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Introduction  

This report summarizes the proceedings of a full-day workshop that was conducted on December 9, 
2009, kick-starting the Build to Zero initiative that will provide 15-months of collaboration and dedicated 
support for local governments in ./Ωǎ Lower Mainland.  Natural Resources CanadaΩǎ hŦŦƛce of Energy 
Efficiency has generously provided funding to help produce this summary report. 

Build to Zero Program 

The Community Energy Association (CEA) Build to Zero initiative will support local governments in 
British Columbia, through a regional and sub-regional approach, to mitigate climate change by 
implementing high-impact bylaws and policies that encourage the creation of low-energy buildings.  This 
initiative encompasses both new and existing buildings. While Build to Zero is envisioned as potentially 
being replicated in other regions of BC, its initial phase focuses municipalities within the Lower 
Mainland. The Build to Zero Workshop represents the first action of this initiative. 
 

Build to Zero has the following objectives: 

¶ Build local government capacity to develop and implement municipal bylaws, policies and 
practices that promote energy efficiency and renewable energy in new and existing buildings.  

¶ Set the framework for a collaborative approach to encourage low-emission buildings throughout 
the Lower Mainland of British Columbia (31 municipalities and three regional districts).  

¶ Support local governments in overcoming existing barriers to action on high-performance 
buildings.  

 

While some local governments in this region have made significant progress encouraging high-
performance buildings through green building bylaws and policies at the local level, widespread 
adoption has not been achieved. As such, there is a need to share innovative approaches and 
collaborate regionally to provide a supportive environment for accelerated deployment of energy-
efficient, low-emission buildings. Some local governments find it difficult to move alone, fearful that 
development will move to the next municipality. Others do not have adequate staff resources to 
undertake a project of this scale by themselves. By approaching this challenge by cooperation at a 
regional or sub-regional level, we begin to reduce or remove this barrier. 

  

Developers and homebuilders have indicated frustration at time lost due to varying development and 
permitting rules between municipalities. Both the development and regulatory community will benefit 
from a regionally consistent and supportive approach to emissions reductions in new construction and 
building retrofits. Policies do not have to be consistent region-wide, but it would be advantageous to 
have harmonious approaches within sub-regions of similar municipalities (i.e., to make the development 
ΨǇƭŀȅƛƴƎ-ŦƛŜƭŘΩ ƳƻǊŜ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘƛƴ ǾŀǊƛƻǳǎ ǇŀǊǘǎ ƻŦ ǘƘŜ [ƻǿŜǊ aŀƛƴƭŀƴŘύ.  

 

Municipal governments have indicated that barriers to action include insufficient time to research best 
practices and policy mechanisms for energy-efficiency and renewable energy in buildings. Build to Zero 
will provide local councils and staff with information required to make informed decisions to begin the 
acceleration toward low GHG emissions from buildings.  
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The Workshop 

The Build to Zero project began on December 9th, 2009 with a full day workshop for Lower Mainland 
planners, development and building permit officers and other key local government staff seeking to 
accelerate local government adoption of policy, planning and regulatory measures to reduce 
community-wide GHG emissions from new and existing buildings.  This region encompasses three 
regional districts, and stretches from the town of Hope in the east, through the Fraser Valley and Metro 
Vancouver, and extends up Howe Sound along Highway 99 in a broad arc the ends at Pemberton.  This 
region includes 2.5 million people, representing approximately 60҈ ƻŦ ./Ωs population. (A list of Lower 
Mainland local governments is provided in Appendix A.)   
 
In the weeks prior to the workshop, local government planners, building officials and development 
approvals staff, as well as representatives from the development industry, the Province and energy 
utilities were invited to attend, to address several key questions: 

¶ What policy and planning measures are already underway to reduce carbon emissions from 
buildings? 

¶ What additional innovations might be useful or necessary? 

¶ Which of these approaches would be most effective for your community? 

¶ Can local governments collaborate on some approaches? 

Fifteen local governments sent representatives to the workshop; many sent more than one person. A list 
of workshop participants is provided in Appendix B. 

Several outcomes were intended for the workshop: 

¶ Develop highly effective policy/regulatory/incentive frameworks for reducing carbon emissions 
from new and existing buildings 

¶ Discover what other Lower Mainland local governments are doing 

¶ Understand short- and longer-term actions to move toward low-emission buildings 

¶ Identify opportunities for collaboration between local governments, regionally and sub-
regionally. 

 
At the workshop, nine speakers outlined a variety of initiatives and strategies relevant to reducing 
energy use from buildings: 
 
Jessica Woolliams, Cascadia Region Green Building Council: Build to Zero Road Map 

Patricia Bell, Community Energy Association Initiatives to Reduce GHG Emissions from 

New and Existing Buildings in the Lower 

Mainland 

Claire Beckstead, Pembina Institute: Local Improvement Charges 

Kathryn Graham, City of Prince George: Prince George Building Labelling 

Mark Hartman, City of Vancouver: City of Vancouver Strategic Approach 

Heather Tremain, reSource Rethinking Building: Innovative Financing Strategies 

Alison Bailie, Pembina Institute: District of North Vancouver Proposed 

Green Building Strategy 
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Hannah Teicher, Shape Architecture: Union Street ECOheritage project 

Chris Mattock, Habitat Design & Consulting: CMHC EQ Program and Harmony House 
Infill Project 

 

¢ƘŜǎŜ ǇǊŜǎŜƴǘŀǘƛƻƴǎ ǿƛƭƭ ōŜ ŀǾŀƛƭŀōƭŜ ƻƴ /ƻƳƳǳƴƛǘȅ 9ƴŜǊƎȅ !ǎǎƻŎƛŀǘƛƻƴΩǎ ǿŜōǎƛǘŜ at: 
http://www.communityenergy.bc.ca/ 
 
At the close of the workshop, participants were invited to join a working group that will collaborate on 
identified policy, planning and regulatory opportunities until the end of 2010, with the goal of achieving 
significant, measurable actions that reduce the energy footprint of buildings, new and existing, across 
the community.  Local government representatives that were contacted through the local government 
survey, but unable to attend the workshop, will also be invited to join the working group(s). A copy of 
the workshop agenda can be found in Appendix C. 

