Report to Committee

City of
. Richmond

To: Planning Committee Date: January 4, 2016

From: Cathryn Volkering Carlile File:  08-4057-05/2015-Vol
General Manager, Community Services 01

Re: Richmond Response: Metro Vancouver Regional Affordable Housing Strategy
Update

Staff Recommendation

That:
1. The staff report titled “Richmond Response: Metro Vancouver Regional Affordable
Housing Strategy Update” dated January 4, 2016, from the General Manager, Community
Services, be received for information; and

2. That City Council forward the following recommendations to Metro Vancouver with
respect to the Regional Affordable Housing Strategy update:

a. Metro Vancouver continue to advocate to both the federal and provincial government
to increase their role, presence and funding of existing and new affordable housing
initiatives;

b. Metro Vancouver request both the provincial and federal governments to assist in
annually collecting and distributing reliable data regarding Metro Vancouver regional
and individual municipal housing demand and supply;

c. Metro Vancouver amend the threshold of affordability for homeownership to 32% of
a household’s gross family income in order to consistently apply the benchmark of
homeownership affordability that the housing industry does;

d. The City of Richmond supports Metro Vancouver’s initiatives to have member
municipalities create policies that encourage the supply of rental housing including
new purpose built rental housing;

e. That Metro Vancouver Regional Planning Advisory Committee be directed to create
a policy to encourage all affected parties (e.g., senior governments, Metro Vancouver
Housing Commission, municipalities, private owners and developers) to support the
renewal of expiring non- profit and cooperative housing agreements, the proposed
policy be circulated for endorsement by all Metro Vancouver member municipalities
and once the policy is endorsed, Metro Vancouver request all parties to follow it
including the federal and provincial governments;

f. That Metro Vancouver Housing Commission (MVHC) be directed to create a tenancy
management policy package by May 1 2016 outlining MVHC’s services and fees for
the management of affordable housing units which are secured through inclusionary
housing policies and distribute it to developers/owners so that they can consider the
option having the MVHC manage or assist in managing such affordable housing
units; and
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Staff Report
Origin

The purpose of this report is to provide Council with staff’s comments with respect to Metro
Vancouver’s draft 2015 Regional Affordable Housing Strategy (RAHS) update (Attachment 1).

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

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

2.2.  Effective social service networks.
This report supports Council’s 2014-2018 Term Goal #3 A Well-Planned Community:

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

3.4.  Diversity of housing stock.
Background

Metro Vancouver’s RAHS, first adopted in 2007, has been updated and is intended to provide
leadership on regional housing needs from 2016-2026 while also supporting the community
goals identified in Metro 2040, the Regional Growth Strategy adopted in 2011. Specific to
regional housing, Richmond City Council participate on the Greater Vancouver Regional District
Housing Committee and staff participate on both the Regional Planning Advisory Committee
(RPAC) and the RPAC Housing Sub-Committee.

At its October 9, 2015 regular meeting, the Greater Vancouver Regional District Board of
Directors adopted the following resolution:

That the GVRD Board approve the release of the Draft Regional Affordable
Housing Strategy attached to the report dated August 18, 2015 titled “Draft
Regional Affordable Housing Strategy”, distribute the draft Strategy to member
municipalities for review and comment, and direct staff to initiate stakeholder
consultation on the Strategy.

The most recent stakeholder consultation with respect to the RAHS occurred in November 2015,

comments from member municipalities specific to the RAHS draft will be accepted up to
January 29, 2016.
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Regional Affordable Housing Strategy Process

Metro Vancouver staff began working with member municipalities through RPAC and the
RPAC housing sub-committee in late 2013, this process was broken out into two main phases:

Phase 1 Issues and Options

This phase involved: setting the scope of the update and developing a workplan; articulating the
principles underlying the update; and examining current and evolving regional and local housing
challenges and opportunities. Metro Vancouver then distributed a discussion paper in March
2014, which summarized the challenges, opportunities and proposed goals and directions,
subsequently they also held a series of stakeholder engagement sessions.

Phase 2 Developing the Strategy

This phase consisted of: developing the draft strategy with RPAC and the RPAC housing sub-
committee; further stakeholder engagement; and now distribution of the final draft strategy for
comment from the member municipalities.

