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Prologue

			“It is during our darkest moments that we must focus to see the light.” —Aristotle

			I was two years old when my parents made the decision that would define our family’s future: they left everything behind in the Philippines and immigrated to Winnipeg with nothing but education credentials that wouldn’t transfer, two young boys, and an unshakeable belief that moving to Canada, owning a home, and raising their kids in this First World country was the foundation of their life’s dream.

			At present, my father is in his eighties and is experiencing both mental health concerns and cancer. I spend as much time with him as possible, and try to gain wisdom from his life’s stories, which I never bothered to ask in the past. He, like many immigrants, tended to prioritize buying a home when they first moved to Canada. He shared with me four housing stories he experienced in his life—two of joy and two of pain—that would shape my understanding of real estate, opportunity, and the price of financial security.

			The first story is of joy. My father still tells me this story with pride in his voice: how they struggled when they first arrived and how he and my mother worked second and third jobs in Canada—anything to make ends meet. Both my parents were educated, but upon arriving, much like many newcomers, they couldn’t transfer their education immediately. But they were resilient. They wanted a better life for their two boys. Within two years, they had saved enough to buy their first home, for $35,000. This was the joy that immigrants experience when starting a new life, when their first priority becomes owning a home.

			As time passed, my father’s business started to thrive, and he established himself in Winnipeg with a prosperous financial practice, a new home and a new car. But life rarely follows a straight path, especially for families chasing dreams across continents.

			In the early 80s, my mother’s family decided to move to Vancouver. Like many immigrant families, growing up together and staying close was a big priority, so my father made the very difficult decision to leave his thriving practice and start all over in Vancouver. When we got to Vancouver, there was massive sticker shock at what houses cost. However, at this stage of his life, he felt that he wasn’t willing to make a lateral move or downsize. So, we ended up buying a brand new, larger home—five bedrooms—for $120,000 in Metro Vancouver, almost triple what our Winnipeg house had cost.

			This was first housing pain. With such a large mortgage, a high percentage of his disposable income was now going just to afford our new home.

			Then the 1980s happened.

			If you survived the interest rate crisis of that decade, you understand what financial devastation looks like. Interest rates went from 11 per cent and then renewed at 18 per cent, and for some as high as 22 per cent. Mortgage payments didn’t just increase—they doubled, sometimes tripled, overnight. Families who thought they could afford their homes suddenly found themselves trapped in financial quicksand.

			This was the second pain of my parents’ housing story, but it became our family’s nightmare.

			To hold onto their home, both my parents needed to take two jobs each, which meant that I, my brother, and new baby sister were often left alone at home. This was our pain. Then things got worse. Bill collectors started to come to the door, and our parents would tell us to hide underneath the tables and not answer the phones. This was more than just pain—this was hell.

			It only lasted for about another year, and then we were forced to move out. Everything they had worked for in immigrating to Canada, all the equity they had built in their home in Winnipeg, and their life savings in Vancouver were now gone. Now in their forties, they had to start from scratch.

			Furthermore, it was not possible for a family with several mouths to feed and trying to provide a decent standard of living to save up for a home in Vancouver, so we continued to rent in a not-so-desirable area. This represented my teen years. My siblings and I never complained about the household chores we were expected to do, not with my parents working so hard to provide us with a decent life.

			And then my father was in a minor car accident. However, out of something bad came something good—an ICBC claim that provided a small payout, just enough for a down payment to get us a home again.

			This car accident ended up allowing us to get back into the housing market. His business started to pick up, and he was able to afford his home. My siblings and I all went on to start our careers, and the Canadian dream was once again being lived. My father had one stellar year in his business, and with the extra cash flow, he was wise enough to buy a rental condo. Then when my youngest sister decided to go to UVic, I convinced my parents to use the equity from their home to put a down payment on a two-bedroom condo, having my sister avoid having to rent for four years, instead build equity and having a roommate help pay down the mortgage.

			But the real lesson was just beginning.

			Having lived through the trauma of losing a home, my father developed something most people never acquire: an unshakeable understanding that real estate isn’t just about shelter—it’s about financial security. These weren’t complex investment strategies. They were strategic approaches learned through hardship.

			Fast forward to today. My parents are in the last chapter of their life. My father is in his eighties, my mother in her late seventies. He suffers from mental health challenges as well as physical illnesses that come with age, and like many people who have had parents or grandparents with aging mental health illnesses, often his conversations are on repeat. I try to spend one day per week with him, which is more than I have in the past three decades. And we talk about stories of his past.

