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Staff Report 

Origin 

The purpose of this report is to present Council with Richmond's Housing Affordability Profile. 
This Profile is a key deliverable and marks the completion of Phase 1 of the Affordable Housing 
Strategy update. The Housing Affordability Profile is comprised of three parts: 

1) Executive Summary (Attachment 1) 
2) Statistics Report (Attachment 2) 
3) Consultation Summary Report (Attachment 3) 

Combined, these three documents provide a comprehensive assessment of the state ofhousing 
affordability in Richmond. The Profile highlights priority groups in need and housing gaps that 
will be addressed during the Policy Review Phase (Phase 2), which will take place from fall 
2016- winter 2017. 

This report supports Council's 2014-2018 Term Goal #2 A Vibrant, Active and Connected City: 

Continue the development and implementation of an excellent and accessible system of 
programs, services, and public spaces that reflect Richmond's demographics, rich 
heritage, diverse needs, and unique opportunities, and that facilitate active, caring, and 
connected communities. 

2.2. Effective social service networks. 

This report supports Council's 2014-2018 Term Goal #3 A Well-Planned Community: 

Adhere to effective planning and growth management practices to maintain and enhance 
the livability, sustainability and desirability of our City and its neighbourhoods, and to 
ensure the results match the intentions of our policies and bylaws. 

3.4. Diversity of housing stock. 

This report also supports the Social Development Strategy Goal #1: Enhance Social Equity and 
Inclusion: 

Strategic Direction #1: Expand Housing Choices 

Analysis 

Affordable Housing Strategy Update Process 

Staff are in the process of updating the City's existing Affordable Housing Strategy, originally 
adopted by Council in 2007. The update process will help to ensure that the Strategy remains 
relevant and reflects current and emerging socio-economic trends and issues, market conditions, 
local housing needs and the evolving role of senior government with respect to housing. 
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Phase 1 of the update process is now complete. The attached Housing Affordability Profile 
represents a critical milestone that will inform next steps in the review process. 

Figure 1: Affordable Housing Strategy Update Process- Key Phases 

WEARE HERE 

Winter2017 

Housing Action Plan 

Housing Affordability Profile - Highlights 

The following section provides highlights from the Richmond Housing Affordability Profile, 
Statistics Report (Attachment 2) and the Consultation Summary Report (Attachment 3). 

Statistics Report- Highlights 

The Housing Affordability Profile, Statistics Report (Attachment 2) is an analysis of key 
demographic and housing statistics that helps to highlight the emerging housing needs in 
Richmond. Key indicators of future housing needs are: 

Population 
• Richmond's population is currently estimated to be 213,891; 
• Richmond has a growing and aging population, which will increase the demand for more 

adaptable housing forms allowing seniors to age in place; 
• Richmond has diverse household types including single parent families and multi­

generational families, signalling a need for larger units to accommodate diverse 
households; 

• Over 120 Richmond residents are homeless and in need of shelter; and 
• Almost 9% of Richmond households are at risk of homelessness. 

Housing Stock 
• Richmond has limited rental options. Most of this inventory was built before 1980 and it 

is estimated that over 1,1 00 units are at risk of being lost due to age, condition and 
development pressure. 

Renter Market 
• Richmond was found to be the third most unaffordable municipality in BC for renters in 

terms of affordability and suitability of rental housing; 
• Richmond has persistently low vacancy rates adding pressure for higher rents; and 
• Median renter household incomes are approximately 30% less than that of homeowners, 

despite similar living costs. 
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Homeownership Market 
• There is a growing gap between the purchase price of units and the median annual 

household income. 

Consultation Summary Report- Highlights 

The City engaged in consultation with a wide variety of stakeholders including the public, 
community groups, non-profit housing providers, the development industry, senior levels of 
government and health authorities. Detailed feedback organized by stakeholder groups and 
housing themes can be found in the Consultation Summary Report (Attachment 3). Below is a 
summary of the feedback from the consultation sessions, organized thematically by housing 
type: 

Non-Market Rental Housing 
• Although the current supply provides affordable and secure homes for tenants, the 

demand for this type of housing is greater than the supply. 

Market Rental Housing 
• Renters are increasingly experiencing difficulty finding suitable rental housing that is 

affordable with their incomes; and 
• The development community is interested in City incentives to build more purpose built 

market rental housing. 

Low-End Market Rental Housing 
• Clustering low-end market rental units would allow non-profit organizations to provide 

more efficient delivery of services and tenant supports and have greater control over the 
maintenance and management of the units; 

• The public, non-profit service providers and the development community desire a 
centralized waitlist; 

• The public and non-profits wish to have a better management system in place to ensure 
households in need are selected and that ongoing tenant support is provided; and 

• The development community expressed concern regarding the ongoing management of 
low-end market rental units, as many of the stakeholders are not in the business of 
property management and lack the resources or expertise. 

Homeownership 
• Families and young adults are moving away to more affordable communities in order to 

purchase homes; and 
• The public desires more opportunities for homeownership, including the ability to 

purchase homes located on smaller lots or in stacked townhouses. 

Priority Groups in Need 

Based on the review of key demographics and housing data, combined with feedback from 
recent community consultation activities, the following groups in need of affordable housing 
have been identified as: 
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• Families; 
• Low-moderate income households; 
• Persons with disabilities; 
• Seniors; and 
• Vulnerable populations including households on fixed incomes, persons experiencing 

homelessness, women and children experiencing family violence, persons with mental 
health and addiction issues and Aboriginal populations. 

Housing Gaps 

Preliminary data analysis highlights that Richmond's population is growing, aging and 
increasingly diverse. Compounded with low vacancy rates and escalating housing prices, it can 
be inferred that many Richmond households face significant barriers in finding housing that is 
suitable and affordable. Through various consultation activities with members of the public and 
key community stakeholders, it was indicated that there are a range of gaps in affordable housing 
in Richmond. Despite the variety of housing types available in Richmond, including the existing 
stock of purpose-built, non-market and low-end-market rental housing, the current demand 
exceeds the supply. The housing gaps are identified as: 

• Family friendly units across the housing continuum; 
• Accessible and adaptable units along the housing continuum; 
• All types of rental housing; 
• Non-market housing with supports; and 
• Emergency shelter spaces for women and children. 

In addition to these housing gaps, the City acknowledges that housing with licenced care is 
needed in Richmond, as identified by key stakeholders. As this type of housing and care is 
primarily the mandate of senior government and health authorities, the City itself may not be 
able to propose initiatives to address these gaps but supports their provision in the OCP. These 
housing gaps are identified as: 

• Licenced care for persons with complex disabilities; 
• Residential care beds; and 
• Semi-independent and supportive housing for individuals, including seniors with mental 

health issues. 

The Housing Affordability Profile has provided staff with information on the current housing 
gaps and emerging community needs, and challenges and successes of the current affordable 
housing policies. This information will be used to strengthen and update existing affordable 
housing policies throughout the Policy Review (Phase 2). 

Financial Impact 

None. 
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Next Steps 

The affordability challenges and gaps identified through the Housing Affordability Profile are 
now informing the update of the City's existing Affordable Housing Strategy priorities (low-end 
market rental, subsidized rental and entry-level homeownership) to ensure that Richmond 
develops policies that will generate a range of affordable housing options for all household types. 
Recent announcements from senior governments regarding affordable housing investments will 
be addressed as part of this review. 

It is anticipated that staff will present a report of housing policy options in early 2017 for 
Council consideration, and subsequent to Council approval will consult with stakeholders on 
possible policy updates in winter 2017. 

Conclusion 

With Metro Vancouver's estimation of2,600 housing units for low-moderate income households 
needed in Richmond over the next 10 years, it is timely to review the successes and challenges of 
the current affordable housing policies. A thorough analysis of the existing affordable housing 
policies will generate policy recommendations that will better respond to current housing needs, 
which have been identified in the Housing Affordability Profile. This is especially important 
considering the current rental and homeownership markets in Richmond with high rents and 
purchase prices that may be out of reach for many Richmond residents. Encouraging more 
affordable housing opportunities along the housing continuum will help to generate a full range 
of options to meet the needs of a diverse population. 

~:~.:~~:~~-· ~- ~~~~-"' 

--~,/' 

Joyce Rautenberg 
Affordable Housing Coordinator 
( 604-24 7 -4916) 

Att. 1: Richmond Housing Affordability Profile - Executive Summary 
2: Richmond Housing Affordability Profile- Statistics Report 
3: Richmond Housing Affordability Profile Consultation Summary Report 
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City of Richmond 

1 . Introduction 

Housing Affordability Profile 
Part 1 - Statistics 

Housing affordability continues to be a critical issue both regionally and at the local level. Richmond' s 
Affordable Housing Strategy (AHS), adopted by Council in 2007, is currently being updated to reflect 
current and future needs of the community and to align with City and regional planning goals. Central to 
this update is understanding the housing affordability context in Richmond and the needs of existing and 
future residents so that anticipated policy recommendations can effectively address identified gaps and 
priorities. This profile helps to identify current and emerging trends relative to Richmond' s housing 
market and highlights affordability needs through an analysis of available current demographic and 
housing data. This quantitative analysis, combined with results from consultations during May and June, 
2016 with a broad range of stakeholders including the public, senior government and the private and 
non-profit housing sectors, will help inform the Strategy update. 

1.1 Housing and Complete Communities 

1.1.1 What is Housing Affordability? 

Housing affordability is a relative term linking housing costs to a households ' gross income. According 
to Canadian Mortgage Housing Corporation (CMHC), households should not spend more than 30% of 
their before tax income on housing costs. For renters, this includes rent and utilities and for 
homeowners, includes mortgage payments, utilities, property taxes and house insurance. 

