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Objectives & Approach
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Given the qualitative name of these objectives, 2 virtual focus groups were held. Since the proposed plan impacts 

owners of larger homes sooner, the focus groups were segmented based on home size (<3,000 square feet vs. 3,000+ 

square feet)

BACKGROUND & PURPOSE

4

The City of Vancouver enlisted Sentis to gather feedback from residents on various components of its Climate 

Emergency Action Plan. As part of this multi-phase research program, Sentis is working with the City to gauge 

initial reactions on the Green Home Retrofit Program. 

The specific objectives of the Green Home Retrofit Research are to: 

Evaluate Acceptance of the Program

Gauge how homeowners initially receive the 

Vision and Program. What are their concerns 

or reservations?

Assess Messaging

Identify the best words or 

phrases to use and which not to 

use

Find an Effective Name

Measure reactions to several name 

ideas and encourage residents to 

suggest their own ideas



Mail-to-online recruitment: The City mailed an invitation letter on August 20, 2021 to a random selection of 600 single, detached 

homes in Vancouver: 300 ‘smaller’ homes (<3,000 square feet) and 300 ‘larger’ homes (>3,000 square feet). For simplicity, homes with 

rental units and/or more than one ‘owned unit’ were excluded. Homeowners were informed of the focus groups and invited to complete 

a voluntary online registration form, indicating their interest in participating and providing information about them and their home. 

Homeowners had to use natural gas in their home to be eligible to participate. 

Telephone screening: Sentis contacted a cross-section of interested homeowners and screened them by telephone to confirm their 

availability and ensure participant quality (i.e. English language proficiency and ability to answer open-ended questions). Telephone 

recruitment was conducted from August 27 to September 1. Nine homeowners were recruited for each group to ensure at least seven 

would attend. 

2 virtual focus groups: 

• Smaller Homeowners: conducted on Wednesday, September 8 from 6:30pm to 8:30pm. Nine homeowners participated.

• Larger homeowners: conducted on Friday, September 10 from 6:30pm to 8:30pm. Seven homeowners participated. 

Both focus groups were recorded and transcribed. Observers from the City also had the opportunity to watch the group live and ask the 

moderator to probe in specific areas if needed. 

Honorarium: All participants were paid a $100 honorarium by Sentis for their participation. 

METHODOLOGY RECRUITING FOR VIRTUAL FOCUS GROUPS
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O W N E R S  O F  S M A L L E R  H O M E S  ( < 3 , 0 0 0  S Q F T )

Participant Profiles
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Man, 55-74 years 

$25K - $50K

Retired

Lives with Others

Central European

Sole Owner

75 years

Up to 2000 Sqft

Natural Gas

Forced Air

PAUL

HOME PROFILE

Man, 55-74 years 

$50K - $100K

Retired

Lives with Spouse

Canadian/British 

Isles/Eastern European

Sole Owner

114 years

Up to 2000 Sqft

Natural Gas

Forced Air

RAY

HOME PROFILE

Man, 35-54 years 

$50K - $100K

Employed Full Time

Lives with Spouse & 

Children

East Asian

Sole Owner

21 years

2000 – 2999 Sqft

Natural Gas

Radiant Hot Water Heating

JOHN

HOME PROFILE

Woman, 35-54 years 

$100K - $200K

Employed Full Time

Lives with roommates

Canadian / American

Sole Owner & Landlord

109 years

2000 – 2999 Sqft

Natural Gas

Radiant Hot Water Heating

ELEONORE

HOME PROFILE

Woman, 55-74 years 

$100K - $200K

Retired

Lives with Spouse

Canadian/Central 

European

Co-Own with Partner/Spouse

70 years

Up to 2000 Sqft

Natural Gas

Forced Air

ANGELA

HOME PROFILE

Man, 35-54 years 

$100K - $200K

Employed Full Time

Lives with Spouse & 

Children

American/British Isles

Sole Owner

57 years

2000 – 2999 Sqft

Natural Gas

Forced Air

TODD

HOME PROFILE

Woman, 55-74 years 

$100K - $200K

Part Time & Retired

Lives with Others

Canadian / British Isles

Sole Owner

62 years

2000 – 2999 Sqft

Natural Gas

Forced Air

MARGARET

HOME PROFILE

Man, 55-74 years 

$100K - $200K

Employed Full Time

Lives with Spouse & 

Children

East Asian

Co-Own with Partner/Spouse

24 years

2000 – 2999 Sqft

Natural Gas & Electricity

Radiant Hot Water Heating

KERRY

HOME PROFILE

Man, 35-54 years 

>$200K

Employed Full Time

Lives with Spouse & 

Children

Canadian/East Asian

Sole Owner

107 years

2000 – 2999 Sqft

Natural Gas

Forced Air

STEPHEN

HOME PROFILE



Man, 35-54 years 

$100K - $200K

Employed Full Time

Lives with Spouse & 

Children

East Asian

Woman, 55-74 years 

$100K - $200K

Full Time/Homemaker

Lives with Spouse & 

Children

East Asian

Woman, 55-74 years 

$25K - $50K

Retired

Lives with Spouse & 

Children

East Asian
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O W N E R S  O F  L A R G E R  H O M E S  ( > 3 0 0 0  S Q F T )

