connection with BC Housing to 
determine if there will be another funding call under their 
Women’s Transition Housing Fund.

Liaise with SARA to ensure connection with a local CMHC 
specialist to determine if there are available funding programs 
to support this project.

Discuss with SARA if they could partner with an Indigenous 
housing provider, such as MQHS, to access funding under 
CMHC’s Indigenous Shelter and Transitional Housing Initiative.

City of Mission

BC Housing

CMHC

SARA for Women

MQHS

FOR EXAMPLE: CO-LOCATION IN THE CITY OF VANCOUVER

The YWCA, Vancouver Fire Rescue Services, and the City of Vancouver 

partnered on an affordable housing project for single mothers and their 

children. The first two floors of the building replace the previous Fire Hall No. 5 

and the four floors above the Fire Hall contain two- and three-bedroom homes 

for single mothers and their children, along with a rooftop patio. 
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There has been a renewed investment in affordable housing at the provincial and federal 

government levels in recent years. This represents a significant opportunity for the 

social housing sector, as funding is not always available for affordable housing projects. 

To ensure the City and local non-profits are aware of potential funding opportunities, it 

is important to closely follow government announcements and build a strong working 

relationship with BC Housing and the CMHC. 

Strategy 3.2 - Build Awareness of Funding 
Opportunities

TO
P 13

FOR EXAMPLE: FEDERAL AND PROVINCIAL HOUSING PROGRAMS

In November 2017, the Canadian government released A Place to Call Home, 

a 10-year, $55 billion plan intended to support provinces in addressing the 

housing affordability crisis across the country. The Strategy focuses on six 

priority areas for action:

1.  Housing for those in greatest need;

2.  Community housing sustainability;

3. Indigenous housing;

4. Northern housing;

5.  Sustainable housing and communities; and

6.    Balanced supply of housing.

CMHC’s initiative-specific resources include the National Housing Co-

Investment Fund, which includes funding for repairs or new construction, as 

well as rental construction financing. 
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FOR EXAMPLE: FEDERAL AND PROVINCIAL HOUSING PROGRAMS 
(Cont.)

In 2018, the Provincial government released Homes for B.C.: A 30-Point 

Plan for Housing Affordability in British Columbia. The plan outlines five 

key focus areas for provincial action on housing:

1. Stabilizing the market;

2.  Cracking down on tax fraud and closing loopholes;

3. Building the homes people need;

4. Security for renters; and

5. Supporting partners to build and preserve affordable housing.

The Province’s housing strategy focuses on housing for low- and middle-

income earners, including seniors and families (Building BC: Community 

Housing Fund, Affordable Rental Housing Program), people experiencing 

homelessness (Building BC: Supportive Housing Fund, Rapid Response 

to Homelessness), women and children leaving violence (Building BC: 

Women’s Transition Housing Fund), and Indigenous peoples (Building BC: 

Indigenous Housing Fund).
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HIGHIMMEDIATE MED LOW

Priority Level Action Key 
Contributors

Action 3.2 A

Build relationships with Mission’s local CMHC specialist and BC 
Housing representative to ensure new funding opportunities 
are shared with the City.  

Develop a centralized spreadsheet to track available funding 
programs, including criteria and affordability requirements. 

Share this spreadsheet with local non-profits, the City of 
Mission, and highlight key deadlines.  

City of Mission 

BC Housing 

CMHC 

Local Non-profits

Action 3.2 B

Build relationships with representatives of the development 
community including the Development Liaison Committee 
and the Urban Development Institute to share knowledge 
about developing affordable and accessible housing. 

Provide a capacity-building workshop for local developers 
and non-profit housing providers to ensure they are aware 
of available government housing programs for non-market 
housing as well as purpose-built rental housing (e.g., CMHC, 
low-cost financing).

Invite representatives from CMHC and BC Housing to attend 
the workshop. 

City of Mission 

BC Housing 

CMHC

Local Non-profits 

Local Developers 

DLC

TO
P 13
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FOR EXAMPLE: VENETO PLACE, FERNIE

Fernie created its first housing strategy in 2007 after the completion of two 

earlier reports to describe the housing challenges and needs in Fernie. The 

needs assessments identified “low income individuals and families” as the 

top priority for housing. Following this report, a local developer (Parastone 

Developments Ltd.) was able to purchase land in downtown Fernie from a 

private owner at a price substantially below market value on the condition that 

it would be used for developing affordable housing. Construction began on 

Veneto Place in September 2009, with Parastone partnering with BC Housing, 

Fernie Family Housing Society, City of Fernie, Columbia Basin Trust, and Canada 

Mortgage and Housing Corporation. 

• Parastone Developments Ltd. contributed $123,142 in equity for the project.

• A private owner sold the land to Parastone at a price substantially below

market value, on the basis that the development would be affordable.

Affordable housing requires a collaborative approach to development. The City can act 

as a facilitator to convene the appropriate groups and build relationships to support new 

housing projects. Given the complexities and timelines associated with development, 

strong partnerships where local governments, non-profits, and development industry 

representatives have a shared understanding of project goals is helpful in ensuring 

project success. As the local government, the City occupies a unique position to 

encourage dialogue and assemble the requisite groups to address housing needs. The 

findings identified in the City’s Housing Needs Assessment are important evidence of 

need and demand – this information can be used by non-profit providers in their funding 

applications to senior government. 

Strategy 3.3 - Foster Partnerships Between Non-
Prof it Agencies with Governments and Developers 
for Affordable Housing & Improve Local Non-Prof it 
Capacity

TO
P 13
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FOR EXAMPLE: VENETO PLACE, FERNIE (cont)

• City of Fernie fast-tracked rezoning of the property and approved zoning

variances and waived application fees and development cost charges for an

estimated value of about $338,000.

• Columbia Basin Trust provided bridge financing for units not sold within a

certain period of time after construction, up to $4.5 million, and provided

take-out financing for the developer’s nine rental units.

• Canada Mortgage and Housing Corporation provided initial development

funds valued at $32,000.

• East Kootenay Community Credit Union offers mortgage financing to eligible

families and individuals to purchase the affordable home ownership units.

Non-profit housing providers are an 

integral component of the housing 

system. Some providers have experienced 

turnover in recent years, which has 

resulted in a loss of institutional 

knowledge. To ensure the non-profit 

sector is strategically positioned to 

respond to funding opportunities, invest 

in actions to build their capacity. It is also 

important to note that the private sector 

has a limited role to play in the provision 

of non-market housing. Given that deeply 

affordable housing is provided at rent 

levels that require ongoing operating 

subsidies from senior government, the 

non-profit housing sector is responsible 

for most non-market housing. Non-

market housing includes independent 

rental buildings as well as supportive 

housing, where additional supports are 

provided alongside housing. 

The private sector has been increasingly 

involved in the provision of affordable 

rental housing, meaning housing that is 

not exclusively market housing – typically 

housing that is offered at 10%-20% below 

market rates. To provide these lower 

rents, the developer requires a subsidy to 

off-set these costs – typically that subsidy 

is provided through fee waivers (e.g., DCC 

waivers, CAC waivers), additional density, 

parking relaxations, or property tax 

exemptions. To provide deeply affordable 

housing, it will be critical for the City of 

Mission to focus on building the capacity 

of the non-profit housing sector to deliver 

non-market housing. 
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Priority Level Action Key 
Contributors

Action 3.3 A

Convene the SHC and assess local non-profit capacity to 
initiate a new housing project. 

If there is no local capacity, connect with other non-profits in 
the Fraser Valley and Lower Mainland to assess their interest 
(e.g., YWCA, Salvation Army, Covenant House, RainCity 
Housing) in expanding their services to Mission. Consider 
inviting these non-profit organizations to an SHC meeting to 
build relationships.

Engage with faith-based organizations to discuss possible 
redevelopment opportunities that might involve an affordable 
housing component (e.g., St. Paul’s Church).

Explore opportunities for additional housing in proximity to 
the new supportive housing project at 7460 Hurd Street. 

Encourage non-profits with financial capacity to hire 
consultants to navigate the development process. It is a 
challenging and time-consuming task, and the City’s Social 
Housing Coordinator cannot project manage multiple 
affordable housing projects through pre-development and 
construction. 

Connect with the Cyrus Centre in Chilliwack to learn more 
about their recent supportive housing project and assess their 
capacity and interest to initiate a youth housing project in 
Mission.

Explore partnerships with the University of the Fraser Valley to 
build the capacity of the housing sector (see examples from 
UBC below). 

For projects on City-owned land, encourage partnerships 
between non-profits to facilitate new non-market housing. 

Assess available funding opportunities from the provincial and 
federal governments to determine which housing projects 
should be prioritized following the development of new 
housing for women and children escaping family violence 
(see Strategy #1.1). In addition to funding availability, it will be 
important to assess which non-profit housing providers have 
capacity to take on a new housing project. These factors will 
determine future non-market housing initiatives in Mission. 

City of Mission

BC Housing

SHC

Non-profits

Faith-based 
Organizations

University of the 
Fraser Valley

HIGHIMMEDIATE MED LOW
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Priority Level Action Key 
Contributors

Action 3.3 B

Identify land for these initiatives in Mission (see Strategy #1.4)

Clearly communicate to non-profits that the City has no land 
available for affordable housing projects. 

Consider co-location opportunities (e.g., housing on top of or 
beside a library, housing on top of or beside a fire hall, housing 
on top of or beside City Hall) or redevelopment of faith-based 
facilities.

City of Mission

Action 3.3 C

In addition to initial outreach with local non-profits,  
prepare and participate in the annual BC Non-Profit Housing 
Association (BCNPHA) conference to showcase housing needs 
in Mission, with the intention of fostering interest in housing 
providers which may consider establishing a presence north of 
the Fraser or be willing to share knowledge to local providers 
(e.g., the “how-to” scale up and site acquisition strategies).

City of Mission in 
partnership with 

the local non-
profit housing 

sector

Action 3.3 D

Convene a roundtable with the DLC to ensure local developers 
are aware of CMHC’s Rental Construction Financing 
Initiative which provides low-cost loans for the construction 
of sustainable rental apartment projects. Under the RCFI, 
projects must have either: approval under another affordable 
housing program or initiative from any government, such as 
capital grants, municipal concessions or expedited planning 
processing, or provide at least 20% of the units at rents below 
30% of the median total income of all families for the area, and 
the total residential rental income must be at least 10% below 
its gross achievable residential income.

Convene a meeting with Catalyst Community Development 
Society, a not-for-profit real estate developer to explore 
possible opportunities for new projects in Mission.

City of Mission 

Local Developers

Action 3.3 E

Given Mission has its own forestry department, consider 
partnerships with modular housing manufacturers to 
construct affordable, well-designed modular housing using 
engineered wood and/or mass timber soured from Mission’s 
community forest. 

Prioritize modular buildings for projects that comprise 
predominantly smaller units. Design flexibility is limited with 
modular construction. For simple projects, there may be 
cost savings associated with capital costs. For non-market 
housing projects, soft costs (e.g., consultant fees) tend to stay 
somewhat constant given the level of funder involvement and 
reporting requirements, however, modular projects can be 
quickly constructed.  

City of Mission 

Modular 

Housing 

Manufacturers

HIGHIMMEDIATE MED LOW
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FOR EXAMPLE:  
THE SWITCHBACK IN THE 
CITY OF CHILLIWACK

The Switchback is a supportive 

housing project for youth 

experiencing or at-risk of 

experiencing homelessness 

in the Fraser Valley. Located 

at 46003 Mellard Avenue, the 

two-storey building consists of 

eight one-bedroom and eight 

two-bedroom suites, each with a 

private washroom, kitchen, and 

in-suite laundry. The building 

has been recently renovated 

and has a shared kitchen, dining 

area, storage and amenity space, 

and a dedicated supportive 

services suite for on-site staff. 

Cyrus Centre, an experienced 

non-profit housing provider, 

will operate the new supportive 

housing and provide residents 

with services that include meals, 

clothing, advocacy, schooling, 

counselling, and life-skills 

training.

The Province purchased the 

building for $3,896,500 through 

the Supportive Housing Fund.

The City of Chilliwack 

contributed $450,000 for 

the purchase. Residents will 

be identified through the 

Ministry of Children and Family 

Development or self-referred. 

However, they do not need to 

be receiving services from the 

Ministry to qualify. 
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• Need + Demand: A needs analysis

(such as the City’s 2020 HNA)

identifies housing gaps, needs,

and priorities to inform a site-

specific feasibility study, business

plan, funding proposal, or portfolio

planning. Funders such as BC Housing

and CMHC require evidence of

demonstrated need and the indicators

and key findings in the City’s recently

completed HNA fulfill this purpose.

• Feasibility Study + Business Plan:

More detailed work, typically with

the services of a development

consultant, can help to determine

what might be possible on a particular

site, from regulatory, architectural

design, and financial perspectives.

This step assumes land has been

acquired or provided for the project

– typical options include municipal

or provincial land, or land donated

or owned by a non-profit, faith-

group, or community-based agency.

A development consultant can

assist with completing the required

proformas and regulatory review to

determine what might be feasible

EDUCATING THE PATH TO 
DEVELOPMENT

on the identified site. Pending the 

capacity of a non-profit, seed funding 

applications may need to be initiated 

at this stage to cover the costs of pre-

development work.

• Concept Development: This stage is

where the project begins to come to

life, with the assistance of an architect.

Based on the needs analysis and

the target population, direction is

provided to the architect regarding

space needs and facility requirements.

These inputs can then be translated

into a high-level site plan that

denotes layout, access, and general

configuration. A rendering is typically

produced at this stage to understand

the look-and-feel of the building’s

exterior. Concept development can

help to inform funding proposals,

capital campaigns, and detailed

design work. Available funding

programs are continuously evolving,

but typical funding sources include BC

Housing, CMHC, and the Federation of

Canadian Municipalities.

• Approvals, Pre-Construction, +

Detailed Design: During this stage,

the required entitlements are

secured (i.e., rezoning application,

development permit) and public

engagement is undertaken.
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Consultation can also occur during 

the concept development stage – 

each development process is unique 

and local governments may have 

particular requirements related to 

consultation. Following the approvals 

process, the pre-construction due 

diligence tasks are completed, which 

typically include environmental 

studies, geotechnical reports, and 

hazardous material testing. 

The development consultant helps 

coordinate these studies and holds 

regular project working groups with the 

Society Board, a steering committee, and 

project partners. These meetings provide 

a regular touchpoint to discuss detailed 

design work completed by the architect 

and other design consultants. When 

working drawings are complete and have 

received sign-off, the project goes to 

tender.

 • Construction: The construction 

process involves many steps, including 

mobilizing trades, site works, constant 

problem solving, and regular 

project management meetings. 

The development consultant and 

construction manager typically work 

closely together throughout this 

stage, pending the project delivery 

process that has been arranged.

 • Occupancy: The final stage is an 

exciting one and typically begins 

earlier in the project process as 

tenant selection can require more 

complex work involving operating 

agreements, criteria development, 

and application review. Once the 

tenants have been identified, move-

in day is an important milestone 

and moment to celebrate. Following 

move-in, project close involves 

several administrative tasks related 

to assessments, completions, and 

possible deficiencies. 
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FOR EXAMPLE: UBC PRESIDENT’S ROUNDTABLE ON NON-MARKET 
HOUSING INNOVATION

In 2019, UBC hosted a discussion with non-profit organizations from the 

non-market housing sector and local governments to discuss housing 

affordability. The purpose of the conversation was to identify immediate 

actions and broad alignment. A summary of next steps is provided below:

• Create tools for community-university partnering to provide better access

to university resources.