Background Research 

AccordinƎ ǘƘŜ ./Ωǎ Community Energy & Greenhouse Gas Emissions Inventory (CEEI), the proportion of 
GHG emissions from buildings in the Lower Mainland varies quite widely, depending primarily upon the 
proportion of urban and rural land within the municipality. Buildings tend to account for a higher 
proportion of emissions in urbanized areas. Within the Lower Mainland, buildings typically account for 
between 30 and 50 percent of GHG emissions, and thus present a significant emissions reduction 
opportunity. 

 

Cascadia Region Green Building Council presented preliminary results of a ΨWhite PaperΩ focusing on key 
enabling strategies to reduce GHG emissions from new and existing buildings within the Lower 
Mainland.  The White Paper provided: 

¶ An overview and summary evaluation of relevant municipal policy, regulatory and financial tools 
to reduce carbon emissions from buildings in place elsewhere in Canada and the United States. 

¶ Based upon existing research, an identification of high-potential measures. 

¶ Conceptual policy/regulatory/incentive approaches to reduce GHG emissions from buildings in 
the Lower Mainland.   

 

The final White Paper report is expected to be complete at the end of March, 2010. 

 

To support the development of the White Paper and the Build to Zero workshop and program, CEA 
surveyed each of the 31 local governments within the Squamish-Lillooet, Fraser Valley, and Metro 
Vancouver regional districts. The purpose of this survey was to identify the various approaches being 
taken by local governments to reduce greenhouse gas emissions from new and existing private buildings 
within their communities.  Note: This survey did not include initiatives related to the local government-
owned building stock.  A presentation summarizing key results from this survey was delivered at the 
December 9th workshop, along with a draft copy of the survey. A final version of the local government 
survey report is expected to be complete by the end of April, 2010. 
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With the exception of the City of Vancouver, which has its own charter, all local governments operate 
primarily within the limitations of two statutes: the Local Government Act and the Community Charter. 
In 2008, these two statutes were amended by the Local Government (Green Communities) Statutes 
Amendment Act (also known as Bill 27). Bill 27 requires local governments to include greenhouse gas 
emission reduction targets in their Official Community Plans (OCPs) by May 31, 2010, and within 
Regional Growth Strategies (RGSs) by May 31, 2011, along with policies and actions proposed for 
achieving those targets.  This legislation enables local governments to encourage development that will 
reduce greenhouse gas emissions.  

 

The powers of local government with respect to buildings (with the exception of the City of Vancouver) 
are restricted by Section 9 of the Community CharterΣ ǿƘƛŎƘ ŘŜŦƛƴŜǎ ŀ ƴǳƳōŜǊ ƻŦ ǎǇƘŜǊŜǎ ƻŦ ΨŎƻƴŎǳǊǊŜƴǘ 
ŀǳǘƘƻǊƛǘȅΣΩ ƛƴŎƭǳŘƛƴƎ ΨōǳƛƭŘƛƴƎǎ ŀƴŘ ƻǘƘŜǊ ǎǘǊǳŎǘǳǊŜǎΦΩ Lƴ ŀǊŜŀǎ ƻŦ ŎƻƴŎǳǊǊŜƴǘ ŀǳǘƘƻǊƛǘȅΣ ƭƻŎŀƭ ƎƻǾŜǊƴƳŜƴǘǎ 
cannot make requirements that differ from provincial regulations covering the same topic, without 
specific provincial approval to do so. This means that local governments cannot require buildings to 
differ from the BC Building Code and cannot regulate in areas where the BC Building Code could 
potentially regulate. 

 

Preliminary survey results indicate that some tools are being used much more than others. Most local 
government in the Lower Mainland have a policy framework in place to support energy efficiency in 
buildings. Many have also created policies that are supportive of district energy and renewable energy. 
Some of the other tools, like the use of Development Permit Area (DPA) guidelines, expedited approvals, 
density bonusing, tax exemptions, and innovative financing are being used less frequently.  According to 
the survey, three other tools ς development cost charges (DCC) reductions, local improvement charges, 
and building labelling ς are not being used at all in the Lower Mainland for purposes of improving 
building energy efficiency or lowering emissions. Most local governments are using less than five of the 
possible tools and half are using less than two.  
 

A number of the underused tools have financial implications (DCC reductions, tax exemption bylaws, fee 
rebates) which suggest that there is an opportunity for additional research that identifies financial 
implications of these tools for local governments. 
 
Preliminary conclusions: 

¶ Many of the available tools are underused. Further research is needed to understand why and 
what could be done about it. 

¶ If the available tools are not Ψbig hammersΩ, would they work better if all local governments (or 
at least a significant group of local governments) were to use them in the same way? 

 
Copies of the White Paper and Build to Zero Local Government Survey will be available on Community 

9ƴŜǊƎȅ !ǎǎƻŎƛŀǘƛƻƴΩǎ ǿŜōǎƛǘŜ ŀǘΥ ƘǘǘǇΥκκǿǿǿΦŎƻƳƳǳƴƛǘȅŜƴŜǊƎȅΦōŎΦŎŀκ 
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Workshop  Results  

During the workshop, input was gathered in three ways: 

1. A ΨdotmocracyΩ exercise, where possible initiatives were listed on a large chart posted on the wall. 
Participants were invited to place dots on initiatives that they thought had the most potential, and 
list additional initiatives they thought might be helpful. 

2. As part of the morning and afternoon break-out sessions, participants were asked about preferred 
initiatives and this input was recorded. 

3. Responses to individually completed questionnaires asking participants to identify initiatives with the 
most potential to benefit from the support to be provided by the Build to Zero Working Group(s).                                              

1. Dotmocracy Exercise 

1.1 Existing Buildings 

Results indicate strong support (four or more votes) for innovative project financing and for tools that 
require energy efficiency upgrades as opposed to simply encouraging them. There is a significant level of 
interest (two or three votes) in: 

¶ Improving outreach approaches and broadening the audience to include all stakeholders, 
including local elected officials; 

¶ Effective and affordable training for all stakeholders; and, 

¶ Use of local improvement charges and energy performance standards for renovation. 

There is some interest (fewer than two votes) for voluntary guidelines, expedited approvals and rebates, 
home energy labelling and projects for specified areas of a municipality. 

1.2 New Buildings 

Results favour training for builders and developers and the use of planning tools such as Official 
Community Plan (OCP) amendments, rezoning tools and the development of comprehensive 
development (CD) zones. There is also interest in using development permit area guidelines (DPA), 
demonstration projects, innovative financing approaches, exploring the ability to require energy 
efficiency in new buildings, and ways to vary development cost charges (DCCs). 