Participant Profiles

Man, 55-74 years 

Retired

Lives with Spouse

Central European

Sole Owner

36 years

3000-3999 Sqft

Natural Gas

Forced Air

RAFAEL

HOME PROFILE

Co-Own with Partner/Spouse

27 years

3000-3999 Sqft

Natural Gas & Electricity

Radiant Hot Water Heating

CATHERINE

HOME PROFILE

Woman, 55-74 years 

>$200K

Homemaker

Lives with Spouse

Canadian

Co-Own with Partner/Spouse

25 years

4000-4999 Sqft

Natural Gas

Radiant Hot Water Heating

GEORGIA

HOME PROFILE

Co-Own with Partner/Spouse

28 years

5000-5999 Sqft

Natural Gas & Electricity

Radiant Hot Water Heating

ANNA

HOME PROFILE

Man, 55-74 years 

Retired

Lives with Spouse

Co-Own with Partner/Spouse

27 years

3000-3999 Sqft

Natural Gas

Radiant Hot Water Heating

BILL

HOME PROFILE

Man, 55-74 years 

>$200K

Retired

Lives with Spouse

Canadian

Co-Own with Partner/Spouse

26 years

4000-4999 Sqft

Natural Gas & Electricity

Radiant Hot Water Heating

GARY

HOME PROFILE

Sole Owner

2 years

4000-4999 Sqft

Natural Gas

Radiant Hot Water Heating

MICHAEL

HOME PROFILE



Highlights
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The overarching goal of the focus 

groups was to uncover potential 

obstacles and barriers to success of 

the Green Home Retrofit Program. 

The key themes therefore focus on 

these exact issues. 



Homeowners accept that climate change is a problem and should be 

addressed, but balk at the cost of switching to electricity.

Electricity is considered expensive and inefficient compared to gas

There’s an expectation for payback (savings from the investment) that isn’t met

• Older/smaller homes – it’s not worth the upfront investment to convert, I might as well sell

• Larger homes – our monthly bill would be more, probably much more than it is with gas

KEY THEMES
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Homeowners can articulate many problems with switching to electricity 

– and their reasons resonate with others.

1

2
Cynicism

• Cynicism about the City’s motives 

• Skepticism that BC Hydro can produce enough 

electricity

• What-about-ism

Unintended consequences

• Will BC end up buying coal-based electricity?

• Will house owners have to sell and 

neighbourhoods will be redeveloped?

• Will desperate people turn to (dangerous) 

propane to keep their gas bills down?

Practical Challenges

• Vancouver can’t solve this alone

• Unnecessary wastage and landfill

• I like natural gas / we were told that natural gas 

was clean and efficient

• There aren’t enough tradespeople to work on 

all the homes affected



Opposition to the overall plan means it’s premature to discuss details.

In fact, if the City gets into the specifics of “how” the program will be implemented before getting 

broad acceptance on the plan, any details will also be attacked. 

For example, opponents to the plan will also dispute specifics such as:

• who should be targeted and who should be exempt

• how emissions should be measured

• whether allowable thresholds should vary by size or age of home

• how homeowners should be penalized

• when the program should be implemented and enforced

KEY THEMES
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3

None of the program ideas tested were well received, given 

homeowners’ resistance to change. 

In order of preference (often expressed as ‘least worst’) are:

1: Switch to electric at time of replacement

2. Switch to electric at time of major renovation

3. Emissions limit on all homes

The last option for consideration ‘set a long term deadline for homeowners’ was also strongly objected to.  

Participants pointed out that there would be a shortage of trades people and equipment nearing the deadline, 

making it unrealistic. 

4



Summary of Findings
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Homeowners recognize that climate change is a problem and 

they would like to be part of the solution. 

They understand the need to change and do not seem surprised nor opposed to 

Vancouver taking the lead to address it.

There’s acknowledgement or at least tacit acceptance that there should be a price for 

polluting.

However, their support for taking action on climate change fades when faced with 

the practicality and expense of switching their homes from gas to electricity.

Despite understanding the urgency of climate change, 

homeowners don’t believe it makes sense to quickly switch to 

electricity.

• Most want a measured approach and one that won’t really affect them.

• Homeowners prefer and likely expect that change should be accomplished with 

carrots not sticks.

There’s a preference for keeping things positive and to not use 

fear to push people.

• The video’s positive tone was appreciated though some considered it slanted.

Carbon emissions from homes is a new, but not surprising, 

issue.

“Honestly I don't really think about the emissions, really.”

“Well, actually you know, I don't really think about it.”

While most participants hadn’t thought about their home generating emissions, they 

were quick to realize that burning natural gas would indeed create emissions.

“Well, actually you know, I don't really think about it.”

“Our home is heated with natural gas, so obviously it's burning carbon.”

• Homes are generally not associated with carbon pollution. 

 Interestingly, hearing about zero-emission buildings is how a resident might 

realize that most buildings generate emissions. 

• Motor vehicles have already been clearly associated with carbon emissions, so 

the video’s comparison of homes emissions to car emissions makes sense and is 

relevant to homeowners.

Residents can accept that homes pollute and they want 

to do their part but the price to switch is steep.

KEY THEME 1.1
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Residents balk at the cost of electricity.

Homeowners are aware that electricity costs more than gas.

Some participants very confidently estimate they would have to pay 2x to 5x more 

with electricity than with gas.

“It is less expensive to use gas here, versus electricity.” 

Awareness of the cost of electricity comes primarily from BC Hydro bills or from 

knowing what it costs to heat other homes with electricity.

BC Hydro’s tiered pricing is alarming to homeowners.

• Despite not using electricity to heat their home or water, some already fall into 

Tier 2 and find that rate punishing. They expect they would be pushed into at 

least Tier 3 if they switched from gas to electricity.