• Fund university-community partnership to build capacity in the sector.

• Design a housing data portal to help make the case for the sector.

• Continue conversations on workforce housing to reflect on UBC land use.

•  Create a Canada Research Chair in housing to help make the case for

the sector.

• Provide more housing on UBC campus.
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Priority Level Action Key 
Contributors

Action 3.4 A

Given there is no City-owned land available in the urban area, 
the City will need to explore redevelopment opportunities of 
existing facilities or partner with groups with available land 
and interested in affordable housing opportunities (e.g., non-
profit groups, faith-based organizations).

Compile an inventory of all public facilities in Mission, such 
as libraries, community centres, fire halls, City Hall, as well as 
facilities with parking lots that could be redeveloped to have 
parking re-located underground.

City of Mission

Action 3.4 B
Engage with a development consultant or architect to assess 
the condition of these facilities and prioritize facilities in need 
of redevelopment for further analysis.

City of Mission

External 
Consultant

Action 3.4 C
For the short-listed sites requiring redevelopment in the 
short-term, complete detailed site analysis to determine the 
feasibility of redeveloping such facilities to include housing.

City of Mission

External 
Consultant

Action 3.4 D

Concurrent to this assessment of City-owned facilities, engage 
with faith institutions and encourage completion of a similar 
exercise. Many faith-based facilities have large surface parking 
areas that may be feasible sites for redevelopment, allowing for 
relocation of existing services while redevelopment occurs.

City of Mission

Faith-based 
Organizations

The City of Mission has limited publicly available land for affordable housing initiatives. 

Many municipalities are encountering similar challenges related to land supply and 

are exploring innovative partnerships and co-location opportunities (e.g., City Halls, 

libraries, and fire halls all redeveloped with housing). This strategy encourages a creative 

approach to land development, relying on public buildings and facilities operated by faith 

institutions. 

Strategy 3.4 - Complete an Inventory Analysis of 
Public Buildings and Faith-Based Facilities and Build 
Affordable Housing on Identif ied Sites

HIGHIMMEDIATE MED LOW

TO
P 13
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Priority Level Action Key 
Contributors

Action 3.4 E

Based on feasibility analysis completed by external 
consultants, connect with local non-profits, BC Housing, and 
private developers to explore the possibility of a partnership 
approach to redevelopment. 

Explore available funding opportunities to complete mixed-
income rental projects to increase the supply of affordable 
rental options.  

City of Mission

Local Non-profits

BC Housing

Developers

FOR EXAMPLE: BC HOUSING 
FUNDED PROJECT IN THE 
CITY OF ROSSLAND

The City of Rossland is rebuilding 

their City Hall with 37 affordable 

housing units above comprising 

three floors of a new complex. 

BC Housing is providing capital 

contributions and arranging 

financing, the Columbia Basin 

Trust is providing a capital 

contribution, and the City of 

Rossland is making the land 

available for housing.  

HIGHIMMEDIATE MED LOW
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FOR EXAMPLE: FAITH-BASED 
FACILITY REDEVELOPMENT 
IN THE CITY OF SQUAMISH

Centrepoint is a mixed-use 

development located in 

Downtown Squamish. This 

project was the result of an 

innovative partnership model 

where a non-profit community 

group and faith-based 

organization collaborated to 

construct a new community 

facility with 32 units of affordable 

rental housing and a range of 

faith and community programs. 

The 0.5-acre site was formerly 

home to two Squamish United 

Church buildings, one of which 

was demolished and the other 

retained and incorporated into 

the new development. The 

community hub exemplifies co-

location opportunities – included 

within the facility are meeting 

rooms, offices and commercial 

kitchens, individual spaces 

for the Church congregation, 

childcare, affordable housing 

units, and Sea-to-Sky programs 

and services.

The project was made possible 

through dedicated capital 

fundraising campaigns led by 

both Squamish United Church 

and Sea-to-Sky Community 

Services, financing provided 

by Vancity Credit Union and 

BC Housing, land donated 

from Squamish United Church, 

ongoing support from the 

District of Squamish, and 

additional donations from local 

foundations.  
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Priority Level Action Key 
Contributors

Action 3.5 A Support local agencies that have introduced pet policies 
allowing tenants to have pets in selected units.

City of Mission

Action 3.5 B

Consider advocating to the provincial government regarding 
possible revisions to the RTA to facilitate pets being allowed in 
more rental housing with particular preference for people with 
disabilities who require the use of guide dogs. Opportunities to 
make these suggestions include resolutions at UBCM.

City of Mission

Action 3.5 C Consider the provision of dog parks in close proximity to rental 
buildings and areas with higher residential density. 

City of Mission

Action 3.5 D

Communicate to landlords that there are limited housing 
options for pet owners and pets are often abandoned because 
of a lack of pet-friendly rental options. Include this direction in 
the Public Communications Campaign (Strategy #4.2). 

Suggest that landlords ask for pet resumes and references 
when screening tenants to reduce the risk of having pets in 
units.

Suggest that a landlord require a pet policy as an addendum 
to the rental agreement. The BCSPA Renter’s Guide contains 
an example pet policy and pet resume.

City of Mission

BC’s Residential Tenancy Act (RTA) allows the prohibition of pets in rental units (i.e., a 

landlord can refuse to rent a unit to someone with a pet). While there are few precedents 

of agencies with policies specifically addressing concerns regarding pets in rental 

housing, the City can actively support existing efforts and advocate for changes that 

support a pet-inclusive rental housing supply. 

Strategy 3.5 - Advocate and Encourage Pet-Friendly 
Rental Housing

HIGHIMMEDIATE MED LOW

https://spca.bc.ca/wp-content/uploads/renters-guide.pdf
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FOR EXAMPLE: PET POLICY 
AT PACIFICA HOUSING

Pacifica Housing recently 

revised their pet policy to 

allow pets in 5 to 10 of their 36 

buildings. Pacifica will monitor 

the impact of the new pet 

policy and survey reactions of 

neighbours.

•  The new policy requires

spaying and neutering of

pets;

•  Initially, only indoor cats are

allowed;

•  Owners must obtain pet

identification/license as

required by the municipality;

and

•  To accommodate allergies

or comfort of other tenants,

Pacifica will maintain

buildings or floors in

buildings where pets

will not be allowed.
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The Fraser Valley is a desirable place to live – with many communities known for their 

small town feel and proximity to nature, the region has experienced substantial growth 

in recent years. Between 2006 and 2016, the Fraser Valley Regional District grew at a rate 

above that of the province on a whole (15.1% vs. 12.9%). As part of this dynamic, Mission 

has begun to experience growth pressures particularly resulting from new residents 

relocation from Metro Vancouver municipalities. Mission is changing and a strong growth 

management framework can help to ensure growth is managed in a sustainable manner, 

adhering to the Regional Growth Strategy (RGS) goals and OCP guiding principles.

As Mission continues to experience development pressure, a strong growth management 

framework can help ensure new growth is concentrated in strategic areas. By locating 

new housing in areas close to transit, schools, parks, shopping, health services, and other 

amenities, existing infrastructure can support new development. Land use policy is 

integral to ensuring municipal land can provide economic, social, and environmental 

benefits for local residents, particularly in the relationship between where people live 

and work. The 2019 World Economic Forum Insight Report “Making Affordable Housing a 

Reality in Cities” specified:

Strategy 4.1 - Develop a Framework to Support 
Strong Growth Management Principles 

TO
P 13

KEY STRATEGY AREA 4: 
BUILD AWARENESS AND SUPPORT FOR MANAGING 

GROWTH & AFFORDABLE HOUSING

Affordability is not only about the cost of buying a home—it needs to 
account for operation and maintenance costs. Accessibility of work and 
social infrastructure also matter. UN-HABITAT defines affordable housing 
as ‘housing which is adequate in quality and does not cost so much that it 
prohibits its occupants from meeting other basic living costs or threatens 
their enjoyment of basic human rights.
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Priority Level Action Key 
Contributors

Action 4.1 A

Conduct neighbourhood planning in growth areas.

As part of more detailed neighbourhood planning, complete 
growth projections to augment the unit targets established 
in the City’s Housing Needs Assessment. Hire a consultant to 
assist with this work. 

City of Mission

External 
Consultant

Action 4.1 B

In areas without detailed neighbourhood plans, develop 
an interim framework to assist with the evaluation of 
development applications. 

Convene the SHC and DLC to workshop possible criteria for 
inclusion in this framework. This framework would be used by 
staff to evaluate development applications on their alignment 
with the City’s growth management principles, particularly 
around the creation of complete communities (e.g., walkability, 
proximity to transit, access to amenities and services, access to 
social and cultural services). 

Staff would use this evaluation framework to review an 
application in advance of a Pre-Application Review (PAR) 
meeting and then share findings with prospective applicants 
at the PAR meeting. Once a detailed neighbourhood plan is in-
place, this evaluation framework would no longer be needed.

Distribute the framework to prospective applicants, using the 
DLC and their networks as well as posting the framework on 
the City’s website.

City of Mission 

SHC 

DLC

As Mission continues to shift toward multi-unit development, it will be important to locate 

higher-density development in the Downtown, as well as in commercial and transit nodes 

(e.g., Waterfront, Stave Lake and 11th Avenue, Cedar Valley, Southwest Mission). To support 

this process, neighbourhood planning must be prioritized in the Downtown and other 

areas experiencing growth.

As detailed Local Area Plans are completed, the City will have a more robust policy 

framework in-place to support growth in areas close to transit, services, and amenities. In 

the absence of those Plans, a framework to evaluate development applications can assist 

in decision-making. 

HIGHIMMEDIATE MED LOW
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Priority Level Action Key 
Contributors

Action 4.1 C

Review the OCP to determine if amendments are needed 
to direct multi-unit development to the Downtown and 
commercial and transit nodes (e.g., Waterfront, Stave Lake and 
11th Avenue, Cedar Valley, Southwest Mission), as well as areas 
with frequent transit service that are close to schools and 
parks. 

OCP Policy 5.1.2 should be revised to enable the development 
of affordable housing units within the Urban Growth 
Boundary, in strategic locations served by transit, shopping, 
schools, parks and other amenities, as required in a growth 
management strategy. This practice can help to minimize the 
costs of extending services to new subdivisions and can also 
minimize greenhouse gas emissions. 

Consider whether OCP Policy 8.1.10 can be strengthened to 
require at least 10% of the total number of new residential 
development units or subdivision lots to be affordable, 
particularly in new Local Area Plans where subdivision is 
occurring. 

City of Mission

SHC

DLC

HIGHIMMEDIATE MED LOW
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Priority Level Action Key 
Contributors

Action 4.2 A

Share BC Housing’s Community Acceptance of Non-Market 
Housing - Guide for Building Partnerships with Local 
Government with Council.

Consider convening a workshop with Councillors and non-
profits from other jurisdictions that have supported new 
non-market rental housing to determine how they responded 
to public feedback and worked with local residents (e.g., City of 
New Westminster). 

City of Mission

While change can be challenging, it is a reality of our modern world and proactive 

planning policy can help to direct growth to areas close to transit and services, while 

preserving open space and natural areas for recreation, ecosystem protection, and land 

for agricultural uses. Higher density development and intensification are part of an 

economically efficient planning framework that aims to encourage growth in existing 

communities – this helps to minimize sprawl and associated greenhouse gas emissions. 

In Mission, the OCP and Local Area Plans outline how growth will be accommodated. 

These strategic documents are supported by the City’s Zoning Bylaw and other detailed 

regulations.

Feedback from consultation suggests there is a disconnect between municipal planning 

policy and community perspective regarding affordable housing. Recent development 

applications adhering to the local planning framework that have included higher density 

rental and affordable housing units have not been supported by the public and Council. 

It is clear there is a need for comprehensive community discussion surrounding growth 

management, densification, and the provision of affordable housing. It is important to 

communicate that growth will come and that there are positive benefits associated with 

new development, such as improvements to local amenities and additional services. 

The framework for growth is in-place – however, there is a need to communicate these 

policies to the public in an accessible, plain language format. 

Strategy 4.2 - Design a Growth Management Public 
Communications Campaign

HIGHIMMEDIATE MED LOW

https://www.bchousing.org/publications/Community-Acceptance-Toolkit-Guide-One-Local-Governments.pdf
https://www.bchousing.org/publications/Community-Acceptance-Toolkit-Guide-One-Local-Governments.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/SecuringAffordableandSpecialNeedsHousingthroughHousingAgreements.pdf
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Priority Level Action Key 
Contributors

Action 4.2 A 
Cont.

Review BC Housing’s Community Acceptance Toolkit for 
Non-Market Housing – Guide for Gaining and Maintaining 
Community Acceptance to determine how to approach 
public consultation for new housing projects. 

Action 4.2 B

Consider hiring an external consultant to support a robust 
community engagement and education exercise on growth 
management.  

Design a public communications campaign that provides 
information and focuses on education around growth 
management, planning policy for housing affordability, and 
best practices related to intensification (e.g., infill housing, pre-
zoning). 

Clearly communicate to the public, using videos and 
infographics, what density means and how different design 
approaches can help to ensure new development is sensitive 
to existing context. 

Ensure educational materials focus on the Regional Growth 
Strategy that provides population and unit projections.

Consider using historical imagery to show how Mission has 
changed over time and how it will continue to change.

Emphasize the costs for the City and trade-offs associated 
with low-density development and the importance of 
concentrating growth in existing communities to limit sprawl, 
reduce household tax burden, preserve farmland and natural 
areas, and minimize greenhouse gas emissions.

City of Mission

External  
Consultant

Action 4.2 C

Should the City choose to explore a robust community 
engagement exercise on growth management, consider 
developing specific materials regarding and demonstrating 
diversity among Mission households.  
 
This can be illustrated by showing the many different forms 
of housing needed to suit household sizes, cultural identities, 
support needs, accessibility requirements, and another 
considerations.

Work with the consultant to build different household 
profiles to showcase the different forms of housing needed to 
accommodate a diverse population. 

Post these household profiles across the city and engage 
in a comprehensive social media campaign to ensure this 
information is distributed across the municipality.

City of Mission

External 
Consultant

HIGHIMMEDIATE MED LOW

http://buildhomesnotbarriers.ca/wp-content/uploads/2019/11/Community-Acceptance-Toolkit-Guide-2-Design-Considerations-to-Gain-Community-Acceptance.pdf
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KEY STRATEGY AREA 4

Priority Level Action Key 
Contributors

Action 4.2 D

Consider launching a pilot program for local developers and 
builders to design an infill housing mid-rise prototype (such 
as a larger townhouse or low-rise apartment building) that 
adheres to the local planning framework. This will provide 
an opportunity for the public to help inform appropriate infill 
development. 

Create a competition to identify a winning design and engage 
with the public to develop a set of criteria. Evaluate design 
prototypes against the criteria to determine the highest 
ranked entry.

Provide contact information for the group behind the winning 
entry on the City’s website and encourage interested residents 
to connect with that group and explore a similar approach for 
other infill projects.

Consider waiving permit fees or expediting applications for 
those that use the winning design framework.

City of Mission

Local Developers 
and Builders

FOR EXAMPLE: COMMUNITY 
ENGAGEMENT – GROWTH 
MANAGEMENT IN 
ABBOTSFORD

Abbotsforward was an initiative 

to update the City’s OCP. As part 

of that process, the City used 

videos to communicate how 

change and growth are coming 

to the community. 

