
 

 
Cities for Everyone supports more 

affordable housing and transportation, in 
order to provide security, mobility and 

opportunity for people with all incomes and 
abilities 

 
www.citiesforeveryone.org 

   

 

Cities for Everyone is an independent community organization that educates and advocates for practical policy reforms that create more affordable, 
inclusive and sustainable communities. We support transportation as well as housing affordability, and middle-income as well as lower-income affordability. 

 

Affordability = Security, Mobility and Opportunity 

Our Affordable and Inclusive Neighbourhood Action Plan 
Development policies determine who can live in a community. Many current policies discourage affordable infill, 
which excludes lower- and moderate-income families from desirable urban neighbourhoods. This is inefficient and 
unfair. Policies described below can significantly increase moderate-priced infill in walkable urban neighbourhoods, 
which increases affordability and inclusivity, reduces emissions, and achieves other community goals. 
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More Affordable Infill is Needed 
Many low- and middle-income families lack affordable 
housing and travel options. This harms those households 
and reduces businesses’ ability to recruit talent, 
constraining economic development. Limiting urban 
infill causes sprawl, which displaces farms and wildlife 
habitat, and increases traffic problems. Everybody 
benefits if any household that wants can find suitable 
housing in a walkable urban neighbourhood.  
 
Single-detached homes require far more land, are far 
more costly to own, and so require higher incomes 
than condominiums and townhomes. The graph 
below compares Victoria-area housing prices and the 
minimum incomes required to purchase them, 
assuming 30% maximum income devoted to 
mortgages. When somebody says, “I only want 
detached houses in my neighbourhood” they are 
essentially saying, “I only want households earning 
more than $160,000 in my neighbourhood.” 

 
Housing Prices and Income Requirements 

 
 

A 1.5% Solution for More Inclusive Communities 
Victoria’s population grows about 1.5% annually. To 
become more affordable we must increase housing 
supply faster than that, adding more than 2,000 units 
per year. About 4,000 housing units are under 
development, but these are mostly downtown 
highrises, which are costly to build and unsuitable for 
many households. We need more moderate-priced 
housing in walkable neighbourhoods.  
 
A reasonable target is for residential neighbourhoods 
to increase housing supply at least 1.5% annually, a 
modest growth rate but higher than what currently 
occurs (see below). Most new houses should be 
moderately priced ($250,000-600,000, depending on 
size and location), so they are initially affordable to 
middle-income households and become affordable to 
lower-income households as they depreciate. Policy 
reforms are needed to allow this to occur. 

 
 
 

https://citiesforeveryone.org/2018/07/10/1-5-solution-for-more-inclusive-communities/
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The Role of Moderate-Priced Housing 
According to housing experts, building moderate-
priced ($250,000-600,000 per unit) missing middle 
infill housing is critical for increasing overall 
affordability: 
Increases moderate-income family affordability. 
Increases low- and moderate-income affordability 
through filtering, as some households move from 
lower-priced apartments into the new units. 
Increases affordability for all households in the future 
as the new units depreciate in value. 
 
A recent study described in Daniel Herriges’s, The 
Connectedness of Our Housing Ecosystem, used an 
innovative approach to measure filtering impacts. It 
tracked the moving history of residents at 802 new 
multifamily developments in 12 cities. It found that 
building market-price apartments frees up lower-
priced apartments as households move into new 
units. This analysis indicates that for every 100 new 
market-rate units built, approximately 65 units are 
freed up in existing buildings, accommodating up to 
48 moderate- and low-income families.  
 
The City of Victoria recently imposed a 20% 
affordability requirement on large condominium 
developments, although City-sponsored studies 
indicate that this will reduce the total number of 
housing units built. Most of the units forgone will be 
moderate-priced since they are least profitable. This 
will reduce moderate-priced housing, and therefore 
total affordability, particularly over the long-run, as 
discussed in our column, Inclusivity Requirements. 
What Maximizes Affordability Overall? 
 

New Housing Prices by Inclusivity Mandate 

 

Policy Recommendations 
These policies can significantly increase moderate-
priced infill development to help achieve local and 
regional affordability and emission reduction goals. 

1. Pre-zone areas designated for higher densities in 
the Official Community Plan (OCP). This reduces 
infill development costs. 

2. Allow an additional story for corner lots, larger 
lots (at least 1,000 square meters), and on busier 
streets. These locations minimize negative impact 
on neighbours. 

3. Exempt moderate-priced housing (see table 
below) from inclusivity mandates. This encourages 
developers to build more moderate-price units. 

Unit size Maximum Price 
3-bedroom $600,000 

2-bedroom $500,000 

1-bedroom $400,000 

Batchelor units $350,000 

4. Reduce fees and approval requirements for 
smaller and moderate-priced infill developments, 
since these are the projects we most need. 

5. Reduce or eliminate parking requirements and 
favor unbundling (parking rented separately from 
housing units), so residents are not forced to pay 
for expensive parking facilities they do not need. 

6. Allow higher densities and building heights in 
exchange for more affordable units. Target 
densities can be applied in accessible locations, for 
example, at least three stories along minor 
arterials and four stories along major arterials. 

7. Mandate or reward energy-efficient housing, and 
support efficiency retrofits of existing homes. 
Building energy is a major financial cost and source 
of emissions, so improving efficiency helps achieve 
affordability and environmental goals. 

