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RECOMMENDATION

A.

THAT Council approve the Housing Vancouver Strategy (2018 - 2027), generally
as attached in Appendix A, as the basis for addressing Vancouver’s housing
affordability crisis.

THAT Council approve the Housing Vancouver 3 Year Action Plan (2018 - 2020),
generally as attached in Appendix B, and direct staff to proceed with next
steps towards implementation.

THAT Council direct staff to begin immediate implementation of Priority Area
1B in this report, by approving the Moderate Income Rental Housing Pilot
Program, generally as attached in Appendix C.

THAT Council direct staff to report back in Spring 2018 on the Affordable
Housing Delivery and Financial Strategy, encompassing innovative approaches,
new business models, and strategic partnership and alignment with senior
levels of government, non-profit and the private sector to achieve the Housing
Vancouver 10 Year targets.

THAT Council direct staff to circulate the Housing Vancouver Strategy to senior
levels of government and take immediate steps to engage key partners in the
implementation of the Strategy, as outlined in the Housing Vancouver 3-Year
Action Plan, including but not limited to:

¢ Tax and financial regulatory tools to limit speculation
¢ ARegional Partnership Table on social and rental housing delivery
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e Action to strengthen the Residential Tenancy Act to improve renter
protection, security of tenure, and affordability

o Amendment of the Vancouver Charter to allow Rental-Only Zones and /
or to clarify the City’s authority to density-bonus for rental housing

e Action to prevent homelessness and create pathways to housing
stability, including a Poverty Reduction Strategy and accelerated
replacement of SROs with self-contained social housing

e Support for new and existing affordable housing through the new
National Housing Strategy

e Opportunities to support reinvestment in private market rental and
renewal in existing social and co-op housing

REPORT SUMMARY

This Council report presents the Housing Vancouver Strategy (2018 - 2027) and priority
areas for City action. Housing Vancouver began in the fall of 2016 as a response to the
worsening housing affordability crisis, with the objective of exploring new approaches
and resetting the Housing and Homelessness Strategy (2012 - 2021). The documents in
this report are the culmination of a 14 month process involving intensive partner
engagement and public consultation. This report also seeks Council direction to begin
immediate implementation through the approval of the 3 Year Action Plan and the
Moderate Income Rental Housing Pilot Program (contained in Appendix B and C
respectively).

COUNCIL AUTHORITY/PREVIOUS DECISIONS

Homeless Action Plan (1995)

Supportive Housing Strategy (2007)

Housing & Homelessness Strategy (2012-2021)
Mayor’s Taskforce on Housing Affordability (2012)
Healthy City Strategy (2014)

CITY MANAGER'S/GENERAL MANAGER'S COMMENTS

Vancouver’s housing affordability crisis has escalated to the point of jeopardizing our city’s
diversity and long-term economic resiliency. This report and the Housing Vancouver Strategy,
3 Year Action Plan, and associated policies propose a new vision and concrete actions to guide
a bold, urgent response to address our housing crisis. Over a year of engagement with expert
stakeholders, partners from cities around the world, and Vancouver residents has informed a
housing strategy that reflects the core values of our city. Key steps include immediate action
to address the rampant commodification of housing and speculative demand, shift our housing
toward the ‘Right Supply’, and ensure affordability, protection, and support for our most
vulnerable residents. The City Manager, General Manager of Planning Urban Design and
Sustainability, and the General Manager of Community Services recommend approval of the
recommendations in this report.
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REPORT
Background/Context
The Need for Housing Vancouver: A Global Housing Crisis with Local Impacts

Vancouver is in the midst of a housing crisis, with serious impacts on residents and the city’s
health, diversity, and vibrancy. Housing prices in Vancouver have far outpaced local incomes
leaving middle and low income households behind. In the last 15 years, the sales price of an
eastside single family home has increased by 350% compared to median incomes that have
only increased by 21%. Renters who make up over half of all households in Vancouver are also
facing prevailing challenges with a vacancy rate that continues to sit below 1% and significant
recent increases in market rents. In Vancouver, homelessness has grown by over 50% in the
last 12 years, with seniors, indigenous households, lone-parent households, and youth at
disproportionate risk of homelessness. Low and moderate income households, including
younger households and families, are also increasingly under pressure to find and maintain
secure housing in the city, facing the difficult choice of whether to stay in Vancouver.