“Today specifically pulled up my BC Hydro bills. Keep in mind my house is not heated 

by electricity. So in Step 1 of energy charges were $90.26. And then Step 2, because I 

exceeded Step One were $384.27. And as I say, I don't keep my home with electricity. I 

think what would end up happening [if we converted] for the majority of people is your 

electric bills would be well over $2,000 a month.”

• There may be skepticism that BC Hydro would be willing to lower the cost of 

electricity to close the gap. 

If BC Hydro will commit to lowering rates that would help ease concern.

“Electricity might not go as low as the natural gas. But if only 10 to 20% over I would 

switch to it like electricity.”

“It really boils down to the market. If you lower the cost of electricity enough then it 

would make sense for people who naturally migrate towards that.”

Homeowners may expect the City to be upfront about the cost 

of electricity.

Homeowners are likely to take on the role of informing other homeowners about the 

“true cost” of electricity.

• Participants were surprisingly armed-and-ready with examples of just how 

expensive electricity is.

• The City should be prepared for anti-electricity groups to quickly mount a 

campaign with examples illustrating the cost differential.

KEY THEME 1.2
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Homeowners like natural gas and feel they are 

already trying to be environmentally friendly. 

Participants are comfortable and prefer natural gas

Gas is considered better than electricity:

• Better for humid climates

• Better for heating water

• Better for larger homes (one participant claimed that an electric furnace would 

need to be huge or that many heat pumps would be required)

• Pairs better with renewable options such as solar

They like their natural gas appliances

Large home owners were more apt than small home owners to have natural gas 

stoves, fireplaces and probably also gas barbecues.

• They aren’t concerned about safety or asthma.

• They like to cook with gas because it’s fast.

• They prefer a gas fireplace over electric; their perception being that electric 

fireplaces look fake and may not give off much heat.

• They do not want to throw away appliances that they like and are still useful. 

That’s considered very wasteful.

However, conduction cooktops are liked by those who have them.

• They are considered just as fast and safer than gas

Large homeowners typically have zonal heating 

They are already turning their heat down or off in parts of their home and/or for 

many months of the year. 

In that way, they may feel they are already doing what they can to help.

“When I built my house I had my house zoned so it's on six zones so when we're not 

using an area of the House I can actually turn that off.”

They were told that natural gas is “clean”, so what happened to 

change that?

• It’s not fair that relatively new homes would have to change when they were told 

that natural gas is clean and efficient. 

• One participant who renovated recently asked for the most efficient green 

option and was decisively told to put in a high efficiency gas furnace, not 

electricity.

“I just go back to one thing when I put a new boiler in. I specifically asked them 

because I wanted the most efficient heat source possible and it was this small [natural 

gas] boiler. They never mentioned electric, so you have to ask yourself, what is truly 

more efficient to heat a home?”

KEY THEME 1.3
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“It’s not worth it to retrofit in an old home.”

For older houses that have depreciated in value, it does not 

make sense to invest to retrofit it. The value is all in the land.

Many homes are appraised at less than the estimated cost to retrofit them.

“When we look at the BC assessment, our home is not worth $20,000. I’m not putting in 

that amount of money into the house. It is not cost effective for us. It doesn’t make any 

sense.”

“No, I have to say I neighborhoods agree with that [PARTICIPANT], for starters that 

when we look at the assessed value that home, is it worth throwing another 20 grand 

into it? When I'm not sure my realtor would say that my sales price is going to jump up 

20 grand.” 

Homeowners with low value homes quickly reject the idea of sinking more money 

into their houses and say they would sell and move instead.

• We suspect that even homes with higher residual value may still balk at the 

investment and this may trigger homeowners sell or tear down their house.

The expectation is that many single-family neighbourhoods will be converted into 

multi-family. 

• Some sadness is expressed about losing the character of these neighbourhoods.

• Some also feel that this may be part of a bigger agenda so it’s inevitable.  

Some participants felt that the estimated budgets to retrofit 

are on the low-side.

“Uhm, likewise for package #3, which is basically what we actually had priced out this 

spring for our home, which is just a little bit larger than the one that user in the 

example. That's a pretty low estimate. Frankly, from what we got to switch to a heat 

pump in a, uh, I think our house is 2300 and some odd square foot, and that didn't 

even include the electrical work that we have to have done to neighborhoods have the 

power ran to where the heat pump is going to sit. That was just for the HVAC folks.”

It’s not clear why they felt the cost would be higher, but some possible explanations 

are:

• Renos always costs more than quoted.

• Additional work would probably be required, such as upgrading electrical panels.

• The perception that the City is likely to present the best-case example. Some 

participants also seemed skeptical about the monthly savings.

KEY THEME 2.1
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“Vancouver shouldn’t act alone.”

Some homeowners identified practical issues with Vancouver 

pushing ahead of other municipalities.

Even if Vancouver leads the charge, they feel the entire region (if not also the 

province and country) should be on the same program.

For example, if Burnaby doesn’t impose the same regulations and costs then #1 that’s 

not fair and #2 businesses will simply relocate to the other side of Boundary Road. 

If we as Vancouverites reduce our emissions, we may not see any improvement to 

our air quality unless the entire region also makes the switch.

“Vancouver is part of the Lower mainland. Is the city of Vancouver gonna work, say 

with Burnaby or the rest of the GVRD on something like this?”