			And in this last chapter, his final housing story is one of joy: the joy of having owned his own home, which he still lives in, fully paid off; having a rental property that is also fully paid off; having used the equity and the sale from my sister’s UVic condo to eliminate all remaining debts he had in retirement. This last financial memory is one to celebrate—the joy that someone experiences at the end of their life knowing that they have overcome all the challenges that life brings. He survived the ’80s with their high interest rates. He survived having to raise four kids in an expensive city such as Vancouver. He survived having to start all over twice moving from the Philippines, then moving from Winnipeg. The definition of grit is having faith to achieve a long-term vision, and at the same time, having the mental resiliency to overcome the challenges along the way. My parents had grit, and many immigrants seem to have this same grit, especially when it comes to owning their first home.

			[image: ]

			I believe that those born in Canada or the US often lack this grit. I recently learned the term “third-base kids”—those kids who were born on third base but believe they’d hit a triple in life. Watching my family’s housing struggles taught me that homeownership isn’t just a milestone—it’s a financial necessity that gets harder to achieve with every passing year. I realized that owning a home and owning it early not only became a point of pride for me, but a financial necessity. Saving up to buy a home was like trying to catch a moving train. I came to realize that the longer I took to chase that train, the faster it seemed to get, and the less energy I had to pursue other financial goals in life.

			When I was twenty-three, my uncle encouraged me to buy my first investment property. He was my mentor in teaching me not only about homeownership, but in the power of investing in real estate. He helped me to qualify using a $5,000 down payment. I realized the value of owning a property, but I soon also understood the hassles: dealing with tenants, dealing with a mortgage that needed to be paid, having a shortfall on monthly cash flow occasionally.

			Then Vancouver’s leaky condo crisis hit. The crisis involved multi-unit condominium buildings damaged by rainwater infiltration throughout the Lower Mainland and Vancouver Island. An estimated $4 billion in damage occurred to over 900 buildings and 31,000 individual housing units built between the late 1980s and early 2000s, establishing it as the most extensive and most costly reconstruction of housing stock in Canadian history.

			Within a few years, my $105,000 condo was only worth $60,000, and I needed $18,000 to fix the leak. My first instinct was to get rid of it. My uncle being my mentor, I asked him how to exit this investment, and I soon learned that this was my naive mistake.

			I was reminded that the Chinese symbol for crisis was also the symbol for opportunity. Without realizing it, I had an opportunity that was right in front of me. He said that these condos were now pennies on the dollar and I should be buying and not selling, which seemed counterintuitive to me, since everyone was trying to get rid of these properties. Then he encouraged me to hold onto my condo for dear life, use a line of credit to pay for the fixing of the leak, and I should go look for another investment condo to buy.

			I came across a large two-bedroom condo for $104,000, which was originally sold for $145,000 four years prior. My uncle had highlighted how it was now fixed of its leak and had a ten-year warranty on it. So, the risk was very low, and the upside was very high. I took a chance, came up with another down payment, and I bought this condo. Little did I know the value of this purchase.

			By this time, I was already engaged to be married and was starting my own financial future. Within one year, the condo was valued at $144,000 and I sold it to the existing renter. The equity became the down payment of my first home.

			With this down payment, my wife and I did not have to suffer years of struggle in order to save for a down payment, like many of our friends had to. It was the bullet that we had dodged by chance, just by buying real estate early and having options. We couldn’t fully understand this struggle because we had not lived it, but we started to understand its pain the more our friends described how hard it was for them to own their own home. I was only in the rental cycle for less than three years, but I had owned rental property at the same time because of my uncle’s help

			Because I already had achieved homeownership, my other goals became easier to pursue, such as investing more in other real estate, focusing on my career and eventually building up my own business. Most of our friends are now in their forties and fifties and have kids in their teens and twenties. We are on the tail end of paying off our home, but we have a handful of friends that we grew up with who still do not own their own home but would like to. I often feel helpless because I have no way of helping them. There isn’t enough leftover monthly cash flow in their bank accounts. There aren’t enough other assets for them to utilize, and their responsibilities far outweigh their opportunities.

			There is a saying that youth is wasted on the young. This rings true for building wealth and real estate—you are wasting your youth if you don’t start young, because it’s not an uphill battle trying to buy a home in your forties. It’s an avalanche.