1.3 Additional Strategies 

In addition to the strategies provided on the dotmocracy sheets (see Appendix D), participants 
suggested the following strategies: 

¶ Affordable training for municipal staff 

¶ Home energy labelling programs at point of resale, encouraged and supported by  

o A legislative requirement for building labelling (Provincial or local government); 

o Property transfer tax rebates; 

o Envelop testing; or 

o Provincial renovation tax credit 
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¶ Specified area projects 

¶ Mapping of alternative energy opportunities (district energy/renewable energy/projected 
demand) 

¶ Research on existing building stock 

¶ Periodic measurement of  energy consumption of commercial buildings 

¶ Outreach to owners of buildings heated by oil 

¶ Outreach to owners of rental buildings 

 

Additional Strategies ς New buildings 

¶ Training for builders and developers 

¶ Specified area projects  

¶ Regional local government green building leader groups for information exchange 

2. Break-out Sessions 

During the morning session, participants broke into smaller groups to discuss possible strategies 
relevant to existing buildings. For the afternoon session, all workshop participants participated in a 
single discussion session.  Strategies discussed and recommend during these sessions are documented 
below. 

2.1 Existing Buildings 

Participants identified preferred strategies for existing buildings. There was strong support for an 
expanded suite of financial incentives.  Specifically: 

¶ Development and 
implementation of local 
improvement charges (LICs). 
The Ministry of Community & 
Rural Development has noted 
that it supports the use of LICs 
at the neighbourhood scale (as 
opposed to individual 
buildings).    

¶ Permit fast-tracking and fee 
rebates 

¶ Exploring how to reduce 
development cost charges 
(DCCs) for green development 

¶ Grant programs and other 
financing opportunities for multi-unit residential buildings are needed. 

¶ Explore a renovation tax credit at the provincial level or property tax rebates. 

¶ Exploring property transfer tax rebates, particularly in conjunction with building labelling. 
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¶ Identifying options for private sector financing and prepare a resource kit for developers 

 

In addition, there was strong support for improved regulation and associated local government 
administrative processes. Specifically: 

¶ Creating a Ψgreen bylawΩ toolkit, including templates for a renovation bylaw and/or a solar-ready 
bylaw, especially for smaller or more rural local governments with fewer staff resources 

¶ Better, more consistent enforcement of the BC Building Code, particularly regarding building 
envelop testing  

¶ Periodic assessment of buildings to ensure performance is being maintained 

¶ Implementing pilot projects όǎǳŎƘ ŀǎ ǘƘŜ tǊƻǾƛƴŎŜΩǎ Super Efficient New Construction Program), 
which would inform future changes to the BC Building Code  

¶ Seeking ways that Lower Mainland local governments could influence future updates of the 
Building Code, or to require building energy performance that exceeds the Building Code 

¶ Resolving discrepancies between the existing BC Building Code, EnerGuide requirements, and the 
Building CodeΩs prescriptive options 

¶ Improving effectiveness by ensuring that codes, standards, requirements and incentive programs 
are consistent across jurisdictions 

 

Throughout the December 9th workshop, there was strong support for improved training for all sectors 
involved in the development and construction industry (including local government).  Specifically: 

¶ Training and outreach should be expanded to include all stakeholders, including owners of rental 
buildings, developers, community members, local government staff, building occupants (renters 
and strata councils), as well as local elected officials.  Particular mention was made of the need for 
more information and peer-to-peer learning for council members. 

¶ Local governments will need to work with industry to ensure buy-in. 

¶ Funding needs to be found to support training programs. 

¶ More outreach is needed on fundamental, cost-effective solutions for multi-unit residential building 
energy efficiency, as well as available financing. 

 
The development of a guiding strategy to address the above concerns is seen as important. Guidance 
would help identify which strategies are cost effective, how training could be financed, the appropriate 
sector / stakeholder responsible for each tool, appropriate strategies for rural and urban local 
governments, allocating  costs over the life cycle of a building, best practices and lessons learned, and 
opportunities for local governments to influence retrofits.  Attendees were also quite interested in 
exploring ways to implement district energy systems, including mapping opportunities, ensuring that 
buildings are Ψdistrict energy readyΩ, and exploring ways to implement district energy systems across 
jurisdictional boundaries. 
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2.2 New Buildings 

For new buildings, improved 
regulation was the most popular 
strategy identified in the break-
out session.  Participants 
identified several approaches 
that could be explored further, 
specifically: 

¶ Create Ψmodel bylawsΩ and 
development agreements 
that local governments could 
use to require renewable 
energy and district energy  

¶ Acquire greater knowledge 
on Building Code implementation ς verification and monitoring 

¶ Require senior governments to take a strong approach to achieving Building Code energy standards, 
similar to approaches used to protect fish habitat and restore contaminated sites  

¶ Local governments need to enforce the existing code and this needs to be supported with training 
on energy efficiency standards 

¶  Measurement and verification is key for progressive improvements to the Building Code 

 

The importance of training was re-emphasized. Participants noted that: 

¶ Community Energy Association should  support peer-to-peer education for council members, 
possibly through council working groups 

¶ Training is necessary for developers, homebuilders and city staff, as well as the parallel need to 
identify funding sources for training 

¶ Easily understood metrics for the public would help to help promote demand for high-performance 
buildings 

 

Participants also noted that the Build to Zero working groups could have an advocacy role, to encourage 
senior levels of government to support higher levels of building energy efficiency. Participants believe 
that senior levels of government have a significant role in ensuring broad systemic change, and that 
ά¢he number of players involved in the issue suggests that involvement by senior levels of government 
would be more effective.έ  As such, the working group(s) could help influence a broader level of change, 
particularly in areas of building energy efficiency where they currently only have indirect influence.  
Local governments feel they have a good handle on improving energy use and GHG reductions at a land 
use planning level, as they are legislatively enabled to do this. 

 

Participants also noted that revising the BC Building Code is long process, in part because consistency 
and due diligence must be ensured.  Thus, it can take four to five years to update the code.  Local 
governments can help by providing information and feedback and pilot projects are especially helpful. 
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Finally, participants noted that development permit guidelines are not a very strong tool to achieve 
higher performance. They thought it was important to go beyond buildings and talk about 
neighbourhood scale changes and particularly mentioned the success of the District of North 
±ŀƴŎƻǳǾŜǊΩǎ FSR-ōŀǎŜŘ όŦƭƻƻǊ ǎǇŀŎŜ Ǌŀǘƛƻύ ΨƛƴŎŜƴǘƛǾŜǎΩ ǘƻ ŜƴŎƻǳǊŀƎŜ ƘƛƎƘer performance in low-rise 
construction. 