What-About-Ism 

Some participants pointed out that China will continue to burn coal and open up new 

coal burning plants

• What we do won’t make a difference; we may be enabling other jurisdictions to 

continue the way they are.

• Sentis sidebar: It’s a classic Problem of the Commons: there is no incentive for any 

jurisdiction to change its behaviour because it incurs all the cost while the broader 

group benefits.

Participants also asked about what’s being done about other buildings

• Advising them that other building are being covered by the Climate Emergency 

Plan addressed this concern.

One participant claimed that BC Ferries is the biggest polluter. 

• This seemed to pique the interest of participants.

• The City should be prepared for other “what-about-so-and-so” claims

KEY THEME 2.2
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“BC Hydro can’t provide enough supply.”

Homeowners use BC Hydro’s existing capacity and supply as a 

defense against switching.

“Like when we just had this huge heat wave and people were running their air 

conditioners. I have air conditioning. Hydro was asking people not to run their air 

conditioning at certain times. The date 'cause there wasn't enough capacity.”

Homeowners feel that forcing homes to move to electric will overload the grid, 

potentially forcing BC Hydro to purchase electricity from America, which is often coal-

based. 

“And I don't know if it if very many people are aware, but when we have low capacity 

with BC Hydro we buy from across the border in the US and many of those hydros that 

we actually are buying power from in peak times are coal fired. So you're asking us to 

go from natural gas homes to potentially buying hydro from coal fired hydro plants in 

the United States?”

KEY THEME 2.3
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“Awareness of heat pumps is limited.”

Residents did not seem familiar with heat pumps so there’s  an 

opportunity to demonstrate their benefits.

When participants were shown the examples of homes and different retrofit options 

and budgets, no participants disputed the effectiveness of heat pumps nor tried to 

convince other participants that they were of limited value or effectiveness.

If heat pumps can bring the cost of heating with electricity down to gas that would 

effectively overcome the major fear of ending up with a higher monthly bill. 

• For owners of larger homes – even those who are well-off and not on fixed 

incomes -- the fear of higher monthly bills seems to loom larger than the upfront 

investment.

After the summer heat-wave, the ability of heat pumps to cool 

space is recognized as a major benefit and possibly a way of 

justifying the investment.

Without a personal benefit like AC, homeowners default to calculating the payback 

period and quickly determine that the investment is not worth it to them. 

• The environment fades as a consideration and homeowners focus on whether 

the monthly savings will payback their upfront investment.

• When they “do the math”, the payback is too long – one participant estimated it 

would take them 70 years to recoup the cost.

Assuming that heat pumps and adjusted BC Hydro rates can bring the cost of using 

electricity to parity with gas, the City should try to refocus homeowners away from 

expecting savings to payback their upfront investment. 

Instead, the City should ensure its policy, incentives and messaging focus consumers on 

the benefits of switching, namely, the environment and the comfort of a cool home in 

summer and more evenly heated home in winter.

KEY THEME 2.4
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Homeowners won’t talk specifics when they 

oppose the basic premise of the program 

When homeowner do not want to switch to electricity, they will 

resist getting into the details of what the program would entail. 

To discuss details may make them feel as though they have 

agreed to being required to switch to electricity.

During the session and in their follow-up emails, participants were not that interested 

in discussing the particulars of the program. This included:

1. Selecting terminology for the city to use. 

Before strong resistance to the program set in, participants were asked about 

terminology: Carbon Emissions, Greenhouse Gas (GHG) emissions, Carbon Pollution 

and CO2 Emissions

• ‘Carbon Emissions’ is seen as already widely used, and therefore generally 

understood

• Some like ‘Carbon Pollution’ since it is intentionally more negative sounding, 

especially compared with ‘emissions’ which feels more neutral

• A couple participants liked the term “greenhouse gases” because it reminds 

people that there are other gases besides carbon that create the greenhouse 

effect. 

KEY THEME 3.1

2. Financing their home retrofits

Participants were also reluctant to contemplate how they would finance their home’s 

retrofits, although when asked in a follow-up email, many said they would apply for a 

zero-interest loan if it were offered. 

4. Program Name

“I think the name of the program should reflect financial benefits, i.e. "Green-home 

Retrofit Incentive Program", or get a GRIP on your home energy use!”

“I just simply call it renovation incentives and then just have all the programs be green.”

“I like the phrase clean energy and there I think that might be nice to kind of explain it a 

little bit more clearly.”

“Well go green at home is the least offensive.”
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Homeowners won’t talk specifics when they 

oppose the basic premise of the program 

3. How emissions should be measured

Participants were curious to learn how the City would try to measure and regulate 

their home’s emissions. However, once informed of the two options they were not 

keen to choose one nor did they suggest other options (please see the appendix for 

how the two options were presented). When asked again the follow-up emails, 

participants tend to be divided in their preference but lean slightly towards the 

EnerGuide model. 

“I prefer the EnerGuide Model approach because realistically speaking each single 

family home could be different from the technology applied to user habits. I feel the 

FortisBC gas bill is a model that lacks of some details and considerations.”

“My choice is FortisGas BC bill approach as I receive the monthly statement from them, 

they show you everything about my electricity usage and advise you how to save 

energy and money.”

“I would choose the EnerGuide Model approach. Because I would like to know what is 

happening and what I can do about it rather than know nothing.”

KEY THEME 3.1 (cont’d)

“Emissions should be measured through utility bills - I can see an auditor using utility 

bill data to calculate this anyway, so avoiding the extra bureaucracy will help the 

program. I think having an assessor help with energy audits is a great idea and should 

be offered with no strings attached; no cost, no commitment to the program, high level 

business case analysis and list of lower mainland vendors which can help drive the 

program.”