8. Improve affordable housing design. Municipal 
governments can support design contests and 
workshops to encourage better design. The 
Affordable Housing Design Advisor, the Missing 
Middle Website, and Portland’s Infill Design Project 
provide affordable housing design resources. 

9. Subsidize housing for people with special needs, 
including those with disabilities and low incomes. 

https://www.strongtowns.org/journal/2018/7/25/why-are-developers-only-building-luxury-housing
http://missingmiddlehousing.com/
https://www.planetizen.com/blogs/100293-how-filtering-increases-housing-affordability
https://www.strongtowns.org/journal/2019/4/24/the-connectedness-of-our-housing-ecosystem
https://www.strongtowns.org/journal/2019/4/24/the-connectedness-of-our-housing-ecosystem
https://www.victoria.ca/assets/Departments/Planning~Development/Community~Planning/Local~Area~Planning/Fairfield~Gonzales/Fairfield~Growth~Survey/Coriolis%20Density%20Bonus%20and%20Affordable%20Housing%20Apr2016.pdf
http://citiesforeveryone.org/2019/04/25/inclusivity-requirement-what-maximizes-affordability-overall/
http://citiesforeveryone.org/2019/04/25/inclusivity-requirement-what-maximizes-affordability-overall/
http://www.victoria.ca/housing
https://www.crd.bc.ca/project/regional-housing-affordability-strategy
https://www.victoria.ca/EN/main/residents/community-planning/official-community-plan.html
http://www.designadvisor.org/
http://www.missingmiddlehousing.com/
http://www.missingmiddlehousing.com/
http://www.portlandoregon.gov/bps/34024
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Frequently Asked Questions 

What is Our Region Doing? What More Can Be Done? 
Many of these policies are being implemented in our region, but often to a limited degree and only in 
some jurisdictions, but much more can be done, as summarized in the table below.  
 

Policy Current Status Additional Actions 

Pre-zone to densities targets in the 
Official Community Plan.  

Many areas require rezoning to allow 
desired densities.  

Upzone all areas to reflect OCP 
density targets. 

Allow an additional story for corner 
lots, larger lots, and on busier streets.  

Most require rezoning for more than 
two stories.  

Upzone locations suitable for taller 
and denser housing types. 

Exempt moderate-priced housing 
from inclusivity mandates.  

This is sometimes applied ad hoc, for 
individual projects. 

Establish a clear policy indicating the 
types of housing that are exempt. 

Reduce fees and approval 
requirements for smaller and 
moderate-priced infill. 

This is sometimes applied ad hoc, for 
individual projects. 

Establish clear policies indicating the 
types of housing that qualify for 
lower fees and expedited approvals. 

Reduce or eliminate parking 
requirements and encourage 
unbundling (parking rented 
separately from building space). 

Victoria reduced some parking ratios, 
but still requires 0.75 to 1.55 spaces 
for most units. Esquimalt forbids 
unbundling. 

Significantly reduce or eliminate 
parking requirements for lower-
priced developing in walkable urban 
neighborhoods. 

Allow higher densities and building 
heights in exchange for more 
affordable units.  

This is sometimes often applied. 
Victoria is developing a formal policy. 

Establish clear policing indicating 
when higher densities are allowed in 
exchange for lower prices. 

Mandate or reward energy-efficient 
housing, and support efficiency 
retrofits of existing homes.  

Most jurisdictions in the region apply 
the Step Code, and some retrofit 
programs exist, but more is possible.  

Implement passive house standards 
for new construction and develop 
comprehensive retrofit programs. 

Improve affordable housing design.  Some local programs exist. 
Develop affordable housing design 
programs and contests. 

Subsidize housing for people with 
special needs. 

Local, provincial and federal programs 
exist and are expanding. 

Some jurisdictions may need new 
programs to receive available funds. 

Many of the recommended policies are being implemented by some local jurisdictions, but much more is possible. 

  

 Although local jurisdictions are increasing allowable densities in some areas, such as in major 
commercial centers and along busy arterials, most residential areas only allow low-rise homes, which 
discourages affordable infill in walkable urban neighborhoods. 

 Many experts recommend eliminating parking requirements. This does not eliminate parking or 
motor vehicles, it simply allows developers to decide how much parking to provide based on user 
demand. Victoria reduced some parking requirements based on parking demand studies which 
showed that previous standards were higher than needed, but still requires 0.75 to 1.55 spaces for 
most housing units. Esquimalt forbids parking unbundling in multi-family housing.  

 

These examples indicate that local jurisdictions are only implementing modest changes. Much greater 
reforms are possible and needed to achieve community affordability and emission reduction goals. 

https://www.reinventingparking.org/2017/02/dont-do-wrong-thing-better-do-right.html
https://www.victoria.ca/assets/Departments/Planning~Development/Development~Services/Zoning/Bylaws/Schedule%20C.pdf
http://wattconsultinggroup.com/project/city-of-victoria-update-of-off-street-parking-regulations-schedul-c/
https://www.victoria.ca/assets/Departments/Planning~Development/Development~Services/Zoning/Bylaws/Schedule%20C.pdf
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How Much and What Type of Housing is Needed? 
Our region has about 400,000 residents and grows by about 5,000 residents annually. To increase 
affordability, housing supply must grow faster, or more than 2,000 housing units per year (assuming 2.5 
residents per home), with most new units located in walkable core-area neighbourhoods to minimize 
transportation costs. We are currently building 3,000-4,000 new units annually, but most are high-rise 
apartments, or single-family houses located in automobile-dependent areas; only a small portion of new 
housing consists of lower-price housing types (secondary suites, townhouses and low-rise apartments) 
in walkable urban neighbourhoods.  
 