Vancouver’s housing crisis is global in nature. Through engagement with housing policymakers
and experts from cities around the world, we have learned that many of our challenges are
shared among global cities. In cities like London, Sydney, San Francisco, and New York,
incomes are not keeping up with rapidly escalating housing costs in both the ownership and
rental sectors, leading to a widening income gap between the wealthiest and the most
vulnerable in cities. We learned there’s a global trend towards the commodification of
housing, which has increasingly moved housing away from its original purpose of providing a
home. This has resulted in significant unmet demand for affordable social and supportive
housing, and families and workers being ‘priced out’ of urban centres. These same cities are
also grappling with the uncertain future of the aging affordable housing stock built during the
20" century. These are all challenges facing Vancouver residents today and in coming years.

The City developed the Housing and Homelessness Strategy (2012-2021) to set out a 10-year
plan with the goals of ending street homelessness and providing more affordable housing
choices. Since 2012, Vancouver has become a leader in tackling our housing challenges,
adopting new policies, tools, and approaches to tackling homelessness, creating and retaining
affordable housing, and addressing housing market imbalances like empty homes.

While we have taken unprecedented action to address housing affordability, Vancouver’s
housing crisis continues to both deepen and broaden, impacting a growing range of incomes
and households and adding to the existing burden on our most vulnerable residents. The
deepening of the crisis demands new approaches, tools, and partnerships to ensure Vancouver
can be a home to all incomes, households, and communities. The Housing Vancouver Strategy
will inform, and as it evolves through implementation, be informed by other City programs
and initiatives, including neighbourhood plans and the City’s Economic Development Strategy.

Housing Vancouver: Our Process and Key Milestones
The ideas, objectives, and actions in the Housing Vancouver Strategy are the result of over a

year of intensive community and partner engagement and public consultation. There have
been a number of updates to Council on the evolving policy, targets, and engagement process
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to date, as well as a public report to Council on the Housing Vancouver Emerging directions as
part of the process to arrive at a final strategy. In summary, the process included:

e Engagement with five Creative Advisory groups, comprised of local experts and
stakeholders, in order to determine best practices and innovative ideas around key
housing issue areas

e Multiple conversations with key stakeholders over 14 months, including the Mayors’
Advisory Committee, the Development Advisory Group, the SRO Task Force, and the Urban
Development Institute

¢ The Re:Address Conference and Re:Address Week in October 2016, which brought together
local and global experts on housing, affordability, and community development to discuss
global issues around housing and cities. It successfully engaged both the public and
partners, with over 35 speakers representing Vancouver, Calgary, Winnipeg, Toronto, San
Francisco, New York, Edinburgh, Amsterdam, Glasgow, Vienna, Melbourne, Sydney, and
Tamaki Makaurau (Auckland)

¢ Engagement of national stakeholders in a series of discussions in fall 2016 hosted by the
Federal Ministry of Finance, focusing on challenges and opportunities for expanding
housing supply in Canadian cities experiencing serious housing affordability issues. The
City also made a comprehensive submission to the Federal Government on their National
Housing Strategy, in early November 2016

e Broad public engagement with Vancouver residents, including two on-line surveys which
drew over 10,000 responses; The Big Conversation, a one-day workshop which saw nearly
200 Vancouver residents from diverse backgrounds come together to discuss their personal
housing challenges, and their visions for the future of housing in Vancouver; and
embedded engagement in planning processes and open houses across the city

e Deep dialogue and engagement with government and non-profit housing leaders from
Vienna, Austria in June 2017 regarding the importance of social housing and the role of
government in supporting long-term housing affordability. A week of events with the
delegation concluded with a workshop comparing the Austria and Vancouver approaches to
housing delivery, with attendees including the Vienna delegation, City of Vancouver, and
local academic partners from Simon Fraser University and the University of British
Columbia

e Consultation with key local experts and stakeholders during the process of drafting and
reviewing the final Housing Vancouver strategy and 3-year action plan. This included a
review panel consisting of academic experts, key local stakeholders and practitioners, and
policymakers from the region and province tasked with providing detailed comment on the
draft strategy document; the Housing Vancouver stakeholder launch event, where over 80
stakeholders were provided the opportunity to comment on key actions from the 3-year
Housing Vancouver Action Plan; a working session on data and monitoring with local
academic and data experts; and meetings with additional key stakeholders including
industry representatives, City of Vancouver Renter and Urban Aboriginal Advisory
Committees, and government and non-profit partners