3. Individually Completed Questionnaires 

A total of 26 questionnaires were completed by workshop participants. Participants responded to the 
following questions for existing and new building related initiatives: 

¶ Please list three initiatives (policies, bylaws or practices) that would be of greatest potential interest 
for your local government. 

¶ How could the Build to Zero Working Group potentially support implementation of these initiatives 
by your local government? 

3.1 Existing Buildings - Initiatives with Greatest Potential 

When asked to identify possible initiatives with the greatest potential for existing buildings in their 
municipality, respondents strongly favoured the creation of financial incentives and improved 
regulation. Of particular interest are: 

¶ Programs for retrofit rebates for strata councils and owners of single family dwellings. Rebate 
incentives for voluntary upgrades, such as Live Smart BC, for private homeowners, were also 
favoured. 

¶ A tax exemption policy or bylaw template for local governments to help encourage energy 
performance upgrades during renovations 

¶ A Provincial renovation tax 
credit, to mitigate effects of 
the HST 

¶ Building permit fee reductions 
for renovation projects that 
exceed energy efficiency 
requirements. 

¶ Financial support for multi-unit 
residential buildings (MURBs) 
including: project financing, 
fee rebate policies, bylaw 
templates and information on 
grant programs 

¶ Financing for energy 
improvements to single family homes, including but not limited to local improvement charges 
(LICs), as well as neighbourhood-scale district energy systems. 
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With respect to regulatory tools, participants felt that the following approaches had significant 
potential: 

¶ Mandatory building envelope testing (pre- and post-construction)  

¶ Engaging the Province of BC regarding implementing energy-related renovation regulations within 
the BC Building Code 

¶ Removing regulatory barriers (in general) 

¶ Ongoing inspections (active regulation )to support energy efficiency  

¶ 9ǎǘŀōƭƛǎƘƛƴƎ ŀ ǎŜǊǾƛŎŜ ŀǊŜŀ ōȅƭŀǿ ƻǊ ΨǎǇŜŎƛŦƛŜŘ ŀǊŜŀΩ ŦƻǊ ŜƴŜǊƎȅ ŜŦŦƛŎƛŜƴŎȅ ǘŀǊƎŜǘǎ, including district 
energy within neighbourhoods 

¶ Implementing local improvement charges for neighbourhood-scale projects 

¶ Developing a local government renovation bylaw and/or green roof bylaw 

¶ Installing ΨǎƳŀǊǘΩ meters in individual units in multi-unit buildings  

 

Support was fairly strong for further implementation of district energy systems that would connect 
existing buildings (ǊŜŎƻƎƴƛȊƛƴƎ ǘƘŀǘ ǊŜǘǊƻŦƛǘ Ŏƻǎǘǎ ǾŀǊȅ ǿƛŘŜƭȅΣ ŘŜǇŜƴŘƛƴƎ ǳǇƻƴ ŀ ōǳƛƭŘƛƴƎΩǎ ŜȄƛǎǘƛƴƎ 
ƘŜŀǘƛƴƎ ǎȅǎǘŜƳύΦ LƴǘŜǊŜǎǘ ǿŀǎ ŀƭǎƻ ǎǘǊƻƴƎ ƛƴ ΨlabellingΩ buildings with an EnerGuide rating at point of 
resale, to support an energy efficient housing market.  Participants thought it would be helpful to 
pǊƻǾƛŘŜ ƛƴŦƻǊƳŀǘƛƻƴ ƻƴ ǇǊƻƎǊŀƳǎ ŦƻǊ ǊŜŘǳŎƛƴƎ DIDǎ όǎǳŎƘ ŀǎ ¢ŜǊŀǎŜƴΩǎ ǎǘǊŀǘŀ ǇǊƻƎǊŀƳΣ 9Ŏƻ9b9wD¸ 
Assessments, etc.), improve training for local government permitting and inspection staff, and provide 
outreach to homeowners on potential financing approaches, including but not limited to local 
improvement charges. 

 

3.2 Existing Buildings - Implementation Support from Build to Zero Working Group(s) 

When asked to identify a role for the Build to Zero working group(s), participants strongly favoured 
assistance with training and outreach, as well as the development of financial incentives. 

 

Participants noted that training is 
needed for local government staff 
(including policy staff but 
particularly development and 
building permit staff and 
inspectors), as well developers and 
home builders. Participants felt that 
the Build to Zero working group(s) 
could support the development of a 
region-wide training program for 
local government staff, and similar 
training programs for the 
development community, especially 
through peer networks. 
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tŀǊǘƛŎƛǇŀƴǘǎ ŀƭǎƻ ŦŜƭǘ ǘƘŀǘ ǊŀƛǎƛƴƎ ŀǿŀǊŜƴŜǎǎ ŎƻǳƭŘ ōŜ ŀƴ ƛƳǇƻǊǘŀƴǘ ǇŀǊǘ ƻŦ ǘƘŜ ǿƻǊƪƛƴƎ ƎǊƻǳǇΩǎ ǇǊƻƎǊŀƳΣ 
particularly: 

¶ Preparing a pallet of options, discussing their impacts and exploring examples from elsewhere. 

¶ Raising awareness of integrated sustainability benefits that accrue from upgrading the energy 
efficiency of existing buildings (i.e., lowering operating costs for affordable housing, landfill and 
waste reduction from green renovations, stimulating local economies through employment, and 
helping to meet community-wide GHG reduction targets). 

¶ Providing homeowners with advice on potential financing options and funding programs using the 
City of VancouverΩs and /ƛǘȅ ƻŦ bƻǊǘƘ ±ŀƴŎƻǳǾŜǊΩǎ ǇǊƻƎǊŀƳǎ as a guide. 

Participants felt that it was important to coordinate outreach efforts and liaise with other levels of 
government on cross-promotion of programs.  They also felt it was important to communicate with local 
government decision makers via the Union of BC Municipalities (UBCM) and the Federation of Canadian 
Municipalities (FCM). 