 

 
According to the CRD’s Regional Housing Affordability 
Strategy the region must add about 1,350 low- and 
moderate-priced housing units annually to serve 
future housing demands. Subsidies can only finance a 
minority of the needed homes (up to one-third if 
programs are fully funded). 
 
As a result, increasing the supply of lower-priced 
market housing in walkable urban neighbourhoods is 
important for increasing low- and moderate-income 
household affordability. 

  
 
The CRD’s Regional Housing Affordability Strategy predicts a shortage of 20,500 affordable rental units 
plus 6,500 affordable owner-occupied homes. This suggests that the region must add about 1,350 low- 
and moderate-priced housing units annually. The CRD currently builds about 200 subsidized homes 
annually, and has plans to increase this to 500 units for four years, but at best this will serve only about 
a third of affordable housing needs; most low- and moderate-income households rely on unsubsidized 
housing. This is the type of housing we need, and what these policy reforms can produce. 
 
Victoria Development Trends 

 

 
Most new housing built in the Victoria region 
consists of downtown highrise apartments, 
or single-family houses located at the urban 
fringe.  
 
Relatively few new homes are lower-priced 
housing types (secondary suites, townhouses 
or low-rise apartments) located in walkable 
urban neighbourhoods suitable for 
moderate-income families.  

 

https://www.crd.bc.ca/docs/default-source/regional-planning-pdf/Population/Population-PDFs/2014-population-employment-amp-dwelling-projections-to-2038.pdf?sfvrsn=92622eca_4
https://www.crd.bc.ca/about/data/regional-information/monthly-permit-reporting-tool
https://www.crd.bc.ca/docs/default-source/crd-document-library/annual-reports/capital-region-housing-corporation/2234-rhas_v20_pgs_sml.pdf?sfvrsn=61711cca_10
https://www.crd.bc.ca/docs/default-source/crd-document-library/annual-reports/capital-region-housing-corporation/2234-rhas_v20_pgs_sml.pdf?sfvrsn=61711cca_10
https://www.crd.bc.ca/docs/default-source/crd-document-library/annual-reports/capital-region-housing-corporation/2234-rhas_v20_pgs_sml.pdf?sfvrsn=61711cca_10
https://www.crd.bc.ca/docs/default-source/crd-document-library/annual-reports/capital-region-housing-corporation/2234-rhas_v20_pgs_sml.pdf?sfvrsn=61711cca_10
https://www.crd.bc.ca/docs/default-source/crd-document-library/annual-reports/capital-region-housing-corporation/2234-rhas_v20_pgs_sml.pdf?sfvrsn=61711cca_10
https://www.cheknews.ca/is-a-90-million-plan-to-build-2000-rental-units-in-the-crd-in-4-years-realistic-449520/
https://www.lgeo.co/blog/2018/6/7/victoria-residential-development
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Why Favor Infill Over Sprawl?  
Our region has one of the mildest climates in Canada, and much of our energy is renewable, which 
minimizes energy consumption and pollution emissions. Within our region, households living in compact 
homes located in walkable neighbourhoods consume less land and generate less vehicle travel than if 
located in sprawled, automobile-dependent locations as illustrated below. This increases affordability 
and reduces emissions. 
 
Land Use and Vehicle Travel by Location 

Impervious Surface Per Household Vehicle Travel Per Household 

  
Infill development significantly reduces per capita impervious surface area and vehicle travel, which reduces 
sprawl and transportation-related costs. 

 
  
The table below lists various benefits and costs of more compact infill development. 
 
Infill Benefits and Costs 

 Internal (To Residents) External (To Other People) 

B
e
n

e
fi

ts
 

Increased accessibility, which reduces travel time and 
money costs, increasing affordability. 

Improved mobility options, which increases non-
drivers’ independence and economic opportunity, and 
reduces drivers’ chauffeuring burdens. 

Increased affordability and household economic 
resilience. 

Improved fitness, health and traffic safety. 

More friendly neighborhood interactions.  

Open space preservation (farm and habitat). 

Reduced public infrastructure and service costs 
(roads, utilities, emergency and transit services, 
etc.). 

Reduced congestion and crash risk imposed on 
others. 

Reduced healthcare and disability costs. 

Increased economic productivity and development. 

Increased community cohesion (friendly interactions 
among neighborhoods) and reduced crime rates. 

Reduced fuel consumption and pollution emissions. 

C
o

s
ts

 Higher unit land prices (dollars per acre). 

Less private greenspace (lawns and gardens). 

Reduced privacy. 

More exposure to some pollutants. 

Increases in some infrastructure costs such as curbs 
and sidewalk. 

More local traffic and parking congestion. 