Staff participated in workshops in both phases of the process. In addition to the internal and
external stakeholder engagement, Metro Vancouver also held a roundtable of housing and
transportation experts who were asked to provide advice on the challenge of achieving housing
affordable to a mix of income levels in transit oriented locations.

Analysis

A staff team from Community Social Development, Policy Planning and Transportation have
reviewed the updated RAHS from an affordable housing, land use planning and transportation
perspective.

The RAHS focuses on the housing needs of low and low to moderate income households. In
terms of classification Metro Vancouver deems that: low income households are those who are
earning 50% or less of the regional median household income (RMHI) (2011:$63,000) or below
$30,000; and low to moderate income households earn between 50-80% of the RMHI or
$30,000-$50,000 per annum.

The RAHS recognizes that an effective regional and municipal affordable and diverse housing
supply is essential to meet the housing needs of a growing population. The best way to achieve
this objective is for those involved in providing affordable and market rental housing to continue
to assist in providing and increase the range of choices across the housing continuum by ensuring
housing diversity and a healthy housing mix is available to support residents and a local
workforce, each an essential component to an economically competitive and socially thriving
region.

It is to be noted that when people are constantly looking for adequate, secure and affordable
housing, they are not their most productive, as their energies are necessarily spent looking for

housing, instead of working, or possibly completing their education so that they can work and
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provide for their families. Once their housing needs are met, they are able to get on with their
lives and raise their families.

A summary of the updated Strategy’s goals and objectives, and staff comments are listed below.

Goal 1: Expand the supply and diversity of housing to meet a variety of needs

Strategy 1.1 | Diversify the housing supply in terms of unit and lot size, number of bedrooms,
built form and tenure

Strategy 1.2 | Address community opposition to new residential development

Strategy 1.3 | Plan for the special housing needs of specific populations

Strategy 1.4 | Enhance understanding of the housing market to improve housing policy

Staff Comments
The purpose of this goal is to encourage the market to produce a wider variety of housing forms
and tenures (rental/homeownership) at a variety of price points.

Staff recommend that the City continue to support: (1) the expansion and diversification of City
and regional market and affordable housing stock in order to meet a variety of community
housing needs and (2) Metro Vancouver requesting both the provincial and federal governments
to assist in increasing the supply and diversity of housing, and annually assist in collecting and
distributing reliable data regarding Metro Vancouver regional and individual municipal housing
demand and supply.

Consistent with the RAHS recommendations, through 2016 the City of Richmond will be
proceeding with an update to its Affordable Housing Strategy (AHS) and the creation of a
Housing Action Plan (HAP) as required by Metro 2040.

Specific to housing tenure, the RAHS takes an all-inclusive approach when it comes to defining
affordability. Housing affordability is deemed to be when monthly housing costs do not exceed
30% of a household’s gross income, regardless of whether the tenure is rental or homeownership.
The challenge with this position is that the criteria that the RAHS takes into consideration to
determine monthly housing costs (rent or mortgage payments including property tax, strata fees,
and heating costs) is the same criteria that lenders use to calculate an applicant’s gross debt
service (GDS) threshold when applying for a mortgage, yet that threshold is 32% of an
applicant’s gross household income. Although having an all-inclusive standard of affordability
for both rental and homeownership simplifies matters, its application is not consistent with
industry best practices.

Recommendation 1: Metro Vancouver continue to advocate to both the federal and provincial
government to increase their role, presence and funding of existing and new affordable housing
initiatives.

Recommendation 2: Metro Vancouver request both the provincial and federal governments to

assist in annually collecting and distributing reliable data regarding Metro Vancouver regional
and individual municipal housing demand and supply.
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Recommendation 3: Metro Vancouver amends the threshold of affordability for homeownership
to 32% of a household’s gross family income in order to consistently apply the benchmark of
homeownership affordability that the housing industry does.

Goal 2:Preserve and expand the rental housing supply

Strategy 2.1 Expand the supply of rental housing, including new purpose built market rental
housing

Strategy 2.2 Make retention and maintenance of existing purpose built market rental housing
more attractive

Strategy 2.3 Ensure that tenant relocations are responsive to tenant needs

Staff Comments

The purpose of this goal is to ensure that the supply of purpose built rental units and secondary
forms of rental housing such as accessory dwellings continue to grow within the region.