Appropriate housing is defined as housing that is affordable, adequate and suitable: 

Affordable 
(Housing costs that are less than 30% 
of a household 's before tax income) 

5175042 

Adequate 
(Does not requi re any major repairs) 

Suitable 
(Enough bedrooms for the size and 
make-up of resident househol ds) 
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City of Richmond 

1.1.2 The Benefits of Affordable Housing 

Housing Affordability Profile 
Part 1 - Statistics 

Every household should have access to housing that is affordable, adequate and suitable for their income 
and specific needs. A community should include an appropriate mix of housing choices for a diversity of 
households that need them. The housing continuum highlighted in Figure 1 is a useful framework that 
identifies this spectrum of choices including ownership and rental, as well as government supported 
non-market housing such as non-profit, co-op and emergency shelters. 

Figure 1: Housing Continuum 

Emergency Shelters! Transitional Purpose Built Secondary Affordable Market 
Weather Housing Rental Market Rental Horneownership Homeownership 
She hers 

Temporary Short-st!y Short to medium This housing Rental units · Residential Privately owned · Units affordable Ownership 
shelters opened housing with term housing indudes funded se<tJred through housing built condominium5 : to middle income including single 
when an Extreme varying levels that indudes by senior levels of · indusionary as rental units, that could be :home buyers. family dwenings, 
Weather Alert is of support to 1M provi5ion of government and zoning. Targets and may not be rented out by Thelie housing row houses, and 
issued individuals support services housing managed low-moderate converted into the owner at units are usually strata owned 

(on or off~site), · by IIC Housing, income stratified units. market rate. . modestly sized condominiums at 
to help people Metro Vancouver, housellolds w~h May be owned and targeted to market prices. 
move towards . non-profu and co- rents set at below by a developer first-lime home 
self-sufficiency operative housing market rates. or a non-profit ' buyers. 

providers. organization. 
or a secondary 
suite on a 
single-family lot 

Richmond Highlights Richmond Highlights 

28 temporary 10 spaces for 10 spaces for 3,652 336 low· Approximately Approximately . Approximately 77% of households 
spaces adult males women who are affordable end·market· 2,806 units . 4,223 renter are homeowners in Ridlmond 

fleeing violence rental units rental units of purpose occupied 
Qnduding family SE'alred throogh built rental · housing units 
and seniors' incl liSionary housing and in Richmond 
rental and zoning 812 secondary 
ro-ops) suites 
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Communities with a mix of housing options will provide a range of benefits including: 

• Supporting economic growth by providing local workers and residents with appropriate local 
housing options; 

• Reducing pressure on urban sprawl and traffic congestion by ensuring households can afford 
housing within their community; 

• Creating diversity by allowing different housing forms and sizes to accommodate growing 
families, local workers and seniors for example; and 

• Social diversity by supporting options for all income levels and housing with supports for 
households with barriers to housing. 
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2. Policy Context 

2.1 Senior Government 

Housing Affordability Profile 
Part 1 - Statistics 

The Federal and Provincial governments in Canada have traditionally and historically played a major 
role in the provision of affordable housing. This has shifted significantly over the past 20+ years, as 
senior government policy changes have resulted in less funding to support the creation of new affordable 
housing options for low and moderate income households. In BC, the Provincial Government has 
continued to match available federal funding on housing but with an increased focus on providing rent 
supplements as the primary means of improving affordability for low-income households (Metro 
Vancouver, 2015). These changes have continued to place considerable pressure on local governments 
to become more active beyond their primary land use planning and development approvals role in the 
provision of affordable housing. 

2.2 Metro Vancouver 
Metro Vancouver2040-Shaping Our Future (2011), the regional growth strategy, provides the overall 
growth management framework for Metro Vancouver. It coordinates regional land use and 
transportation planning and directs the bulk of future growth to urban centres. It also provides 
population, employment and housing projections to inform municipalities of future demands on specific 
communities. In supporting the regional growth strategy, municipalities are required to develop local 
Housing Action Plans, which are intended to play an important role in implementing regional goals to 
provide diverse and affordable housing choices. 

In May 2016, the Metro Vancouver Board adopted an updated Regional Affordable Housing Strategy 
(RAHS) that includes a renewed vision, goals, strategies and recommended actions for key housing 
stakeholders including the Regional District, Metro Vancouver Housing Corporation, member 
municipalities, senior governments, private and non-profit sectors, TransLink and local health 
authorities. While recognizing that a range of rental and homeownership options in a variety of forms, 
sizes and price points are important to support economic growth and the development of complete 
communities, the RAHS focuses primarily on: 

• Rental housing (both market and non-market); 

• Transit oriented affordable housing developments; and 

• The housing needs of very low and low income households (e.g. households earning 
approximately $30,000 annually and between $30,000 and $50,000 annually). 

2.3 City of Richmond 
Although the mandate to provide affordable housing is the primary responsibility of senior governments, 
Richmond has long acknowledged that providing a range of affordable and diverse housing types for 
residents is an integral part of creating a liveable community. The City recognizes that it cannot solve 
local affordable issues on its own, but can play a role within its authority in partnership with senior 
levels of government, the private and non-profit sectors. Many affordable units in Richmond, especially 
those built prior to 2007, when the current Affordable Housing Strategy (AHS) was adopted, are the 
result of collaboration among these key partners. 
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Other levels of 

Advocacy groups 
& community 

partners 

Private sector 

The City continues to use an integrated approach to tackle local housing affordability issues including 
land use planning (Official Community Plan), social planning (Social Development Strategy), and the 
AHS which prioritizes the need for: 

Subsidized (Non-market) rental 
Annual household incomes 

less than $34,000 

2.3.1 Subsidized Housing 

Low End Market Rental 
Annual household incomes 

between $34,000 and $57,000 

Entry Level (affordable) 
Homeownership 

Annual household incomes 
less than $64,000 

Subsidized housing is a form of non-market housing. Subsidized housing funded by senior government 
and managed by non-profit groups is often referred to as social housing and provides affordable rental 
units for households requiring deep subsidies. In Richmond, subsidized housing refers to housing for 
households with annual incomes ofless than $34,000, or that is partially financed with developer cash 
contributions from the Affordable Housing Reserve Fund and is provided in partnership with non-profit 
organizations and/or senior governments. This housing is intended to meet the specific needs of 
households, including: individuals experiencing homelessness, addictions, mental health challenges, or 
disabilities; single parents with limited income; seniors on fixed pension; and other groups in need. 

2.3.2 Low-end Market Rental (LEMR) Housing 

Low-End Market Rental (LEMR) units are targeted at low to moderate income households earning 
between $34,000- $57,500 and are secured through the City's inclusionary zoning policy. In exchange 
for a density bonus, residential developments greater than 80 units are required to provide a minimum of 
5% LEMR units. 

2.3.3 Entry Level Homeownership 

Entry Level Homeowners hip refers to modest housing units that are affordable for first-time 
homebuyers. In many other jurisdictions, this is commonly referred to as 'affordable homeownership' 
and often helps to create housing stock that is affordable in perpetuity through resale restrictions. In 
Richmond, these units are intended to be targeted to households with annual incomes of less than 
$60,000. 
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Through implementation of the 2007 AHS, the City, working collaboratively with the private sector, has 
been able to secure 1,392 units of affordable housing for low-income households. This is in addition to 
the 3,175 affordable rental units in the City that were built prior to 2007, largely through the efforts of 
senior government and non-profit organizations. Figure 2 summarizes the City's achievements to date 
supporting and facilitating affordable housing in Richmond. 

Figure 2: Richmond's Achievements Highlights 

Highlights 
Affordable Housing Achievements (as of August 2016) 

Affordable Housing Inventory 
• 1 ,415 units secured through the Affordable Housing Strategy since 2007: 

336 477 172 
affordable 

411 19 
low-end market 

rental units 
subsidized 
rental units 

market 
rental units 

secondary suites 
and coach houses 

homeownership 
units 

• 3,175 affordable rental units secured outside of the Affordable Housing Strategy 
(including family and seniors' rental, and co-ops) 

City Contributions to Affordable Housing Projects 
• The City has made significant contributions over the past three years towards the 

construction costs and municipal fees for two local housing developments: 

$24.1 million to the Kiwanis Towers for low-income 
seniors' rental housing (project completed). 

$19.1 million to the Storeys development for vulnerable 
individuals and families (project under construction). 

Land Partnerships 
• The City has leased seven (7) City-owned properties at below market rates to 

non-profit housing providers 
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3. Richmond at a Glance - Population and Housing 

3.1 Population 
In 2016, the City's estimated population is 213,891 making Richmond the fourth largest municipality in 
British Columbia after Vancouver, Surrey and Burnaby. 

Richmond's population is both growing and getting older. Total population growth between 2006 and 
2011 was 9.2%, similar to the regional growth rate of9.3% (City of Richmond, 2014). The fastest 
growing planning areas of Richmond during this time period were City Centre, Steveston, Shellmont, 
West Cambie and Broadmoor neighborhoods. By 2041, the City's population is projected to grow to 
280,000 residents- a 30.9% increase from 2016. 

Figure 3: City of Richmond Population Growth 2006 - 2015 

City of Richmond populat ion 2006-2015 

2006 ~----· 

~7 ·, ------· i 

2008 ·-------· i 

2009 ·----------

2010 ~-----------· ~11 .......................... .. 

~12 ............................ .. 

~13 ................................ .. 
J 

2014 ·-----------------.. 201 5 ....................................... .. 

171,000 177,000 183,000 189,000 195,000 201 ,000 207,000 213,000 

Source: City o I Richmond l'o/icy Planning Division 

In 2011 , individuals over the age of 65 accounted for 13.7% of the total population- a 2% ( 6,690 
residents) increase from 2001 (2001 & 2011 Census). The percentage of seniors is expected to increase 
significantly- accounting for 26% of the population by 2041 (City of Richmond, 2012 Official 
Community Plan). This trend will have a strong influence on future housing demand in the City, such as 
the need for more affordable and accessible forms of housing that will allow seniors to age in place. 
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Figure 4: City of Richmond Populations, 2011 by Age Groups 

Total population by age groups 
80 years and over 
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60 to 69 years 

so to 59 years 
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5% 

---., 
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12% 

14% 

9% 
-~ 

16% 
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Source: Statistii::s Canada 2011 Census of l'opulation 

In 2011, the number of census families in Richmond was 55,400, which is an increase of 10.3% from 
2006, compared to the national rate of increase of 5.8% (2011 Census). 1 According to the 2011 Census, 
Richmond has an average of 3.0 persons per census family which is comparable to Province wide . 
statistics but slightly higher than the average family size in Metro Vancouver (2011 Census). 