Compact infill development provides various benefits and costs, including some that are internal (borne by 
residents) and some that are external (borne by other people).  
 

https://www.nrcan.gc.ca/energy-efficiency/energy-efficiency-products/product-information/windows-doors-and-skylights/climate-zones-windows-doors-and-skylights/13954
http://www.vtpi.org/sg_save.pdf
http://www.vtpi.org/sg_save.pdf
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How Much Can These Policies Reduce Development Costs? 
Below are examples of the costs of development regulations and potential savings from reforms. 

 Most urban neighbourhoods only allow two-story houses, and up to two secondary suites. The table 
below shows land costs per housing unit for a 10,000 square foot (sf) parcel that costs $900,000. This 
indicates the land cost savings provided by upzoning. For example, upzoning to allow 2-story 
townhouses saves $150,000, and allowing four-story apartments saves $270,000 per unit. 

Potential Land Cost Savings From Upzoning to Allow “Missing Middle” Housing 

Allowable Housing Type Units Land Costs Per Unit Savings per Unit 
Single-family with two suites (typical current policy) 3 $300,000 $0 

2-story townhouses with 1.0 Floor Area Ratio (FAR) 6 $150,000 $150,000 

3-story townhouses with 2.2 FAR 12 $75,000 $225,000 

4-story apartment (eight units per floor) with 2.5 FAR 30 $30,000 $270,000 

This table shows land costs, and therefore potential savings per unit from upzoning. 

 

 Inclusivity requirements force market-rate units to subsidize a portion of costs of a portion (typically 
5-20%) of new units. The table below shows typical cost burdens these requirements imposes on the 
other units, and therefore potential savings if moderate-priced units are exempted.  

Inclusivity Requirement Costs 

Subsidy Required per Affordable Unit 10% 20% This table shows the additional cost that 
inclusivity requirements impose on 
market-priced units. 

$100,000  $11,111 $25,000 

$200,000 $22,222 $50,000 

 
 

 Parking facility costs range from about $10,000 per space for surface parking on inexpensive land to 
more than $50,000 per space for underground parking. The table below illustrates the costs of 
requiring one or two parking spaces per unit. Reducing parking requirements allows developers to 
“unbundle” parking (rent parking separately from housing), providing savings to car-free households. 

Parking Facility Costs 

 Suburban Urban Neighbourhood Downtown This table shows typical 
parking facility costs and 
therefore potential savings 
from reduced requirements. 

Cost per space $5,000 $25,000 $50,000 

One space $5,000 $25,000 $50,000 

Two spaces $10,000 $50,000 $100,000 

 

 Many areas that Victoria’s Official Community Plan recommends for 3-6 story multifamily housing 
are still zoned for 2-3 stories, forcing developers to spend time and money for upzoning simply to 
meet OCP targets. For a small 5-20 unit project this adds $500,000 in expenses and 6-12 months of 
delay, adding $30,000-100,000 per unit. Upzoning to OCP targets eliminates these costs. 

 Development fees and impact studies typically increase costs by 6-18%, adding $25,000-75,000 per 
unit. These costs can be reduced with exemptions for smaller and lower-priced projects. 

 State-of-art energy efficient houses (called passive or net zero energy homes) typically cost $20,000-
25,000 more to build, reduce 2-3 annual tons of emissions, and provide $1,000-3,000 annual energy 
savings in this region (savings are larger in colder climates), compared with conventional new homes. 
BC’s Step Code gradually increases building efficiency, but much less than is possible. 

 

http://missingmiddlehousing.com/
https://www.victoria.ca/EN/main/residents/community-planning/official-community-plan.html
http://ternercenter.berkeley.edu/uploads/Development_Fees_Report_Final_2.pdf
https://www.passivehousecanada.com/wp-content/uploads/2016/09/The-Economics-of-Passive-Hosue_Vancouver-Costing-Study.pdf
https://www.passivehousecanada.com/wp-content/uploads/2016/09/The-Economics-of-Passive-Hosue_Vancouver-Costing-Study.pdf
https://www.dropbox.com/home/Building%20Energy%20Efficiency?preview=BC+Step+Code+Metrics_Research.pdf
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The table and figure below summarizes typical potential savings from recommended reforms. 
 
Potential Savings from Recommended Policies 

Reforms Typical Savings Per Unit 
Upzone to allow townhouses and low-rise apartments $150,000-270,000 

Reduce approval requirements $30,000-100,000 

Reduce parking requirements $25,000-100,000 

Development fees $25,000-75,000 

Inclusivity requirement  $10,000-50,000 

This table summarizes typical potential savings provided by various policy reforms.  

 
 
Potential Savings from Recommended Policies 

 
This figure illustrates typical savings provided by the recommended policy reforms. They can significantly 
reduce moderate-priced housing development costs, leading to more supply and more affordable rents. 

 
 
Of course, not every project incurs all of these costs, and not all of the potential savings are passed on to 
households, but good studies show that current policies drive up prices and reduce moderate-priced 
housing development. One recent study estimates that parking regulations increase average rents by 
17% or approximately $1,700 per year. Another estimated that parking costs increase Seattle-area 
apartment rents approximately 15% or $246 per month, although 20% of occupants own no vehicles, 
and 37% of spaces are unoccupied during peak periods. Eliminating central Los Angeles parking 
requirements resulted in development of more housing with less parking, and more diverse housing 
including older building rehabilitations, and cheaper units marketed to non-drivers. Other regulatory 
reforms should have similar impacts on reducing housing prices and increasing supply.  
 