 

Participants also felt that a working group could focus on financial measures. Direction included: 

¶ Investigate new financial tools to help developers cover costs 

¶ Help promote funding for education and training programs that prepare industry and 
government for new technologies and techniques. 

¶ Develop fee rebate policy and/or bylaw template to encourage renovations and upgrades to 
multi-unit residential buildings.  

¶ Develop a tax exemption policy/bylaw template for local governments that would encourage 
energy performance upgrades during building renovations. 

¶ Provide a platform to convene a stakeholder group to develop a financing model for building 
energy retrofits. 

¶ Convene with stakeholders and determine best models for financing for buildings covered by 
Part 3 of the BC Building Code (i.e., financing through utilities, ESCOs Municipal Finance 
Corporation, and financing that is spread over the life cycle of the building).   

 

Some participants noted that a working group could help promote improved standards to the 
development industry and building owners and help local governments build partnerships with utilities 
and financing organizations.  In terms of developing guidance, some thought it would be helpful to study 
the challenges and successes of local government who have implemented or piloted green development 
(incentives, fee waivers, expediting permits) and develop guidance describing the most effective and 
implementable options for achieving energy efficiency and GHG reductions.  

 

Finally, participants thought that the working group(s) might be able to: 

¶ Lobby for more demanding standards at the federal and provincial level by identifying specific 
areas of the code that could be strengthened; and 
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¶ Explore ways to expand the powers of local governments governed by the Community Charter 
so that they are able to require energy audits related to renovation processes, tie building 
improvements to building envelope performance to other building upgrades, and prepare 
relevant materials that inform renovators on costs and benefits. 

 

3.3 New Buildings - Initiatives with Greatest Potential 

With respect to new buildings, participants strongly felt that there was a role for more demanding 
standards and improved regulation. Favoured initiatives include improving the effectiveness of the BC 
Building Code and the National Energy Code and working towards net zero and solar hot water-
readiness for all new construction.  Participants felt that alternative design requirements for energy 
efficiency should be non-discretionary.  

 

The group recognized that energy 
performance requirements needed to 
be enforced at the occupancy permit 
stage. Currently very few local 
governments enforce the energy 
requirements in the Building Code (such 
as the commissioning test in Part 3 of 
the code and the blower door test in 
Part 9). 

 

Others felt that senior levels of 
government need to ban inefficient appliances and electric baseboard heating in most new buildings 
and that local governments should cooperate on measures. 

 

This group showed a strong interested in further exploration of the available planning tools, including: 

¶ Reducing development cost charges (DCCs), or other local government charges, for buildings that 
will achieve EnerGuide 90 or higher. 

¶ Providing density bonuses for buildings that will achieve EnerGuide 90 or higher. 

¶ Using zoning to encourage higher residential density. 

¶ Planning compact, complete neighbourhoods so that energy use from buildings and transportation 
is decreased and increase liveability by including green space within neighbourhoods and 
connections to neighbourhood services, and creating policies that discourage single family 
development and encourage multi-family development. 

¶ Expanding use of sustainability or green building checklists and voluntary green building guidelines 
(while recognizing that this tool is relatively weak). 

¶ Creating model development permit area guidelines for environmental features and encouraging 
uptake by local governments. 
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There was strong interest in financial incentives, including: 

¶ Identifying or creating new funding sources for the development and homebuilding sector to 
encourage uptake of energy efficient building design and renewable energy systems. It was noted 
that local government should not be responsible for developing funding and financing opportunities, 
although other levels of government may have a role, and that perhaps proceeds from the provincial 
carbon tax could provide an additional funding source. 

¶ Expedited permit processing for buildings, particularly for buildings that will achieve EnerGuide 90 
or higher. 

¶ Consideration of changes to the revenue model across region (for regional initiatives). 

 

Participants also felt that capacity for district energy systems should be developed for new urban areas. 

 

3.4 New Buildings - Implementation Support from Build to Zero Working Group(s) 

When asked to identify areas where a working group could provide further support, participants focused 
on more support for outreach and training.  Opportunities identified include: 

¶ Improving broader awareness of the need to conserve energy and of the benefits of district heating 
systems by developing a outreach package for a range of audiences, including the public. 

¶ Identifying sources of training and education for construction industry, including those who 
specialize in single family residential development. 

¶ Documenting precedents for 
development permit area 
guideline and providing this 
information to local 
government decisions makers. 

¶ Developing a guide for local 
governments outlining 
potential funding frameworks 
and cost/benefit 
considerations and identifying 
ways to advertise financing 
programs. 

 

Participants felt that more demanding energy performance standards should be developed and thought 
that a working group could compile a wish list for standards to be included in BC Building Code and 
participate in the Building Code update process.   A working group could also: 

¶ Research performance monitoring approaches and provide implementation guidelines . 

¶ Investigate costs of implementing and enforcing higher energy standards.  
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Guidance could be developed that outlines proven strategies, including those that were effective in 
generating public support.  A working group could also facilitate sharing of information between local 
governments. 

 

Direction for Build to Zero Working Group (s)   

Participants in the Build to Zero workshop believe the following programs have the strongest potential 

to reduce energy use in existing buildings: 

1. Financial incentives and funding programs; 

2. Regulatory tools; 

3. Tailored training programs for local government staff and the construction sector; and, 

4. Outreach to homeowners (including strata councils). 

For new construction, participants favour: 

1. Training and outreach programs; 

2. Stronger regulatory tools; and, 

3. Further exploration of existing planning tools available to local governments. 

Support for both new and existing buildings could be achieved via research and preparation of guidance 

material, improved access to existing funding, advocating for new funding, and working with senior 

levels of government to cross-promote existing programs and create new programs. 

Participants still believe that senior levels of government can play a stronger role than currently, and 

that this would generate a faster and more consistent response.  There is, however, significant interest 

in expanding the role of local governments in improving the energy performance of existing / new 

buildings, improving the knowledge capacity of staff related to energy efficiency, and in further 

exploration of appropriate tools for moving forward. 