Staff advise that this goal is consistent with the joint Policy Planning and Affordable Housing
initiative to prepare a new purpose built rental policy which is anticipated to be completed in
2016, and with the City of Richmond’s current Official Community Plan (OCP) Policy 3.3.f
requiring a “no net loss rental policy and encourage a 1:1 replacement if a conversion of existing
rental housing units in multiple family and mixed use developments is approved, with the 1:1
replacement being secured as affordable housing by a housing agreement in appropriate
circumstances” when existing rental supply is being redeveloped. In preparing this policy, Policy
Planning and Transportation staff will address planning issues including parking, density,
possible bonusing and incentives for secured rental in perpetuity, locational criteria, and
application processing requirements. Affordable Housing staff will address what, if any,
affordable housing requirements apply to market rental housing and how to address the
redevelopment of existing rental housing sites/buildings.

The City of Richmond’s current requirement that developers provide cash-in-lieu (CIL) of
housing or low-end market rental (LEMR) units when density bonusing is proposed is consistent
with the RAHS’s recommendation that municipalities support the creation of new purpose built
rental housing. Most recently, the City has also supported two significant developments (Kiwanis
Towers, Storeys) with funding towards capital construction costs and to offset municipal permit
and development cost charges associated with their development of new affordable rental
housing.

Recommendation 4: The City of Richmond supports Metro Vancouver’s initiatives to have

member municipalities create policies that encourage the supply of rental housing including new
purpose built rental housing.
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Goal 3:Meet housing demand estimates for low to moderate income earners

Strategy 3.1 | Facilitate new rental housing supply that is affordable for low to moderate
income households

Strategy 3.2 | Support non-profit and cooperative housing providers to continue to operate
mixed income housing after operating agreements expire

Strategy 3.3 | Facilitate non-profit and cooperative housing providers to create new mixed
income housing through redevelopment or other means

Strategy 3.4 | Advocate to provincial and federal governments for housing and income support
programs to meet housing needs

Staff Comments

The purpose of this goal is to create strategies and actions to address the gap in the supply of low
to moderate income housing. It recognizes that market housing can only be part of the solution
and looks to build on the assets and resources of non-profits and cooperative housing providers
to continue to provide and increase the supply of housing for low to moderate income
households.

The City of Richmond’s AHS is consistent with this goal as it currently ensures that either CIL
for housing or LEMR units are provided by developers where density bonusing is applied for.
This requirement ensures a new supply of affordable purpose built rental housing is available to
low and low to moderate income households as is recommended by the RAHS.

The RAHS also makes reference to Metro Vancouver Housing Corporation (MVHC)
considering the management of affordable housing units obtained by municipalities through
inclusionary housing policies/initiatives. Staff recommend that the City support this initiative
conceptually but notes that MVHC should create a tenancy management package outlining its
services and fees for such that can be distributed to developers/owners so that they can consider
this option.

The RAHS recommends municipalities work with non-profit and cooperative housing providers
to address issues related to expiring operating agreements however said agreements are not held
directly with municipalities therefore the amount of influence a single municipality would have
in this regard is minimal. A stronger approach would be to create a policy statement to be
circulated and endorsed by all Metro Vancouver member municipalities and then advocate
collectively to the appropriate levels of government.

Recommendation 5: That Metro Vancouver Regional Planning Advisory Committee be directed
to create a policy to encourage all affected parties (e.g., senior governments, Metro Vancouver
Housing Commission, municipalities, private owners and developers) to support the renewal of
expiring non- profit and cooperative housing agreements and that the proposed policy be
circulated for endorsement by all Metro Vancouver member municipalities. Once the policy is
endorsed, Metro Vancouver is to request all parties to follow it including the federal and
provincial governments;
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Recommendation 6: That Metro Vancouver Housing Commission (MVHC) be directed to create
a tenancy management policy package by May 1 2016 outlining MVHC’s services and fees for
the management of affordable housing units which are secured through inclusionary housing
policies and distribute it to developers/owners so that they can consider this option.