These impacts are far higher for lower- than high-priced housing. For example, an additional $50,000 
parking space adds just 5% to the cost of a million dollar house, and most affluent buyers will choose 
one regardless of whether it is mandated, but increases moderate-priced housing costs by 10-20%, and 
given the option, many moderate-income households would choose a cheaper apartment with less 
parking. Similarly, density limits, inclusivity requirements, and development fees represent a much 
larger portion of costs for lower-priced than higher-priced housing, and so reduce the number of 
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http://www.jtlu.org/index.php/jtlu/article/view/1340
http://dx.doi.org/10.1080/10511482.2016.1205647
http://www.sightline.org/research/who-pays-for-parking
http://www.sightline.org/research/who-pays-for-parking
http://www.accessmagazine.org/spring-2014/parking-requirements-housing-development-regulation-reform-los-angeles/
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moderate-priced housing units built. As a result, current regulations are regressive, they harm lower-
income households. The policy reforms are progressive with respect to income because they improve 
housing options and reduce prices for low- and moderate-income households.  
 
Housing Regulation Costs as a Portion of Total Housing Prices 

Regulations Typical Costs 
Affordable 
($250,000) 

Moderate 
($600,000) 

Expensive 
($1,000,000) 

Density restrictions 150,000 60% 25% 15% 

Project approval 50,000 20% 8% 5% 

Development fees 35,000 15% 6% 3.5% 

Inclusivity requirements 30,000 12% 5% 3% 

Parking requirements 25,000 10% 4% 2.5% 

Totals 292,500 117% 48% 24% 

Regulatory costs are a larger portion of costs for affordable than expensive housing, and so are regressive 
(they harm poor people) and unfair to households that prefer compact housing options or are car-free. 

 

How Can We Ensure that Savings are Passed on to Households? 
The distribution of upzoning benefits also depends on land market competitiveness. The majority of 
developable land in Victoria only allows single-family housing (yellow in the map below), creating 
scarcity, and therefore a “sellers market” for land suitable for compact housing. If a single parcel is 
upzoned, most of the value will be captured by property owners. However, upzoning  large areas can 
create a more competitive “buyers market,” of land suitable for more compact development, which will 
drive down land prices and therefore the costs of building compact infill housing. As a result, most of the 
benefits are captured by households. 
 

 

 
Only a small portion of Victoria’s developable 
land currently allows multi-family housing. Even 
many areas that the Official Community Plan 
(OCP) designates for moderate density requires 
upzoning to allow multifamily housing. This 
creates scarcity – a seller’s market – which 
drives up land costs and therefore prices for 
multifamily housing. 
 
A simple solution is to upzone land to OCP 
targets, which will create a more competitive 
market for land suitable for infill, which will 
drive down multifamily housing prices, so more 
benefits are captured by households as savings. 

 
 
Experience elsewhere, such as in Montreal (discussed below), indicates that neighbourhood-wide 
upzoning leads to lower housing prices.  
 

https://www.victoria.ca/EN/main/residents/community-planning/official-community-plan.html
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Where Has This Worked? 
Experience elsewhere indicates that increasing moderate-priced housing supply tends to increase 
housing vacancy rates and drive down prices, even in attractive and successful cities similar to Victoria. 
For example, after several years of building more than 10,000 units annually, Seattle-area apartment 
vacancy rates increased from 7.7% in 2016 to 10.5% in 2018, and average rents declined 2.9% in 
2018. Similarly, several years of rapid apartment construction in Portland, Oregon caused average rents 
to 3%, from $1,155 to $1,120, in 2017. Of course, one-year reductions are insufficient to make these 
cities truly affordable to lower-income households, but it demonstrates proof-of-concept: building lots 
of moderate-priced housing for several years increases overall affordability. 
 
Montreal, Quebec housing prices are 20-40% lower than in peer cities because for decades the City’s 
development policies encouraged development of compact housing types, townhouses and low-rise 
apartment buildings, in most neighbourhoods. As a result, 40% of households in the city live in low-rise 
(less than five storey) apartments. These tend to be inexpensive to build and operate, and because they 
are located in walkable urban neighbourhoods, households can minimize their vehicle ownership.  
 
Academic research also indicates that increasing housing supply tends to increase affordability and 
reduce displacement as some households move from lower-priced apartments into the new units, a 
process called filtering. This includes Stuart Rosenthal's 2014 study, “Are Private Markets and Filtering a 
Viable Source of Low-Income Housing?,” published in the American Economic Review, and Miriam Zuk 
and Karen Chapple’s 2016 study, Housing Production, Filtering and Displacement: Untangling the 
Relationships, by the Berkeley Institute of Government Studies. Recent City Observatory research shows 
lower displacement rates in neighbourhoods that increase housing supply and therefore reduce 
competition for available housing units. A recent study by economist Evan Mast, described in Daniel 
Herriges’s, The Connectedness of Our Housing Ecosystem, used an innovative approach to measure 
filtering impacts. It tracked the previous residences of the occupants of 802 new multifamily 
developments in 12 North American cities, and the previous residences of the households that replaced 
them, through six cycles. It found that building market-price apartments causes a kind of housing 
musical chairs, as households move from older, inexpensive apartments into the new units. This analysis 
indicates that for every 100 new market-rate units built, approximately 65 units are freed up in existing 
buildings, accommodating up to 48 moderate- and low-income families.  
 