The next step of the Build to Zero initiative is to form working groups to explore priority strategies, with 

a goal of achieving implementation by the end of 2010.  To this end, the Community Energy Association 

will be contacting Lower Mainland local governments in January 2010, using the priority measures 

identified in the Build to Zero workshop as a guide, to identify participants and to select which initiatives 

ǿƛƭƭ ōŜŎƻƳŜ ǘƘŜ ŦƻŎǳǎ ƻŦ ŜŀŎƘ ƎǊƻǳǇΩǎ ǿƻǊƪ ǇǊƻƎǊŀƳΦ 
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Appendix A: Lower Mainland Local Governments 

 

Metro Vancouver RD City of Surrey 

Village of Anmore City of Vancouver 

Village of Belcarra District of West Vancouver 

Bowen Island Municipality City of White Rock 

 City of Burnaby University of British Columbia 

City of Coquitlam  

Corporation of Delta Fraser Valley RD 

City of Langley City of Abbotsford 

Township of Langley City of Chilliwack 

Village of Lions Bay Village of Harrison Hot Springs 

District of Maple Ridge District of Hope 

City of New Westminster District of Kent 

City of North Vancouver District of Mission 

District of North Vancouver  

District of Pitt Meadows Squamish-Lillooet RD 

City of Port Coquitlam Village of Pemberton 

City of Port Moody District of Squamish 

City of Richmond Resort Municipality of Whistler 
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Appendix B: Participant List  

Please note, participants highlighted in italics registered for the workshop but were unable to attend.
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Appendix C: Agenda 

8:00  Registration and refreshments 
8:30  Welcome and Laying the Groundwork for Build to Zero 

Norm Connolly, Community Energy Association 
 

8:45  Morning Session: Strategies for Existing Buildings 
Build to Zero Road Map ς Jessica Woolliams, Cascadia Region Green Building Council 
Local Improvement Charges ς Claire Beckstead, Pembina Institute 
Prince George Building Labelling ς Kathryn Graham, City of Prince George 
City of Vancouver Strategic Approach ς Mark Hartman, City of Vancouver 
Break 
Workshop: Priority Strategies for Existing Buildings 
 

12:00  Lunch 
 
12:45  Afternoon Session: Strategies for New Buildings 

Build to Zero Road Map ς Jessica Woolliams, Cascadia Region Green Building Council 
Innovative Financing Strategies ς Heather Tremain, reSource Rethinking Building 
District of North Vancouver Proposed Green Building Strategy ς Alison Bailie, Pembina Institute 
Union Street ECOheritage project ς Hannah Teicher, Shape Architecture 
CMHC EQ Program and Harmony House Infill Project ς Chris Mattock, Habitat Design & Consulting 
Break 
Workshop: Priority Strategies for New Buildings 
 

4:00  Build to Zero ς Moving Forward ς Community Energy Association and City of North Vancouver 
 
4:30  Close 
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Appendix D: Dotmocracy Exercise: Possible Strategies 
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Appendix E: Dotmocracy Input 
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Appendix F: Break-out Session Input 
 

Existing Buildings 

Financial Incentives (supported by 13 participant comments) 

¶ More work on how local improvement areas can be created and implemented. Ministry of 
Community & Rural Development will support their use at the neighbourhood scale (as opposed 
to individual buildings). 

¶ wŜŘǳŎŜŘ ǇŜǊƳƛǘ ŦŜŜǎ ƻǊ ΨŦŜŜ-ōŀǘŜǎΩ 

¶ Bundling of split incentives 

¶ Incentives are needed for greenfield development 

¶ Grant programs for multi-unit residential buildings are needed 

¶ Still a lot of interest in fast tracking regulatory processes 

¶ Explore how to reduce development cost charges (DCCs) 

¶ Explore a renovation tax credit at the provincial level 

¶ Explore property transfer tax rebate, particularly in conjunction with building labelling. 

¶ Could property taxes be used as a funding source? 

¶ Identify options for private sector financing and prepare a developer resource kit 

¶ Building permits for renovations need to be linked to energy upgrades 

¶ Available financing is a key issue for energy upgrades in multi-unit residential buildings 

 

Regulation and Administration (supported by 10 participant comments) 

¶ Consider developing a green bylaw toolkit 

¶ Develop local government templates for a renovation bylaw and/or a solar-ready bylaw, 
especially for smaller or more rural local governments with fewer staff resources 

¶ Need to ensure code compliance with envelop testing  

¶ Periodic assessment of buildings to ensure performance is being maintained 

¶ Pilot projects should be used to inform BC Building Code research 

¶ How can local government influence future updates of the Building Code 

¶ Better (more consistent) enforcement of the Building Code 

¶ How to negotiate powers that allow local governments to require performance beyond the 
Building Code 

¶ Resolve discrepancy between existing Building Code, EnerGuide requirements, and prescriptive 
options 

¶ Uptake will be more effective if codes, standards, requirements and incentive programs are 
consistent across jurisdictions 
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Training and Outreach (supported by 6 participant comments) 

¶ These activities need to be expanded to include all stakeholders, including owners of rental 
buildings, developers, community members, local government staff, building occupants (renters 
and strata councils), and local elected officials.  Particular mention was made of the need for 
more information and peer-to-peer learning for councils. 

¶ Need to work with industry to ensure buy-in 

¶ Training is required for all local government staff involved in development (including senior 
administrative staff and council), large and small developers and builders 

¶ Where can funding be obtained for training? 

¶ More outreach on fundamental, cost-effective solutions for multi-unit residential building 
energy efficiency, as well as available financing 

 

Develop Guidance (supported by 5 participant comments) 

Undertake research to identify: 

¶ Which of these strategies are cost effective? 

¶ How can dedicated staff resources and training be financed? 

¶ Who administers these tools (e.g. local improvement charges)? 

¶ Strategies for rural areas may differ from those relevant to urban areas. 

¶ How can costs be spread over the life of the building? 