Appendix
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Additional Feedback 

APPENDIX
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Received by email  af ter the groups took place. 



EMAIL FROM STEPHEN (LARGE HOMEOWNER)

23

The program should be straightforward and quick to apply with near term business cases: >5 year simple payback is unlikely to have interest in my opinion.

Removal of barriers such as redundant forms or wait times for permits is important. I wanted to get more into my experience with my water heater; it was on it's last 

legs and my insurance company wanted me to replace it within a month. It was difficult to get a retrofit to a hybrid heat pump water heater done in this period 

amongst the other projects I had going on. If the forms were simpler without the uncertainty of permit wait times, I probably would have done it and have completed 

removing natural gas from my home. For now though, I did replace my water heater with the cheapest unit and plan to make the transition in a few years.



EMAIL FROM BILL L. (LARGE HOMEOWNER)
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Hi Ayden:

Thanks for the opportunity to participate in this focus group.

I understand the environment problems and I am in support of reasonable measures to transition to a cleaner energy. From our discussion, I understand you are looking for feedbacks on how 

to do this transition fairly.

These are some comments I have:

There needs to be accurate and coherent messages put out to the public, explaining the goal, why we are doing this, how are we to do this, the cost of implementation, and how the city plans 

to mitigate the financial and functional impact to those affected.

I think most people support the reduction of green house gases to help reduce the rate of global warming. While if everyone in the world can do their part, the combine effect will be huge, 

but how do you convince people that only single residential housings in Vancouver should bear the blunt of the cost and what impact they alone can have? How does single residential homes’ 

carbon pollution compare to other constructions (e.g.: town houses, apartments, commercial building). For example, I see there will be restriction on indoor wood burning appliances starting 

Sept 2022, but this does not make sense to me if the wood burning is only for indoor, and may not be a necessity; how about outdoor wood burning or BBQs? This is why this needs to be 

explained and must progress slowly to allow the rest of the country and the world to catch up, as well as distributing the cost to support those that can make the change for all our 

benefit. Would taxing everyone in Vancouver generate enough revenue to subsidize the conversions?

Comparisons need to be made regarding the true environment cost of using electricity vs natural gas. The analysis needs to cover from the energy source to the point of consumption. How 

environmentally friendly is electricity if you factor in, huge hydro dam projects, possible carbon fuel generation at peak loads, distribution components, appliance efficiencies, etc.? This is similar 

to LED light manufactures promoting their energy efficiency vs fluorescent lights. While the energy use for the LED is lower, they failed to compare the impact on the environment when people 

throw out good fluorescent light to switch to LED; and when you factor in that Canada has a long heating season, the extra heat generated by fluorescent light in the evening would actually 

reduce spacing heating load so the efficiency difference may not be that high. I certainly don’t know the full impact so a clear comparison would help consumers make the right decisions. 

Natural gas has been promoted as a cheap, clean (and some are renewable) energy source. The Fortis Website has a chart that indicates the cost of using various fuels, and natural gas is the 

cheapest by far (is this accurate?). Even if there is a subsidy for installing electric, home owners will still consider the long-term operating cost that they have to bear. Perhaps subsidies for both 

installation and long-term electricity cost need to be implemented (not sure how the City of Vancouver can influence electricity rate). See https://www.fortisbc.com/services/natural-gas-

services/why-choose-natural-gas

…continued on next page

https://www.fortisbc.com/services/natural-gas-services/why-choose-natural-gas


EMAIL FROM BILL L. (CONT’D)
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New homes are still being built using natural gas. Promotions are still being make for changing from wood or oil to natural gas. Gas cooking does offer better control than electric (you will have a hard 

time implement this for restaurants in the future) The time frame needs to be long enough so that the market and homes that currently uses natural gas will not be penalize by heavy taxes. Depending 

on the appliance, this can be 15-30 years. Throwing out good appliances is expensive for the home owner, and also is detrimental to the environment when you consider the energy that went into 

making the product and the load it adds to the city waste.

Conversion to electric may not be simply just switching appliances (switch a gas stove to electric stove, or switching gas boiler to electric heater). The required power source is usually not at the load 

location so this means the house would need to be rewired, and could mean knocking down walls. If the home has already diverted power for EV charging, does he also need to upgrade his electrical 

panel too? 

We talked about the electrical infrastructure and its ability to deliver reliable energy. Often during winter storm, the electricity will go out. With summer getting hotter, we are getting more request to 

reduce our energy consumption because Hydro cannot deliver. With the push for more electric vehicles, switching to electric heating only adds to the demand. This will make the grid more unstable, 

and definitely will drive cost up. Solutions need to be found to address these concerns and then inform the public before any actual large scale electric conversion can be made.

When you are ready to make the implementations, I also suggest that the city offer confidential free consultations, where an inspector can go into a home to review existing situation and make targeted 

recommendation on the cost/benefit for the change. In order for the home owners to feel comfortable opening up their homes, the home owners need to know that the information will not be used to 

penalized them should they decided to not proceed.

Follow-up question 1 which was discussed during our call, you nailed when you say which will be least negative. I would pick option b because I think that our aim is to lower carbon burning (not 

necessary that they have to switch to electric). For example, we have two gas fire places so if you use option A, you would think that there is lots of gas being used, but in fact I do not turn them on so 

there will be little impact to the environment.