Figure 5 highlights family composition comparisons between Richmond, Metro Vancouver, British 
Columbia and Canada. 

Figure 5: Percentage of Census Family, by Type2 

Census Family Richmond va~:~~~erl c~;~~~ia I Canada 

Couples with ch ildren 24 and 
31.6 26.9 24.4 26.5 

under 
Lone parent family 

11.3 9.6 9.6 10.3 
households 

Multiple family households 5.1 3.8 2.9 2.0 

Single person households 20.9 28.2 28.3 27.6 

Source: 2011 Census 

1 According to Statisitcs Canada, a "census family" refers to related individuals who may or may not live in the same private 
dwelling. In comparison, private households refer to a person or a group of persons who occupy a private dwelling as their 
usual place of residence. The number of private households in Richmond increased 10.6% from 2006 (61,435) to 2011 
(67,975) (2011 Census). 
2 According to Statistics Canada, a'couple with children 24 and under' refers to households with at least one-child aged 24 
and under; a ' lone-parent-family household' refers to all lone-parent family households regardless of age of children; and a 
'multiple-family household' refers to a household in which two or more census families (with or without additional persons) 
occupy the same private dwelling. 
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Family composition has an impact on demand for specific housing forms. Compared to regional and 
national averages, Richmond has a greater percentage of families with children 24 and under living at 
home, lone parent families and multiple family households. This has an implication on the demand for 
larger units that can accommodate growing families and multi-family households. Lone parent 
households typically earn below the median household income and may struggle to find housing that is 
affordable and large enough for their family. 

A Culturally Diverse Community 

Figure 6 highlights the immigration status of Richmond residents in 2011 . While 72,480 residents were 
born in Canada, 112,875 were immigrants. In addition, 3,955 persons currently residing in the City were 
non-permanent residents, including those with a work or study permits or refugee claimants. 
Immigration has provided many benefits to Richmond by strengthening our economy, adding cultural 
diversity and supporting an enhancement of civic amenities. 

Figure 6: Population in Richmond by Immigration Status in 2011 

• Canadian Citizens by birth Immigrants • Non-permanent residents 

2% 

60% 

Source: 2011 NHS. 

3.2 Income 
In 2011, the median annual household income in Richmond was $60,479. While higher than the City of 
Vancouver, this is lower than several other Metro Vancouver municipalities and the regional median 
income. Median household income can be used a measure for determining a household's ability to find 
housing in their community at an affordable price. 
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Figure 7: Median Household Total Incomes by Municipality in 2011 
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Source: 2011 NHS. 

Incomes in Richmond vary substantially depending on type of household. For example, median gross 
family income for lone-parent families was $42,129 (2011 NHS), substantially less than the median 
income for all Richmond households. In an environment of increasing housing costs, these families in 
particular may be experiencing affordability challenges. 

The Low-Income Measure after tax (LIM-AT)3 provides municipalities with an indicator of the number 
of households that may be struggling to find housing. According to this measure, Statistics Canada 
estimated that 22.4% of Richmond residents were considered low-income in 2011. This represents a 
1.5% increase since 2006. The percentage oflow-income households in Richmond is significantly 
greater than the provincial (16.4%) and national (14.9%) averages (2011 NHS). Presently, Richmond's 
low-income households are concentrated in City Centre, Thompson, Blundell, and West Cambie 
planning areas. Of particular note is that 20.8% of all low-income residents in 2011 were children under 
the age of 18. These estimates however, may not reflect an accurate number ofthose who are truly low­
income due to Canadian and foreign tax laws. 

Figure 8: Richmond Population in Low-Income by LIM-AT 

Richmond Population in Low-Income 
by Age 

Under 18 Years 8,820 

18-64 Years 28,700 

65+ Years 4,855 

Total Persons in Low-Income 42,365 

Source: 2011 NHS. 

3 This measurement is a fixed percentage (50%) of median adjusted after-tax income of households observed at the person level, where "adjusted" indicates 
that a household's needs are taken into account. Adjustment for household sizes reflects the fact that a household's needs increase as the number of members 
increases, although not necessarily by the same proportion per additional member. For example, if a household of 4 persons has an after tax income of less 
than $38,920 all members of the household are considered low-income (Statistics Canada, 2010). 
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3.3 Employment 
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Disparity Between Local Worliforce Salaries and Cost of Housing 

I 
I 

According to the 2011 NBS, there were 126,105 jobs in Richmond including those with a fixed 
workplace, no work place (including contractors) and those who work from home. The most prevalent 
occupations in Richmond are the sales and service sector (29% or 32,215 jobs); business, finance, and 
administration (18% or 20,405 jobs); and management occupations (12% or 12,090 jobs) (2011 NHS).4 

Figure 9 highlights the average salaries (provincially) for these employment sectors. To affordably 
purchase an apartment in Richmond, households would need to earn a minimum of $65,171 annually. 
On average, two-thirds of Richmond's top occupations do not provide enough compensation for 
employees to purchase an apartment in the City (assuming 30% of total income spent on shelter). 

Figure 9: Richmond Top Occupation Sectors with Average British Columbia Salary 

Top 3 Occupation Sectors with Average 
British Columbia Salary 

Sales and Service $23,257 
Business, Finance, and 

$42,143 
Administration 

Management Occupations $68,991 

Source: 2011 NHS. 

To affordably rent the average one-bedroom in Richmond, households would need to earn $41,000 
annually. Figure 10 highlights the top five occupations in Richmond for individuals that live and rent in 
the City. Of these, only employees in the Professional, Scientific & Technical Services earn enough 
compensation to affordably rent a one bedroom apartment in Richmond (assuming 30% of total income 
spent on shelter). In 2016, the Canadian Centre for Policy Alternatives found that the percentage of 
working poor individuals in Richmond (10.5%) is higher than the Metro Vancouver average (10.4%). 5 

Figure 10: Top Occupations for Richmond Renter Households and Average Salaries 

Top Occupations in Richmond and Average Salaries 

Number of Renter 
Average 

Occupation 
Households Employed 

Individual 
Income 

Restaurant and 
2,980 $21,655 

Hospitality 

Retail 1,985 $28,332 

Professional, 
Scientific & Technical 1,575 $45,601 
Services 
Healthcare & Social 

1,515 $37,140 
Services 
Transportation & 

1,445 $37,354 Warehousinq 

Source: BCNPHA Rental Housing Index, 2014. 

4 The most prevalent occupations in Richmond are given as a percentage of the total occupations in Richmond that have a fixed workplace and those that work from home, from a 
total of 109,945 jobs. 
5 The Canadian Centre for Policy Alternatives used the Metcalf Foundation's definition of the working poor. According to this definition, an individual is considered to be a 
member of the working poor if they are between the ages of 18-64, live in a family with an after-tax income below Statistics Canada's Low Income Measure, earn at least $3,000 
per year, are not a student, and live independently (alone with a spouse and/or dependent children but not with parents or other relatives. 
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This data suggests that housing affordability may be a significant challenge for many residents who 
comprise a major proportion of the local work force. This observation supports findings in the June 2014 
Business Development Survey6 conducted by the City of Richmond which identified cost of living and 
housing affordability among the top concerns for local employees. More recently, a survey conducted in 
July 2016 by the Richmond Chamber of Commerce found that housing unaffordability had become a 
significant employee recruitment and retention issue for the majority of its members. The City's Social 
Development Strategy recognizes this challenge and the need to explore options for increasing the 
supply of "work force" housing, as ensuring local workers can live in Richmond is essential to creating a 
complete community. 

3.4 Housing Tenure 
The City is increasingly becoming a city of homeowners. According to the 2011 National Household 
Survey (NHS), 77.1% (52,420) of households in Richmond were homeowners, while 22.9% (15,555) 
were renters. In 2001, 71% of households in the City were homeowners and 29% were renters. 

3.5 Housing Stock 
Figure 11 highlights the number of units by type in 2006 and 2011. The number of single family 
detached housing is decreasing while multi-family residential development is increasing throughout the 
City. The most significant increase was for apartments greater than five stories going from 3,760 in 2006 
to 13,445 in 2011. 

Figure 11 : Number of Units of Housing, by Type- 2006 and 2011 

Housing Type ~ 
Single-Detached House 25,385 41.3 25,320 37.2 

Apartment (fewer than 5 storeys) 15,160 24.6 16,210 23.8 

Row House 11,805 19.2 13,445 19.8 

Apartment (greater than 5 storeys) 3,760 6.1 13,445 10.2 

Duplex 3,230 5.2 4,090 6.0 

Semi-Detached House 1,840 2.9 1,695 2.5 

Moveable Dwelling 235 0.38 250 0.4 

Other Single-Attached House 10 0.02 20 0.03 

Total# of Occupied Dwellings 61,430 100 67,980 100 

Source: 2011 NHS. 

This trend is further reflected in the City's recent building permit statistics. In 2014, apartments 
comprised 71% of all housing starts in Richmond, followed by single family dwellings (21 %), and 
townhomes (8%). Figure 9 displays the number of completed new housing units in Richmond by unit 
type, highlighting that apartments have dominated residential development in Richmond since 2009. 

6 This survey included responses from 52 companies representing over 7,000 employees. 
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Figure 12: Completions in Richmond 2005- 2014, by Unit Type 
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Source: City of Richmond building permits records. 

3.6 Age of Housing Stock 

2013 2014 

While recent residential construction activity continues to add substantial amounts of new housing, 
homes built prior to 1980 make up over 36% of the City's housing inventory (2011 NHS). This is an 
important and significant part of the City's overall housing stock which, due to its age may need 
substantial improvements and may be facing pressure for redevelopment. 