Goal 4:Increase the rental housing supply along the frequent transit network

Strategy 4.1 | Expand awareness of the affordable housing and transit connection

Strategy 4.2 | Plan for transit station areas, stop areas and corridors to include rental housing
affordable for a range of income levels

Strategy 4.3 | Implement incentives to encourage new purpose built rental housing near transit

Staff Comments

The purpose of this goal is to support residential development along the frequent transit network.
It recognizes that although there are higher land costs and by extension higher development costs
in these areas, their proximity to transit stops, corridors and new transit stations provide an
opportunity to meet the transportation needs of renters and help keep their transportation costs
down.

The OCP identifies the City’s desired long-term transit network, which features a hierarchy of
transit services including a Frequent Transit Network (FTN). This long-term transit network was
developed in the absence of an update to TransLink’s Richmond Area Transit Plan (completed in
2000), which was subject to repeated delays by TransLink. Since then, TransLink has initiated
(in February 2015) the development of the Southwest Area Transport Plan (SWATP), which
includes Richmond, South Delta and Tsawwassen First Nation. The FTN identified in the OCP
will therefore serve as a strategic baseline for guiding the siting of future affordable housing
developments. Further refinement and/or expansion of Richmond’s FTN is expected upon the
completion of the SWATP process which is currently anticipated to be near the end of 2016.

In addition, the OCP also seeks to enable a range of housing types (e.g. secondary suites, coach
houses, granny flats, live-work, work-live, row housing) and affordable housing in City Centre
High Density Urban Villages around the Canada Line Stations and Oval; as shopping centres
densify and transition to Neighbourhood Centres; along certain arterial roads; and in many
residential neighbourhoods (see Regional Context Statement — p. 15-15 of OCP).

The OCP does encourage a mix of housing types and tenures to support the diverse needs of the
community’ and this same policy objective carries through to the City’s Area and Sub-Area
plans in Hamilton, Wthh encourages a mix of market and non-profit affordable housing for
families and seniors®, and the Broadmoor Neighbourhood Centre policy wh1ch provides for
density bonusing when the affordable housing strategy requirements are met’. In addition to this,

1 OCP policy 3.3 a- Encourage a mix of housing types and tenures to support diverse needs (e.g. income and abilities), lifestyles (ages and values) and preferences
(e.g. housing for older residents, persons with disabilities, rental and ownership housing, new homeowners and empty nesters, young workers and families)

2 Hamilton policy 3.2.1b — encourage a mix of market and non- profit affordable housing for families and seniors within all multi- family land use designations

3 OCP policy 3.6.2m — financing of community amenities, including affordable housing, is to be primarily by developers through density bonusing phased

development agreements and other means
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the West Cambie Area Plan innovatively requires that in the north west portion of the Alexandra
quarter section when density bonusing is applied for the developer must provide: a minimum of
5% of Floor Area Ratio (FAR) in the form of built Affordable Housing; a minimum of 7.5 % of
FAR in the form of purpose built, modest rent controlled rental units; and a minimum of 2.5 % of
FAR in the form of built market rental units.

Most recently, the City has partnered with Kiwanis and Polygon by providing approximately
24.1 million dollars in funding to create 296 affordable seniors housing rental units, a further
19.8 million dollars in funding to a consortium of 5 non —profit organizations for the Storeys
development will create an additional 129 units of affordable rental housing for individuals who
are at risk of homelessness in 2017. Since 2007, through the Council approved Affordable
Housing Strategy, the City has secured 311 Low End Market Rental (LEMR) units and 153
secondary suites and/or coach houses, through the development application process. In addition
to this 411 market rental units have been secured through Housing Agreements (negotiated prior
to the adoption of the 2007 Affordable Housing Strategy).

Goal 5:End homelessness in the region

Strategy 5.1 | Expand housing options to meet the needs of homeless people in the region

Strategy 5.2 | Promote measures that prevent at risk individuals from becoming homeless

Strategy 5.3 | Advocate to the provincial and federal government for support to meet the
housing and support needs of the homeless

Staff Comments

The purpose of this goal, recognizing that the primary responsibility for aiding the homeless rests
with the federal and provincial governments, along with local health authorities, is to identify
where and how municipalities can play a role and assist in providing facilities and services for
homeless, including through housing and social policies.