HIGHIMMEDIATE MED LOW
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KEY STRATEGY AREA 4

FOR EXAMPLE:  
COMMUNITY ENGAGEMENT 
– NON-MARKET RENTAL 
HOUSING IN VANCOUVER

RainCity Housing has provided 

supportive housing in 

Vancouver since 1982. With 

12 sites operating throughout 

the Lower Mainland, RainCity 

has valuable experience with 

community communication. 

Their development at Fraser and 

41st Street in Vancouver brought 

new challenges that RainCity 

responded to with flexibility.

•   Despite starting the 

process early, not enough 

information was sent out to 

local residents, especially 

in different languages. As a 

result, RainCity decided to slow 

their efforts to concentrate 

more on communication and 

building community trust. They 

implemented a Community 

Advisory Committee made 

up of various neighbourhood 

stakeholders and they added 

a position of Community 

Integration Support Worker. 

This position’s task was to be 

proactive in the community 

and build relations between 

program residents and the 

neighbourhood.

Both the Advisory Committee 

and the Integration Support 

Worker positions continue 

to function to this day. The 

Support Worker position was 

so successful that RainCity 

implemented the same role in 

each of its sites.
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KEY STRATEGY AREA 4

Priority Level Action Key 
Contributors

Action 4.3 A

Collaborate with the SHC to brainstorm communication 
approaches to destigmatize homelessness and substance use, 
specifically around household types typically experiencing 
discrimination. 

Consider highlighting the Housing First model as a proven 
approach to tackling homelessness, by encouraging housing 
stability and improved quality of life for people experiencing 
homelessness.     

City of Mission

SHC

Action 4.3 B

Based on this discussion, convene the City’s Communications 
Department to develop a strategy intended to showcase the 
diversity of people experiencing homelessness, as well as those 
who use substances. 

Consider innovative approaches that utilize social media, bus 
platforms, and other public spaces to post imagery of different 
people to illustrate stereotypes about homelessness and 
substance use are not accurate.

City of Mission

Action 4.3 C

Collaborate with housing providers and social service 
organizations to involve persons with lived and living 
experience to best understand the discrimination they may 
have encountered and how best to address it through public 
communications.

City of Mission

Feedback from stakeholders indicates there is a need to publish materials to showcase 

the diversity of people experiencing homelessness and substance use. Currently, 

misinformation has perpetuated stigma toward people living in affordable and social 

housing, as well as housing with support services and emergency accommodation, 

including shelters. Local non-profits indicated communications and advocacy led by 

the City would help to dispel myths around poverty, homelessness, and substance use. 

As Mission continues to grow, the importance of creating an inclusive community will 

become increasingly important and establishing a framework of understanding early on 

will be highly beneficial. 

Strategy 4.3 - Publish Materials to Destigmatize 
Homelessness & Substance Use 

HIGHIMMEDIATE MED LOW
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KEY STRATEGY AREA 4

FOR EXAMPLE: HOUSING FIRST MODEL - AT HOME/CHEZ SOI

At Home/Chez Soi was a “research demonstration project”, which aimed 

to demonstrate the effectiveness of applying the Housing First approach 

to support people experiencing homelessness and related challenges with 

mental health issues and substance use disorders in the Canadian context. 

The principle of Housing First is “housing people directly from the streets, 

without precondition”. In housing projects that employ a Housing First 

approach, wrap-around services are also provided to ensure participants 

have the support they need to build a better life. 

•   The project was very successful in demonstrating the potential of Housing 

First to provide stable housing for those experiencing homelessness, 

mental health challenges, and substance use disorders.

•   In all five sites included in the project (Vancouver, Winnipeg, Toronto, 

Montreal, and Moncton), Housing First dramatically improved rates of 

housing among participants.

•   The project also demonstrated that every $10 invested in Housing First 

services resulted in an average reduction in costs of other services 

of $9.60 for high needs participants and $3.42 for moderate needs 

participants.

Source: Centre for Public Impact 

https://www.mentalhealthcommission.ca/wp-content/uploads/drupal/mhcc_at_home_report_national_cross-site_eng_2_0.pdf
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KEY STRATEGY AREA 5

The City’s HNA emphasizes the affordability challenges experienced by low-income 

renter households. With 77% of the purpose-built rental stock constructed before 1980, it 

is likely older developments will be required to complete repairs, renovations, retrofits or 

redevelopment in coming years. As landlords navigate these projects, it will be important 

to ensure tenants are aware of their rights and sufficient support is provided, particularly 

for low-income households. 

A standards of maintenance bylaw provides local governments with powers to enforce 

basic levels of maintenance and safety for rental accommodation (both purpose-built 

rentals, as well as units rented through the secondary rental market such as single 

detached homes and basement suites). These regulations address inadequate living 

conditions (experienced by 910 Mission households), such as housing with mold, 

insufficient insulation, no heating, faulty wiring or plumbing, or poorly secured locks. 

Local governments have the authority to issue warnings and fines to property owners not 

complying with regulations. 

In Mission, introducing and enforcing standards of maintenance for rental housing 

projects in poor condition can help protect tenants against sub-standard housing. 

A cautious note: this bylaw may result in costly upgrades to property owners, which 

may unintentionally cause other issues such as ‘reno-victions’. Working closely with 

rental property managers in a constructive way can help identify win-win solutions. 

Strategy 5.1 - Develop a Standards of Maintenance 
Bylaw

TO
P 13

KEY STRATEGY AREA 5: 
ADDRESS INADEQUATE LIVING CONDITIONS AND 

MINIMIZE IMPACTS TO TENANTS 
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KEY STRATEGY AREA 5

Priority Level Action Key 
Contributors

Action 5.1 A Review examples of standards of maintenance bylaws  
(see Appendix B).

City of Mission

Action 5.1 B Review the Provincial Standards of Maintenance Bylaw Guide. City of Mission

Action 5.1 C

Engage with the Mission Building Department to understand 
their capacity to enforce a Standards of Maintenance Bylaw. 
If additional staff resources are required, outline a request to 
Council for new Bylaw enforcement officers.

City of Mission

Action 5.1 D
Prepare a draft standards of maintenance bylaw based on the 
model bylaw provided by the Province. 

City of Mission

Complementary to this bylaw would be the consideration of a rental housing 

regeneration initiative (e.g., City of New Wesminster’s Rental Housing Revitalization 

Program) and a tenant relocation and protection policy.

FOR EXAMPLE: RENTAL HOUSING REVITALIZATION PROGRAM IN THE 
CITY OF NEW WESTMINSTER

The Rental Housing Revitalization Program discourages renovictions and 

promotes the maintenance of purpose-built rental buildings. The Rental 

Housing Revitalization Program includes actions to dis-incent renovictions and 

incent the maintenance of purpose-built rental housing through:

• Revitalization tax exemption for securing, maintaining, and revitalizing 

existing rental units

• Business licensing requirements to prohibit renovications.

The Business Regulations and Licensing (Rental Units) Amendment Bylaw 

No. 8085 was adopted by Council on February 4, 2019. 

HIGHIMMEDIATE MED LOW
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KEY STRATEGY AREA 5

As older rental buildings come up for redevelopment, the City of Mission can provide 

a policy framework to ensure such households are adequately notified, compensated, 

and provided with assistance in finding new housing. As of 2016, there were 555 owner 

households and 280 renter households living in dwellings in need of major repair. As 

homes are demolished, renovated, or repaired, it will be important to ensure landlords 

respect the current legal framework outlined below.   

Although the rules and regulations outlined in the Residential Tenancy Act have 

mechanisms in place to support tenants experiencing evictions as a result of demolition 

and redevelopment, or major renovations, these mechanisms can fall short in supporting 

tenants needing alternative rental accommodation. This policy may introduce a greater 

level of housing security for tenant households. In addition to a Tenant Relocation and 

Protection Policy, it may be warranted to consider if the Social Housing Coordinator can 

administer a Renter’s Enquiry Line to ensure tenants in Mission are aware of their rights 

and are not unlawfully evicted. In the absence of a Mission-specific enquiry line, publish 

information on the City’s website regarding the TRAC Tenant Infoline and the BC Human 

Rights Clinic.

Strategy 5.2 - Develop a Tenant Relocation and 
Protection Policy

TO
P 13
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KEY STRATEGY AREA 5

CURRENT LEGAL FRAMEWORK – RESIDENTIAL TENANCY ACT

A landlord can serve a tenant with a Two Month Notice to End Tenancy 

when the:

• Landlord plans, in good faith, to use the property (i.e. move in or have 

a close family member – father, mother or child or the landlord or the 

landlord’s spouse - live in the rental unit or sell the property and the 

new owner, or a close family member of the new owner, will live in the 

rental unit)

• Tenant lives in a subsidized rental unit and no longer qualifies for 

subsidized housing. 

Currently, in the event of demolition, major renovation, or repair of an 

existing rental building or unit, or in the event an existing rental building 

is stratified, the Residential Tenancy Act shall require:

• Four-month notice to end tenancy, provided by the landlord to the 

tenant. The landlord must have all required government permits and 

approvals before issuing a notice to the tenant;

• A tenant who receives a notice to end tenancy is entitled to receive 

from the landlord an amount that is equivalent of one month’s rent 

payable under the tenancy agreement; and

• Tenants have a right of first refusal to enter into a new tenancy 

agreement for the same rental unit if the landlord gives notice to end 

the tenancy to renovate or repair a residential property containing five 

or more units.

In 2019, the Province abolished the use of “fixed term tenancy 

agreements”, that required a tenant to vacate on a specific date, unless a 

new tenancy agreement (often with higher rent) is established. Any such 

tenancy agreement automatically converts to a month-to-month tenancy 

upon expiry of the fixed term. 
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KEY STRATEGY AREA 5

Priority Level Action Key 
Contributors

Action 5.2 A Review examples of tenant relocation and protection policies 
(see Appendix C).

City of Mission

Action 5.2 B
Continue to support the City’s Strata Conversion Policy and 
review the policy with every update of the Official Community 
Plan.

City of Mission

Action 5.2 C
Consult with the development community and non-profit 
housing sector to determine the potential elements of a 
tenant assistance plan.

City of Mission

SHC

Local developers

Action 5.2 D Based on feedback received, consider creating a Tenant 
Relocation and Protection Policy.

City of Mission

Action 5.2 E
Seek legal counsel to understand adequate compensation 
for displaced tenants and discuss right-of-first refusal and 
mandatory notice requirements.

City of Mission

Action 5.2 F Consider establishing a unit minimum at which a tenant 
relocation plan is required (i.e., six units or more).

City of Mission

Action 5.2 G
Assess the possibility of providing alternative accommodation 
options for each tenant in a comparable unit type and within a 
reasonable percentage of the current rental rate.

City of Mission

Action 5.2 H

Develop educational material to clearly outline what is 
required from landlords in the event of redevelopment. 
This type of information could be available on the City’s 
website, and/or in a brochure that could be included with an 
application for building permit (for rental unit upgrades, or for 
building redevelopment).

City of Mission

Action 5.2 I If implemented, continue to monitor the policy and review 
take-up and outcomes two years after implementation. 

City of Mission

HIGHIMMEDIATE MED LOW
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KEY STRATEGY AREA 5

FOR EXAMPLE: TENANT 
RELOCATION ASSISTANCE 
POLICY IN THE CITY OF PORT 
MOODY

The City of Port Moody requires 

applicants to provide a Tenant 

Relocation Plan that includes:

•   Financial compensation based 

on length of tenancy;

•   A minimum of two months’ 

notice to end tenancies after 

demolition permit is issued;

•   For tenants requesting 

assistance finding new 

accommodations:

•   Three options should be 

offered that are comparable 

in unit type;

•   All options should be in Port 

Moody;

•   The rent for all options shall 

be at similar levels of current 

rented units; and

•   Options should be tailored to 

the tenant’s needs (e.g., pet-

friendly, accessible, smoke-

free, etc.).

•   In cases involving vulnerable 

tenants (e.g., seniors, persons 

with disabilities, low-income), 

applicants are encouraged 

to provide additional support 

such as partnering with health 

organizations and other non-

profit services;

•   Arrangement for an insured 

moving company or a flat rate 

payout for moving expenses; 

and

•   Right of first refusal for existing 

tenants to move back into 

the new building with a 20% 

discount off starting market 

rents.

The City also requires a Final 

Tenant Relocation Report prior 

to the issuance of the demolition 

permit, which includes names 

of the tenants, outcome of 

their search for alternate 

accommodation, summary of 

the monetary value given to 

each tenant, identification of a 

Relocation Coordinator, and a 

communication strategy.
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KEY STRATEGY AREA 5

Education programs are a low-cost way to support housing stability and prevent housing 

loss. The City can support local partner agencies with access to educational programming 

to ensure non-profit providers, rental management companies, and tenant advocacy 

groups are aware of the legal framework pertaining to tenancy in British Columbia. In 

addition to convening education sessions, the City can provide informational resources 

on their website and through their social media channels to make sure local residents are 

well aware of the support services already offered by different organizations. 

Strategy 5.3 - Provide Information on Landlord and 
Tenant Rights & Responsibilities 

Priority Level Action Key 
Contributors

Action 5.3 A

Encourage non-profit agencies and rental management 
companies to have their support staff take the RentSmart 
Educator professional development workshop so they can 
deliver RentSmart education to tenants and landlords in-
house.

Non-profit 
Agencies

Rental 
Management 

Companies

Action 5.3 B

Direct the Social Housing Coordinator to liaise with secondary 
market rental housing landlords (e.g., rented basement suites) 
and ensure they are aware of their rights and responsibilities.

Consider offering Landlord BC Virtual Education sessions free 
of charge for secondary market rental housing landlords (e.g., 
Landlord Basics – Tenant Selection Webinar). 

City of Mission

Landlord BC

Action 5.3 C
Consider convening a free legal education workshop through 
TRAC (Tenant Resource and Advisory Centre) for tenants and 
advocates in Mission. 

City of Mission

TRAC

Action 5.3 D

Publish links to different resources on the City’s website, 
including the TRAC Tenant Infoline: 1-800-665-1185.

For tenants who feel they may have been discriminated 
against, provide links to the BC Human Rights Clinic at 1-855-
686-6222.

City of Mission

HIGHIMMEDIATE MED LOW

TO
P 13



Mission Affordable Housing Strategy 124

KEY STRATEGY AREA 5

Priority Level Action Key 
Contributors

Action 5.3 D
Cont.

According to section 10 of the BC Human Rights Code, a 
landlord may not refuse to rent to a prospective tenant 
because of their: race, colour, ancestry, place of origin, religion, 
marital status, family status, physical or mental disability, sex, 
sexual orientation, age (if 19 or older), and lawful source of 
income. 

Alternatively, tenants may contact the Residential Tenancy 
Branch (RTB) for information, education, and dispute 
resolution services. RTB staff are available Monday-Friday, 9:00 
a.m. – 4:00 p.m. at 1-800-655-8779.

City of Mission

Action 5.3 E

Develop virtual educational materials (e.g., brochures) to clearly 
outline landlord rights and responsibilities regarding tenancy 
selection. Include information that specifies landlords may not 
discriminate against families with children. 

Consider including specific direction on landlord rights and 
responsibilities during redevelopment or renovation. 

City of Mission

HIGHIMMEDIATE MED LOW



Mission Affordable Housing Strategy 125

IMPLEMENTATION PROCESS

The Affordable Housing Strategy is action -oriented and provides clear direction for 

implementation. The prioritization framework is outlined below:

It is intended that all Strategies identified in this document will be addressed within a 

10-year timeframe. Additionally, it is intended that the Top 13 Strategies will be initiated 

within three years of the Strategy’s adoption. The top 13 Strategies are prioritized, and in 

some cases, implementation of multiple strategies is expected to occur concurrently. The 

actual pace of implementation will be largely determined by resources made available 

through Council for additional staff positions and other consultant studies. 