A few studies find contrary results, but they tend to have methodological problems. Andrés Rodríguez-
Pose and Michael Storper claimed that upzoning worsens inequality and gentrification, based on 
evidence from a newspaper article that examined how upzoning effects house prices, but Joe Cortright 
pointed out in, Will Upzoning Ease Housing Affordability Problems?, their data only considered single-
family housing, and actually indicates that supply increases are correlated with lower rental price 
inflation. A study by Dr. John Rose, The Housing Supply Myth found that in some Canadian cities 
(Toronto, Vancouver and Victoria), housing prices increased although housing growth exceeded 
household growth, but critics Professor Nathan Lauster and Jens Von Bergmann identified 
methodological errors that significantly exaggerated Roses’ estimate of housing supply growth. 
 
Overall the research indicates that increasing moderate-income housing supply tends to increase both 
moderate- and low-income housing affordability. This does not eliminate the need for other affordable 
housing strategies, including subsidies for lower-income households, but demonstrates that policies 
which encourage moderate-priced housing development tend to improve affordability overall. 
 

https://www.bloomberg.com/news/articles/2018-09-07/rental-glut-sends-chill-through-the-hottest-u-s-housing-markets
https://www.oregonlive.com/business/2019/01/apartment-rents-dropping-in-seattle-landlords-compete-for-tenants-as-market-cools.html
http://cityobservatory.org/portland-rents-are-going-down/
https://www.mtlblog.com/lifestyle/what-it-costs-to-rent-an-apartment-in-montreal-vs-every-other-canadian-city
https://www12.statcan.gc.ca/census-recensement/2016/as-sa/98-200-x/2016005/98-200-x2016005-eng.cfm
https://www.planetizen.com/blogs/100293-how-filtering-increases-housing-affordability
https://www.aeaweb.org/articles?id=10.1257/aer.104.2.687
https://www.aeaweb.org/articles?id=10.1257/aer.104.2.687
http://www.urbandisplacement.org/sites/default/files/images/udp_research_brief_052316.pdf
http://www.urbandisplacement.org/sites/default/files/images/udp_research_brief_052316.pdf
http://cityobservatory.org/if-you-want-less-displacement-build-more-housing/
https://www.dropbox.com/s/zuzxvupdbqcvhql/Mast%20Luxury%20Housing.pdf?dl=0
https://www.strongtowns.org/journal/2019/4/24/the-connectedness-of-our-housing-ecosystem
https://www.sightline.org/2017/10/31/video-cruel-musical-chairs-why-is-rent-so-high/
https://www.sightline.org/2017/10/31/video-cruel-musical-chairs-why-is-rent-so-high/
http://econ.geo.uu.nl/peeg/peeg1914.pdf
http://econ.geo.uu.nl/peeg/peeg1914.pdf
http://cityobservatory.org/will-upzoning-ease_affordability/
https://www.kpu.ca/sites/default/files/The%20Housing%20Supply%20Myth%20Report%20John%20Rose.pdf
https://homefreesociology.wordpress.com/2017/11/29/notes-on-the-myth-of-housing-supply/
https://doodles.mountainmath.ca/blog/2017/12/11/some-thoughts-on-the-supply-myth/
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Where are Examples of Bold Affordability Actions? 

Oregon Legalizes Duplexes, Fourplexes and Cottage Clusters with Wide, Bipartisan Majorities  

Oregon legalized something that has been all but banned in most American communities for nearly a 
century: apartments. Oregon passed House Bill 2001, the latest and largest victory for a national 
movement to increase density in communities that have severely restricted what can be built—and as a 
result, who may live there. Cities also have flexibility to incentivize projects that create new below-
market homes. Portland will offer bonuses that allow slightly larger buildings for additional building 
units and lower prices. 

Minneapolis Legalizes Missing Middle Housing 
Minneapolis passed an ambitious housing reform which allows duplexes and triplexes in every 
neighbourhood citywide, most of which were formerly reserved for nothing but single-family houses. 
Streets with frequent public transit service will also allow greater building height and intensity, up to 4 
stories in many locations and 6 stories closer to the city center. This will allow those areas to grow to the 
next increment of intensity, and to make more productive use of transit investments by making it 
possible for more people to live in walking distance of transit. 
 
Legalizing apartments in residential areas is critical to increasing affordability and inclusivity. Affordable 
infill allows lower-income households to locate closer to jobs, schools, and amenities, making transit 
more viable and reducing automobile traffic, and shorter commutes are associated with greater 
economic mobility. That is why California’s zoning override bill, the More HOMES Act, was endorsed by 
Habitat for Humanity and the Non-Profit Housing Association of Northern California, a coalition of 750 
affordable-housing groups. 
 