The City of Richmond currently supports agencies who serve the needs of the homeless in the
community (Richmond Homelessness Committee, Outreach Working Group, and various non-
profit agencies). The City will also be creating a Housing Action Plan (HAP) in 2016 which will
identify what actions will be taken and by whom to help facilitate partnerships to address
homelessness. At present, the City of Richmond does provide grant funding to support an
emergency weather shelter and an administrative support position for the Richmond
Homelessness committee. Staff recognize the importance of the regional homeless count
however are also encouraging local service providers to track and report more specific data on
the needs of homeless individuals in Richmond (i.e. interactions with homeless individuals)

Staff strongly support continued advocacy efforts to provincial & federal governments to provide
capital and/or operating funding for transitional and supportive housing for individuals who are
homeless or who are at risk of homelessness.

Recommendation 7: To best protect those who may be at risk of homelessness, Metro Vancouver

request the provincial government to review and increase, the shelter component of income
assistance on an annual basis to reflect the high cost of living in the region.
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Recommendations

The following options are presented for consideration:

Option 1 (Recommended): Council support the adoption of the RAHS and provide Metro
Vancouver with the following input:

That City Council forward the following recommendations to Metro Vancouver with respect
to the Regional Affordable Housing Strategy update:

1

=

. Metro Vancouver continue to advocate to both the federal and provincial government to

increase their role, presence and funding of existing and new affordable housing
initiatives.

. Metro Vancouver request both the provincial and federal governments to assist in

annually collecting and distributing reliable data regarding Metro Vancouver regional
and individual municipal housing demand and supply;

. Metro Vancouver amend the threshold of affordability for homeownership to 32% of a

household’s gross family income in order to consistently apply the benchmark of
homeownership affordability that the housing industry does;

. The City of Richmond supports Metro Vancouver’s initiatives to have member

municipalities create policies that encourage the supply of rental housing including new
purpose built rental housing.

That Metro Vancouver Regional Planning Advisory Committee be directed to create a
policy to encourage all affected parties (e.g., senior governments, Metro Vancouver
Housing Commission, municipalities, private owners and developers) to support the
renewal of expiring non- profit and cooperative housing agreements, the proposed policy
be circulated for endorsement by all Metro Vancouver member municipalities and once
the policy is endorsed, Metro Vancouver request all parties to follow it including the
federal and provincial governments;

That Metro Vancouver Housing Commission (MVHC) be directed to create a tenancy
management policy package by May 1 2016 outlining MVHC’s services and fees for the
management of affordable housing units which are secured through inclusionary housing
policies and distribute it to developers/owners so that they can consider the option
having the MVHC manage or assist in managing such affordable housing units;

To best protect those who may be at risk of homelessness, Metro Vancouver request the
provincial government to review and increase, the shelter component of income
assistance on an annual basis to reflect the high cost of living in the region.

Option 2: Council advise Metro Vancouver that it supports the RAHS as proposed

Financial Impact

Once the RAHS has been approved by Metro Vancouver the possibility exists that the City of
Richmond may incur some financial costs in order to meet its municipal requirements, any
approved recommendation(s) whose implementation could have added cost to the City of
Richmond will be brought back to Council for consideration in advance.
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o Set strategic expectations for transit station areas

to accommodate a mix of land uses and housing
types, and, on larger sites, new on-site purpose
built rental housing units (City of Coquitlam,
Transit-Oriented Development Strategy).

»  Offered incentives to owners and developers to
retain, renew, and enhance the purpose built
market rental housing supply (City of New
Westminster, Secured Market Rental Policy).

These actions have contributed to some positive
outcomes:

e The number of new rental housing completions
each year in the region has increased from about
560 units in 2008 to approximately 3,000 units
in 2013 and 2014, a marked increase composed
of both non-market and market units. This is
attributed to changing market conditions for
condominium apartments, to municipal incentives
for secure rental housing, and to better CMHC
data on secondary suite completions.

e The number of people on the BC Housing
Registry waitlist for social housing in Metro
Vancouver in June 2014 was 9,490 people,
down from the 2007 figure of 10,580 persons.
This improvement is partly attributable to
the introduction by BC Housing of the Rental
Assistance Program in 2006.

e  The number of families receiving a rent
supplement through the Rental Assistance
Program in Metro Vancouver rose from 2,546
families in 2007/2008 to 6,068 families in
2013/2014. This increase reflects changes in
program eligibility as well as demand.