			The traumatic experience of hiding under tables from bill collectors, then eventually being forced to move out of my home, was both a curse and a gift. They say the greater the pain, the more profound the lesson. Prioritizing homeownership and learning how to protect it became one of my greatest advantages in life.

			Now in my fifties, I am in a new chapter of life. My wife and I own multiple properties, and our kids will soon be starting their own adult lives. We have many options in how to help them, because we have equity in our home, and equity in our real estate properties.

			I have always believed that the stock market will not solve a real estate problem—only real estate can solve a real estate problem.

			The mathematical realities we’ll explore in this book aren’t theoretical—they’re the same forces that destroyed my family’s first attempt at the Canadian dream and the same opportunities that rebuilt it stronger than before. Your children face constraints that didn’t exist when you were starting out, but they also have advantages that previous generations never had - parents who understand both the dangers and the opportunities, and the resources to act on that knowledge. Your children and grandchildren’s housing story doesn’t have to be one of struggle and loss. It can be one of strategic advantage and generational wealth-building, but only if you understand what’s really at stake and act accordingly. The question is whether your family will be positioned to benefit from it or become another casualty of it. The traumatic experience of losing our home when I was a child was necessary for me to understand what a life of financial insecurity looks like. I want this book to provide clarity about the options available when we prioritize things correctly, so that, for many families, their story will be one of joy rather than one of pain.

			



	

Chapter 1: How to Help Your Kids Buy Their Home (Without Losing Yours)

			“We make a living by what we get, but we make a life by what we give.” —Winston Churchill

			How much do you love your kids? It’s a silly question, since the answer is always “I love them so much, I would do anything for them.” Followed by, “what is your greatest wish for them?” Almost unanimously answered by “for them to be happy.” My mother once told me, “parents worry about their children the day they are born, and they never stop worrying, ever.” Now 20 years later with my three girls, I fully understand why this is so true.

			Hoping for a strong financial future for our kids is a unifying common denominator among all parents. We know what a life of struggle feels like, which is why we have them study so hard in school, and put so much effort into their post-secondary futures. But, is there a greater threat not on our immediate radars? Should we be worried if they will ever be able to buy their own home, even with a good education?

			If you could give your child a million dollars without dramatically affecting your finances, would you? Aside from the risk of spoiled entitlement, most parents would say yes. Consider this, in 2025, Statistics Canada released their study on Canadian retirees. They surveyed people aged 65 measuring their net worth. The results were shocking. For those Canadians who were homeowners regardless of occupation, education, IQ, or background, their average net worth was $1.08M. For those who were still renting, their average net worth was a meager $72,000. This is a million-dollar difference for people whose main difference was being a homeowner. This same study compared the average age of first time-time homebuyer in Canada. In the 1970s the average age was 29, and now adults are closer to age 36 with their first home purchase, and as high as aged 40 in expensive cities like Vancouver. Parent’s are very actively involved in their kids education, but should they now be as involved in helping them purchase their first home?1a

			How much do you love your kids? More importantly, how close do you want to keep them to you when you get older? Imagine your future as you approach retirement. You’re enjoying your coffee on a sunny summer day on your back patio, overlooking the majestic mountains. You reflect on your home, your career, and the community that you and your spouse have provided for your family. Your adult children are living their best lives, and your grandkids are happy in their school and community. However, your family lives nowhere near your home due to unaffordability. Is this the dream life you had in mind? Is this why you have worked so hard in life?

			Like many parents, you probably envisioned a future where your kids would settle down near you, creating a vibrant multigenerational community. Sunday dinners around the family table. Grandchildren who know their grandparents as more than voices on FaceTime. School pickups and impromptu visits. But with astronomical housing prices here in my city, Vancouver, this dream feels more like a nightmare. Many other cities around North America are becoming increasingly unaffordable for the next generation. It’s not just New York and San Francisco anymore. Toronto, Victoria, Seattle, San Diego, Boston, and many more cities are no longer affordable for first time home buyers. While this phenomenon is not unique to Vancouver, we have become the Canadian poster child for unaffordable housing.

			In 2009, and I had two girls and one on the way, all under age five. Even then, I felt the weight of this challenge pressing down on me. Sitting there with my Visa bill, calculating what my income could realistically afford, I experienced what I now call my “ten-minute depression meditative moment.” I felt hopeless about my family’s housing future. If I was struggling then, what would my daughters face in twenty years?

			Today, the struggle is just as real, if not worse. Many young adults in Vancouver are living with their parents due to housing costs. And even those who manage to move out often end up far from the city they grew up in, forced to choose between independence and proximity to family.