Figure 13: Age of Richmond's Housing Stock by Years Old in 2011 
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Of particular interest is the City's inventory of3,477 purpose-built rental units, most of which were built 
between 1960 and 1990 and which constitute a significant amount of the City's affordable housing 
stock. Much of this stock may be under pressure for redevelopment due to its age, condition and the 
potential for higher density development. In 2012, Metro Vancouver's Rental Inventory and Risk 
Analysis estimated that 15 properties comprising a total of 1,180 rental units in Richmond were at high 
risk of redevelopment. The City is currently preparing a policy aimed at protecting and enhancing this 
important component of Richmond's housing stock. 
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4. Richmond's Housing Market 

4.1 Non- Market Housing 

4.1.1 The Facts 

Housing Affordability Profile 
Part 1 - Statistics 

There are currently 2,874 non-market housing units in Richmond that include assisted and co-op family 
housing and which were secured primarily through the efforts of the non-profit sector with a variety of 
earlier senior government funding programs prior to 2007. The City currently leases seven (7) City­
owned properties at below market rates to non-profit housing providers. In addition, 477 subsidized 
rental units have been secured through the 2007 AHS. 

A critical issue with respect to much of the older affordable housing stock is expiring operating 
agreements, whereby senior governments provided subsidies to non-profit and co-operative (co-op) 
societies to support the financial viability of affordable housing projects, and subsidized rents for low­
income tenants through a rent-geared-to-income approach. These agreements were secured during the 
1960s and 1970s and were usually tied to a mortgage, meaning that when the mortgage expires, non­
profits and co-ops will be solely responsible for the project's ongoing financial viability. Although these 
non-profits will have greater control over financial management without an operating agreement, they 
may be vulnerable to revenue deficits, insufficient capital reserves, and major project renovation repairs 
without continued government financial support. The number of affordable units, administered by co-op 
and non-profit societies, with expiring operating agreements in Richmond in the next five years is 1,543 
(BC Housing, 2014). Figure 14 displays the number of affordable housing units with expiring operating 
agreements over time. 

Figure 14: Affordable Housing Units in Richmond with Expiring Operating Agreements 

Richmond Affordable Housing Units 
with expiring Operating Agreements 

Year Number of Units 

2016-2020 1,543 

2021-2025 534 

2026-2030 299 

2030-2040 80 

Total by 2040 2,513 

Source: Metro Vancouver, 2015. Housing Data Book. 

4.1.2 Indicators of Need 

Low Income Households - Disparity Between Income Assistance Shelter Rates and Housing Costs 

As noted, 22.4% of Richmond residents were considered low-income in 2011. While many low-income 
households receive income assistance from the Province, the maximum monthly shelter allowance for an 
individual is $375 and for a family of four is $700- rates that have not increased since 2007. Due to the 
high cost of housing in Metro Vancouver, these households likely require access to non-market housing 
with deep subsidies in order to have income left for basic needs such as food, electricity and 
transportation. 

5175042 15 

CNCL - 230 



City of Richmond Housing Affordability Profile 
Part 1 - Statistics 

Social Housing Wait Lists- Growing Number of Richmond Households Waiting for Subsidized Housing 

BC Housing provides social housing throughout the Province, including rent-geared-to-income for 
households under specific income thresholds. The waitlist (BC Housing Registry) for this type of 
housing in Metro Vancouver has increased by 30% from 7,421 households in 2010 to 9,674 households 
in 2015. The wait list is an important indicator of affordable housing need throughout the region. There 
are currently 641 households waiting for social housing in Richmond, with an average wait time of five 
to seven years (Metro Vancouver, May 2015). Figure 15 highlights that seniors and families are the 
largest groups needing subsidized housing in Richmond. Also of note is that the wait list for adaptable 
units for people with disabilities has increased 180% from 3 5 households (2009) to 98 households in 
2015. This may indicate the difficulties that individuals with disabilities have in finding accessible 
accommodation that is also affordable. BC Housing currently administers the waitlist for 16 
developments on the Housing Registry in Richmond. 

Figure 15: Richmond Households on Social Housing Waitlists, by Need (May 2015) 
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Source: Metro Vancouver, 2015, Housing Data Book. 

Homelessness and At Risk of Homelessness 

Figure 16 highlights the Homelessness Hub's definitions ofhomelessness. The Metro Vancouver 
Homeless Count has been conducted regionally every three years since 2002. The 2014 Homeless Count 
found 38 people were unsheltered and emergency sheltered, or absolutely homeless in Richmond. It is 
recognized that the 24-hour survey is an underestimation since all homeless persons cannot be located. 
Service providers in Richmond estimate this number to be much higher noting that they collectively 
serve over 120 homeless clients. 
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Figure 16: Definitions of Types of Homelessness 

Types of Homelessness '' 

Unsheltered 
Absolutely homeless and living on the streets 
or in places not intended for human habitation 

Emergency Sheltered Individuals staying in overnight shelters 

Provisionally Individuals in temporary accommodation, 

Accommodated 
such as "couch surfing"' or lacking security of 
tenure 
Individuals who are not homeless, but whose 

At Risk of Homelessness 
current economic and/or housing situation is 
precarious and/or does not meet public health 
and safety standards 

Source: Homelessness Hub, 2015 . 

"Core housing need" is a measure of the number of households that are inadequately housed due to the 
condition, size or the cost of a housing unit. In Metro Vancouver, households in core housing need and 
spending at least 50% of their household income on shelter are considered to be in dire need and at risk 
ofhomelessness. Using this measure, 8.7% (5,320) of all Richmond households were at risk of 
homelessness in 2011. This includes 13.4% of all renter households and 7. 3% of all owner households 
(2016 Metro Vancouver Housing Data Book). 

A Community Based Response to Homelessness 

Local non-profit agencies continue to work together to provide services to the homeless population in 
Richmond. 

Currently, the Salvation Army operates the only year-round emergency shelter in Richmond. The shelter 
has 10 men-only beds and one (1) additional bed reserved for Richmond Hospital discharged clients. The 
shelter is always at capacity and turns away approximately 133 visits per month (equating to approximately 
60 individual clients). 

Chimo Community Services operates Nova Transition House, where there are 10 emergency beds for 
women fleeing violence. This is not a low-barrier shelter, and at this time there are no beds for homeless 
women and children in Richmond. On average, Chimo reports that it turns away 1 0 women every month 
seeking shelter. 

There are 22 emergency shelter extreme weather shelter beds at St. Alban Church and the Salvation Army. 
These beds are only available only during the winter months (November 1 -March 31) when the weather is 
deemed severe enough. St. Alban's emergency weather shelter was open for 40 nights this Winter season 
and offered accommodation to 617 individuals, including 70 females. 

Richmond is in danger of losing many of its homeless resources, as the Salvation Army's location has been 
sold to a developer and the emergency weather shelter's future is unknown. The Drop-In Centre, which 
functions as a central resource hub for homeless persons, recently closed and its future is also unknown. 
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4.2 Rental Housing 

4.2.1 The Facts 

Housing Affordability Profile 
Part 1 - Statistics 

Rental housing is an important and valuable component of the City's housing continuum and includes 
non-market, low end market rental (LEMR) units, purpose built market rental and units available in the 
secondary market e.g. rented strata-titled units. According to the CMHC 2015 Rental Market Report, 
there are 3,477 units of purpose built rental units in Richmond. In addition, it is assumed that 
approximately 12,078 renter households find accommodation in the secondary rental market (2011 
Census). 

Between 2011 and 2015, the average rents for all sizes of purpose built rental units in Richmond have 
increased by 12.4%; the largest increase (20.5%) was for three bedroom units. Figure 17 displays the 
increase in rent for all unit types in Richmond from 2011 - 2015. 

Figure 17: Richmond Rents Increases- 2011-2015, by Unit Type 

2011 736 905 1,278 1,325 

2012 749 947 1,365 1,417 

2013 796 953 1,177 1,508 

2014 808 994 1 '198 1,327 

2015 843 1,025 1,296 1,596 

%Change 14.5% 13.2% 1.4% 20.5% 

Source: CMHC, 2011-2015 Rental Market Surveys. 

Figure 18 displays the number of renter households in Richmond who spend more than 30% oftheir 
before tax income on housing and the percentage of renter households living in non-market housing. 

Figure 18: Number of Renter Households spending 30% or Greater of Total Annual Income on Shelter 

Renter Households in Richmond 

Number of tenant household in private dwellings 15,545 

% of renter households in subsidized housing 15.3% 

% of renter households spending 30% or more of 
47.5% 

households total income on shelter costs 

Median monthly shelter costs for rented dwellings ($) $1 '1 01 

Median annual household income $43,115 

Source: 2011 NHS & Metro Vancouver, 2015. Housing Data Booklet. 

4.2.2 Indicators of Need 

Income Gap - Renter Household vs. Market Rent 

The median annual income for renter households in 2015 was $43,115 (Metro Vancouver, 2015) which 
is substantially lower than the median household income of $60,4 79 for all Richmond households. 
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Figures 19 highlights the minimum annual income necessary and the percentage of median renter annual 
income required to spend 30% or less of gross annual income on the average priced rental unit. 
Although these minimum annual incomes are less than those necessary to own a home - due to the 
extremely low vacancy rates, it can be assumed that finding affordable rents may be a challenge, 
especially for families who require multi-bedroom rental units. 

Figure 19: Annual Income Necessary to Rent in Richmond, by Unit Type 

Housing Type 3+ Bedroom 2 Bedroom 1 Bedroom Bachelor 

Average Monthly Rent $1,596 $1,296 $1,025 $843 

Annual Income Necessary 
$63,840 $51,840 $41,000 $33,720 to Rent with 30% GDS 

Source: Metro Vancouver, 2015. Housing Data Booklet & Community Social Development 2016. 

As of March 2016, 467 family households and 796 seniors receive monthly rent supplements from BC 
Housing to provide some financial relief by making market rent rates more affordable. This data further 
reflects a gap between renter income and the average market rent in Richmond. 