*  Anadditional 3,700 units for homeless persons
(primarily supportive housing) have been
completed since 2007, three quarters of the way
to the goal of 5,000 units in 10 years set out in
the RAHS.!

1 Source: BC Housing Annual Repotrs and Central Property System.
Prepared by BC Housing’s Research and Corporate Planning
Department, June 2012 and net new Homeless Housed Units Mar 31,

2012-Mar 31, 2013. Prepared by BC Housing’s Research and Corporate
Planning Dept 2014.
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1.4.  LINKS TO REGIONAL AND

LOCAL PLANS

Metro 2040 provides the overall growth management
framework for the region, it coordinates and aligns
regional land use and transportation planning, and
directs growth to Urban Centres and in Frequent
Transit Development Areas (FTDAs). The plan calls
for over two thirds of residential and employment
growth to occur in these transit-oriented locations.

The RAHS is a strategy focused on a single
component of growth — housing. RAHS relies on the
regulatory function of Metro 2040 and the associated
Regional Context Statements as a primary means of
implementation. For example, Goal 4 of Metro 2040
aims to create complete communities, and one of the
strategies for doing this is through policy support

for an affordable and diverse housing supply. Mezro
2040 presents housing demand estimates for the
region and for individual municipalities by tenure
and income level. Regional Context Statements,
prepared and adopted as part of Official Community
Plans and approved by Metro Vancouver, are expected
to demonstrate how local policies or strategies to
address housing needs in a municipality align with
and support the regional growth strategy. Many
municipalities have also adopted Housing Action
Plans or are in the process of doing so, and some have
implemented innovative and successful strategies and
programs to implement them.

The Mayors’ Council Transportation and Transit Plan for
Metro Vanconver and TransLink’s Regional Transportation
Strategy guide future transport investments in the
region, complementing Metro 2040. The Regional
Transportation Strategy includes a commitment for
TransLink to encourage affordable and rental housing
along the Frequent Transit Network.
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iii. Best practices in addressing community
opposition for all types of housing along the
housing continuum.

iv. Convene a regional working group of industry
and government stakeholders to explore how
to obtain data to better understand the drivers
of housing demand in the region (i.e. equity
versus income, foreign and investor ownership
of residential property, incidence of speculation,
and vacant, unoccupied or second units).

e. Advocate to the provincial and federal government
for collection and reporting of reliable data
about the sources and nature of regional housing
demand. If warranted, advocate for measures to
counteract adverse impacts of external demand,
vacant units and/or speculation.

f.  Request that senior governments identify concrete
ways that foreign investment could be directed to
improve the affordability of the Metro Vancouver
housing market, for example, through investment
in new purpose built rental housing, or directing
additional fees or taxes towards affordable housing.

g. Offer workshops/seminars/speakers on housing
topics of common concern.

h. Work with stakeholders to develop and advance
regional housing policy directions for First
Nations, seniors, persons with disabilities and
other populations, as warranted.

i.  Work with partners to create an accessible and
adaptable housing registry to assist persons with
disabilities and seniors to find appropriate housing
to live independently.

Municipalities will, through plans, policies and
programs:

j. Monitor and report on progress towards
achievemnent of Merro 2040 housing demand
estimates.

k. Demonstrate how Housing Action Plan policies
and initiatives are intended to work towards
achieving Metro 2040 housing demand estimates.

l.  Use zoning and regulatory measures to expand
the variety of types, tenure and built form of
ground-oriented ownership and rental housing
(i.e. coach houses/laneway houses, semi-detached
and duplexes, micro units, townhouses including
freehold townhouses, secondary rental market
housing options such as accessory dwelling units
in duplexes and townhouses, and other forms of
infill and intensification.)

m. Encourage a diversity of housing forms in
proximity to the Frequent Transit Network
including medium density ground oriented
options in station shoulder areas.

n. Promote family friendly housing, as applicable,
through policies for multi-family housing options
with 3 or more bedrooms.