			This phenomenon is creating what I call a “grandparenting gap”—the loss of family connection due to adult children and their kids moving away to more affordable areas. I’ve understood this firsthand as a father myself wanting to keep my girls close by. For my wife and I, all our sacrifices to build a life here will be meaningless if our children can’t afford to stay in our city when they start their families. This challenge isn’t unique to our family. In my financial practice, many of my clients, successful professionals in their fifties and sixties, are facing the same dilemma. They’ve worked hard, saved diligently, built careers, and established roots in cities like Vancouver. They’ve done everything right according to traditional financial advice. Yet they’re watching their kids get priced out of their own city, and they feel helpless to prevent it. This frustration is frequent in many conversations I have. Parents feel guilty that they can’t simply write a cheque to solve this problem. They feel resentful toward a system that seems designed to separate families. They want to help their children, but they’re not sure how. After all, they’re teachers, engineers, accountants, and nurses—not real estate moguls or financial wizards with unlimited resources.

			This forced separation is taking a toll on families and the city as a whole. Parents miss out on watching their grandkids grow up. Adult children feel isolated and disconnected from their roots, forced to choose between financial survival and family connection. The emotional cost is immeasurable, but the economic cost to Vancouver is equally significant.

			If the unaffordable housing trend continues, Vancouver will be losing more than just residents—it could be losing its soul. Young people bring energy, innovation, and diversity to a city. When they’re forced to leave, we all suffer. We lose teachers for our schools, nurses for our hospitals, artists for our culture, and entrepreneurs for our economy. We become a city of the old and wealthy, rather than a diverse community where everyone can thrive. The teacher educating your neighbour’s children? They probably live in a suburb and commute two hours daily. The barista at your favourite coffee shop? He might be house-sitting just to afford living in the city where he works. In both cases, their employment to housing affordability is likely not sustainable.

			But here’s the good news: Solutions do exist. I have been helping clients with strategies for early home ownership for years. Some of you might be thinking, the solution is simple: gift my kids a down payment from my savings. This is definitely a version of one of the solutions, but it is not my first choice. Why? Because this is a win/lose scenario in my mind. Child wins because they get a down payment, but you lose because now you now have less money and have diminished wealth negatively affecting your financial future. The trips you were planning in retirement are no longer a reality, the early retirement has been delayed, and so on.

			I like win/win strategies for my clients. These are strategies that do not take away from the life you were planning on living. But they will require some sacrifice and careful planning. With the right strategy and guidance, you can help your children find a home in even the most unaffordable cities without jeopardizing your future.

			This isn’t about becoming a real estate investor overnight or making risky financial decisions that jeopardize your retirement. This is about understanding that the traditional approach to helping your children—saving for their education while hoping they’ll figure out housing on their own—is no longer sufficient in today’s market reality.

			This book is your roadmap to navigating this complex issue. It is for parents who currently own their own home and are trying to figure out how best to help their kids to one day buy their own. It’s for parents with a newborn who understand that helping with their child’s future housing is just as important as helping with their education. It will provide you with practical advice, real-life examples, and expert insights to help you understand the housing market, assess your financial resources realistically, and explore creative solutions.

			Your dream of a having your kids buy in your neighbourhood is still possible. For my three daughters, I envision a future where I can walk, bike, or take a short drive to visit them and the grandkids. Imagine sharing meals, celebrating holidays, and creating lasting memories together with your family without requiring advance planning and travel arrangements. This is still possible, even in Vancouver and other in crazy expensive housing markets.

			This book is your guide to turning that dream into reality. It’s a resource for parents who want to help their children achieve homeownership without sacrificing their own financial well-being. It’s a testament to the power of family, resilience, and creative problem-solving in the face of seemingly impossible odds. Throughout this book I may be more biased to referencing Vancouver, but for many readers the real estate issues here in my city will likely apply to yours as well. I also will be biased toward using Canadian tax laws, but rest assured: similar strategies will equally work with our US neighbours.

			Let’s not let unaffordable housing tear our families apart. Let’s create a future where multiple generations can thrive together in the city, we all love. The solutions exist—you just need the right idea that will work for you.

			Let this book be your first step toward a bigger, brighter future for your family and the next generation.

			Your children didn’t create this crisis, but they are the ones that inherited it. You have the power to change that trajectory—not just for them, but for generations of family relationships that haven’t even begun yet. The question isn’t whether you can afford to help. It’s whether you can afford not to.
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