Increasing Number of Households in Core Housing Need 

In Richmond, the number of all households in core housing need (both renter and owner households) as 
defined by CMHC has increased from 18.2% in 2006 to 19.5% in 2011. In 2011 , 33.3% of all renter 
households and 15 .5 % of all owner households were' considered to be in core need (CMHC, 2011 ). 

Persistently Low Vacancy Rates 

In 2015, rental vacancy rates in Richmond were lower than 1%, except for 1 bedroom apartments 
(1.4% ). This is an average decrease of 25% in vacancy since 2011. According to the most recent CMHC 
Rental Market Survey (Fall2015), the average vacancy rate for purpose-built apartments in Canada' s 35 
major urban centres was 2.7%, close to what many housing professionals believe is a healthy rental 
market. Richmond's lower than average vacancy rates are indicative of a constrained rental housing 
market adding pressure for higher rents and making it more difficult for renters to find adequate 
housing. 

Situation "Critical" 

The Rental Housing Index, developed by the BC Non Profit Housing Assocation and Vancity, using 
data from the 2011 National Household Survey provides a detailed analysis of the affordability and 
suitability of rental housing in over 800 municipalities across Canada. The Index measures affordability 
(%of household income spent on housing), overspending (households spending more than 50% on 
housing), income gap (additional annual household income needed to make current rent affordable), 
overcrowding (living in units not suitble for household size) and bedroom shortfall (additional bedrooms 
needed to suitably house renters). The Index was published in 2015 and found that Richmond is the third 
least affordable municipality in BC for renters- a situation considered "critical," ranking 70th out of 72 
BC municipalities in terms of affordability and suitability of rental housing. 
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4.3 Homeownership 

4.3.1 The Facts 

Persistent and Significant Increase in the Price of Housing 

Housing Affordability Profile 
Part 1 - Statistics 

While increasing numbers of Richmond residents are homeowners, homeownership may be out of reach 
for many people as the increase in housing prices, particularly for single family homes is far outpacing 
increases in household incomes. Between 2001 and 2011, median household income increased by only 
20.8%, which is far exceeded by the increase in real estate prices. 

The benchmark price of housing units in Richmond has been steadily increasing from 2005 to 2016. 
Specifically, the benchmark price of apartments has increased by 71%, townhomes by 125%, and single 
detached houses by 227% (Real Estate Board of Greater Vancouver, July 20 16). Figures 20- 22 
demonstrate the increase in benchmark price for an apartment, townhouse and single detached housing 
unit based on the home price index used by the Vancouver Real-Estate Board, 2005-2015.7 

Figure 20: MLS Benchmark Price for Richmond Apartments, 2005-2016 

500,000 

450,000 
400,000 
350,000 
300,000 

250,000 
200,000 
150,000 

100,000 
50,000 

0 

$432,200 

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 

• MLS Benchmark for Apartments 

Source: Real Estate Board of Greater Vancouver. July 2016, MLS Home Price Index. 

7 The MLS Benchmark price represents the price of a typical property within each market. It takes into account characteristics such as lot size, age, and the 
number of rooms that average and median price of housing units do no account for. 
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Figure 21: MLS Benchmark Price for Richmond Townhouses, 2005-2016 
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Housing Affordability Profile 
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Figure 22: MLS Benchmark Price for Richmond Single Detached Houses, 2005-2016 
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Source: Real Estate Board of Greater Vancouver. July 2016, MLS Home Price Index. 
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4.3.2 Indictors of Need 

Housing Price Increases Outpacing Household Incomes. 

Housing Affordability Profile 
Part 1 - Statistics 

According to the Annual Demographia International Housing Affordability Survey (20 15), Metro 
Vancouver ranked as the third most unaffordable market internationally for homeowners behind Hong 
Kong and Sydney (Australia). This organization ranks urban centres using the median multiple, which 
divides the median house price of all housing types by the gross annual median income. According to 
this ratio (a recommended measure by the World Bank), buyers in Metro Vancouver need to earn 
ten times the median income to purchase the median priced housing unit. Figure 23 displays the median 
multiple ratings indicating unaffordability. 

Figure 23 Demographia International Housing Affordability Survey: 
Housing Affordability Rating Categories 

Demographia International Housing Affordability Survey: 
Housing Affordability Rating Categories 

~~ 
Seriously Unaffordable 

Moderately Unaffordable 

Affordable 

Median Multiple 

4.1-5.0 

3.1-4.0 

3.0 & Under 

Source: Demographia, 2015. Annual Demographia International Housing Affordability Survey & Community Social Development 2016. 

When the median multiple is calculated for Richmond (using available data of benchmark housing 
prices), all housing types in the City would be considered severely unaffordable, relative to the median 
household income in Richmond ($60,479). See Figure 24 for calculations of the affordability for 
Richmond. 

Figure 24: Median Multiple of Richmond Housing Types 

Unit Type I Benchmark Price Median Multiple 

Single Detached $1,717,100 28.4 

Townhouse $724,100 12.0 

Apartment $432,200 7.1 

Source: Community Social Development 2016. 

Figure 25 illustrates the minimum annual income necessary to purchase a housing unit in Richmond 
based on a gross-debt-service (GDS) ratio of 32%.8 According to the calculations in the charts, the 
annual income necessary to purchase a typical unit in Richmond significantly exceeds median household 
income ($60,479). Saving for a down payment is a barrier for many first-time homebuyers and therefore 
it is assumed that some households will not be able to provide a 20% down payment and therefore 
require a higher annual income to support a larger mortgage. 

8 Calculations are made with the following assumptions. The purchase price is the benchmark price for the Richmond housing market, set by the Real Estate 
Board of Greater Vancouver, March 2016 Home Price Index. The mortgage amount is calculated with a 25 year amortization period with a 5 year fixed 
interest rate of3.19% and bi-monthly payments. The strata fees are calculated as 50% of an assumed median strata fee of$300. Heating costs were assigned 
a price of$25 monthly, and $50 for a single detached unit. 
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Figure 25: Annual Incomes Necessary for Homeownership in Richmond with 32% GDS, by Unit Type9 

Housing Type I Benchmark Price I Down Payment 
I 

Annual Income Necessary 
with 32% GDS Ratio 

5% 

Single Detached $ 1,717,100.00 10% 
* see footnote 3 

20% $ 250,708 

5% $ 130,626 

Townhouse $ 724,100.00 10% $ 124,612 

20% $ 111,495 

5% $ 80,938 

Apartment $ 432,200.00 10% $ 77,024 

20% $ 69,195 

Source: Real Estate Board of Greater Vancouver. July 2016, MLS Home Price Index & Community Social Development 2016. 

Figure 26 displays the number of owner and renter households in Richmond who spend more than 30% 
of their before tax income on housing provision. 

Figure 26: Number of Owner Households spending 30% or 
Greater of Total Annual Income on Shelter 

Owner Households in Richmond 

Number of owner households in private 
52,305 

dwellings 

% of owner households with a mortgage 55% 

% of owner households spending 30%> 
of household total income on shelter 32% 
costs 

Median monthly shelter costs for owned 
$1,047 

dwellings ($) 

Median annual household income $66,661 

Source: 2011 NHS & Metro Vancouver, 2015. Housing Data Booklet. 

9 In December 2015, the Federal Government changed the requirements regarding CMHC insured mortgages. Homebuyers will now need to place a 5% 
down payment on a $500,000 portion and a 10% down payment on the portion after $500,000. Therefore calculations for minimum annual income needed 
for a townhouse in Figure 26 are slight underestimations. CMHC will not insure mortgages for units over $1,000,000, so therefore a household must have a 
20% down payment for units greater than this price. Households ' GDS ratio is an important indicator of housing affordability; however it does not take into 
consideration the condition or suitability of a household's unit. For example, households may need to exceed the 30% GDS ratio if they need to rent or 
purchase a multi-bedroom in order to better accommodate their family. This measurement also does not take into consideration the costs ofliving including 
child care, transit and food. In October 2016, further changes were made to mortgage insurance. Now, buyers with less than a 20% down payment will also 
need to qualify for a mortgage using the Bank of Canada' s five-year fixed posted mortgage rate, which is usually higher than what a typical buyer can 
negotiate . These buyers will also only be eligible for a mortgage that equates to monthly payments that are less than 39% of their total monthly income. 
Together, these changes may make it more difficult for some households to qualify for a mortgage necessary to purchase a housing unit in Richmond. 
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City of Richmond 

5. Future Need 

5.1 Projections 

Housing Affordability Profile 
Part 1 - Statistics 

According to the Official Community Plan, Richmond' s population is projected to grow to 280,000 by 
2041. This represents a 30.9% increase from current population estimates. Along with an increase in 
population, there will be an increase in demand for local employment opportunities and dwelling units. 
Metro Vancouver (20 15) estimates that the City of Richmond will have to accommodate a total of 
181 ,000 jobs and 115,500 housing units by 2041. Also according to Richmond' s OCP (2012), much of 
the growth will be accommodated in the City Centre planning area. Figures 27 - 29 display Metro 
Vancouver' s population, employment and housing unit projections for Richmond. 

Figure 27: Richmond Population Projections, 2006 - 2041 

2006 2021 2031 2041 

Source: Metro Vancouver, 2011. Metro 2040: Shaping Our Future. 

Figure 28: Richmond Employment Projections, 2006 - 2041 

181,000 

2006 2021 2031 2041 

Source: Metro Vancouver, 2011. Metro 2040: Shaping Our Future. 
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City of Richmond Housing Affordability Profile 
Part 1 - Statistics 

Figure 29: Richmond Housing Unit Projections, 2006 - 2041 

2006 2021 2031 2041 

Source: Metro Vancouver, 2011. Metro 2040: Shaping Our Future. 

Projections prepared for the City of Richmond (Urban Futures, 2010) predict that apartments will 
comprise 42% of all housing units in Richmond by 2041, with most located in the City Centre. 
According to the 2011 Census, apartments currently comprise 33% of housing units. 

5.2 Housing Demand Estimates 
Metro Vancouver, in consultation with municipal staff throughout the region, has calculated 10 year 
housing projections to help guide the preparation of local affordable housing strategies. Figure 30 
displays Richmond's housing demand estimates by type annually and for the period from 2016 to 2026. 