Proposed Non-profit and Private Sector
Development Partner Actions:

0. Work with municipalities to facilitate an effective
and efficient development approval process.

p. Work with municipalities to establish bedroom
mix objectives to ensure an adequate supply of
family friendly housing.

q. Bring forward innovative development
applications that meet the needs of families using
alternate forms, densities and tenures.

Proposed Health Authority Actions:

. Plan for and fund suitable housing and support
services for frail seniors, persons with severe
and persistent mental health issues and other
vulnerable populations including the homeless.

Proposed Provincial Government Actions:

s. Ensure the building code does not present
barriers to innovative forms of residential infill
development such as coach houses or secondary
suites in duplexes.
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3.3 IMPLEMENTATION AND PERFORMANCE MEASURES
(To be completed)
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5.1 Attachment 2

SERVICES AND SOLUTIONS FOR A LIVABLE REGION

@ metrovancouver

Summary of June 26, 2015 RAHS Workshop Major Concerns

Little new rental supply and impact of rent supplement programs

Committee members expressed virtually unanimous support for an expanded provincial and/or
federal role in providing tax incentives for new purpose built rental housing, continuation of subsidy
for low income households in non-profit and cooperative housing with expiring operating
agreements, enhanced funding for transitional and supportive housing for the homeless or those at
risk of homelessness and provincial and Health Authority health and mental health care actions to
prevent and address homelessness. In addition, some members expressed concern about current
rent supplement programs, stating that they do not increase the supply of affordable rental or
market rent housing, they could exacerbate already low vacancy rates, and potentially have
inflationary effects on rental rates. The need, instead, is for additional rental supply that is
affordable to low and moderate income households.

Response:
The number of rent supplements provided by the provincial government is growing, adding to
demand, and few new purpose built rental units, affordable or market, have been built or are under
development. The most recent Rental Market Report from CMHC for Spring 2015 indicates a
downward trend in rental vacancy rates from 1.8% in 2014 to 1.4% in 2015 and rising rental rates in
Metro Vancouver {5.5% vyear over year). In addition to valid concerns raised by Committee
members about the impact of rent supplement programs, there is also growing concern about the
loss of existing, more affordable, purpose built rental housing to demolition for condominium
development, and the potential for the withdrawal of rental units for AirBnB use and other forms of
temporary rentals.
o The Draft RAHS focuses on the rental housing supply and contains several actions for the
provincial government in respect of additional funding for low and moderate income rental
housing.

Attention to home ownership versus rental tenure: Some Committee members considered the
strategy needs more emphasis on homeownership affordability, given that ownership housing
comprises 70% of the regional housing stock. The lack of diversity of ground-oriented entry-level
homeownership options is of particular concern in terms of affordability and suitability for families.
This was countered by the view that given limited municipal resources, municipal actions should be
focused on the parts of the housing continuum that are not working as well, the rental market, with
its continued low vacancy rate.

Response: While the ownership market is performing well in most parts of the region, and supply is
on track to meet estimated demand overall, ground-oriented ownership alternatives at prices
affordable to the average homebuyer are in short supply. Exploring if regulatory or zoning barriers
are present and identifying best practices would be a good first step in exploring how to facilitate
this type of housing. The Regional Affordable Housing Strategy addresses this issue through Goal 1:
Expand the Supply and Diversity of Housing to Meet a Variety of Needs with a number of regional
and municipal actions. The draft has been enhanced in several ways:

e Additional reference to home ownership affordability concerns in Part One - the

introduction and context setting part of the Strategy.



e Language incorporates a wider variety of housing forms/tenures and governance models
such as cooperatives, co-housing etc.
e Changing the wording of Goal 3 from “Meet the housing demand estimates for low and

nn

moderate income “renters” to low and moderate income “earners””.

Impact of foreign ownership, vacant homes and speculation: A related issue and a topic of public
anxiety, members were concerned that the strategy did not address this topic adequately. Goal 1
Action 1d. iv “Convene a regional working group to obtain data to better understand the drivers of
housing demand in the region” was included in the March 30 2015 draft. The invited speaker Dr.
David Ley noted that real estate investment is now detached from immigration, that high net
wealth individuals are influencing the market and that cooling measures might be in order. Some
members noted that while this may be true, the market would not address rental housing need for
low and moderate income earners, even in the absence of foreign investment, so that local
government focus on this part of the continuum makes sense. Some members suggested exploring
opportunities to harness global investment trends to benefit Metro Vancouver, for example, to
expand the rental and affordable housing supply. This approach merits further consideration.