IMPLEMENTATION & MONITORING

Phase Priority Level
Timeline for 

Implementation

Top 13 Strategies Immediate 2022 – 2025

Phase 1 High 2023 – 2027

Phase 2 Medium 2027 – 2030

Phase 3 Low 2029 + 
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MONITORING AND 
EVALUATION

Maintaining a clear picture of housing 

trends is critical to understand the 

housing context in Mission and assessing 

the impact of various policies and 

initiatives. Two key tools will ensure 

the City continues to monitor trends, 

information, and progress of the Housing 

Strategy:

 • Annual Housing Strategy Progress 

Report; and

 • Housing Needs Assessment Updates.

ANNUAL HOUSING STRATEGY 
REPORT UPDATE

A critical component of the Housing 

Strategy will be to regularly monitor 

housing and development data, 

demographic and community trends, 

and senior government policies and 

initiatives. 

An Annual Progress Report will be 

prepared for Council, outlining progress 

on specific Strategies, and presenting 

housing data to demonstrate how 

many units have been completed in 

comparison to targets outlined in the 

City’s HNA. The report will provide an 

update on both process and outcome 

indicators and will be completed by the 

City’s Social Housing Coordinator. 

Outcome-based indicators will report on 

overall housing trends, with a focus on 

new housing development and general 

housing conditions. This will only be 

possible if the City invests in a digital 

application management system – a 

critically important first step to ensure the 

City is aware of where progress is being 

made towards achieving the key strategy 

areas of the Housing Strategy. Indicators 

that will be tracked and reported on 

include:

 • Number of new housing units (all 

types):

 • New housing units by type 

(i.e., single-detached, duplex, 

townhouse, apartment over 5 

stories, apartment under 5 stories, 

coach house);

 • New housing units by tenure; and

 • New housing units by bedroom 

type (i.e., bachelor, one-bedroom, 

two-bedroom, three-bedroom, 

four or more bedrooms);

 • New market and non-market units 

(including units secured through the 

City’s Density Bonus Program and 

other affordable units included in non-

profit housing projects with senior 

government funding): 
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 • Assessment of new affordable 

housing units (e.g., target 

population, income levels, 

bedroom type, adaptability);

 • Non-market housing waitlist numbers 

(available through BC Housing);

 • Geographic distribution of new units; 

and

 • Market trends, including vacancy 

rates, benchmark sales prices, and 

inventory levels.

HOUSING NEEDS ASSESSMENT 
UPDATES

Mission’s Housing Needs Assessment 

was completed in 2020 and outlined 

key housing needs and gaps which are 

addressed in this Housing Strategy. 

Provincial legislation requires that 

Housing Needs Reports be updated 

every five years in order to provide a 

comprehensive accounting of housing 

and demographic data as well as to 

identify projected housing demand 

over a 10-year period. As a component 

of the Housing Strategy monitoring and 

evaluation framework, the City’s Housing 

Needs Assessment will be updated in 

2025 with key conclusions determining 

if an update to the City’s Housing 

Strategy will be needed to align Strategy 

objectives with housing needs. 
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Appendix A: Affordable Housing 
Reserve Fund Bylaw Examples
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Policy 
This Policy sets out guidelines for the allocation and distribution of funds held in the City’s 
Affordable Housing Reserve Fund (AHRF) to projects that include the provision of affordable 
housing units.  In determining the allocation of funds from the AHRF, the waiving any of the 
guidelines set out below will be subject to the discretion of Council.   
 

Definitions 
Affordable Housing (Unit) is a unit that is affordable to low- and moderate-income households 
and shelter costs no more than 30% of gross household income. 
 
Low-income Household is a household that is considered low-income by the Housing Income 
Limits (HILs) as published by BC Housing on an annual basis.  
 
Moderate-income Household is a household with incomes below 80% of the median income 
for Metro Vancouver as defined from time to time. 
 

Procedures 
The following guidelines will apply when considering the allocation of funds held in the City’s 
AHRF. 
 

1. All requests for the use of AHRF funds will be subject to Council approval. 
 

2. To qualify for use of AHRF funds, the proposed project must supply affordable housing 
for low- and moderate-income single-parent, family, and single-person households.  

 
3. The AHRF funds can be used towards the following: 

 
a) The acquisition of land by the City for affordable housing projects; 
b) The leasing of land at below-market rates for affordable housing projects; 
c) To offset development application and building permit fees associated with a 

qualifying project; and 
d) To offset Development Cost Charges, or any other such amenity related 

contributions to which the project would be subject. 
 

4. Preference will be given to projects that provide affordable housing units for low-income 
households.  The types of projects that will have priority for funding are ranked as 
follows: 

 
a) Developments that have market-rental and affordable-rental housing units as part 

of the same development; 
b) Developments that include a mix of strata units with market rental and affordable 

rental units will also be considered for funding on a case by case basis; and 
c) Other forms of development that would provide for low- and moderate-income 

households, including, but not limited to, stand-alone affordable housing 
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developments (both affordable units for rent and purchase) will also be 
considered on a case by case basis. 

 
5. Other factors that will be used when considering which projects will have priority for fund 

contribution shall include: 
 

a) The proximity of the project to frequent transit service; 
b) The level of subsidy being proposed for the units; 
c) The provision of support services, particularly services focused on building the 

capacity of individuals to improve their housing situation, in order to facilitate the 
movement of households up the housing continuum;  

d) The provision of family-friendly units (two- or three-bedroom units); and 
e) The provision of accessible and/or adaptable features. 

 
6. Port Moody residents will receive priority placement. 

 
7. Projects targeting senior citizens must be designed to meet the standards set out for 

adaptable dwelling units, as defined in the BC Building Code. 
 

8. The use of the funding will be considered on an ongoing basis in order to best utilize 
funding and partnership opportunities as they arise. 

 
9. Projects will be encouraged to demonstrate partnership between senior levels of 

government, non-market housing providers, and private industry. 
 

10. Projects shall demonstrate confirmed sources of primary capital and operating funding. 
 

11. Applicants must be able to provide evidence of having experience in housing 
development and management involving affordable/subsidized units and must be able to 
provide financial statements and records in support of this. 

 
12. The allocation of funds will be considered on a case-by-case basis and determined 

according to specific factors associated with the proposed project (e.g. whether the 
project is targeted at low- or moderate-incomes, ratio of market to affordable units, etc.).  
Withdrawals from the AHRF for a particular project will not exceed 50% of the balance of 
the Fund, and will not exceed $10,000 per affordable housing unit to be provided.  

 
13. A list of community stakeholders interested in the potential use of AHRF funds will be 

established.  Where opportunities arise for use of the funds, notification will be sent to 
these groups.  A competitive Request for Proposals process will be used to determine 
fund allocation.  

 
14. A Housing Agreement will be required in order to ensure the affordability of the housing 

units on a long-term basis. 
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Monitoring/Authority 
The City reserves the right to accept or reject any application for funding without limitation. 
 
This Policy will be reviewed on an annual basis by the City's Planning Division to ensure its 
effectiveness and compliance with legislation and evolving best practices. 
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District of West Vancouver 

 
Affordable Housing Reserve Fund 

Bylaw No. 4929, 2017 
 
 

A bylaw to establish a reserve fund for the creation, maintenance, and 
preservation of Affordable Housing in the District of West Vancouver and 

furthering the goals of the District’s Affordable Housing initiatives. 
 

WHEREAS Division 4 (A), Section 188 (1) of the Community Charter states that 
a council may, by bylaw, establish a reserve fund for a specified purpose and 
direct that money be placed to the credit of the reserve fund; 
 
AND WHEREAS the Council of The Corporation of the District of West 
Vancouver deems it expedient to provide for the creation, maintenance, and 
preservation of Affordable Housing in the District of West Vancouver and the 
furthering the goals of the District’s Affordable Housing initiatives; 
 
NOW THEREFORE, the Council of The Corporation of the District of West 
Vancouver enacts as follows: 

Part 1  Citation 
1.1 This bylaw may be cited as “Affordable Housing Reserve Fund Bylaw No. 

4929, 2017”.  

Part 2  Severability 
2.1 If a portion of this bylaw is held invalid by a Court of competent 

jurisdiction, then the invalid portion must be severed and the remainder of 
this bylaw is deemed to have been adopted without the severed section, 
subsection, paragraph, subparagraph, clause or phrase.  

Part 3  Definitions  
3.1 In this bylaw:  

"District" means the District of West Vancouver 
 
“Affordable Housing” means supportive or special needs housing; non-
market rental housing; market rental housing; low-end-of-market 
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ownership housing; or as defined in the District’s Official Community Plan 
as it may be amended from time to time or its replacement if it is replaced. 

Part 4  Purpose of Reserve 
4.1 Monies in this fund shall be used solely for the purpose of the creation, 

maintenance, and preservation of Affordable Housing in the District of 
West Vancouver and furthering the goals of the District’s Affordable 
Housing initiatives as determined from time to time; 

4.2 Funding from community amenity contributions, current revenues, general 
revenue fund surplus, or other monies as directed by Council, may be paid 
into this reserve fund;  

4.3 Donations received by the District for Affordable Housing shall be paid into 
this reserve fund unless otherwise directed by Council at the time of 
donation; 

4.4 Amounts in this fund shall be invested in accordance with the District’s 
investment policy and practice as determined from time to time, and 
interest so earned shall be credited to the fund; and 

4.5 Expenditures from this fund shall be authorized by an expenditure 
resolution of Council citing the fund as a source and specifying the 
Affordable Housing use of the funds. 
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READ A FIRST TIME on January 23, 2017 
 
READ A SECOND TIME on January 23, 2017 
 
READ A THIRD TIME on January 23, 2017 
 
ADOPTED by the Council on February 6, 2017 
 
  

 
 
 
 
[Original signed by Mayor] 

 Mayor 
 
 
 
 
[Original signed by Municipal Clerk] 

 Municipal Clerk 
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THE DISTRICT OF NORTH VANCOUVER 
 

STANDARDS OF MAINTENANCE BYLAW 
 

BYLAW 6917 
 

Effective Date – March 17, 1997 
 

CONSOLIDATED FOR CONVENIENCE ONLY 
 
 
This is a consolidation of the bylaws below.  The amending bylaws have been combined with the 
original bylaw for convenience only. This consolidation is not a legal document.  Certified copies of the 
original bylaws should be consulted for all interpretations and applications of the bylaw on this subject. 
 
 

Original Bylaw Date of Adoption 
  

Bylaw 6917 March 17, 1997 
 

Amending Bylaw Date of Adoption 
  

8308 June 11, 2018 
 
 
The bylaw numbers in the margin of this consolidation refer to the bylaws that amended the principal 
bylaw (Standards of Maintenance Bylaw – Bylaw 6917).  The number of any amending bylaw that has 
been repealed is not referred to in this consolidation. 

http://www.dnv.org/upload/documents/bylaws/6917.pdf
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THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER 
 

BYLAW 6917 
 

A bylaw to prescribe standards for the maintenance of rental residential premises within the District of North 
Vancouver pursuant to section 734 (1)(n) of the Municipal Act (RSBC 1979, c.290) 

 
 
The Council for The Corporation of the District of North Vancouver enacts the following: 
 

STANDARDS OF MAINTENANCE BYLAW 
(8308) 

 
PART 1 - TITLE & INTERPRETATION 

 
Title 

1. This bylaw may be cited as the " STANDARDS OF MAINTENANCE BYLAW”. 
 

Interpretation 
2.  In this Bylaw, 

 
“Apartment building” means any building containing three or more dwelling units, each having its 
principal access from a common entrance. 
 
“Bathing fixture” means either a bathtub or shower connected to hot and cold  running water. 
 
“Bathing unit” means a room containing a bathing fixture. 
 
“Bathroom” means a room containing a toilet, hand basin and bathing fixture, and  constructed in a 
manner which provides privacy for the user. 
 
“Building” means any structure used or intended to support or shelter any use or occupancy. 
 
“Building Inspector” means any person employed by the municipality to administer and enforce bylaws 
enacted pursuant to section 8(3)(l) of the Community Charter and includes a Property Use Inspector and 
a Bylaw Enforcement Officer and a Public Health Inspector. 

(8308) 
 
“Cooking facility” means an appliance in or upon which food may be heated. 
 
“Community Charter” means the Community Charter, SBC 2003 c.26. 

(8308) 
 
“Dwelling Unit” means a room or rooms in a building used for rental residential accommodation which 
contains a cooking facility and a bathroom. 
 
“Hand basin” means a plumbing fixture connected to hot and cold running water used for hand washing. 
 
“Heating system” means any  system for heating the air in the rooms of a rental residential premises 
and does not include cooking facility.  
 
“Owner” has the same meaning as in the Community Charter. 

(8308) 
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“Sink” means a plumbing fixture, connected to hot and cold water and intended for washing dishes and 
utensils. 

 
PART 2  - GENERAL MAINTENANCE STANDARDS 

 
Structural Maintenance 

3. Buildings shall be maintained in good repair and in a structurally sound condition so as to be capable of 
sustaining safely its own weight and any additional load to which it may be subjected through normal use. 

 
Foundations 

4. Foundation walls and other supporting members shall be maintained in good repair and  prevent moisture 
from entering the building. 

 
Exterior Walls and Equipment 

5. Exterior walls, parapet walls, and the components thereof shall be maintained 
 

(a) in good repair; 
 
(b) weathertight; 
 
(c) free from loose or unsecured objects and materials; and 
 
(d) protected against deterioration by the application of paint or other weatherproofing material unless 

constructed of materials inherently resistant to deterioration due to weather. 
 

6. Exterior canopies, marquees, awnings, screens, grills, stairways, fire escapes, pipes, ducts, air 
conditioners and similar equipment and their attachments, extensions, and supporting members shall be 
maintained in good repair, safely anchored and protected against deterioration by the application of paint  
or other weatherproof material, unless constructed of materials inherently resistant to deterioration due to  
weather. 

 
7. Exterior wall facings, projections, cornices and decorative features shall be maintained in good repair  

and safely anchored. 
 
8. Air conditioners shall be maintained in good repair and installed in a manner which prevents 

condensation from draining onto entrance areas, sidewalks or walkways. 
 
9. Mechanical ventilating systems and supporting members  shall be maintained in good repair. 
 

Exterior Doors and Windows 
10. Exterior doors, windows, skylights, and hatchways shall be maintained in good repair and  weathertight. 
 
11. Openings in exterior walls, other than doors and windows, skylights and hatchways, shall be protected to 

prevent the entry of rodents, insects or vermin. 
 
12. Latching and locking devices on doors and windows shall be maintained in working order. 

 
Roofing 

13. Roofs, including facia, soffits, cornices, flashing, eavestroghs and downspouts shall be maintained in 
good repair and kept free from leaks and loose or unsecured objects. 

(8308) 
 
14. Roof water shall be drained to prevent water from spilling onto sidewalks, driveways, stairways or 

landings and from entering into the building or causing soil erosion. 
(8308) 
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Fire Escapes, Stairs, Balconies, Porches, landings 
15. Fire escapes, stairs, balconies, porches and landings in, on or appurtenant to a building shall be 

maintained in good repair and free from obstructions. 
 

Floors 
16. Floors in basements or cellars shall be maintained in good repair and free of cracks or breaks which 

allows water to enter the building. 
 
17. Floors shall be maintained in good repair and level. 
 
18. Floor coverings shall be maintained in good repair. 
 

Interior Walls and Ceilings 
19. Interior walls and ceilings shall be maintained in good repair and clean. 
 