Follow-up question 2, perhaps “Carbon fuel burning Pollution reduction program” would be more aligned with what we want to achieve. You may be able to implement this in stages (not being able to 

get zero emission right off the bat) and tied this in to other program like for wood burning, or perhaps switching from wood and coal BBQs to natural gas or propane (still carbon, but should be 

cleaner). If you think my suggestion is too long, option i “Climate Friendly Home” would be my choise because this is not just for renovation, but also applies to new constructions, and maybe other 

types of home besides single residential.

Follow-up Question 3: This is a difficult question and would be different for everyone. I am just starting to look at estimates for my roof and irrigation repairs and I have no idea what these will 

cost. The past year, I just spend $3800 to repair and upgrade my boiler heating system. I have no idea what this electric heating conversion will cost. With taxes, medical (yes getting older) and 

everything going up higher living on a fixed retirement income, I am left with less each year. I am what you would say “asset rich” but this would mean selling my home if I can’t keep up. I do like this 

area (I lived in this neighbourhood for over 30 years) and I don’t really want to move. If the implementation impact the selling price of my home, that is also a negative since I will have to buy another 

home. I would go with a zero interest loan with other subsidies. I would need to know how long the loan is for because there needs to be funding to pay it back – unless this extends to until I sell my 

house. Yes, wishful thinking.

Regards,

Bill
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It does not matter how you sugar coat the names.

The fact of the matter is that I am on a fixed income and forcing me to spend 20 to 30 thousand dollars on a house that is a tear down makes no sense.

It's not only the cost of the heating system but also the cost of redoing the electrical system in the house. BC is one of the largest exporters of coal on the planet which is one of the 

largest pollution and carbon sources. Because we send it across the pond it's not part of our footprint. Forest fires in BC probably produce more carbon in one day than Vancouver in 

one year. If we do not burn the natural gas here they will ship it somewhere else to burn it. It all makes no sense. The oil sands are the dirtiest fossil fuel on earth yet we exploit that.

I do not need anyone to come in and tell me where the heat loss is as I know and I have already done as much as is possible. Windows have been replaced and insulation has been 

added.

As houses are torn down replace them with green solutions. Retro fitting existing structures is unreasonable.



EMAIL FROM ANGELA (LARGE HOMEOWNER)
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Just a couple of comments:

- I really didn't like the option that was presented at the end of the session where people would be 'fined' for going over the emissions by 2035 and this would be added to the tax bill 

- and seniors can defer this with their property taxes to me this is just another tax and going after the equity in older homes, It also assumes that the deferral program will continue in 

the same form and every senor will still qualify and this may not be the case by 2035. It will also affect the ability to sell as a buyer will then need to pay an increased property tax. Also, 

this is in reality an increase in heating costs disguised as property tax so does the city have the authority to implement this without approval of the utility's commission? This option was 

sort of thrown out there at the end and wasn't given enough discussion considering it can have a lot of implications.

- I think there needs to be a lot of consideration as to who these programs will affect the most and there needs to be considerations of fairness in how this tax is once again going after 

the home owners

- Anything like this needs to be regional, not city specific as it will make Vancouver less affordable and disadvantage current homeowners (especially those of us with older homes).



EMAIL FROM RAFAEL (LARGE HOMEOWNER)
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One thing the panel agreed on overwhelmingly is the worry about the onerous costs which will be imposed by a more and more dictatorial regime. 

It goes without saying that the city is out on a fishing expedition as to how to squeeze home owners to the maximum with the least amount of push back. I assume death by a 

thousand paper cuts will be the order of the day.

This is all done under the dubious, inflammatory headline of a climate “emergency”. As Steven Koonin, a physicist, professor and undersecretary for science in the Department of 

Energy during the Obama administration points out in his book “Unsettled: What Climate Science Tells Us, What It Doesn't, and Why It Matters” that in the end, humanity’s 

contributions to the issue are so small, it’s hard to imagine we can do anything to fix it. With that in mind, Vancouver can hardly do anything about it while China, India and other 

countries are building furiously coal powered plants. 

The technologies proposed to reduce energy consumption and the forced switch from gas to electricity to power homes and cars are at an immature stage and large boondoggles will 

be in store for us as they have to be dismantled again as something “better” comes up. I would like to remind of the disaster in the seventies when homes were insulated with 

government grants using urea formaldehyde. The substance was found to be highly toxic and needed to be removed at great expense and was banned! The availability of more and 

more electricity itself involves large scale environmental degradation such as the mining for metals and minerals on an up to now unheard scale to build the infrastructure of energy 

production and transmission. Geothermal systems may cause earthquakes, something we in BC worry about already and there are land use concerns. 

One does not need to be a cynic to point out that with trillions of dollars poured into the green industrial complex by governments, its rent seekers profit from this boom and 

therefore cannot be trusted as their alarmism is biased and serves their pecuniary interests and their positions. 

After a slow start I enjoyed the focus group. Thank you!

Best,

Rafael Hirsch
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What do you think of these terms?

Carbon emissions

Greenhouse Gas (GHG) emissions

Carbon pollution

CO2 emissions



REPORT RUNDOWN

The City’s Vision:

To build and renovate zero emissions housing that is healthy, comfortable and safe

To educate, support and empower residents to complete low carbon retrofits 

To achieve this, we must decarbonize with urgency, to achieve a 50% reduction by 

2030. 



REPORT RUNDOWN

1. Owners of houses and duplexes will be first be incentivized to:

 Switch space heating and hot water equipment from natural gas, which is a 

fossil fuel, to clean electric alternatives like heat pumps, or to renewable gas.