Cities that Eliminate Minimum Parking Requirements 
Buffalo, New York recently became the first major U.S. city 
to eliminate minimum parking requirements. This is part of 
a six-year-long initiative called the Buffalo Green Code, 
which rewrote zoning and land-use regulations to make 
them simpler and easier to understand. The new code also 
follows a relatively new concept called form-based zoning, 
which emphasizes the relationship between public space 
and buildings.  
 
San Francisco recently became the largest U.S. city to 
eliminate parking requirements, part of a set of policy 
reforms to encourage more affordable and equitable 
development, and more sustainable transportation. This is 
predicted to save $25,000 to $50,000 per new housing unit, 
and save the average tenant $1,700 annually in reduced 
rent. Many other cities are reducing or eliminating 
minimum parking requirements, as indicated in the map to 
the right. 

 
  

https://www.sightline.org/2019/06/30/oregon-just-voted-to-legalize-duplexes-on-almost-every-city-lot
https://olis.leg.state.or.us/liz/2019R1/Downloads/MeasureDocument/HB2001/Enrolled
https://www.sightline.org/2019/02/11/portlands-fourplex-legalization-would-reduce-displacement-almost-everywhere/
https://www.nytimes.com/2018/12/13/us/minneapolis-single-family-zoning.html
Minneapolis%20just%20took%20a%20huge%20step%20toward%20becoming%20a%20stronger%20city%20by%20passing%20an%20ambitious%20new%20housing%20reform.%20What%20particularly%20excites%20us%20is%20that%20Minneapolis%20has%20just%20become%20the%20first%20major%20U.S.%20city%20to%20move%20toward%20what%20Strong%20Towns%20has%20been%20urging%20cities%20to%20do%20about%20their%20housing%20policy%20for%20years:%20allowing%20every%20neighborhood%20to%20evolve%20gradually%20to%20the%20next%20increment%20of%20development.
https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=201920200SB50
https://nonprofithousing.org/release-major-environmental-and-affordable-housing-organizations-endorse-senator-wieners-sb-50-the-more-homes-act/
https://www.strongtowns.org/journal/2015/11/18/a-map-of-cities-that-got-rid-of-parking-minimums
https://www.citylab.com/equity/2017/01/buffalo-is-first-to-remove-minimum-parking-requirements-citywide/512177/
http://www.buffalogreencode.com/
http://formbasedcodes.org/definition/
https://slate.com/business/2018/12/san-francisco-eliminates-parking-minimums-its-a-trend.html
https://www.citylab.com/housing/2015/11/mapping-parking-minimum-policy-city/417486/
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How Much Can These Policies Reduce Emissions? 

British Columbia emits, in total, about 14 tons of greenhouse 
gases (GHG) per capita, but much of this consists of 
industrial emissions; only 3-5 tons are from household 
emissions (personal transport, utilities and other household 
goods), as illustrated to the right.  

 Compared with conventional, automobile-dependent, 
urban fringe areas, living in a walkable urban 
neighborhood reduces vehicle travel and emissions by 
about half, or about 2 annual tons of GHG emissions 
per capita.  

 Energy efficient houses can reduce 2-3 tons of GHG 
emissions annually, or about 1 ton per capita. 

 
This suggests that these policies can reduce affected 
household’s transportation and housing emissions by 
approximately three annual tons, or about half. Total 
impacts therefore depend on the portion of households affected, particularly the highest emitting 
households, such as households that currently occupy large, energy inefficient, urban fringe homes. If 
these policies can apply to half of all households they will reduce affected emissions by 20-30%. 

Who Wins? Who Loses? 
The policy reform recommended here would allow more compact, moderate-priced infill, reduce 
parking subsidies, and increase land values (dollars per acre) while reducing housing costs (dollars per 
unit). The table below indicates direct winners and losers. In addition, more compact development 
provides various indirect benefits including reduced per capita land consumption which reduces 
stormwater management costs and preserve openspace, and by reducing per capita vehicle travel 
reduces community-wide traffic problems, infrastructure costs, crash and pollution damages. 
 
Housing Policy Reform Impacts 

Winners Losers 

Moderate-income residents who would occupy the new units. 
Lower-income residents who benefit now from filtering, and in the 
future as the new units depreciate. 
Property owners and developers. 
Building trade and real estate sales workers. 
Businesses that want more moderate-wage workers. 

Existing residents who dislike change. 
Some low-income households if there are 
fewer subsidized housing units. 

Policies that encourage more compact, moderate-priced housing tend to benefit several groups, but may 
harm people who dislike change or would receive some additional subsidized housing units. 

 
 
Because these reforms provide diverse economic, social and environmental benefits, the number of 
winners tends to be much larger than the number of losers, and even people who consider themselves 
losers may experience significant benefits. For example, existing residents who dislike change may 
eventually benefit from infill development when they sell their homes, due to higher property values, 
and if they want to downsize from their current home into an apartment.   

Household Greenhouse Gas Emissions Per 
Capita, by Province and Territory, 2016 

https://www.ivey.uwo.ca/cmsmedia/2112500/4462-ghg-emissions-report-v03f.pdf
https://www150.statcan.gc.ca/n1/daily-quotidien/190123/mc-d001-eng.htm
https://www.vtpi.org/sg_save.pdf
https://www150.statcan.gc.ca/n1/daily-quotidien/190123/mc-d001-eng.htm
https://www150.statcan.gc.ca/n1/daily-quotidien/190123/mc-d001-eng.htm
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Where is More Information? 