Plumbing 
20. All plumbing, including fixtures and connecting lines to water and sewer systems shall be maintained in 

good repair, free from leaks and protected from freezing. 
 
21. Hand basins, sinks and bathing fixtures shall be supplied with an adequate amount of cold running water 

and hot running water maintained at a temperature of between 49 and 60  degrees Celsius. 
 
22. A room containing a toilet shall also contain a hand basin either in the same room or in an adjoining room. 
 
23. A bathing unit shall be fully enclosed, contain a dressing area and constructed so as to provide privacy for 

the occupant. 
(8308) 

 
Gas Appliances & Systems 

24. All gas appliances and gas systems shall be maintained in good repair. 
 

Heating Systems 
25. A heating system shall be provided, maintained in good repair and capable of providing and maintaining 

air temperature at 22 degrees Celsius in each room of a dwelling unit measured from a point in the centre 
of a room 1.5 meters above the floor. 

(8308) 
 

Electrical Systems 
26. All electrical wiring, fixtures, circuits, fuses, circuit breakers and all other electrical fixtures and equipment 

shall be maintained in good repair. 
 

Lighting and Ventilation 
27. All common or public hallways, stairways, entrances and exits of an apartment building shall be provided 

with artificial lighting and shall be illuminated at all times. 
 
28. Artificial lighting and mechanical or natural ventilation shall be provided for in each room of a dwelling unit 

and maintained in good repair. 
(8308) 

 
Cooking and Refrigeration 

29. All cooking facilities and food storage refrigeration units provided for the use of an occupant shall be 
maintained in good repair. 

(8308) 
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PART 3 - LODGING HOUSES 
 

Interpretation 
30. In this part 

 
“Bedding” includes a mattress cover, sheets, blankets, pillows and pillow cases. 
 
“Common kitchen” means one or more rooms, not part of a dwelling unit, or a housekeeping unit used 
by lodgers to prepare food.  
 
“Housekeeping unit” means a sleeping unit containing a cooking facility and a sink. 
 
“Lodging house” means any building containing three or more units separately occupied and includes a 
hotel, motel, apartment building, rooming house and boarding house but does not include a single-family 
residential building, a duplex building, a self owned apartment or a building managed by a strata 
corporation pursuant to the Strata Title Act. 
 
“Lodging house Operator” means the owner or the person in control of the daily operations and 
maintenance of a lodging house 
 
“Sanitary facility” means any toilet, urinal, bathing unit or hand basin. 
 
“Sleeping unit” means one or more rooms used for sleeping and sitting. 
 
“Unit” includes a dwelling unit, housekeeping unit and a sleeping unit. 

 
Lodging house Standards 

31. A sleeping unit shall have at least one room with a floor area not less than 9.3 square meters and be  
provided with a bed and facilities for storing the occupant’s clothing and personal effects. 

 
32. A housekeeping unit shall have at least one room with a floor area not less than 14 square meters and be 

provided with a sink, a cooking facility, a bed, a refrigeration unit providing not less than .056 cubic 
meters for food storage and facilities for storing the occupant’s clothing and personal effects. 

(8308) 
 
33. A lodging house shall contain 

 
(a) no fewer than one hand basin for every three sleeping units, 
 
(b) no fewer than one bathroom for every five sleeping units, 
 
(c) no fewer than one bathroom for every three housekeeping units, 

 
34. A sanitary facility serving more than one sleeping unit or housekeeping unit shall  

 
(a) be accessible from a common area inside the building, 
 
(b) be constructed to ensure privacy of the user, 
 
(c) be capable of having the door or doors locked from the inside only, and 
 
(d) contain a supply of hand soap and toilet paper.  

 
35. A common kitchen shall contain a two-compartment sink with drainboards, a cooking facility and a 

refrigeration appliance providing not less than .056 cubic meters of food storage space for each person it 
is intended to service. 
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36. Each housekeeping unit and each dwelling unit shall contain a refrigeration appliance providing not less 

than .056 cubic meters for food storage for each person occupying a unit. 
(8308) 

37. An owner or lodging house operator shall ensure that 
 

(a) bedding provided in a unit in a lodging house is cleaned or replaced with clean bedding at least once 
every seven days or, after a tenant vacates and before another  tenant occupies the unit. 

 
(b) furniture in a furnished unit is kept clean and in good repair. 
 
(c) each unit is identified by a different number or letter or combination of both securely affixed and 

clearly visible outside the entrance to each unit. 
 
 

PART 4 - APPLICATION, ENFORCEMENT, OFFENCE & PENALTIES 
 

Application 
38. This bylaw applies to all residential premises which are subject to a “tenancy agreement” as defined in 

the Residential Tenancy Act. 
 

Enforcement 
39. A Building Inspector is authorized to enforce the provisions of this bylaw and may enter at all reasonable 

times onto any property to ascertain whether the requirements of this bylaw are being or have been met. 
 

Notice to Comply 
40. Where a person fails to comply with the provisions of this bylaw, a Bylaw Enforcement Officer may issue 

a Notice to Comply requiring the person to remedy the violation and fulfil the requirements in the Notice to 
Comply within the period of time specified in the Notice to Comply. 

(8308) 
 

41. Subject to section 42, a person who has been issued a Notice to Comply pursuant to section 40 must 
comply with all of the terms of such Notice within the time period specified. 

(8308) 
 

Appeal 
42. A person to whom a Notice to Comply has been issued may, by giving notice in writing to the District 

Clerk at least 72 hours prior to the expiry of the time given in the Notice to Comply to remedy the 
violation, appeal to the District Council who will hear and determine the appeal by confirming, amending 
or rescinding the Notice to Comply. 

(8308) 
 

Default 
43. If the obligations stipulated in a Notice to Comply are not performed by the date specified therein, the 

District may enter the property and carry out the requirements in the Notice to Comply at the expense of 
the person defaulting and such costs will constitute a debt due and owing in accordance with section 17 
of the Community Charter. 

(8308) 
 

Offences and Penalties  
44. Every person who 

 
(a) prevents, obstructs or attempts to prevent or obstruct a Building Inspector, authorized by this bylaw, 

from entering onto any property, 
 
(b) causes, suffers or permits any act or thing to be done in contravention of or in violation of this bylaw, 
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(c) violates any provision of this bylaw, 
 
(d) neglects or refrains from doing anything required to be done by any provision of this bylaw, 
 
commits an offence and is liable to a fine of up to $10,000.00. 

(8308) 
 

45. Each day that a violation is permitted to exist constitutes a separate offence. 
 

PART 5 - MUNICIPAL TICKETING 
 

Designation of Bylaw 
46. This bylaw is designated pursuant to section 264 of the Community Charter as a bylaw that may be 

enforced by means of a ticket in the form prescribed. 
(8308) 

 
Designation of Bylaw Enforcement Officer 

47. Building Inspectors, Property Use Inspectors, Bylaw Enforcement Officers and Public Health Officers are 
designated to enforce this bylaw by means of a ticket pursuant to section 264 of the Community Charter. 

(8308) 
 

Ticketing  
48. The expressions listed in the Designated Expression column may be used on a ticket  to designate an 

offence against the section number appearing in the corresponding Section column and the fine shall be 
the amount appearing in the corresponding Fine column. 

Section Designated Expression Fine 
3 Building not structurally sound $500.00 
4 Foundation not maintained $500.00 
5(a) Exterior walls not in good repair $500.00 
5(b) Exterior walls not weathertight $500.00 
5(c) Exterior walls not free from unsecured objects $500.00 
5(d) Exterior walls not protected $500.00 
6 Exterior equipment not maintained $300.00 
7 Exterior features not maintained $300.00 
8 Air conditioner not maintained $200.00 
9 Ventilating system not maintained $300.00 
10 Door/window not maintained $200.00 
11 Unprotected exterior wall opening $300.00 
12 Latch/lock not maintained $200.00 
13 Roof not maintained $300.00 
14 Roof water not drained $300.00 
15 Stairs/porch/landing not maintained/obstructed $300.00 
15 Fire escape not maintained/ obstructed $500.00 
16 Basement floor not maintained $300.00 
17 Floor not maintained/level $300.00 
18 Floor covering not maintained $200.00 
19 Interior wall/ceiling not maintained $200.00 
20 Plumbing not maintained $300.00 
21 Hot/cold water not maintained $200.00 
22 No hand basin $200.00 
23 Bathing unit not enclosed $200.00 
24 Gas appliance/system not maintained $200.00 
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(8308) 

25 Heating system not provided/maintained $300.00 
26 Electrical system not maintained $300.00 
27 Common area not lighted $200.00 
28 Lighting/ventilation not provided/maintained $200.00 
29 Cooking/refrigeration facilities not maintained $200.00 
31 Sleeping unit standards not maintained $200.00 
33(a) Insufficient hand basins $200.00 
33(b)  Insufficient bathrooms $200.00 
33(c) Insufficient bathrooms $200.00 
34(a) Sanitary facility not accessible  $200.00 
34(b) Sanitary facility not private $200.00 
34(c) Sanitary facility not lockable $200.00 
34(d) Sanitary facility lacking amenities $200.00 
35 Inadequate common kitchen $200.00 
36 Inadequate food storage $200.00 
37(a) Bedding not maintained $200.00 
37(b) Furniture not maintained $200.00 
37(c) Unit identification not maintained $200.00 
41 Fail to comply with Notice to Comply $500.00 
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A Bylaw to prescribe standards for the maintenance of rental residential premises 

              
 

WHEREAS the Community Charter as amended, provides that a Municipal Council may 
by bylaw regulate, prohibit and impose requirement for the: 
 
a) health, safety or protection of persons or property; 
 
b) protection and enhancement of the well-being of its community; 
 
AND WHEREAS the Community Charter provides that a municipal council may provide 
for the recovery of costs incurred by the municipality in effecting compliance at the 
expense of a person who has failed to comply with the bylaw; 
 
AND WHEREAS conditions contrary to the health, safety or protection of persons or 
property have been found to exist from place to place throughout the municipality and 
such conditions are contrary to the protection and enhancement of the well-being of the 
community; 
 
NOW THEREFORE the Council of The Corporation of the City of Pitt Meadows, in open 
meeting assembled, ENACTS AS FOLLOWS: 
 
PART 1 – TITLE  
 
1. This bylaw may be cited for all as “The Residential Standards of Maintenance 

Bylaw No. 2686, 2015“ 
 

 
PART 2 – INTERPRETATION 
 
2.1 Definitions 
 

In this bylaw the following words, terms and phrases, whenever they occur in this 
bylaw, have the following meanings assigned to them: 

 
BATHROOM means a room containing at least one toilet and toilet tank and one 
hand basin, one bathing fixture, and constructed so that complete privacy is 
available to the user; 
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BUILDING means any structure which is used or intended for supporting or 
sheltering any use or occupancy; 

 
INSPECTOR means the Director of Operations and Development Services or 
designate, Bylaw Enforcement Officer or Building Official employed by the City of 
Pitt Meadows; 

 
DWELLING UNIT means accommodation providing sleeping, washrooms, and 
kitchens to be used permanently or semi-permanently for a household; (as per 
Zoning Bylaw 2505, 2011) 

 
LANDLORD includes a lessor, sublessor, owner or other person permitting the 
occupation of residential premises, and his heirs, assigns, personal 
representatives and successors in title and a person, other than a tenant 
occupying the premises, entitled to possession of the residential premises; 

 
PERSON includes a corporation, partnership or individual, and the personal or 
other legal representatives of an individual; 

 
RENTAL ACCOMMODATION means residential property subject to a tenancy 
agreement; 

 
RESIDENTIAL PROPERTY means: 

 
(a) a building, a part of a building or a related group of buildings, in which one 

or more rental units or common areas are located, 
 

(b) the parcel or parcels on which the building, related group of buildings or 
common areas are located, 

 
(c) the rental unit and common areas, and 

 
(d) any other structure located on the parcel or parcels; 
 
REPAIR includes replacing, making additions or alterations or taking action 
required for the premises to conform to the standards prescribed in this bylaw; 

 
REQUIRED means as required by provincial codes, acts and enactments; 
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SANITARY FACILITIES means any toilet and toilet tank, urinal, bathtub, shower 
or hand basin; 

 
SINK means a plumbing fixture, primarily intended for the washing of dishes and 
utensils, with hot and cold water connected thereto; 

 
SLEEPING UNIT means one or more rooms equipped to be used for sleeping 
and sitting purposes only, with no cooking or sanitary facilities; 

 
TENANCY AGREEMENT means an agreement, whether written or oral, express 
or implied, having a predetermined expiry date or not, between a landlord and 
tenant respecting possession of residential premises; 

 
TENANT means a person or persons who have the right of possession of 
residential premises under a tenancy agreement. 

 
 
PART 3 – ADMINISTRATION AND ENFORCEMENT 
 
3.1 Application 
 

This Bylaw applies to all dwelling units providing rental accommodation within the 
City of Pitt Meadows. 

 
3.2 Responsibility of Administration 
 

The Inspector is authorized to administer this bylaw. 
 
3.3 Notice to Comply to Bylaw Standards 
 

An inspector may, by notice in writing, direct an owner whose rental 
accommodation fails to meet the requirements of this bylaw, to remedy the non-
compliance within the time stated by the inspector, in a written notice to comply 
delivered to the owner. 
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3.4 Compliance with Notice 
 

An owner who receives a notice to remedy and non-compliance with this bylaw 
must comply  with that notice within the time period stated therein. 

 
3.5 Non-Compliance 
 

If an owner fails to comply with a written notice of the inspector within the time 
specified in the notice, the municipality may by its employees or other person, at 
a reasonable time and in a reasonable manner, enter the property and effect 
compliance with this bylaw and all other applicable regulations at the expense of 
the owner who has failed to comply.  Such costs shall be recoverable by the 
municipality as a debt and in the manner provided by the Community Charter. 

 
 
PART 4 – MAINTENANCE STANDARDS 
 
4.1 Applicable Standards 
 

Where reference is made to “good repair” or attaining a “safe” condition, that 
level of maintenance shall ensure that the building or thing satisfies the 
requirements of the applicable standard of maintenance of any Provincial 
enactments regarding health, safety, and the protection of persons or property 
applicable to that building or thing.  

 
4.2 Structural Integrity 
 

Buildings, including their structural members, shall be maintained in good repair 
and in a manner that provides sufficient structural integrity so as to safely sustain 
its own weight and any additional loads and influences to which it may be 
subjected through normal use. 

 
4.3 Foundations 
 

Foundation walls and other supporting members shall be maintained in good 
repair and so as to control the entrance of moisture. 
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4.4 Exterior Walls 
 

a) Exterior walls and their components shall be maintained: 
 

(i) In good repair; 
(ii) weather tight; 
(iii) free from loose or unsecured objects and materials, and 
(iv) in a manner so as to prevent or retard deterioration due to weather and 

infestations. 
 
4.5 Exterior Doors and Windows 
 

a) Exterior doors and windows, skylights, and hatchways shall be maintained 
in good repair and weather tight. 

 
b) Openings in exterior walls, other than doors and windows, shall be 

effectively protected to prevent the entry of rodents, insects or vermin. 
 

c) Latching and locking devices on entrances to the rental accommodation 
shall be  maintained in good working order. Latching and locking devices on 
windows shall be maintained in good working order. 

 
4.6 Roofing 
 

The roof, including the flashing, fascia, soffit, and cornice shall be maintained in 
good repair in a weather-tight condition so as to prevent leakage or water into the 
residential premises. 