Figure 30: Richmond's Housing Demand Estimates, 2016-2026 

Richmond Housing Demand Estimates 2016 - 2026 

Types of Housing Annual 10 Year 

Very Low-Income Rental 130 1,300 
Low-Income Rental 70 700 
Moderate Income Rental 60 600 
Above Moderate Market Rental 30 300 
High Income Market Rental 30 300 
Total Rental 320 3,200 

Ownership 1,080 10,800 

Total Demand 1,400 14,000 

Source: Metro Vancouver, 2016. 
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City of Richmond Housing Affordability Profile 
Part 1 - Statistics 

6. Conclusions 
The data and statistics presented in this profile have identified key housing affordability issues and 
trends facing the City that will help inform the development of an updated Affordable Housing Strategy, 
including: 

• Richmond's population will continue to grow and age, affecting the demand for smaller, 
affordable and accessible housing units allowing ageing in place; 

• The number of low-income residents is growing and exceeding provincial and national averages 
-in 2011, 22.4% of the population was considered to be low-income; 

• Median household incomes are lower than the regional average, and local employees are 
struggling with housing affordability as there are growing gaps between income, housing 
purchase price and rents; 

• The number households waiting for supportive housing is growing including seniors, families 
and persons with disabilities; 

• There is a large number of market rental housing at risk of redevelopment, which currently 
provides valuable affordable housing stock; 

• Consistently low vacancy rates increase the cost of renting; 

• Increasing rents and the purchase price of housing are outpacing income growth; 

• 47% of tenants and 32% of owners in Richmond are spending more than 30% of their gross 
income on housing (exceeding CMHC's measurement of affordability); 

• 8.7% of Richmond households are considered to be in dire need and at risk ofhomelessness (in 
core housing need and spending at least 50% of their household income on shelter are); 

• 19.5% of all households are in core-housing need according to CMHC; 

• Renter households with a median annual income ($43,115) cannot afford to rent units that are 
larger than 1 bedroom; 

• The price of homeownership is increasing - the benchmark prices of single detached, townhouse, 
and apartment units increased by 131%, 76%, and 48% respectively from 2005- 2015; and 

• Homeownership is considered to be severely unaffordable in Richmond, and may be out of reach 
for many residents. 

The statistical research and analysis presented in this profile will be supplemented with Richmond 
residents' "lived experiences," that emerged through recent consultation with the public and local 
stakeholders during the spring 2016 (Part 2). Feedback from these sessions will help to further develop a 
collective understanding of the scope of current and future affordable housing challenges in Richmond. 
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City of Richmond Housing Affordability Profile 
Part 1 - Statistics 
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 m
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 c
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 c
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p
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c
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 p
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b
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n
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 c
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 d
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 f
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 c
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c
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 c
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b
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 c
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e
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 f
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 b
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n
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n
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m
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c
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 m
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ro
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 c
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 d
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n
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 m
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 b
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n
d

 s
u

b
s

id
iz

e
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 f
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 D
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 p
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b
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d 
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n
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it
a

b
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a

c
c
e

s
s
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le
, 

a
n

d
 a

ff
o

rd
a

b
le

 h
o

u
s
in

g
 i

n 
R

ic
h

m
o

n
d

 a
c

ro
ss

 t
h

e
 e

n
ti

re
 h

o
u

s
in

g
 

c
o

n
ti

n
u

u
m

. 
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c
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d
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g
 h

o
m

e
o

w
n

e
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h
ip

, 
m

a
rk

e
t 

re
n

ta
l 

h
o

u
s

in
g

, 
n

o
n

-m
a

rk
in

g
 h

o
u

s
in
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n
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 s

u
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o
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 h
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u

s
in

g
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m
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b
e
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 f
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b
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 r
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b
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e
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 p
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 d
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c
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a
n
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v
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s
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u
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 f

o
r 
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e
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 d
e
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e
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p
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e
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c
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p
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c
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 l
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b
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 b
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 f
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p
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n
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 t
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b
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 m
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ra
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c
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b
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 d
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 s
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 l
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c
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 d
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b
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 d
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 c
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ra
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 p
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p
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p
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n
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c
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d
 b

e
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F
a

m
il
y
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n
d
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 h

o
m

e
o
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ip
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m
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rk

e
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a
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in

g
: 

A
cc

e
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p
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b
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n
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b
le
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o
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e
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w
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e
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a
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e
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n
ta
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a

n
d
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n
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e
t 

h
o

u
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in
g
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u
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u

il
t 
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n

ta
l 
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o

w
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l 
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in

g
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o
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n
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f 
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 c
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n
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n
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s
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it
h

 d
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 c
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s
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 d
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s
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s
e

 a
 h

o
m

e
. T

h
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 c
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b
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R
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 d
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 c
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 p
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c
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n
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c
in

g
 h

o
u

s
e

h
o

ld
 i

n
c
o

m
e

s
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 c
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 m
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n
d

 a
re

 

i n
cr

e
a

s
in

g
ly

 "
s

tu
ck

" 
as

 r
e

n
te

rs
. 

L
o

w
 v

a
c
a

n
c
y
 r

a
te

s 
a

n
d

 h
ig

h
 d
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c
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 r
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c
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 r
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 c
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b
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g

 n
o

n
-m

a
rk

e
t 

re
n

ta
l 

h
o

u
s

in
g 

is
 a

g
in

g
 a

n
d

 i
n 

n
e

e
d

 o
f 

im
p

ro
v
e

d
 m

a
in

te
n

a
n

c
e

 

a
n

d
 s

ta
n

d
a

rd
s
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m
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d
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 c
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e
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b
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n
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n
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p
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n
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 c
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c
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n
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n
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h
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 c
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 b
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 o
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b
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b
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 r
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 c
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 c
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p
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c
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 m
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n
e

e
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p
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d
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 m
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 c
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 c
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 d
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e
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 d
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le
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c
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 c
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 t
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p
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b
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d
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 c
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e

 u
se

rs
, 
w

o
m

e
n

 

a
n

d
 c

h
it

d
re

n
 f

le
e

in
g

 v
io

le
n

ce
, 

a
n

d
 p

e
rs

o
n

s
 e

x
p

e
ri

e
n

c
in

g
 h

o
m

e
le

ss
n

e
ss

. 
a

re
 i

d
e

n
ti

fi
e

d
 a

s 

e
x
p

e
ri

e
n

c
in

g
 s

ig
n

if
ic

a
n

t 
<:

:;h
a

lle
n

g
e

s
 f

in
d

in
g

 s
u

it
a

b
le

 a
ff

o
rd

a
b

le
 h

o
u

s
in

g
 i

n 
R

ic
h

m
o

n
d

. 

• 
N

o
n

-p
ro

fi
t 

s
e

rv
ic

e
 p

ro
v
id

e
rs

 p
re

fe
r 

to
 h

a
ve

 h
o

u
s

in
g

 f
o

r 
th

e
ir

 c
lie

n
ts

 i
n 

b
o

th
 s

c
a

tt
e

re
d 

si
te

s 

a
n

d
 c

o
n

g
re

g
a

te
 l

iv
in

g
 m

o
d

e
ls

. 
C

lu
s
te

ri
n

g
 m

a
n

y
 u

n
it

s
 i

n
 o

n
e

 b
u

ild
in

g
 o

r 
o

n
e

 s
it

e
 a

llo
w

s
 s

ta
ff

 

to
 s

u
p

p
o

rt
 t

h
e

ir
 c

lie
n

ts
 i

n
 a

 s
in

g
le

 l
o

c
a

ti
o

n
. T

h
is

 r
e

d
u

c
e

s
 s

ta
ff

 t
ra

ve
l 

ti
m

e
, 

a
n

d
 p

ro
v

id
e

s 
b

e
tt

e
r 

re
so

u
rc

e
s 

to
 r

e
s
p

o
n

d
 t

o
 e

m
e

rg
e

n
c

ie
s

. 

IN
V

E
S

T
M

E
N

T
 P

R
O

P
E

R
T

Y
 A

N
D

 O
U

T
-M

IG
R

A
T

IO
N

: 

• 
T

h
e

re
 i

s 
d

e
c
re

a
s

in
g 

a
va

il
a

b
il

it
y
 o

f 
a

ff
o

rd
a

b
le

 c
o

m
m

e
rc

ia
l, 

re
ta

il,
 a

n
d

 f
o

o
d

 s
p

a
c
e

 i
n 

C
it

y
 C

e
n

tr
e

. 

• 
B

e
li

e
f 

th
a

t 
in

v
e

s
to

rs
 a

re
 a

c
q

u
ir

in
g

 h
o

u
s
in

g
 f

o
r 

s
p

e
c
u

la
ti

ve
 r

e
a

so
n

s 
ra

th
e

r 
th

a
n

 a
s 

a 
b

a
s
ic

 n
e

e
d

 

o
f 

lo
c
a

l 
re

s
id

e
n

ts
. 

w
hi

ch
 d

e
tr

a
c

ts
 c

o
m

m
u

n
it
y
 s

p
ir

it
 a

n
d

 s
e

n
se

 o
f 

p
la

ce
. 

In
v
e

s
tm

e
n

t 
p

ro
p

e
rt

y
 i

s 
in

fl
u

e
n

c
in

g
 p

ro
p

e
rt

y
 v

a
lu

e
s 

a
n

d
 h

o
u

s
in

g
 p

ri
ce

s.
 l

e
a

d
in

g
 t

o
 i

n
c

re
a

s
in

g
 

p
ri

ce
s 

th
a

t 
a

re
 p

u
s
h

in
g

 p
e

o
p

le
 t

o
w

a
rd

s
 l

e
a

v
in

g
 R

ic
h

m
o

n
d

 i
n 

se
a

rc
h

 o
f 

a
ff

o
rd

a
b

le
 h

o
u

s
in

g
, 

su
c

h 
a

s 
y
o

u
n

g
 p

ro
fe

s
s

io
n

a
ls

. 