• Reduce energy waste through home tune-ups, by lowering thermostats, 

eliminating drafts, and installing insulation and better windows.

2. Next, starting in 2025 regulations will be imposed, meaning that houses and 

duplexes that exceed established emissions limits will be required to make 

changes to lower their emissions.



Instead of Green Home Retrofits, 

what do you think of …

Home Tune-Ups

Go Green at Home

Home Energy Reno’s

Home rehabilitation

Deep Green Home Retrofits

Zero Emissions 

Net Zero Home Retrofits

Climate Friendly Homes



Switching to Electric at Time of Replacement 

When a gas furnace or hot water tank dies, it would need to be replaced with an electric version like a heat 

pump.

 After 2025 – all replaced hot water tanks must be electric

 After 2028 – all replaced furnaces or gas heating must be electric

IDEA #1



Switching to Electric at Time of Major Renovation

For homes undertaking a major renovation, they would need to replace their heating and hot water with 

electric as part of their City permit application

What’s a major reno?

• Adding a new storey, full gut, full floor rehab

• $300,000 or more

IDEA #2



Carbon Pollution Limit on Every House

Every house will have a limit on how much emissions it can produce each year. That limit would decrease 

over time to eventually ‘net zero’ by 2040.

For example, if your home emits 10 tonnes CO2 / year, you may only be allowed a maximum of 5 tonnes / 

year in 2030. Renovations would be needed to reduce your emissions under that threshold. 

Limits would apply first to LARGE HOMES

 Large homes would be the first to be required to perform renovations to bring their home into 

compliance. They would need to report their emissions and would be fined for non-compliance.

 Smaller homes would receive more ‘support’ to voluntarily reduce emissions, such as rebates, incentives, 

and coaching.

IDEA #3



NOTE: Costing estimates are preliminary and wide ranging, 

with many factors influencing total cost

Example Homes & Retrofits



Built in 1922

1,900 square feet 

• Less than 2,000 sq ft so would not be impacted

• Homes 2,000+ sq ft would be impacted starting in 2030

• Large homes of 5,000+ sq ft would be impacted starting in 2024

Mid-efficiency furnace & hot water

Single pane windows

Low insulation & high air leakage

12 tonnes CO2 emissions / year 

 average car use in Canada is about 6 tonnes / year

 average home in Vancouver is 7.5 tonnes / year 

Energy costs of $2,500 per year ($210 per month)

Smaller Home #1



REPORT RUNDOWNSmaller Home #1
Current emissions of 12 tonnes CO2

Upgrade Options

Upgrade list

Attic, wall and basement insulation

New doors

Emissions / year

6.6 tonnes CO2 / year
(45% reduction)

Estimated average cost

$20,000

Energy cost savings 

$780 / year saved

2030 Compliant?

No

Retrofit Package #1

Envelope & new doors

Upgrade list

High efficiency gas furnace

Gas hot water tank

Emissions / year

7.7 tonnes CO2 / year
(35% reduction)

Estimated average cost

$12,000

Energy cost savings 

$600 / year saved

2030 Compliant?

No

Package #2

High efficiency gas

Upgrade list

Air-source heat pump

Electric tank / on-demand

Emissions / year

0.3 tonnes CO2 / year
(98% reduction)

Estimated average cost

$20,000 (+$2,000 electric panel)

Energy cost savings 

$0 (no savings)

2030 Compliant?

Yes

Package #3

Electric switch

Upgrade list

Attic, wall and basement insulation

Air-source heat pump

Emissions / year

1.8 tonnes CO2 / year
(84% reduction)

Estimated average cost

$28,000

Energy cost savings 

$600 / year saved

2030 Compliant?

Yes

Package #4

Envelope + Heat Pump



Smaller Home #2

Built in 1986

2,600 square feet 

• Homes 2,000+ sq ft would be impacted starting in 2030

Mid-efficiency furnace & hot water

Double pane windows

Medium insulation & medium air leakage

8.5 tonnes CO2 emissions / year 

• average car use in Canada is about 6 tonnes / year

• average home in Vancouver is 7.5 tonnes / year 

Energy costs of $2,000 per year ($180 per month)



Smaller Home #2

Current emissions of 8.5 tonnes CO2

Upgrade Options

Upgrade list

Attic, & ceiling insulation

Emissions / year

7.4 tonnes CO2 / year
(14% reduction)

Estimated average cost

$6,000

Energy cost savings 

$150 / year saved

2030 Compliant?

No

Retrofit Package #1

Envelope & new doors

Upgrade list

Attic & Ceiling insulation

High efficiency gas furnace

Remove 2 gas fireplaces

Emissions / year

5.0 tonnes CO2 / year
(40% reduction)

Estimated average cost

$12,000

Energy cost savings 

$300 / year saved

2030 Compliant?

Yes

Package #2

High efficiency gas

Upgrade list

Air-source heat pump

Electric tank / on-demand

Emissions / year

0.9 tonnes CO2 / year
(89% reduction)

Estimated average cost

$22,000

Energy cost savings 

Same bills or higher

2030 Compliant?

Yes

Package #3

Electric switch

Upgrade list

Attic, and ceiling insulation

Air-source heat pump

Remove 2 gas fireplaces

Emissions / year

2.1 tonnes CO2 / year
(75% reduction)