 
4.7 Stairs, Balconies, Porches and Landings 
 

Stairways, balconies, porches and landings and all required guards and handrails 
shall be maintained: 

 
a) In a safe and clean condition; 
b) in good repair, and 
c) free from holes, cracks, excessive wear and warping, and hazardous 

obstructions. 
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4.8 Elevators 
 

Every required elevating device in any building used for residential purposes 
shall be maintained  in a safe operational condition at all times. 

 
4.9 Basements/Crawlspaces 
 

Basement/crawlspaces shall be maintained in good repair in a dry condition and 
maintained in a safe condition free from major cracks, breaks or similar 
conditions which would create an unsafe condition or allow the entrance of water 
into the basement. 

 
4.10 Floors 
 

a) Floors shall be maintained in a clean condition, reasonably smooth and 
level and free of loose, warped or decayed boards, depressions, 
protrusions, deterioration or other defects which may create health, fire or 
accident hazards. 

 
b) Where floors are covered, the covering shall be maintained in good repair. 

 
c) Shower room floors, toilet room and bathroom floors shall be covered with 

moisture resistant floor finishes and in such condition as to permit easy 
cleaning. 

 
4.11 Walls and Ceilings 
 

Interior walls and ceilings shall be maintained in good repair and free from mould, 
holes, loose or broken plaster or other defects that may create health, fire or 
accident hazards. 

 
 
4.12 Plumbing and Plumbing Fixtures 
 

a) All plumbing, including plumbing fixtures, drains, vents, water pipes, toilets 
and toilet tanks and connecting lines to the water and sewer system shall be 
maintained in good repair and working order, free from leaks or other 
defects and protected from freezing. 
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b) Hot water shall be supplied at a minimum temperature of 45 degrees 
Celsius (113 degrees Fahrenheit) and a maximum of 60 degrees Celsius 
(140 degrees Fahrenheit).  

 
4.13 Gas Appliances and Systems 
 

a) All gas systems and appliances shall be maintained in good repair and safe 
working  order. 

 
b) All systems of appliance venting shall be maintained in good repair and safe 

working order so as to prevent the creation of health, fire and accident 
hazards. 

 
4.14 Heating Systems 
 

a) Heating equipment shall be maintained in good repair and safe working 
condition free from fire and accident hazards, so as to attain and maintain, 
at all times, every room at a temperature of 22 degrees Celsius (72 degrees 
Fahrenheit) measured at a point 1.5 metres (5 feet) from the floor and in the 
centre of the room.  

 
b) Where heating equipment or part of it or any auxiliary heating system burns 

solid or liquid fuel, a place or receptacle for the storage of such fuel shall be 
provided and maintained in good repair and safe condition in a convenient 
location and so constructed as to be free from fire or accident hazards. 

  
4.15 Electrical System and Lighting 
 

a) Electrical wiring and lighting equipment, including circuits, fuses, circuit 
breakers, electrical equipment and electrical heating systems shall be 
maintained in good working order. 

 
b) Levels of artificial lighting shall be provided and maintained in good repair to 

the level described in the British Columbia Building Code, as amended from 
time to time, for that use and occupancy in all “residential property”. 
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4.16 Ventilation 
 

All required systems of ventilation, mechanical or natural, shall meet the 
manufacturer’s installation requirements and be maintained in good working 
order. 

 
4.17 Interior Fire Safety Hazards 
 

Walls, floors and roof constructions, including fire protective closures, sprinkler 
systems, including fire alarm and detections systems and other means of fire 
protection, shall be  maintained so that they continue to provide the fire resistive 
properties and protection for which they were designed. 

 
PART 5 – OTHER 
 
5.1 Offences 
 

a) Every person who violates any of the provisions of this bylaw or who suffers 
or permits any act or thing to be done in contravention of any of such 
provisions or who neglects to do or refrains from doing anything required to 
be done by any of the provisions of the bylaw shall be deemed to be guilty 
of an offence against this bylaw and is liable to a fine not exceeding 
$10,000.  Every infraction shall be deemed to be a continuing, new and 
separate offence, for each day during which the same shall continue. 

 
b) This bylaw may be enforced by the issuance of a bylaw notice under the 

Bylaw Notice Enforcement Bylaw No. 2439, 2009. 
 
5.2 Severability 
 

If any section paragraph or phrase of this bylaw is for any reason held to be 
invalid by a decision of a court of competent jurisdiction, such decision shall not 
affect the validity of the remaining portions of this bylaw. 

 
READ a FIRST, SECOND & THIRD time the 17th day of November, 2015. 
 
FINALLY CONSIDERED AND ADOPTED the 19th day of January, 2016. 
 
              
Mayor        Corporate Officer 
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Tenant Assistance Policy 
 
1.0 POLICY INTENT 

The Tenant Assistance Policy establishes standards for accommodating and assisting tenants of 
multiple family market rental buildings who are displaced from their homes as a result of major 
renovation or redevelopment that requires rezoning approval.  
 
2.0 ROLE OF BRITISH COLUMBIA RESIDENTIAL TENANCY ACT 

British Columbia’s Residential Tenancy Act (RTA) regulates all tenancies in residential units across the 
province. It is essential for both landlords and tenants to understand their rights and responsibilities 
under the RTA.  
 
The Tenant Assistance Policy does not replace requirements set out in the RTA. Instead, this policy is 
intended to supplement the RTA to help tenants impacted by renovation or redevelopment.  
 
For more information on the RTA, please refer to the Residential Tenancy Branch's website. 
 
3.0 APPLICABILITY 

3.1 Housing Type 

This policy applies to privately-owned multiple family rental buildings with five or more dwelling 
units.  
 
This policy does not apply to community housing that is operated as below market rental by non-
profit housing societies, housing co-operatives, the Provincial government, the City, regional  
government authorities, or Indigenous nations.  
 
3.2  Application Type 

This policy applies to rezoning applications that impact the applicable housing type and result in 
tenant displacement due to demolition or renovation. Demolition or renovation of properties that 
are not associated with a rezoning application are not subject to this policy.  
 
Rezoning applications that did not receive Second Reading by Council as of December 2, 2019 are 
subject to this policy, provided the application pertains to the applicable housing type. Rezoning 
applications that had received Second Reading by Council as of December 2, 2019 are subject to 
previous versions of this policy.    

https://www2.gov.bc.ca/gov/content/housing-tenancy/residential-tenancies
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3.3  Eligibility Dates  

3.3.1 For Rezoning Applications Made Prior to December 2, 2019 

 
As the City had previous versions of the Tenant Assistance Policy, the following eligibility dates 
establish when a tenancy is considered eligible under the current policy:  
 

 For rezoning applications that received Council authorization for staff to work with the 
applicant on a suitable plan of development prior to December 2, 2019, the eligibility date is 
the Council authorization date.  

 For rezoning applications that did not receive Council authorization for staff to work with the 
applicant on a suitable plan of development prior to December 2, 2019, the eligibility date is 
the date the application is submitted to the City.  

 
3.3.2 For Rezoning Applications Made After December 2, 2019 
 
For applications made after December 2, 2019, the eligibility date of establishing tenancy is the date 
the application is submitted to the City. 
 
3.4 Eligible Tenants   

Benefits prescribed under this policy apply to tenants that have a tenancy agreement with the 
landlord on the eligibility date outlined in Section 3.3. Benefits are provided on a dwelling unit basis 
and will be distributed to those named on the written tenancy agreement. In the absence of a written 
tenancy agreement, benefits will be provided to all tenants who permanently reside in the affected 
dwelling unit. Eligible tenants who have received financial benefits under the previous Tenant 
Assistance Policy are eligible for a replacement unit only, as per the Rental Use Zoning Policy.  
 
3.5 Designated Tenant  

Where there is more than one eligible tenant that resides in the dwelling unit, tenants are required 
to determine amongst themselves who will be the designated tenant and communicate this decision 
to the Tenant Relocation Coordinator. The designated tenant will be the primary communications 
contact for the applicant, Tenant Relocation Coordinator, and the City and shall be responsible for 
ensuring that all eligible tenants receive the benefits under this policy.  
 
3.6 Ineligible Tenants 

The following tenants are not eligible for benefits under this policy: 
 

 tenants who begin their tenancy after the eligibility dates outlined in Section 3.3; 

 tenants who have or will be receiving top-up or lump sum compensation in accordance with 
the December 2, 2019 amendment to the Tenant Assistance Policy for another rezoning 
application and are eligible for and awaiting an offer of a replacement rental unit under that 
application; 

 sub-tenants who do not have a tenancy agreement with the original landlord, unless the 
eligible tenant chooses to transfer benefits, in part or in whole, to the sub-tenant in writing; 
or 
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 roommates or occupants who are not named on a written tenancy agreement with the 
landlord, unless the tenant named on the written tenancy agreement chooses to transfer 
benefits, in part or in whole, to the roommate or occupant in writing. 

 
At the applicant’s discretion, ineligible tenants may be included in the Tenant Assistance Plan. 
Landlord obligations to tenants under the RTA continue to apply, whether tenants are eligible or not 
under this policy. 
 
3.7 Units Vacant at Eligibility Date  

If a dwelling unit in a building is vacant on the eligibility dates outlined in Section 3.3, the last tenant 
of that unit in the 24 months preceding the submission of an application for rezoning may be eligible 
for benefits under this policy, if the City determines that the unit was vacated due to reasons 
inconsistent with the policy intent and overall goals of tenant protection.  
 
This policy is not intended to be used as a proxy for retroactive compensation of tenants whose 
tenancies were ended in good faith.  
 
4.0 TENANT ASSISTANCE 

Applicants must provide eligible tenants with the following benefits: 
 
4.1 Tenant Relocation Coordinator  

A Tenant Relocation Coordinator must be designated by the applicant to assist tenants in finding 
alternate housing options as required by Section 4.2.1(1) of this policy, and to assist with the delivery 
of the applicant’s obligations outlined in this policy.  
 
The Tenant Relocation Coordinator will be the primary contact with the City on tenant-related 
matters and must be responsive to both the City and tenants, including being available to answer 
questions by phone and email at regular and consistent hours.  
 
Tenant Relocation Coordinators must keep records of all written correspondence and notifications 
for one year following occupancy of the replacement units and provide these records to the City upon 
request.  
 
4.2 Relocation Assistance  

4.2.1  Financial Compensation  
 
Tenants may select one of two rent top-up financial compensation options, paid for by the applicant: 
 

(1) Rent Top-Up in Applicant Secured Interim Housing 
 

Under this option, the applicant or Tenant Relocation Coordinator is responsible for finding 
three interim housing options for tenants. Options for interim housing are to be located in 
Burnaby, with priority for the same area as the residence of the tenant, unless otherwise 
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agreed to by the tenant. Options are restricted to Metro Vancouver municipalities and should 
meet the tenant’s needs as identified in their Household Needs Assessment form.  
 
Responsibility for the tenant’s rent, deposits and any rental increases at the applicant secured 
interim housing unit will be as follows:  

 the tenant will be responsible for the amount equivalent to the tenant’s rent at the 
Rezoning application site;  

 the applicant will pay or pay to the tenant any rent amount which exceeds the 
tenant’s rent at the Rezoning application site ("top-up"); 

 the applicant will pay or pay to the tenant any additional security and pet damage 
deposits, as applicable, for the interim housing unit, above the amount of such 
deposits for the tenant’s unit at the Rezoning application site; and, 

 any rent increases, as permitted by the RTA, at the interim housing unit will be split 
between the tenant and applicant in proportion to the amount of rent each of the 
tenant and applicant are responsible for (per the first two bullets above). 

 
If the rent under the tenancy at the Rezoning application site includes heat and/or hot water 
costs, and the rent for the interim housing unit does not, the applicant must provide an 
additional monthly financial supplement for heat and/or hot water costs. The monthly 
heating supplement is to be in accordance with BC Housing’s Monthly Heat Allowance Rates, 
and the hot water supplement is to be calculated using Fortis BC’s Appliance Cost Tool.  
 
If the tenancy in an applicant secured interim housing unit ends due to no fault of the tenant 
prior to occupancy of the replacement unit, the applicant will be required to secure another 
interim rental unit for that tenant.  

 
The “top-up” provided by the applicant will start on the date that the tenant moves into the 
applicant secured interim housing unit and end on the last day of the month after the 
determined move in date for a replacement unit, irrespective of whether or not the tenant 
relocates into a replacement rental unit provided by the applicant as part of the rezoning 
application.  

 
OR 

 
(2) Rent Top-Up in Tenant Secured Interim Housing 

 
Under this option, a tenant finds their own interim housing without the assistance of the 
applicant and at the rent amount chosen by the tenant.  
 
Responsibility for the tenant’s rent, deposits and any rental increases at the tenant secured 
interim housing unit will be as follows: 

 the tenant will be responsible for the full amount of the rent for the interim housing 
unit and all security and pet damage deposits, as applicable; 
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 the applicant will pay to the tenant, on a monthly basis, a "top-up" for the difference 
between the tenant’s monthly rent at the Rezoning application site and the tenant’s 
monthly rent at the interim housing unit, up to a maximum of the greater of the 
following formulas:  

 
(Most recent CMHC Rental Market Survey (RMS) median rent at move-out for the 
applicable RMS zone and bedroom type + 30 percent) – tenant’s monthly rent at 

Rezoning application site 
 

OR 
 

Tenant’s monthly rent at Rezoning application site x 15 percent; and, 
 

 any rent increases, as permitted by the RTA, at the interim housing unit will be split 
between the tenant and applicant in proportion to the amount of the “top up” (as 
calculated below) as compared to the full amount of the rent for the interim housing 
unit. 

 
Tenants who elect to secure their own housing are entitled to start receiving the rent “top-
up" on the date that all remaining eligible tenants in the Rezoning application site receive a 
Four Month Notice to End Tenancy for Demolition, Renovation, Repair or Conversion of 
Rental Unit, or when no eligible tenants reside at the Rezoning application site, whichever 
comes first. The "top-up" provided by the applicant will end on the last day of the month after 
the determined move-in date for a replacement rental unit provided by the applicant as part 
of the rezoning application, irrespective of whether or not the tenant relocates into the 
replacement unit.   

 
Exceptions to Rent Top-Up Financial Compensation Options 
 

On an exception-only basis, tenants may receive a one-time lump sum payment as 
compensation from the applicant under this policy. The lump sum payment will be an amount 
equal to the greater of the following formulas:  

 
(Most recent CMHC Rental Market Survey (RMS) median rent at move-out for the applicable 

RMS zone and bedroom type + 30 percent) – tenant’s rent at applicant’s 
building) x 36 months 

 
OR 

 
(Tenant’s rent at applicant’s building x 15 percent) x 36 months 

 
Exceptions to which tenants may receive a one-time lump sum payment are as follows: 

 

 tenant purchasing a property as a permanent residence; 

 tenant moving into assisted living or other long-term care facility; 

 tenant entering military service; 

 tenant relocating to outside of British Columbia;  
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 tenant relocating to a living arrangement that does not require ongoing rental 
payments.  
 

A tenant seeking a lump sum exception must complete and submit a form to the City that 
attests to their eligibility for the exception request. Tenants who are eligible for and elect to 
receive lump sum compensation are entitled to receive the full payment on the date all 
remaining eligible tenants in the application site receive a Four Month Notice to End Tenancy 
for Demolition, Renovation, Repair or Conversion of Rental Unit, or when no eligible tenants 
reside at the application site, whichever comes first. Tenants that select lump sum 
compensation continue to be eligible for a replacement unit at the redeveloped or renovated 
site.  