What We Learned Through Our Engagement with Stakeholders and the Public

Through this engagement, we learned about the housing challenges facing Vancouver
residents across the income spectrum, including renters, owners, and people living in insecure
or precarious housing situations. We also learned about their priorities and vision for the
City’s future when it comes to housing. The full engagement summary is contained in
Appendix D of this report. Some key findings were:
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Affordability is the top value for Vancouverites when it comes to housing. Vancouver
residents ranked affordability as the number one priority for housing in the City - but also put
high value on diversity, security of tenure, and community connection. Investment pressure
was identified by participants as the key driver of unaffordability. When we asked former
Vancouver residents about the reasons why they chose to leave, we heard that affordability
was a primary driver -along with the need for more living space and the desire to own a home
rather than rent.

People love living in Vancouver, and are making trade-offs to stay. Vancouverites are
passionate about living in the City, and value its diverse neighborhoods and people, amenities,
and proximity to jobs and schools. As a result, they are making significant trade-offs so they
can afford to stay in the city - compromising on space, delaying ownership, or living at home
with parents.

Renters are uncertain about whether they can afford to live in Vancouver in the near
future. We heard that many renters are uncertain about their future in the City and unsure
whether they will still be in Vancouver in the next 3 to 5 years. They expressed serious
concerns about the affordability of existing rental housing, and about being evicted due to
renovations or redevelopment of their current housing.

Vancouver residents want to see the ‘Right Supply’ of housing in the City, and greater
diversity in the type of housing choices available to them. Vancouver residents believe the
City needs more housing, but insist that this housing must be in appropriate locations and
affordable to people who live and work in the City - like rental, co-op, and social housing
linked to local incomes. Vancouver residents are open to considering a diverse range of
housing options for their next home - including low- and mid- rise apartments, townhouses,
and laneway homes.

Vancouver residents have high expectations for action by all levels of government
Vancouver residents expect the City and partners at the provincial, regional, and federal level
to address concerns about investment demand driving price growth, and to prioritize equity
between generations and tenures through planning and taxation policy. Residents also called
for partnerships between all levels of government to invest in the current and future supply
of affordable housing.

Ongoing engagement with the public and key stakeholders is a core principal of the Housing
Vancouver Strategy. The City of Vancouver will continue to engage and seek feedback from
the public on the strategies and key actions laid out in the Housing Vancouver Strategy as we
move into implementation in the upcoming years.

Housing Accomplishments to Date

Since approving the Housing and Homelessness Strategy (2012-2021), the City of Vancouver
has already taken significant action to address housing affordability, in many cases innovating
with new policies and approaches that have become models for other municipalities in
Canada. These actions include:

Taking steps to limit speculation and ensuring housing provides homes for Vancouverites
through a new tax on empty homes. The Empty Homes Tax is the first tax of its kind in
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Canada intended to bring under-utilized investment properties back into use as rental
housing, limit speculative investment and ensure housing is used as homes first. The City is
also creating new regulations on the use of short-term rentals.

Facilitating a significant increase in overall housing construction with 9,800 housing starts
in 2016 compared to the 10-year average (2007 -2016) of 5,000 starts annually. There has also
been a 70% increase in building permits issued in 2016 compared to the 10 year average (2007
- 2016) of 4,600 permits annually.

Significant progress towards existing targets as of 2017 - the City has surpassed its Housing
and Homelessness (2012- 2021) market rental target by 41%, and reached 59% of its social
housing target, 59% of its supportive housing target, and 89% of its secondary suite and
laneway housing targets (Table 1).

Table 1. Progress Towards Housing and Homelessness Targets (2012 -2021) as of Q3.
September 30, 2017

. Current number 10-year target 'for Percentage of 10- year Target
Housing Targets of units number of units (2021)
(2021)
Social Housing 2,940 5,000 59%
Supportive Housing 1,700 2,900 59%
Secured Market Rental 7,030 5,000 100%
Suites and Laneways 5,360 6,000 89%

Reversing the lack of investment in purpose-built rental housing of the past three decades
by introducing innovative programs to incentivize purpose-built rental construction, including
the STIR and Rental 100 program. This has resulted in 7,030 new rental units since 2010, far
exceeding the targets set out in the 2012-2021 Housing and Homelessness Strategy. In 2017,
Vancouver contributed to 80% of the region’s 4,290 rental units currently under

construction. CMHC has forecasted a rise in the vacancy rate in the region from 0.6% to 1.1%
by 2019.