Estimated average cost

$28,000

Energy cost savings 

$500 / year saved

2030 Compliant?

Yes

Package #4

Envelope + Heat Pump



Larger Home #1

Built in 2002

3,800 square feet

• Homes 2,000+ sq ft would be impacted starting in 2030

Mid-efficiency furnace & hot water

Double pane windows

Medium insulation & medium air leakage

6.6 tonnes CO2 emissions / year 

• average car use in Canada is about 6 tonnes / year

• average home in Vancouver is 7.5 tonnes / year 

Energy costs of $2,000 per year ($180 per month)



Larger Home #1
Current emissions of 6.6 tonnes CO2

Upgrade Options

Upgrade list

New window package

Air sealing

Emissions / year

5.5 tonnes CO2 / year
(14% reduction)

Estimated average cost

$20,000

Energy cost savings 

$100 / year saved

2030 Compliant?

No

Retrofit Package #1

Envelope & new doors

Upgrade list

Attic & Ceiling insulation

High efficiency gas furnace

High efficiency gas hot water

Emissions / year

3.6 tonnes CO2 / year
(40% reduction)

Estimated average cost

$25,000

Energy cost savings 

$200 / year saved

2030 Compliant?

Yes

Package #2

High efficiency gas

Upgrade list

Air-source heat pump

Electric tank

Emissions / year

1.1 tonnes CO2 / year
(89% reduction)

Estimated average cost

$28,000

Energy cost savings 

Same bills or higher

2030 Compliant?

Yes

Package #3

Electric switch

Upgrade list

Air sealing, insultation

Air-source heat pump

Remove 2 gas fireplaces

Emissions / year

2.1 tonnes CO2 / year
(75% reduction)

Estimated average cost

$35,000

Energy cost savings 

$400 / year saved

2030 Compliant?

Yes

Package #4

Envelope + Heat Pump



Larger Home #2

Built in 1912 - Heritage

2,700 square feet

• Homes 2,000+ sq ft would be impacted starting in 2030

High-efficiency furnace & hot water (replaced)

Single pane windows

Low insulation & high air leakage

5.9 tonnes CO2 emissions / year 

- average car use in Canada is about 6 tonnes / year

- average home in Vancouver is 7.5 tonnes / year 

Energy costs of $1,800 per year ($160 per month)



Larger Home #2
Current emissions of 5.9 tonnes CO2

Upgrade options

Upgrade list

Ceiling & Attic insulation

Air sealing
High efficiency gas hot water on-

demand

Emissions / year

4.9 tonnes CO2 / year
(14% reduction)

Estimated average cost

$20,000

Energy cost savings 

$150 / year saved

2030 Compliant?

Yes

Retrofit Package #1

Basic Envelope + hot water

Upgrade list

Insulation: basement, walls, 

ceiling & attic

New doors & windows

Air sealing & bathroom fans

Emissions / year

3.2 tonnes CO2 / year
(50% reduction)

Estimated average cost

$45,000

Energy cost savings 

$300 / year saved

2030 Compliant?

Yes

Package #2

Deep envelope + windows

Upgrade list

Air-source heat pump

Electric tank

Electric panel

Emissions / year

0.9 tonnes CO2 / year
(89% reduction)

Estimated average cost

$30,000

Energy cost savings 

Same bills or slightly higher

2030 Compliant?

Yes

Package #3

Electric switch

Upgrade list

Attic & ceiling insulation

New doors

Air-source heat pump

Remove 2 fireplaces

Emissions / year

2.1 tonnes CO2 / year
(75% reduction)

Estimated average cost

$40,000

Energy cost savings 

$500 / year saved

2030 Compliant?

Yes

Package #4

Envelope + Heat Pump



Set a (Long Term) Deadline For Homeowners

Instead of forcing conversion at time of replacement or reno, the City could establish a year (eg. 2035) when 

fossil fuel-based heating & hot water equipment is no longer permitted in homes. 

This would give people lead time and flexibility to make the necessary changes. 

If a home exceeds the emissions limit after say 2035, then a fine would be applied on the overage. 

What would the fine be?

• $400 per tonne over the limit

• Eg. 2 tonnes over the limit = $800 fine per year

• Added to property tax bill (which can be deferred by seniors)

OPTION FOR CONSIDERATION



How will Emissions be Measured?

A. EnerGuide “modelled” approach 

• Assessor conducts an in-home assessment and 

calculates emissions

 Assumes standard home usage, 2 adults 1 child

 Doesn’t capture pools, outdoor gas BBQ’s etc. typical in very 

large homes

• EnerGuide report provides guidance to homeowner

 What upgrades are best bang-for-buck? 

 Where is heat leaking out? 

 Where can I find information about rebates? 

B. FortisBC Gas Bill approach

• Based on your gas bill (how many GJ you actually use)

 Represents the actual emissions from your home

• Does not require anyone to come to your house

• You can comply by lowering your gas usage:

 Performing retrofits 

 Turn down your thermostat and wear a sweater

• Doesn’t tell you why your emissions are high or what 

upgrades you should do 



Potential Benefits of Retrofitting Home

Protection from wildfire smoke

Air quality in general (Reducing fossil fuel 

combustion in buildings supports better indoor and 

outdoor air quality)  

More comfortable (Less drafty, better humidity 

control, less temperature swings)

Cooling and A/C on hot summer days & 

extreme heat

Lower energy bills, from improved insulation

Reduce my carbon footprint

Modernization

Aesthetics

Future-proofing (Future-proofing for ageing-in-place, 

resilience to future extreme weather events and 

uncertainties).