 
4.2.2  Moving Assistance 
 
Moving assistance is to be provided on a dwelling unit basis.  Tenants may select one of two moving 
assistance options paid for by the applicant on the moving date:  
 

(1) An insured moving company arranged by the applicant  

 To include packing supplies if requested by the tenant  

 Only available to tenants relocating within Metro Vancouver 

 The household must determine a single destination for belongings if members choose to 
relocate to separate dwelling units   

 
OR 

 
(2) A flat rate payout, based on existing bedroom type, of $900 for studio or one-bedroom units, 

$1,200 for two-bedroom units, and $1,400 for three bedroom or larger units 
 
4.2.3  Support for Vulnerable Tenants  
 
To mitigate the impacts of the relocation process on vulnerable tenants, applicants are required to 
provide additional support to individuals who request support. Support for vulnerable tenants 
includes early communication and notifications where appropriate, provision of transportation to 
view interim housing units, and packing assistance for those with mobility impairments.  

 
4.3 Replacement Unit 

Under the Rental Use Zoning Policy - Rental Replacement Stream, tenants that are eligible for 
assistance under the Tenant Assistance Policy are to be provided the opportunity to move into a new 
replacement unit upon completion by way of their right of first refusal. At a minimum, tenants will 
be offered a replacement unit that has the same number of bedrooms as the unit they formerly 
rented at the rezoning application site and will be provided the same moving assistance options 
outlined in Section 4.2.2 to return to the replacement unit. Rents for the replacement units will be in 
accordance with the Rental Use Zoning Policy. Tenants who are displaced more than once and are 
eligible for multiple replacement rental units will have right of first refusal for replacement units at 
all sites where they formerly resided, but may only occupy one replacement unit. 
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Where tenants have identified accessibility requirements in their Household Needs Assessment form 
prior to relocating from the rezoning application site, the applicant should provide a replacement unit 
that meets their needs and be adaptable as defined by and in accordance with the BC Building Code, 
whether or not the tenant’s unit at the rezoning application site is accessible.   
 
5.0 IMPLEMENTATION 

5.1 Tenant Compensation Selection 

Tenant selection of their preferred financial compensation can only occur after the group tenant 
meeting organized by the applicant and attended by the City, as required by Section 6.1 of this policy, 
has been held. Tenants are required to communicate their selected financial compensation option 
directly to the City using the form established by the City.  
 
Tenants have up to the following dates to select their preferred compensation option:  
 

Financial Compensation Options  

Option 1 – Applicant Secured Interim 
Housing  

A minimum of 14 weeks prior to the effective date of a 
Four Month Notice to End Tenancy for Demolition, 
Renovation, Repair or Conversion of Rental Unit and must 
not have received lump sum payment 

Option 2 – Tenant Secured Interim 
Housing  

On any date prior to the end of “top-up” entitlement, but 
must not have received lump sum payment 

Exception – Lump Sum 
Compensation 

On any date prior to the end of “top-up” entitlement 

  

Moving Assistance Options  

Option 1 – Insured Moving Company 
Arranged by the Applicant  

If Four Month Notice to End Tenancy for Demolition, 
Renovation, Repair or Conversion of Rental Unit has not 
been served, a minimum of one full month’s notice 

If Four Month Notice to End Tenancy for Demolition, 
Renovation, Repair or Conversion of Rental Unit has been 
served, a minimum of 10 days’ notice 

Option 2 – Flat Rate Payout  
On any date, but the tenant must not have previously 
requested the applicant to arrange for an insured moving 
company  

 
Tenants are permitted to change their selected compensation option up to the timelines provided in 
this section. Tenants that are living in applicant secured housing can change to tenant secured 
housing or receive a lump sum payment, if they meet the exceptions stated above, up to the end of 
the “top-up” entitlement period. Tenants that have received moving assistance when moving out of 
the rezoning application site will not receive supplementary moving assistance if they choose to 
change their financial compensation option.  
 
Tenants that have received additional money to supplement a security and/or pet deposit for 
applicant secured housing who then change to another compensation option must return this 
additional amount to the applicant in accordance with Section 5.3 of this policy. Tenants that meet 
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the exceptions who would like to change to lump sum compensation sum will have the sum of top-
up compensation payments subtracted from the amount of the lump sum they are eligible to receive.  
 
5.2 Household Needs Assessment Form  

To document pertinent details of tenants’ existing tenancy, information about the household’s needs 
for their replacement unit, and to determine other benefits of this policy where applicable, tenants 
must complete a Household Needs Assessment form prior to vacating their rental unit. The 
Household Needs Assessment form is established by the City, and will be available from Tenant 
Relocation Coordinators to whom this form will be submitted.  The Tenant Relocation Coordinator 
will provide a report, in a manner specified by the City, summarizing the needs of the tenants and 
proposed benefits being provided to them. Tenants that desire applicant secured housing must 
complete the form and provide it to the Tenant Relocation Coordinator a minimum of 12 weeks prior 
to the effective date of Four Month Notice to End Tenancy for Demolition, Renovation, Repair or 
Conversion of Rental Unit.  
 
5.3 Return of Additional Deposits Received for Applicant Secured Interim Housing  

Tenants are not entitled to keep any additional security and/or pet damage deposit(s) received at the 
end of their tenancy for applicant secured interim housing. Additional deposits must be returned at 
the end of the tenancy for applicant secured interim housing or after receipt of a decision by a 
Residential Tenancy Branch arbitrator in the event that the interim unit’s landlord has filed for dispute 
resolution to keep the deposit(s) or the tenant has filed for its return.  
 
5.4 Bonding 

To ensure compensation obligations are fulfilled, bonding from the applicant is required.  
 
Prior to Final Adoption of the Rezoning Amendment Bylaw, the applicant must provide the City a cost 
estimate of all outstanding tenant assistance benefits that have not been paid to tenants. After 
review, the City will require bonding in the determined amount to be submitted to the Planning 
Department in a form acceptable to the City. The applicant must also submit a summary of all tenant 
assistance benefits that have been paid at the time of submitting their cost estimate.  
 
The bonding will be released when the Final Tenant Assistance Report has been reviewed and 
approved by the Planning and Building Department.  
 
6.0 COMMUNICATION AND REPORTING  

Applicants and/or Tenant Relocation Coordinators are required to be in regular communication with 
tenants and support tenants throughout the relocation process. Applicants and/or Tenant Relocation 
Coordinators are also required to be in regular communication with City of Burnaby staff.   
 
6.1  Tenant Assistance Plan 

The following components, which together comprise the Tenant Assistance Plan must be completed 
and reporting submitted to the City at the following intervals:  
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At submission of rezoning application: 

 Establish a dedicated email for the Tenant Relocation Coordinator that is owned by the 
applicant and associated with only the rezoning application for which the Tenant Assistance 
Plan is for; 

 Provide a copy of this Tenant Assistance Policy and written notification to each unit, outlining 
the Tenant Assistance Plan and confirmation of eligibility status;  

 Post contact information for the Tenant Relocation Coordinator, City of Burnaby Renter’s 
Office, and other tenant resources such as TRAC Tenant Resource & Advisory Centre and the 
Residential Tenancy Branch within the building in accessible locations frequented by tenants; 

 Provide documentation of all units in the building, including vacant units, start date of 
tenancies, number of bedrooms, rental rates, and other pertinent information on the 
approved forms; and, 

 Submit a signed compliance form indicating that the applicant will collect, manage, and 
disclose all tenant information in compliance with the Freedom of Information and Protection 
of Privacy Act and Personal Information Protection Act (see Section 6.2 of this policy).  

 
Within 60 days of Council authorizing the Planning Department to work with an applicant toward a 
Suitable Plan of Development:  

 Convene a group tenant meeting with all tenants in the building to introduce the Tenant 
Relocation Coordinator, answer tenant questions, and provide and explain the Households 
Needs Assessment form. City staff must be present at this meeting. 

 
Date that any notice to end tenancy is issued to an eligible tenant: 

 Notification to the City that the notice has been issued  
o For any notice other than the Four Month Notice to End Tenancy for Demolition, 

Renovation, Repair or Conversion of Rental Unit, the reason for the notice and the 
unit number must be provided.  

 
Within one month of building(s) on rezoning application site being vacant or prior to Final Adoption 
of rezoning bylaw: 

 Tenant Relocation Report on form established by the City  
 
One month after occupancy of replacement units: 

 Final Tenant Assistance Report on form established by the City  
 
6.2  Collecting, Storing and Disclosing Tenant Information  

To protect tenants’ personal information, all information received by the applicant and the City must 
be administered in compliance with the Freedom of Information and Protection of Privacy Act and 
Personal Information Protection Act.  
 
7.0 MAINTENANCE REQUIREMENTS AT APPLICATION SITE   

Applicants must ensure that occupied building(s) and the property(ies) on the rezoning application 
site continue to comply with health, safety, and housing standards required by law and consistent 
with the age, character and location of the building(s) and property(ies).  
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8.0 FINAL ADOPTION OF REZONING BYLAW  

The Planning and Building Department will confirm that the applicant’s Tenant Assistance Plan has 
been implemented in accordance with this policy prior to recommending Final Adoption of the 
Rezoning Amendment Bylaw.  
 
 
 

Approved by Council 2015 April 24 
 
 

  Amended 2020 March 09 



 

Document Number: 1322978 V2 
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 Policy Name Residential Tenant Displacement Policy 
Policy Number H18  
Effective Date November 16, 2015       Amended July 12, 2021 
Approved By Council 
  

PURPOSE 
 
The purpose of this policy is to provide tenants who are displaced as a result of the redevelopment of 
rental accommodation with enhanced notice and assistance beyond that required under the 
Residential Tenancy Act (RTA). This policy does not replace or affect the requirements in the RTA.  
 
Applicability  
 
The policy applies to all rezoning applications that would result in the demolition of any building or 
combination of buildings containing five or more dwelling units occupied by tenants as their primary 
place of residence at the time of submission of the application. This includes rental units in single 
family homes, duplexes and coach houses, strata units operating as rental units, and purpose-built 
rental units.  
 
Eligible Tenants 
 
Tenancies active when the Development Application is submitted to the City are eligible for support 
under this policy. Support will be provided on a dwelling unit basis and be distributed to those named 
on the written tenancy agreement. Where there is more than one eligible tenant that resides in the 
dwelling units, tenants should determine among themselves who will be the designated tenant to act 
as the main point of contact, and communicate this decision to the Tenant Relocation Coordinator.  
 
Tenants who move into an existing vacant rental unit after submission of the Development Application 
are not expected to receive the supports offered to pre-existing tenants. The developer is expected to 
notify prospective tenants who wish to move into the building after the Development Application is 
submitted that they will not receive the supports offered to pre-existing tenants. 
 
Exemptions 
 
The policy does not apply to redevelopment that is permitted outright under existing zoning. Tenants 
who move into an existing rental dwelling unit after submission of a rezoning application are not 
expected to receive the same support as pre-existing tenants, and should be notified as such in 
writing prior to signing a rental agreement.  
 
Rezoning applications submitted prior to the adoption date of this updated policy are subject to the 
provisions of the previous 2015 Residential Tenant Displacement Policy.  
 
POLICY 
 
The following elements are requested by the development applicant as a voluntary commitment. 
Adherence to this policy does not guarantee development approval from Council.  

COUNCIL POLICY 
10  Planning and Development 
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Relocation Assistance 
 
The applicant will designate a Tenant Relocation Coordinator to support tenants throughout the 
process, and to aid tenants in finding up to three comparable rental units in the City of North 
Vancouver. The Tenant Relocation Coordinator must be an independent, third party professional to 
ensure parity of support for tenants by a coordinator who is not associated with an individual property 
owner or development applicant. The City will prepare a list of qualified coordinators, however City 
staff will not be directly involved in the selection of the Coordinator or landlord-tenant relationships.  
 
The Tenant Relocation Coordinator should be engaged from the pre-application stage and should 
have regular hours during which they are available to tenants by phone and email. Reasonable 
measures should be taken to ensure that any tenants requesting support in a language other than 
English are provided with information in their preferred language.  
 
The Tenant Relocation Coordinator is expected to be responsible for implementing the Tenant 
Communication Plan so that tenants are proactively engaged and notified of input opportunities 
throughout the development application process. Notifications as part of the Tenant Communication 
Plan should be provided directly to tenants and posted in conspicuous places within the building(s). 
Information on tenant resources, including this Policy, the Residential Tenancy Brach webpage, and 
the Tenant Resource and Advisory Centre should also be provided.  
 
For eligible tenants who want assistance in finding new rental accommodation, the Tenant Relocation 
Coordinator should identify at least three comparable rental dwelling units for each tenant household. 
The comparable units should have the same number of bedrooms as the current unit and be located 
in the City of North Vancouver unless otherwise specified by the household. The comparable units 
should also meet any other needs and/or preferences specified by the tenant household, for example 
around accessibility adaptations or pet restrictions.  
 
The maximum rent for the comparable units found by the Tenant Relocation Coordinator should be no 
more than the greater of: 
 

a) 10% above the tenant’s current rent; or 
b) 10% above the most recently published CMHC median rent level, by number of bedrooms, for 

the City of North Vancouver (or Metro Vancouver, when insufficient rental data is available for 
the size of property within the City).  

 
The Tenant Relocation Coordinator is also expected to help tenants secure identified units, including 
by providing references and arranging viewings for potential units, if requested.  
 
Additional Assistance for Low Income Tenants and Others Facing Barriers  
 
There are many reasons why tenants may require additional assistance with the relocation process – 
for example, elderly residents on fixed incomes, tenants with low incomes, people with disabilities, or 
others who may face barriers to securing appropriate housing in proximity to their support networks.  
 
While individual tenant needs will vary on a case-by-case basis, applicants will be expected to provide 
individualized support to those identified as having additional needs to successfully navigate the 
process of relocation. Tenants potentially in need of additional assistance should be identified in the 
Occupancy Report, however it is possible that additional support needs may not become apparent 
until later in the relocation process. Low income tenants and those with additional housing barriers to 
who do not initially identify a need for additional assistance in the Occupancy Report should not be 
denied reasonable additional assistance at a later date if needed. 
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This support is in addition to the financial compensation that all tenants are entitled to, and will 
generally be in the form of in-kind services provided by the applicant and/or the Tenant Relocation 
Coordinator. Examples of additional assistance that may be required include: 
 

a) Early communication and notifications, in person if requested;  
b) Additional support with arranging and attending viewings; 
c) Support with accessing social housing or rent supplements; 
d) Connecting with health organizations and non-profit services; and 
e) Free support with activities such as packing. 

 
Generally, a household is considered low income if its income is below 50% of median household 
income for that household size. To simplify the identification of low income tenants for the purposes of 
determining the potential need for additional assistance with relocation, the below thresholds should 
be used as a guide for determining households who are low income: 
 

a) Households without dependents are considered low income when they have a gross annual 
income of less than $35,000; and 

b) Households with dependents are considered low income when they have a gross annual 
income of less than $60,000.  

 
The higher threshold for households with dependents reflects that these households would require at 
a minimum a two bedroom property and have additional households expenses associated with 
supporting dependent(s).  
 
Financial Compensation 
 
The applicant will compensate all eligible tenants with financial assistance equivalent to 4 months’ of 
their current rent. 
 
In addition to this baseline amount, tenants whose tenancy began five or more years prior to the date 
the Development Application is submitted will receive additional financial assistance based on the 
length of time they have resided in the building. This will be calculated at a rate of $25 per month for 
each full month’s tenancy beyond five years.  
 