R
ic

hm
on

d'
s 

b
ig

ge
st

 
h

ou
si

n
g 

is
su

e 
is

 ...
 

R
en

ra
l 

op
-h

on
s 

•p
os

t-
it

 P
os

te
r 

c
o

m
m

e
n

t 

oc
to

be
r 

2
0

1
6

 
I 

C
ity

sp
ac

es
 c

on
su

lti
ng

 
I 

C
it

y
 O

f 
R

ic
h

m
o

n
d

 
I 

H
o

u
s

in
g

 A
ff

o
rd

a
b

il
it

y
 P

ro
fi

le
 P

a
rt

 2
 -

C
o

n
s

u
lt

a
ti

o
n

 S
u

m
m

a
ry

 R
e

p
o

rt
 

2
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W
O

R
K

S
H

O
P

 #
2:

 D
E

V
E

L
O

P
E

R
S

 
T

h
e

 f
o

ll
o

w
in

g
 s

e
c
ti

o
n

 c
o

n
ta

in
s
 p

a
ra

p
h

ra
s
e

d
 c

o
m

m
e

n
ts

 f
ro

m
 t

h
e

 p
ri

v
a

te
 s

e
c
to

r.
 o

rg
a

n
iz

e
d

 

b
y
 t

h
e

m
e

. 

A
F

F
O

R
D

A
B

L
E

 H
O

M
E

O
W

N
E

R
S

H
IP

: 

• 
S

u
g

g
e

s
ti

o
n

 t
h

a
t 

th
e

 C
it

y
 s

h
o

u
ld

 d
e

te
rm

in
e

 t
h

e
 t

a
rg

e
t 

p
o

p
u

la
ti

o
n

s.
 e

li
g

ib
il
it

y
 c

ri
te

ri
a

. 

a
n

d
 h

o
u

s
in

g
 f

o
rm

s
 t

h
a

t 
sh

o
u

ld
 b

e
 p

ri
o

ri
ti

ze
d

. 
F

a
m

ili
e

s 
w

o
u

ld
 b

e
 a

n
 a

p
p

ro
p

ri
a

te
 t

a
rg

e
t 

p
o

p
u

la
ti

o
n

. 

S
u

g
g

e
s
ti

o
n

s 
th

a
t 

th
e

re
 c

a
n

 b
e

 m
o

re
 t

h
a

n
 o

n
e

 a
p

p
ro

a
c
h

 t
o

 i
n

tr
o

d
u

c
in

g
 a

ff
o

rd
a

b
le

 

h
o

m
e

o
w

n
e

rs
h

ip
 i

n 
R

ic
h

m
o

n
d

: 
(i

) 
s
u

p
p

o
rt

in
g

 h
o

u
s
e

h
o

ld
s 

to
 e

n
te

r 
th

e
 m

a
rk

e
t.

 w
it

h
 n

o
 

s
u

p
p

o
rt

s
 t

h
e

re
a

ft
e

r:
 (

ii)
 s

u
p

p
o

rt
in

g
 h

o
u

s
e

h
o

ld
s
 t

o
 e

n
te

r 
th

e
 m

a
rk

e
t 

w
it

h
 r

e
st

ri
c
te

d
 

re
sa

le
, 

s
e

c
u

ri
n

g
 t

h
e

 a
ff

o
rd

a
b

ili
ty

 a
n

d
 a

va
ila

b
ili

ty
 o

f 
th

e
s
e

 u
n

it
s
 i

n 
th

e
 l

o
n

g
-t

e
rm

 f
o

r 
th

e
 

c
o

m
m

u
n

it
y
 b

u
t 

li
m

it
in

g
 t

h
e

 i
n

d
iv

id
u

a
l 

h
o

u
s
e

h
o

ld
s
' 

e
q

u
it

y
 p

o
te

n
ti

a
l:

 (
iii

) 
re

n
t-

to
-o

w
n

 

m
o

d
e

l:
 (

iv
) 

o
n

e
-t

im
e

 d
o

w
n

 p
a

y
m

e
n

t 
s
u

p
p

o
rt

: 
a

n
d

. 
(v

) 
in

tr
o

d
u

c
in

g
 a

 c
o

m
b

in
a

ti
o

n
 o

f 

th
e

s
e

 m
o

d
e

ls
. 

O
th

e
r 

m
e

c
h

a
n

is
m

s 
to

 i
n

tr
o

d
u

c
e

 a
n

 a
ff

o
rd

a
b

le
 h

o
m

e
o

w
n

e
rs

h
ip

 p
ro

g
ra

m
 i

n
 R

ic
h

m
o

n
d

 

c
o

u
ld

 i
n

c
lu

d
e

 s
e

c
u

ri
n

g
 i

n 
p

e
rp

e
tu

it
y
, 

p
a

rt
ia

l 
la

n
d

 l
e

a
se

s.
 t

h
ir

d 
p

a
rt

y
 a

d
m

in
is

tr
a

ti
o

n
 (

i.e
. 

c
re

d
it

 u
n

io
n

),
 r

e
s
tr

ic
te

d
 r

es
a

le
. 

a
n

d
 b

u
lk

 i
n

tr
o

d
u

c
ti

o
n

 (
ra

th
e

r 
th

a
n

 d
e

liv
e

ri
n

g
 o

n
 a

 s
it

e
­

b
y

-s
it

e
 b

a
s

is
).

 

• 
S

u
g

g
e

s
ti

o
n

 t
o

 i
n

tr
o

d
u

c
e

 a
ff

o
rd

a
b

le
 h

o
m

e
o

w
n

e
rs

h
ip

 u
n

it
s
 i

n 
b

o
th

 n
e

w
-b

u
il
d

 p
ro

je
c
ts

 

a
n

d
 t

h
ro

u
g

h
 a

c
q

u
ir

in
g

 e
x
is

ti
n

g
 h

o
u

s
in

g
 p

ro
je

c
ts

. 
C

o
n

s
id

e
r 

re
p

u
rp

o
s
in

g
 u

n
d

e
ru

ti
li
z
e

d
 

n
o

n
-r

e
s

id
e

n
ti

a
l 

u
se

s 
in

to
 a

ff
o

rd
a

b
le

 h
o

m
e

o
w

n
e

rs
h

ip
 u

n
it

s 
su

ch
 a

s 
c
o

m
m

e
rc

ia
l 

b
u

ild
in

g
s,

 o
ld

 s
c
h

o
o

l 
s

ite
s.

 a
n

d
 h

o
te

ls
. 

• 
S

u
g

g
e

s
ti

o
n

 t
h

a
t 

th
e

 s
u

b
s

id
y
 l

e
ve

l 
c
o

u
ld

 b
e

 r
e

la
te

d
 t

o
 t

h
e

 C
o

n
s
u

m
e

r 
P

ri
ce

 I
n

d
e

x.
 o

r 

c
a

lc
u

la
te

d
 a

s 
a 

p
e

rc
e

n
ta

g
e

 b
e

lo
w

 m
a

rk
e

t 
va

lu
e

. 
C

o
n

s
id

e
r 

2
0

%
 b

e
lo

w
 m

a
rk

e
t 

va
lu

e
 t

o
 

e
n

su
re

 p
ro

je
c
t 

v
ia

b
il
it

y
. 

D
e

ve
lo

p
e

rs
 r

e
q

u
ir

e 
in

c
e

n
ti

v
e

s
 t

o
 d

e
li
v
e

r 
a

ff
o

rd
a

b
le

 h
o

m
e

o
w

n
e

rs
h

ip
 u

ni
ts

. 
F

a
st

-t
ra

c
k
in

g
 

re
z
o

n
in

g
 a

p
p

li
c
a

ti
o

n
s
 c

a
n

 r
e

d
u

c
e

 c
a

rr
y
in

g
 c

o
s
ts

 o
f 

d
e

v
e

lo
p

m
e

n
t.

 R
e

-a
llo

c
a

ti
n

g
 

a
d

m
in

is
tr

a
ti

o
n

 o
f 

u
n

it
s
 c

a
n

 a
lle

v
ia

te
 b

u
rd

e
n

 a
n

d
 r

e
la

te
d

 c
o

st
s.

 S
u

p
p

o
rt

in
g

 h
ig

h
-d

e
n

s
it

y
 

R
ic

h
m

o
n

d
 n

e
e

d
s

 
s

u
b

s
id

iz
e

d
 h

o
u

si
n

g
 fo

r.
 .. 

P
eo

p
le

 a
t 

ri
s

k
 o
~
 

be
1n

9 
h

o
m

el
es

s.
 

·P
os

t-
it

 P
os

te
r 

C
om

m
en

t 

3
0

 
C

it
y

 O
f 

R
ic

h
m

o
n

d
 

I 
H

o
u

s
in

g
 A

ff
o

rd
a

b
il

it
y

 P
ro

fi
le

 P
a

rt
 2

 -
C

o
n

s
u

lt
a

ti
o

n
 S

u
m

m
a

ry
 R

e
p

o
rt

 
I 

C
ity

sp
ac

es
 c

on
su

lti
ng

 
I 

oc
to

be
r 

2
0

1
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p
ro

je
c
ts

, 
d

e
n

s
it

y
 t

ra
n

sf
e

rs
, 

p
re

-z
o

n
in

g
 a

lo
n

g
 a

rt
e

ri
a

l 
ro

a
d

s
, a

n
d

 d
e

d
ic

a
ti

n
g

 C
it

y
-o

w
n

e
d

 

la
n

d
 c

a
n

 a
ls

o
 h

e
lp

. 

• 
S

u
g

g
e

s
ti

o
n

 t
h

a
t 

th
e

 C
it

y
 s

h
o

u
ld

 e
s
ta

b
li
s
h

 a
n

 a
ff

o
rd

a
b

le
 h

o
m

e
o

w
n

e
rs

h
ip

 w
a

it
li
s
t 

a
n

d
 

c
o

n
n

e
c
t 

e
li
g

ib
le

 h
o

u
s
e

h
o

ld
s
 t

o
 a

p
p

ro
p

ri
a

te
 p

ro
je

c
ts

 a
n

d
/o

r 
p

a
rt

n
e

r 
w

it
h

 n
o

h
-p

ro
fi

t 

o
rg

a
n

iz
a

ti
o

n
s
 f

o
r 

a
d

m
in

is
tr

a
ti

v
e

 a
ss

is
ta

n
ce

. 