Response:
Objective data is needed to confirm the validity of these concerns. Several actions in RAHS address
this issue.
le. Advocate to provincial and federal government for collection and reporting of reliable
data about the sources ad nature of regional housing demand. If warranted advocate for
measures to counteract adverse impacts of external demand, vacant units and/or
speculation.
1f. Request that senior governments identify how foreign investment could be directed to
improve the affordability of the Metro Vancouver housing market, for example, through
investment in new purpose built rental housing, or by directing additional fees and taxes
towards housing affordability.

Inclusionary housing policies near transit, and TransLink Project Partnership Agreements: Some
members expressed unease about TransLink’s plans to require and implement these agreements as
proposed in the Mayors Vision, citing uncertainty about what will be asked of municipalities, and
TransLink’s ability to implement such agreements given lack of control of airspace. In addition,
Project Partnership Agreements would not necessarily be applicable in all municipalities, such as in
those municipalities with an already well-developed transit infrastructure. It was recommended
that the language used in this action be more general.

Response: Reference to inclusionary housing goals in Project Partnership Agreements remains, but
added is a reference to other types of agreements. The principle of inclusionary goals for purpose
built rental and mixed income rental near transit is retained as it is fundamental to the success of
the strategy. It responds to the concern expressed by Dr. David Ley that transit oriented
development can be a double edged sword without active policies to ensure the retention, and/or
inclusion of new purpose built rental housing and/or mixed income housing affordable to low and
low to moderate income households in these locations where the combined housing and
transportation cost burden can be minimized.

Enhanced role for MVHC in redevelopment and development of mixed income housing: The draft
RAHS has specific actions under Goal 3 for MVHC to embark upon a new program of site



redevelopment and potentially new development, as mortgages expire .on its properties.
Specifically:
3g. Work with municipal partners to identify Metro Vancouver Housing Corporation sites
for redevelopment at higher density to increase the supply of mixed income non-profit
rental housing, providing that suitable municipal incentives and/or other funding is
available.
3h. Explore the sale of surplus or underutilized MVHC sites with proceeds reinvested into
other sites that offer greater opportunity to supply more affordable housing units.
3j. Explore with municipalities opportunities on municipal sites for expanding the supply of
mixed income non-profit rental housing.

One such project has been initiated and others are contemplated. Committee members generally
supported these actions but noted that there are some missing details about how the funding will
work without senior government subsidy and what will be asked of municipalities. Some members
noted that there could be an opportunity for MVHC to increase the rate of development if
additional revenues could be found, from an unspecified source.

Response:

Discussions have been occurring at a staff level with RPAC and RPAC’s Housing Subcommittee on
criteria for evaluating potential MVHC sites for redevelopment throughout the region, and what
MVHC would be seeking from member municipalities in terms of incentives to facilitate such
redevelopment. These include additional density, parking relaxations, fee waivers and fast track
approval processes. The MVHC Board is considering a separate report on this matter Sept 11, 2015.

Other changes:

e Removed some repeated MVHC actions that fell under both Goal 2 and Goal 3, so that the
actions appear only once, under Goal 3.

¢ Moved Goal 3 Action 3b “Offer workshops/seminars/speakers on housing topics of common
concern” to Goal 1 where it applies most broadly.

e Added to Goal 2 measures advocated by FCM:

2s. Institute a new direct lending program with affordable rates for purpose built
rental housing as advocated by the Federation of Canadian Municipalities
(FCM).

2t. Offer an Eco-energy Tax Credit to encourage small apartment building owners
to invest in eco-energy retrofits as advocated by FCM.

e Removed Goal 1 Action 1.s: “Create a provincial housing seniors housing policy framework
to plan for and fund suitable housing for a growing seniors population.” Goal 1f covers many
populations, not just seniors.

e Added an action under Goal 5:

5c. Advocate to health authorities and the provincial government for expanded
mental health services as a means of reducing homelessness.