Length of Tenancy Financial Compensation Amount 
Less than 5 years 4 months’ rent 
More than 5 years 4 months’ rent plus ((total tenancy length in months – 60) x $25) 

 
If an eligible tenant moves our prior to approval of the rezoning application, financial compensation 
(including the moving expenses detailed below) is to be provided to the tenant by the Applicant no 
later than immediately following final adoption of the rezoning bylaw(s). For all other eligible tenants, 
financial compensation is to be provided to the tenant no later than the date they move out, whether 
or not a demolition permit has been obtained or an eviction notice has been served.  
 
Moving Expenses 
 
Tenants will be compensated for moving expenses with a flat rate payment based on number of 
bedrooms. The below amounts should be adjusted upwards annually from the date the policy is 
adopted based on the Consumer Price Index (CPI): 
 

a) $1000 for studio and 1 bedroom units; 
b) $1250 for 2 bedroom units; and 
c) $1500 for 3 bedroom and larger units. 



 Residential Tenant Displacement Policy - Page 4 of 5 

Notice Period  
 
The applicant will provide all tenants with four months’ notice, only after a Demolition Permit is issued 
by the City.  
 
First Right of Refusal  
 
The applicant will provide all displaced tenants the first right of refusal to live in any purpose-built 
rental units in the new building, with the particulars of the units to be negotiated between the property 
owner and individual tenants.  
 
Where the new building includes mid-market rent (MMR) units, tenants will have the first right of 
refusal to rent an MMR unit in the new building, provided the tenant meets the eligibility requirements 
for the MMR unit at the time the unit is first available for rent. To ensure that displaced tenants receive 
notification when the MMR units are becoming available, they will need to confirm during the 
relocation process that they want to exercise their first right of refusal. 
 
SUBMISSION REQUIREMENTS 
 
The applicant will submit the following documents throughout the development applications and 
approvals process 
 
Development Application 
 
An Occupancy Report and Tenant Relocation Plan are required to be submitted at time of 
Development Application.  
 
The Occupancy Report should contain the following information: 
 

a) Total number of units in building, by unit size (number of bedrooms) and status (occupied or 
vacant); 

b) Type of tenancy (periodic or fixed term) for each tenant households; 
c) Start and, if relevant, end date of tenancy for each tenant household; 
d) Current Rent for each unit; and 
e) Specific tenant households characteristics from the Tenant Household Needs Assessment 

form, should the tenant wish to provide this information (for example, accessibility/mobility 
requirements, pets, proximity to particular amenities such as schools). 

 
The Occupancy Report should comply with data protection and privacy requirements. If tenants do not 
wish to provide information and/or do not wish to engage with the Tenant Relocation Coordinator it 
should be communicated to them that they are still entitled to the other provisions of this Policy 
relating to financial compensation, moving expenses, notice period, and first right of refusal.  
 
The Tenant Relocation Plan should include full information on how the applicant will comply with the 
minimum provisions of the policy throughout the redevelopment process. A detailed Tenant 
Communication Plan should be included alongside commitment to use of an independent Tenant 
Relocation Coordinator and provision of a Tenant Assistance Package that clearly sets out the 
additional assistance that will be provided to displaced tenants should the rezoning application be 
approved.  
 
The Tenant Assistance Package must be distributed to tenants within two weeks of receiving staff 
approval and include the following information as a minimum: 
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a) Timeline and overview of the development application process; 
b) Commitment to provide advanced notice and updates to tenants on Development Information 

Sessions, Council Meetings and Public Hearing related to the application; 
c) Contact information for Tenant Relocation Coordinator; 
d) Responsibilities of the developer to provide financial compensation and other assistance; 
e) Method for low income tenants and others facing barriers to request additional assistance; 
f) A current copy of the British Columbia Residential Tenancy Act; 
g) A copy of the City’s Residential Tenant Displacement Policy; and 
h) Copies of applicable tenant resources. 

 
The applicant is responsible for submitting a copy of all written correspondence and notification to 
tenants to City staff. This correspondence will be included as part of the report to Council for 
consideration of the development application.  
 
Demolition Permit 
 
A final Tenant Relocation Report is required to be submitted prior to issuance of a Demolition Permit 
for the property, as per the format prescribed by the City. As a minimum, this should include: 
 

a) The outcome of the relocation process for displaced tenants, including evidence that tenants 
have been satisfactorily assisted in locating alternative accommodation. Where tenants have 
opted out of relocation assistance, written notice from the tenant must be submitted; 

b) The value of compensation given to each tenant including financial compensation, moving 
expenses, and any additional assistance or services that were provided to the tenant(s); and  

c) Details of all tenants who wish to exercise their first right of refusal for any mid-market rental 
units provided in the new building(s) and how these tenants will be notified when the units 
become available.  

 
Occupancy Permit  
 
Details of all tenants who wish to return to the building and the status of their tenancy must be 
provided prior to the issuance of an Occupancy Permit. In cases where there are more tenants who 
wish to exercise their first right of refusal than available MMR units, the developer will be responsible 
for selecting a tenant in accordance with the provisions of the Housing Agreement associated with the 
development. 
 
AUTHORITY 
 
Local Government Act, RSBC, 1996 
 
DOCUMENT HISTORY 
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The Tenant Relocation Policy was endorsed 
by Council on December 7, 2015 and was 
implemented as of January 1, 2016. 

On June 11, 2018, the Tenant Relocation Policy 
was amended to reflect recent changes in the 
minimum notice period in the Residential 
Tenancy Act.
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Section 1: Introduction

New Westminster City Council is committed to 
preserving the existing purpose-built market 
rental housing stock and has endorsed policies 
and strategies for this purpose. City Council 
is also committed to ensuring that tenants 
impacted by redevelopment and demolition 
are adequately notified and compensated and 
provided with assistance in finding new housing. 

In response to the latter, City staff has conducted 
extensive case study research and consultation in 
support of a New Westminster Tenant Relocation 
Policy. The policy incorporates provisions which 
go beyond those as contained in the provincial 
Residential Tenancy Act. 
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$1,800/month in buildings built in 2000 or later. 

Tenants of existing purpose-built market rental 
housing that is being redeveloped or demolished 
face challenges associated with a tight rental 
housing market. As of April 2015, both New 
Westminster and Metro Vancouver had rental 
vacancy rates of 1.3% for purpose-built market 
rental housing. 

Section 2: Background

New Westminster’s 8,077 purpose-built 
market rental housing units (as of April 2015), 
the third largest stock of such units in Metro 
Vancouver after Vancouver and Burnaby, provide 
relatively affordable housing to residents. New 
Westminster is also experiencing significant 
development activity with regard to purpose-
built market rental housing, with 1,172 units 
currently in the development, construction 
and application process (as of July 2015). Of 
these units, 645 are in projects that have been 
approved by City Council and are secured by 
housing agreements registered on title.

Despite the solid base and the growth of the 
purpose-built market rental housing stock in 
New Westminster, there remain threats to the 
existing stock. Although New Westminster has 
only lost 55 purpose-built market rental housing 
units (in two buildings) to demolition between 
2010 and 2015, existing market rental properties 
could be at risk for demolition. Such demolitions 
are occurring with increasing frequency in other 
parts of Metro Vancouver.

New Westminster’s existing purpose-built 
market rental housing stock is aging (as of April 
2015, 81% of all units were in buildings between 
36 and 55 years old – built between 1960 and 
1979) and some buildings are nearing the end 
of their functional lives. Although new purpose-
built market rental housing stock is being added, 
much of this new stock is not affordable to the 
tenants of existing market rental housing units 
because the new stock has much higher rents. 
For example, the median rent for two-bedroom 
market rental units in New Westminster in 
October 2014 was $1,100/month in buildings 
built between 1960 and 1979, compared with 
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Section 3: Tenant Relocation Policy

The policy applies to Rezoning applications 
and Heritage Revitalization Agreements which 
involve the demolition of six or more purpose-
built market rental housing units within a 
multi-family building, or involve the anticipated 
demolition of such units. The applicant’s 
obligations only arise following Council approval 
of the Rezoning application or the Heritage 
Revitalization Agreement.

The policy applies on a voluntary basis for 
Development or Demolition Permits which 
involve the demolition of six or more purpose-
built market rental housing units within a 
multi-family building, or involve the anticipated 
demolition of such units. 

APPLICATION OF THE TENANT 
RELOCATION POLICY

REQUIREMENTS OF THE TENANT 
RELOCATION POLICY

In cases of Rezoning applications or Heritage 
Revitalization Agreements, applicants are 
required to complete the following tasks:

• include a Tenant Assistance Plan as part of 
the preliminary report on the application 
to the City’s Land Use and Planning 
Committee; 

• submit evidence that the Tenant Assistance 
Plan has been communicated to the 
tenants prior to the bylaw being forwarded 
for First and Second Readings; and,

• demonstrate that the tasks in the Tenant 
Assistance Plan have been completed 
satisfactorily prior to receiving a 
Demolition Permit.



Page 4

CONTENTS OF A TENANT ASSISTANCE 
PLAN

A Tenant Assistance Plan must include:

• a written commitment to provide at least 
four months’ notice prior to eviction;

• a written commitment to provide 
compensation equal to or greater than 
the equivalent of three-months’ rent to 
compensate for moving expenses, utility 
reconnection fees and other relocation 
costs;

• documentation of the on-site applicable 
units, including the number of units (by 
bedroom type), rental rates and existing 
vacancy rates; 

• a strategy for assisting tenants in finding 
appropriate housing; and,

• a plan to guide communications between 
the applicant and the tenants, including 
notice of all consultation events related to 
the application.

Prior to the issuance of a Demolition Permit for 
the property to be redeveloped, the applicant 
must:

• provide a signed letter indicating that all 
of the commitments within the Tenant 
Assistance Plan have been satisfactorily 
met, including:

 » a notice at least four months prior to 
eviction;

 » compensation equal to or greater than 
the compensation as specified in the 
Tenant Assistance Plan; and,

 » evidence that tenants have been 
satisfactorily assisted by the applicant 
(or the agency acting on behalf of the 
applicant) in locating appropriate 
housing.
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Will the policy encourage redevelopment and 
demolition of purpose-built market rental 
housing? Will it be seen as simply the cost of 
doing business?

New Westminster City Council is committed to 
preserving the existing stock of purpose-built 
market rental housing and has endorsed policies 
and strategies for this purpose. 

The New Westminster Secured Market Rental 
Housing Policy (2013) contains the following 
objectives:

• Reduce the likelihood that the existing 
purpose-built market rental housing stock 
will be redeveloped; and, 

• If demolition occurs, reduce the impact 
of the loss of the rental housing stock on 
tenants.

The New Westminster Affordable Housing 
Strategy (2010) contains the following vision and 
two major goals:

Within its jurisdiction, the City of New 
Westminster will work towards being an 
inclusive city where all residents live in safe, 
appropriate and affordable housing and where 
there are housing choices for all ages and 
abilities.

• To preserve and enhance New Westminster’s 
stock of safe, appropriate and affordable 
rental housing; and,

• To improve the choice of housing for New 
Westminster’s low and moderate income 
residents and households with unique 
needs.

Additionally, the New Westminster Tenant 
Relocation Policy (2015) states that the provisions 
will only be implemented if City Council 
approves a Rezoning application or a Heritage 
Revitalization Agreement.

Why does the policy not apply to 
developments with less than six units?

The policy’s application to smaller multi-
family buildings (less than six units) would be 
challenging to small and mid-sized owners/
developers and would likely be prohibitively 
costly as third-parties would need to be 
contracted. In October 2014, less than 1% of all 
purpose-built market rental housing units (75) in 

Section 4: Frequently Asked Questions
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New Westminster were in buildings with 3 to 5 
units. 

This position was echoed by Landlord BC and is 
a common provision in most Tenant Relocation 
Policies. Exempt tenants would still be eligible to 
notice and compensation as per the provisions of 
the provincial Residential Tenancy Act. 

What are the specific requirements for 
assisting tenants in finding appropriate 
housing?

The City of New Westminster recognizes that the 
needs of different tenants may vary considerably. 
Therefore, the amount of assistance that tenants 
require in locating appropriate housing is case 
specific. In order to allow for flexibility in meeting 
the needs of tenants, the City is open to different 
approaches in locating appropriate housing.

Whatever strategy is undertaken by the 
owner/developer to assist tenants in locating 
appropriate housing will be reviewed by City 
staff as part of the development of the Tenant 
Assistance Plan. It will also be reviewed by 
the City’s Land Use and Planning Committee 
(LUPC), as part of the preliminary report, and 
by City Council, should the LUPC refer it for 
consideration.  

Due to limited resources, City staff will not be 
able to assist tenants in locating appropriate 
housing. It will be the sole responsibility of the 
owner/developer to assist tenants in finding 
appropriate housing or retaining an agent or 
organization to provide this assistance.

What is appropriate housing?

The City of New Westminster recognizes that the 
regional purpose-built rental housing market 
has some of the highest costs and lowest vacancy 
rates of any housing market in Canada. Therefore, 
in some circumstances, it will be very difficult 
to meet specific requirements such as finding 
tenants accommodations at a similar rent level 
to their existing housing. For this reason, the City 
has not created a specific set of requirements 
related to appropriate housing that must be met.

However, it is expected that, when assisting 
tenants in finding appropriate housing, factors 
pertaining to individual tenants such as ability 
to pay, household size and presence of pets are 
taken into consideration by the owner/developer 
or their agent in order to help find the most 
appropriate housing available.
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Does the compensation amount vary by 
tenant characteristics (e.g., age, disability 
status, length of residency, etc.)?

No, the compensation amount does not vary 
based on demographic or length of residency 
characteristics of the tenants. The City recognizes 
that some population groups (e.g., persons 
with disabilities) may have more financial and 
logistical challenges related to tenant relocation 
than other population groups. The City also 
recognizes that some municipalities in other 

jurisdictions have additional compensation 
provisions for certain population groups. 

However, the process for determining 
which population groups require additional 
compensation and how much is highly 
subjective. Furthermore, recording this 
additional information is time-consuming and 
challenging for the owner/developer, as some 
tenants may not feel comfortable in disclosing 
personal information. It may also be difficult for 
the owner/developer to verify the authenticity 
of the information provided. For these reasons 
and others, the City, at this time, has decided not 
to include variable compensation levels based 
on tenant demographic and length of residency 
characteristics. 

What should be included in the Tenant 
Assistance Plan to guide communications 
between the applicant and the tenants?

The City has created a template and sample 
letters, which can be modified by the owner/
developer in communicating with tenants.
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What about situations where tenants do not 
receive compensation as they moved after the 
application was received by the City’s Land 
Use and Planning Committee but prior to the 
demolition of the building?

As part of the policy, the applicant must 
demonstrate and provide evidence that the 
tasks of the Tenant Assistance Plan have been 
completed satisfactorily prior to receiving a 
Demolition Permit.

The Tenant Assistance Plan includes: a written 
commitment to provide at least four months’ 
notice and compensation equivalent to three 
months’ rent, as well as a strategy for assisting 
tenants in finding appropriate housing. 

Does this policy apply to ‘renovictions’ (i.e., 
tenants who are displaced due to major 
renovations and/or upgrading of their 
building)?

No, the policy only applies to Rezoning 
applications and Heritage Revitalization 
Agreements which involve the demolition of six 
or more purpose-built market rental housing 
units within a multi-family building and not to 
tenant displacement which occurs as a result of a 
major renovation or upgrading to a multi-family 
building.

However, the City of New Westminster 
recognizes the challenges faced by tenants 
who are displaced by major renovations and 
upgrading to multi-family buildings and 
encourages owners/developers to voluntarily 
provide notice and compensation over and 
above the provisions as contained in the 
provincial Residential Tenancy Act.
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