• 
R

e
st

ri
c
te

d
 r

e
sa

le
 m

a
y
 l

im
it

 h
o

u
s
e

h
o

ld
s
' 

a
b

il
it

y
 t

o
 b

u
il
d

 e
q

u
it

y
 a

n
d

 t
o

 m
o

v
e

 u
p

 t
h

e
 

h
o

u
s
in

g
 c

o
n

ti
n

u
u

m
 i

n
to

 m
a

rk
e

t 
h

o
m

e
o

w
n

e
rs

h
ip

. 
T

h
e

 C
it

y
 s

h
o

u
ld

 f
in

d
 w

a
ys

 t
o

 a
ll
o

w
 

h
o

u
s
e

h
o

ld
s
 t

o
 b

u
il
d

 e
q

u
it

y
 f

o
r 

th
e

ir
 n

e
x
t 

s
te

p
s
 i

n
 t

h
e

 h
o

u
s
in

g
 m

a
rk

e
t.

 

R
e

s
tr

ic
te

d
 r

e
sa

le
 w

ill
 h

a
v

e 
a 

b
e

tt
e

r 
c
h

a
n

c
e

 a
t 

su
cc

e
ss

 i
f 

th
e

re
 i

s 
a 

la
rg

e
 s

u
p

p
ly

 o
f 

a
ff

o
rd

a
b

le
 h

o
m

e
o

w
n

e
rs

h
ip

 u
n

it
s
 a

n
d

 h
o

u
s
e

h
o

ld
s 

ca
n

 m
o

v
e

 w
it

h
in

 t
h

is
 s

u
p

p
ly

 t
o

 m
e

e
t 

th
e

ir
 c

h
a

n
g

in
g

 n
e

e
d

s.
 

T
h

e
re

 m
a

y
 b

e
 a

 n
e

g
a

ti
v
e

 p
e

rc
e

p
ti

o
n

 i
f 

a
n

 a
ff

o
rd

a
b

le
 h

o
m

e
o

w
n

e
rs

h
ip

 p
ro

g
ra

m
 w

o
u

ld
 

n
o

t 
ta

rg
e

t 
h

ig
h

-n
e

e
d

 h
o

u
s
e

h
o

ld
s
. 

S
u

g
g

e
s
ti

o
n

 t
h

a
t 

a
n

 e
d

u
c
a

ti
o

n
 p

ro
g

ra
m

 s
h

o
u

ld
 b

e
 

im
p

le
m

e
n

te
d

 w
it

h
 t

h
e

 i
n

tr
o

d
u

c
ti

o
n

 o
f 

a
n

 a
ff

o
rd

a
b

le
 h

o
m

e
o

w
n

e
rs

h
ip

 p
ro

g
ra

m
. 

L
O

W
-E

N
D

 M
A

R
K

E
T

 R
E

N
T

A
L

 (
L

E
M

R
):

 

T
h

e
 t

a
rg

e
t 

p
o

p
u

la
ti

o
n

 f
o

r 
L

E
M

R
 u

n
it

s
 s

h
o

u
ld

 b
e

 h
o

u
s
e

h
o

ld
s
 s

p
e

n
d

in
g

 5
0

-6
0

%
 o

f 

in
c
o

m
e

 t
o

w
a

rd
s
 h

o
u

s
in

g
 c

o
st

s.
 L

E
M

R
 r

e
n

t 
ra

n
g

e
s 

s
h

o
u

ld
 b

e
 1

0%
 b

e
lo

w
 C

a
n

a
d

a
 

M
o

rt
g

a
g

e
 a

n
d

 H
o

u
s

in
g

 C
o

rp
o

ra
ti

o
n

 (
C

M
H

C
) 

a
v
e

ra
g

e
 m

a
rk

e
t 

re
n

ts
. 

C
lu

s
te

ri
n

g
 L

E
M

R
 u

n
it

s
 i

s 
m

o
re

 s
u

c
c
e

s
s
fu

l 
a

n
d

 a
llo

w
s
 n

o
n

-p
ro

fi
ts

 t
o

 b
e

 i
n

v
o

lv
e

d
 i

n
 

p
ro

je
c
t 

d
e

s
ig

n
 t

o
 m

e
e

t 
th

e
ir

 c
li
e

n
t 

n
e

e
d

s.
 N

o
n

-p
ro

fi
ts

 a
re

 c
h

a
ll
e
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 m
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, 
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c
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 m
u

lt
i-

g
e

n
e

ra
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n
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u
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le
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o
p

u
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 b
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 c
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. 
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A
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K

E
T
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N
T
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O

U
S
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G

: 
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T

h
e
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n
c
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s
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g
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c
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c
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q

u
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n
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o
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e

c
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 t
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e
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n
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e
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e
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ta
te
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e

n
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a

n
d
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h
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re

 p
a

s
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w
o

rk
 e
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p

e
ri

e
n

c
e

. 

T
h
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le
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c
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 p
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 r
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 p
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h
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u
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in
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it
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 c
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 d
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v
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p
p

ro
a

c
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c
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n
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p

e
ri

e
n

c
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d

v
e
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ff

e
c
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in
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p

e
c
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li
e

n
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 w
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 m

e
n

ta
l 

h
e
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lt
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 i
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u

e
s

. 

E
M

E
R
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E

N
C

Y
 S

H
E

L
T

E
R
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: 
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H

o
m

e
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s
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n

e
s
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 i
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a 
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g
e

r 
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r 
m
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n

ta
l 

h
e
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 i
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u

e
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V
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u
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C

o
a
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ta

l 
H

e
a

lt
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a
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 r
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g
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h
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c
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 c
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c
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h
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b
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c
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e
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 d
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e
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 d
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T
h

e
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o
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w
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r 
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h

e
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e
r 
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n
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 c
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h

e
lt

e
r 
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 d
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 d
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c
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b
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e
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c
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h
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e
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 p
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 C
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 b
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 b
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n
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T
h
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 s

e
c
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o
n
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u

m
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 k

e
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fi
n
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 c
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 d
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e
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s
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h
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h

te
d
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n

 t
h
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 s
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c
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n
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e
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e

n
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e
n
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 c
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n
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n
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y 
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e
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n
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y
 

p
a
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a

n
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o
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o

n
e

s
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h
a
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w
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u
n

d
 t
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h
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 p
a
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h
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e
y 
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e
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e
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u
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in
e

d
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 d
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u
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u
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n

d
 s
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k
e
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o
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o
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s
u
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a
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o
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h
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y
 d
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 n

o
t 
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e
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e
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e
c

t 
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e
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a
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e
s 

o
r 
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te

n
ti

o
n

s
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f 
al

l 
p

a
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a
n

ts
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o
r 

th
a

t 
o

f 
th

e
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ity
, 

a
n

d
 t

h
e

y
 h

a
ve
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o

t 
b

e
e

n
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e

n
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n
y
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u

la
r 

p
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R
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 d
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 m
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h
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o

n
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T

h
e
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n

c
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a
s
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n

d
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n
d
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o

u
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. c
o

m
p

e
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o

n
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n
d
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it
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d
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p
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a
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d
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 b
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g
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it

h
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o
m

e
 h

o
u

s
e
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o

ld
s 
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c
e
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u
t 

o
f 
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e

 m
a
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e

t.
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o
w

-
a

n
d
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o

d
e
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­
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c
o

m
e
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a

m
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ie
s.

 m
u

lt
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g
e

n
e

ra
ti

o
n

a
l 
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m
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e

s.
 s

in
g

le
 p

a
re

n
ts

, 
a

n
d

 y
o

u
n

g
 a

d
u

lt 
c
o

u
p

le
s 

a
p

p
e

a
r 

to
 e

x
p

e
ri

e
n

c
e

 t
h

e
 m

o
s
t 

c
h

a
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e

n
g

e
s
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h

 b
e

in
g
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n

a
b
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o
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o
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h
e
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e
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e
 p
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f 

m
a
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e
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h

o
m
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o
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n

e
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ip
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o

u
s
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R
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h
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a 
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d
u
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a
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 l
e

a
v
in

g
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ic
h

m
o

n
d

 f
o

r 
m

o
re

 a
ff

o
rd

a
b

le
 c

o
m

m
u

n
it

ie
s.

 l
e

a
d

in
g

 t
o

 l
o

n
g

 d
a

ily
 c

o
m

m
u

te
s 

(t
o

 t
h

e
ir

 e
m

p
lo

y
m

e
n

t 
in

 R
ic

h
m

o
n

d
).

 d
is

c
o

n
n

e
c
ti

o
n

 f
ro

m
 f

a
m

il
y
 a

ri
d

 s
o

ci
a

l 
n

e
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o
rk
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a
n

d
 

d
e

c
re

a
s
e

d
 l

iv
a

b
il

it
y
 s

ta
n
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a

rd
s

. 

P
a

rt
ic

ip
a

n
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x
p
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e
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n
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p
p

e
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 f
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r 
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e
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p
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p
a
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u
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n
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e

n
te
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 u

n
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u

c
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o
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lo
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d

u
p

le
xe

s.
 t

ri
p

le
xe

s.
 f
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u
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p
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e
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. 

to
w

n
h
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u
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e
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. 
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n

d
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c
k
e

d
 t
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w

n
h

o
u
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. 
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 d
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c
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 c
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e
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e
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c
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v
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n
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ra
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s
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h
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 c
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g

 s
u

p
p

ly
, 

in
c
lu

d
in

g
 a

g
in

g
 f

a
ci

li
ti

es
 a

n
d

 i
n

fr
a

s
tr

u
c
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 m
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 r
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p
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ra
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 d
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 c
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n
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b
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 c
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c
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p
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 d
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