Recently approved community and station area plans in the West End, Downtown Eastside,
Marpole, Grandview-Woodland and Joyce-Collingwood that will include new housing
opportunities, including market rental housing, social housing, secondary rental suites, as
well as more diverse forms of ownerships housing - including duplex, infills, and townhouses.

Using inclusionary housing policies and partnerships to create affordable housing for the
City’s most vulnerable residents, including securing opportunities for 1,700 social housing
units and 1,300 secured market rental units on major project sites - Oakridge Centre, Little
Mountain, Pearson Dogwood, Oakridge Transit Centre, and East Fraserlands.

Leveraging City-owned land to create affordable housing:

The City started its own housing agency, the Vancouver Affordable Housing Agency Ltd.
(VAHA), which has offered 20 sites of City-owned land for partnerships with senior levels of
government, non-profits and private developers to build affordable housing. In early 2017,
VAHA delivered the first 40 temporary modular units in Western Canada and is in the process
of developing more than 2,500 permanent below market units by 2021.
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The City also recently worked with the Vancouver Community Land Trust Foundation, BC
Housing and other partners, to construct 358 units of affordable housing, which will be ready
for occupancy in 2018.

The City developed a framework to guide lease negotiations for co-op housing on City land,
with a goal to maintain affordability for residents.

Creating Pathways out of Homelessness through a number of initiatives to address the needs
of our most vulnerable populations. This has included partnering with the provincial
government and non-profit partners to open over 300 temporary winter shelter beds, ensuring
that warming centres are open, as well as providing long-term stable housing by enabling
1702 new units of supportive housing since 2012.

Introducing a new Tenant Relocation and Protection Policy, which provides the strongest
protections to tenants in BC. The goal of the policy is to mitigate the impacts of displacement
due to redevelopment of existing rental housing.

Innovating new approaches to housing options and home ownership for families, including
an increase in the required number of family-sized units in new rental and strata projects,
expanding ground-oriented housing options in single- and two-family neighborhoods, enabling
Vancouver’s first co-housing project, and exploring a new Affordable Home Ownership
Program.

These actions have established Vancouver as a leader in Canada in our efforts to address
housing affordability across the spectrum of incomes and housing needs. However, more
action is needed, urgently, to address the continuing housing crisis facing Vancouver’s
households and communities.

Strategic Analysis

A. Overview - Housing Vancouver Strategy and Key Objectives

The Housing Vancouver Strategy and associated 3 Year Action Plan is the culmination of a
year- long process of gathering, synthesizing and testing new ideas and approaches to
addressing housing affordability in Vancouver. While these documents cover the breadth of
Vancouver’s housing challenges and needs, the core of the Strategy is focused on several key
objectives:

o Shift toward the Right Supply by building more affordable housing and limiting
speculative investment - the City needs to drive a significant shift toward rental, social,
and supportive housing, as well as greater diversity of forms in our ground-oriented
housing stock. Our housing must meet the needs of our diverse population. While we are
creating more supply, we must also address the impact of speculative demand on land and
housing prices. We need to respond to calls from the public to work with partners at all
levels of government to promote measures that advance equitable distribution of wealth
gains from housing.

e Protect our existing affordable housing for the future - preserve the affordability and
retain the existing stock of rental and non-market housing, while balancing the need to
renew and expand these buildings, the majority of which are aging

¢ Increase supports and protections for renters and those who are homeless including
strategies to address affordability, security of tenure, poverty and housing instability
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To achieve these objectives, the City recognizes the importance of strategic partnerships in
the delivery of affordable housing. There needs to be an emphasis on supporting and aligning
with partners across all sectors, particularly senior levels of government, Metro Vancouver,
non-profit, co-op, and Aboriginal housing partners, and building partnerships with the private
sector and other new stakeholders. In addition, the City must align City policies, processes
and tools with our housing targets to ensure the City is best positioned to enable affordable
housing for all Vancouver residents.

Throughout our 14 month process, we have learned there is no silver bullet that will solve
Vancouver’s housing crisis. To course correct requires high effort, with a multitude of actions
along many fronts, sustained commitment over the long-term, and a shift by all levels of
governments and partners in the way we currently approach housing issues. Housing
Vancouver contains numerous strategies and over 100 actions to address the crisis over the
next 10 years. With finite resources, the City has identified 10 priority areas that have the
most near-term impact for immediate action. The following two sections describe the new 10
year housing targets and top priority areas.