¶ Best practices and lesson learned elsewhere 

¶ There are significant fewer local government tools to influence building retrofits. Identify and 
describe possible local government tools to influence building retrofit 

 

District energy Systems (supported by 4 comments) 

¶ Resolve issues associated with district energy systems that cross civic boundaries (clarify role of 
BC Utilities Commission, and identify best approaches to implement systems across boundaries) 

¶ Iƻǿ Ŏŀƴ ƭƻŎŀƭ ƎƻǾŜǊƴƳŜƴǘǎ ǊŜǉǳƛǊŜ ǘƘŀǘ ōǳƛƭŘƛƴƎǎ ōŜ ƳŀŘŜ ΨŘƛǎǘǊƛŎǘ ŜƴŜǊƎȅ ǊŜŀŘȅΩΚ 

¶ Facilitate mapping of potential for district energy (on the demand side, data is needed from 
utilities) 

¶ Analyze the existing building stock to identify areas with high potential 

 

Play Role of Advocate (supported by 2 participant comments) 

¶ Many local governments believe that senior levels of government should be playing a stronger 
role. The working group(s) could help facilitate this by consolidating input from local 
governments across the Lower Mainland. 
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¶ Explore the concurrent authority  issue with the Province to identify what local governments are 
able to do 

 

Planning Tools (supported by 2 participant comments) 

¶ Development permit area guidelines are a useful but limited tool (not able to use for systems 
inside buildings) 

¶ How can the rezoning tool be used more extensively, tips for negotiating energy performance 

 

Building Labelling (supported by 2 participant comments) 

¶ Encourage more pilot projects for both new and re-sale homes 

¶ Bundle these programs with easy-to-understand metrics and financial incentives 

 

Solar Energy (1 comment) 

¶ Solar hot water for strata councils should be encouraged (Terasen program) 

 

Voluntary Approaches (1 comment) 

¶ Need to find ways to improve the effectiveness and attractiveness of voluntary measures 

 

Oil heating (1 comment) 

¶ There are still a significant number of homes using oil for heating, need to prioritize these 

 
 

New Buildings 

Regulation and Administration (supported by 6 participant comments) 

¶ Create model bylaws and development agreements that local governments can use to require  
renewable energy and district energy 

¶ Greater knowledge required on Building Code implementation ς verification and monitoring 

¶ A stronger approach by senior governments is required regarding Building Code energy 
standards, similar to fish habitat and contaminated sites  

¶ Local governments need to enforce the existing code (and support this with training on energy 
efficiency standards) 

¶  Measurement and verification is key for progressive improvements to the Building Code 

¶ One area that should be examined is reducing electrical use from plug loads in buildings 
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Training and Outreach (supported by 4 participant comments) 

¶ CEA can support peer-to-peer education for council members, possibly through council working 
groups 

¶ Training for developers, homebuilders, and city staff 

¶ Need to identify funding sources for training 

¶ Easily understood metrics for public will help to help promote demand for high-performance 
buildings 

 

Serve as an Advocate (supported by 3 participant comments) 

¶ Land use powers not specific to buildings, to achieve systemic change sooner, senior 
governments should be doing more  

¶ The number of players involved in the issue suggests that involvement by senior levels of 
government would be more effective. The working group(s) can help influence a broader level of 
change at senior government level.  Local governments can handle the land use planning aspect, 
as they are legislatively enabled to do this. 

¶ Development and revision of the Building Code is long process; consistency and due diligence 
must be ensured; it can take four to five years to update the code.  Local governments can help 
by providing information and feedback; pilot projects are also very helpful 

 

Planning Tools (supported by 3 participant comments) 

¶ Development permit guidelines, as a local government tool, is not very powerful 

¶ Go beyond buildings into neighbourhood scale changes 

¶ District of North Vancouver using FSR-ōŀǎŜŘ όŦƭƻƻǊ ǎǇŀŎŜ Ǌŀǘƛƻύ ΨƛƴŎŜƴǘƛǾŜǎΩ ǘƻ ŜƴŎƻǳǊŀƎŜ ƘƛƎƘ-
performance low-rise construction 

 

Develop Guidance (1 comment) 

¶ Collaborative regional approach has advantages (California example from Build to Zero 
Roadmap presentation) 

 

Building Labelling (1 comment) 

¶ Building labelling ς working group should increase capacity for building labelling by supporting 
pilot projects 
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Appendix G: Individually Completed Questionnaire Input 

Existing Buildings - Initiatives with Greatest Potential 

Financial Incentives (supported by 14 participant comments) 

¶ a program to provide retrofit  rebates for strata councils and owners of single family dwellings 

¶ a tax exemption policy/bylaw template for local governments to encourage energy performance 
upgrades during renovations 

¶ a Provincial renovation tax credit to mitigate effects of HST 

¶ rebate incentives for voluntary upgrades, such as Live Smart BC, for private homeowners 

¶ reduce building permit fees for renovation projects that achieve energy efficiency 
improvements beyond requirements. 

¶ Financing for multi-unit residential buildings (MURBs) including: project financing, fee rebate 
policy and bylaw template, and grants 

¶ Financing for single family homes and neighbourhoods, including but not limited to local 
improvement charges (LICs), for improvements to individual homes or neighbourhood areas 
(such as neighbourhood district energy systems) 

 

Regulation and Administration (supported by 11 participant comments) 

¶ Mandatory building envelope testing (pre and post construction) 

¶ Talking  with the Province about setting targets within a renovation regulation 

¶ Removing regulatory barriers 

¶ Active regulation to support energy efficiency (not just triggered by building permit applications 
for renovation) 

¶ Higher performance requirements in the BC Building Code 

¶ 9ǎǘŀōƭƛǎƘƛƴƎ ŀ ǎŜǊǾƛŎŜ ŀǊŜŀ ōȅƭŀǿ ƻǊ ΨǎǇŜŎƛŦƛŜŘ ŀǊŜŀΩ ŦƻǊ ŜƴŜǊƎȅ ŜŦŦƛŎƛŜƴŎȅ ǘŀǊƎŜǘǎ ƻǊ ŘƛǎǘǊƛŎǘ 
energy within neighbourhoods 

¶ Implementing local improvement charges for neighbourhood projects 

¶ Developing a renovation bylaw or green roof bylaw 

¶ Installing meters in individual units in multi-unit buildings  

¶ BC Building Code should require solar shading to reduce cooling loads 

 

District Energy Systems (supported by 4 participant comments) 

¶ Support for municipal district energy systems connecting to existing buildings 

 

Building Labelling (supported by 3 participant comments) 

¶ Label buildings with EnerGuide or other rating at time of re-sale 
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Training and Outreach (supported by 3 participant comments) 

¶ tǊƻǾƛŘŜ ƛƴŦƻǊƳŀǘƛƻƴ ƻƴ ǇǊƻƎǊŀƳǎ ŦƻǊ ǊŜŘǳŎƛƴƎ DIDǎ όǎǳŎƘ ŀǎ ¢ŜǊŀǎŜƴΩǎ ǎǘǊŀǘŀ ǇǊƻƎǊŀƳΣ 
EcoENERGY Assessments, etc.) 