Organizations 

Abundant Housing in Vancouver supports policies that increase all housing types in Metro Vancouver. 

Affordable Housing Resource Center provides information on policy reforms to support affordable housing. 

Legalizing Inexpensive Housing Sightline Institute series examines policies to increase affordable housing. 

Location Efficiency Hub provides a suite of web-based tools to help planners, developers and individuals 
identify and create location-efficient communities. Excellent Research Reports. 

Missing Middle describes affordable, medium-density housing types suitable for residential infill. 

Up for Growth provides research and information concerning the housing affordability crisis.  

Publications 

Cherise Burda and Mike Collins-Williams (2015), Make Way For Mid-Rise: How To Build More Homes In 
Walkable, Transit-Connected Neighbourhoods, by the GTA Housing Action Lab and Pembina Institute.  

Alex Cecchini (2015), Barriers to Small Scale Infill Development, Streets MN.  

Dan Bertolet (2018), Want Less Expensive Housing? Then Make it Less Expensive to Build, Sightline Institute. 

Joe Cortright (2019), Will Upzoning Ease Housing Affordability Problems?, City Observatory. 

Daniel Herriges (2018), Why are Developers Only Building Luxury Housing?, Strong Towns. 

Sanford Ikeda and Emily Washington (2015), How Land-Use Regulation Undermines Affordable Housing, 
George Mason University.   

Rick Jacobus (2016), Why We Must Build; We Can’t Build Our Way Out Of The Housing Crisis, Shelterforce. 

Todd Litman (2017), Affordable-Accessible Housing in a Dynamic City: Why and How To Support Development 
of More Affordable Housing In Accessible Locations, Victoria Transport Policy Institute. 

Todd Litman (2018), How Filtering Increases Housing Affordability, Planetizen. 

Todd Litman (2019), “New Development Can Help Create a City for Everyone,” Times Colonist. 

 Sara Maxana (2016), YIMBY Keynote Speech, Yes In My Backyard Conference.  

Dan Parolek (2014), Missing Middle Housing: Responding To Demand for Walkable Urban Living, Opticos. 

Portland (2014), Infill Design Project, Portland Bureau of Planning and Sustainability. 

Sightline Institute (2019), Cruel Musical Chairs (or Why is Rent So High?) A Simple Reason: We Don’t Have 
Enough Places to Live (Video). 

David Staples (2016), Fight Over Housing Density is Generational Warfare, Edmonton Journal. 

Robert Steuteville (2016), Walkable is More Affordable, But the Rent is Still Too High: People With Moderate 
Incomes End Up Spending Less of Their Hard-Earned Income in Walkable Places, Public Square. 

Mac Taylor (2016), Perspectives on Helping Low-Income Californians Afford Housing, Legislative Analyst. 

 
 
 
AINA.pdf 

http://www.abundanthousingvancouver.com/
http://www.novoco.com/low_income_housing/index.php
http://www.sightline.org/series/legalizing-inexpensive-housing
http://locationefficiency.cnt.org/
http://locationefficiency.cnt.org/research-and-reports/
http://www.missingmiddlehousing.com/
http://www.upforgrowth.org/
http://www.pembina.org/reports/make-way-for-mid-rise.pdf
http://www.pembina.org/reports/make-way-for-mid-rise.pdf
http://www.naturalstep.ca/gta-housing-action-lab
http://www.pembina.org/
https://streets.mn/2015/03/11/the-barriers-to-small-scale-infill-development/
http://www.sightline.org/2018/05/03/want-less-expensive-housing-then-make-it-less-expensive-to-build-housing
https://www.citylab.com/design/2019/05/residential-zoning-code-density-storper-rodriguez-pose-data/590050/
https://www.strongtowns.org/journal/2018/7/25/why-are-developers-only-building-luxury-housing
http://mercatus.org/sites/default/files/Ikeda-Land-Use-Regulation.pdf
http://www.shelterforce.org/article/4408/why_we_must_build
http://www.vtpi.org/aff_acc_hou.pdf
http://www.vtpi.org/aff_acc_hou.pdf
https://www.planetizen.com/blogs/100293-how-filtering-increases-housing-affordability
https://www.timescolonist.com/islander/island-voices-new-development-can-help-create-a-city-for-everyone-1.23884747
http://www.youtube.com/watch?v=TmHNqdPdxn0
http://missingmiddlehousing.com/dev/wp-content/uploads/2015/04/Missing-Middle-Housing-Responding-to-the-Demand-for-Walkable-Urban-Living-by-Daniel-Parolek.pdf
http://www.portlandoregon.gov/bps/34024
https://www.sightline.org/2017/10/31/video-cruel-musical-chairs-why-is-rent-so-high/
https://www.sightline.org/2017/10/31/video-cruel-musical-chairs-why-is-rent-so-high/
http://edmontonjournal.com/news/politics/david-staples-fight-over-housing-density-is-generational-warfare-vancouvers-former-mayor-says
https://www.cnu.org/publicsquare/why-walkable-urban-more-affordable
https://www.cnu.org/publicsquare/why-walkable-urban-more-affordable
http://www.lao.ca.gov/Reports/2016/3345/Low-Income-Housing-020816.pdf