¶ Training for local government permitting and inspection staff 

¶ Outreach to Part 9 (Residential Construction) homeowners on potential financing approaches 
(local improvement charges or other)  

 

Solar Energy (supported by 2 participant comments) 

Promote use of solar energy, including funding, education, and accreditation for the solar hot water 
industry, the public and multi-unit residential buildings and education for the insurance sector.  

 

Voluntary Approaches (supported by 2 participant comments) 

Voluntary approaches, including guidelines for retrofits and other measures to encourage energy 
efficiency upgrades 

 

Existing Buildings - Implementation Support from Build to Zero Working Group 

Training and Outreach (supported by 8 participant comments) 

¶ Provide education/workshops/training for local governments as well as residents and builders 

¶ Awareness - regional working group - pallet of options, exposing impacts, good and bad, 
international examples 

¶ Awareness of integrated sustainability benefits for the upgrade of existing buildings, affordable 
housing, landfill and waste reduction, economic benefits, energy GHG reductions 

¶ Support development of region wide training available for local government staff 

¶ Outreach to Part 9 (Residential Construction) homeowners - potential financing (LIC or other) 
but at the least, provide information. Use Vancouver and NVC as a guide 

¶ Coordinate outreach efforts, resources, find funding for these initiatives and liaise with feds, 
Province on their feelings about promotion of Eco energy 

¶ Training and Outreach to development community, especially through peer networks 

¶ Communicate with local government decision makers through UBCM and FCM 

 

Financial Incentives (supported by 7 participant comments) 

¶ Investigate new financial tools to help developers cover costs 

¶ Help promote source funding for education and training to prepare industry and government for 
new technologies and techniques 

¶ Develop fee rebate policy and/or bylaw template to encourage renovations and upgrades to 
multi-unit residential buildings  
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¶ Develop a  tax exemption policy/bylaw template for local governments to use to encourage 
energy performance upgrades during renovations 

¶ Provide a platform to convene a stakeholder group to develop a financing model 

¶ Convene stakeholders and determine best models for financing for Part 3 buildings (utilities, 
ESCOs municipal finance, and long term planning) 

 

Serve as an Advocate (supported by 4 participant comments) 

¶ Advocate for change at the federal and provincial level.  

¶ Serve as an advocate to the development industry, building owners, and crown corporations.  

¶ Act as voice for local governments - for regulatory change -  and tease out specific code issues to 
take to the Province.  

¶ Help local governments build partnerships with utilities and financing organizations  

 

Develop Guidance (supported by 3 participant comments) 

¶ Study challenges/successes of local government who have implemented/piloted green 
development (incentives, fee waivers, expediting permits) 

¶ Develop guidance on standards, certification, most effective and implementable for achieving 
energy efficiency and GHG reductions 

¶ Suggest tools and measures for encouraging uptake of voluntary measures 

 

Regulation and Administration (supported by 2 participant comments) 

¶ Ensure that renovation permits require an energy audit and verification (how can this work for 
BC local governments without their own charter?) 

¶ Tie building envelope performance improvement to other building upgrades, prepare material 
that informs renovators on costs and benefits 

 

New Buildings - Initiatives with Greatest Potential 

Regulation and Administration (supported by 10 participant comments) 

¶ Make the BC Building Code (and the National Energy Code) more effective. Work towards net zero 
and solar-hot-water-readiness for all new construction and develop alternative design requirements 
for energy efficiency should be non-discretionary.  

¶ Enforce energy performance requirements at occupancy permit stage. Currently very few local 
governments enforce the energy requirements in the Building Code (such as the commissioning test 
in Part 3 and the blower door test in Part 9). 

¶ Senior levels of government need to ban inefficient appliances and ban electric baseboard heating in 
most new buildings 

¶ Local governments should cooperate on measures 
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Planning Tools (supported by 7 participant comments) 

¶ Reduce development cost charges (DCCs), or other City charges, for buildings that will achieve 
EnerGuide 90 or better. 

¶ Provide density bonuses for buildings that will achieve EnerGuide 90 or better 

¶ Use zoning to encourage residential density 

¶ Plan compact, complete neighbourhoods so that energy use from buildings and cars is decreased 
and increase livability by including green space and connections to neighbourhood services. 

¶ Policies to discourage single family development and encourage multi-family development 

¶ Use of sustainability or green building checklists and voluntary green building guidelines (while 
recognizing that this tool is relatively weak) 

¶ Create model development permit area guidelines for environmental features and encourage 
uptake by local governments 

 

Financial Incentives (supported by 6 participant comments) 

¶ Identify or create new funding sources for construction and development sector to encourage 
uptake of efficiency features by developers. Local government should not be responsible for 
developing funding and financing opportunities, although other levels of government may have a 
role. Perhaps proceeds from carbon tax could provide funding source.  

¶ Expedited permit processing for buildings, particularly for buildings that will achieve EnerGuide 90 
or better 

¶ Consider changes to the revenue model across region (for regional initiatives) 

 

Training and Outreach (supported by 3 participant comments) 

Identify training and education opportunities for construction professionals, including those who focus 
on building single family dwellings, public, developers, and City permitting staff 

 

District Energy Systems (supported by 2 participant comments) 

Build capacity for district energy in new urban areas 

 

New Buildings - Implementation Support from Build to Zero Working Group 

Training and Outreach (supported by 5 participant comments) 

¶ Create awareness of the need for reduction in power consumption and awareness of district heating 
systems 

¶ Develop a toolkit/outreach package for range of audiences, including the public. (2) 
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¶ Identify or help create training and education opportunities for construction professionals, including 
those who specialize in single family residential development.  

¶ Research and document precedents for development permit area guidelines, Provide information to 
local government decisions makers. 

¶ Develop a guide for municipalities outlining potential funding frameworks and cost/benefit 
considerations. Identify ways to advertise financing programs and implement. 

 

Regulation and Administration (supported by 3 participant comments) 

¶ Put together a wish list for standards to be included in BC Building Code. Participate in Building Code 
update process and lobby for higher standards. 

¶ Research performance monitoring approaches and provide implementation guidelines  

¶ Advocate for the development of building efficiency standards and research costs of implementing 
and enforcing higher energy performing buildings for local governments  

 

Develop Guidance (supported by 3 participant comments) 

¶ Prepare document outlining proven guidelines and implementation frameworks 

¶ Facilitate sharing of information between local governments 

¶ Describe which neighbourhood elements increase livability; identify ways to limit environmental 
harm and avoid backlash 

 