B. Housing Vancouver sets Aggressive 10 Year Targets to Move Towards the Right Supply

Housing targets define the type and amount of housing that the City will enable over the next
10 years. They are a clear statement about the city we want for current and future residents
and provide direction to the market and housing providers.

Housing as a Foundation for a Diverse Population

Vancouver is home to a diverse population - with a broad range of backgrounds, household
types, incomes, and occupations. As of 2016, 53% of Vancouver households rent their homes
and there is a wide variety of renter households in the city including families, seniors and
singles at a wide range of income levels.

While significant supply is being delivered, analysis has revealed the following key gaps in the
type and affordability of housing being provided:

¢ Rental housing for single-person households earning less than $50,000

e Rental housing for families earning less than $80,000

e Ground oriented homeownership options such as townhouses and coach homes

In order to maintain a diverse, vibrant city going forward, the City needs to ensure that
Vancouver’s housing stock can accommodate a broad range of incomes, occupations, and
households at all life stages.

Targeting the Right Supply

The Housing Vancouver targets indicate the amount of new housing required along a
continuum of housing types, in order to maintain Vancouver’s income diversity. Overall,
72,000 new homes are projected as part of the new targets, with nearly 50% serving
households earning less than $80,000/year. Forty percent will be appropriate for families.
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Table 2. 10 Year Housing Targets (2018 - 2027)

I Renters [Renters & Owners|  Owners Total o
[ <$15k/yr. <$15-30k/yr. | $30-50k/yr.  $50-80k/yr. [580-150kfyr_ [ >$150k/yr. A

5200 | 1,600 12,000 | 17%
20,000 28%

§ Apartment

30,000 42%
4,000 5%
Infil 1,000 1%
o 5000 | 7
Townhouse
Total 5,200 1,600 4,500 23,500 11,000 72,000 700%
f Tota 7% 2% 6% 33% 15% 100%

Supportive, Social, Purpose- Condos Laneways Coach Houses Townhouses
and Co-op Built Rental (Rental) (Strata)
Housing

Low-Income and Non-Market Housing Targets

The Housing Vancouver Strategy includes a target of 12,000 social, supportive and non-profit
co-operative housing units - of which 4100 will have supports. The new social and supportive
housing target will include homes for people struggling with homelessness, and vulnerable
SRO (Single Room Occupancy) tenants currently living in inadequate housing and requiring
supports. In addition, there is also a specific target for co-op housing - 2,000 units. Overall,
this target for low-income households will stretch the previous 10 yr. social and supportive
target set in the Housing and Homelessness Strategy (2012-2021) by 50%.

Rental Housing Targets

Expanding the supply of rental housing is a key priority. Housing Vancouver sets a target of
20,000 new purpose-built market rental units over the next 10 years, quadrupling the
previous target set in the Housing and Homelessness Strategy (2012-2021). The City will seek
to shift 20% of these new rental units to be developer-owned affordable rental with deeper
levels of affordability secured in perpetuity. In addition, it is anticipated that one-third of
new condominiums will be used as secondary rental. The City has also set a target of 4,000
rental laneway homes. Overall, two-thirds of the new housing created will be available for
renters.

Targets for Ownership and New Housing Form

Housing Vancouver also sets targets for ownership housing, in low to high-rise forms, coach
houses, and townhouses, in order to provide more options for first-time homebuyers, families,
and downsizing seniors. The target for condominium apartments is 30,000 units. To address
the ownership demand for higher-density ground-oriented forms, the City has included
specific targets for 1,000 coach houses and 5,000 townhouses. Family housing will be provided
in 46% of the ownership housing target.

Retain and Renew Existing Affordable Housing

While creating new supply is a key component to meeting the objectives in Housing
Vancouver, the City must also protect its existing affordable housing stock. Currently, the City
leads the region in the net gain of rental housing, which has been accomplished by both
growing the supply and preserving the existing rental stock. Vancouver’s existing rental stock
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consists of 90,000 rental homes, with approximately 57,000 purpose built market rental units,
4,000 private market SRO units and an additional 25,800 non-market rental units. These older
units are more affordable and meet the needs of low to moderate income households. In
addition to new supply targets, the City will continue to implement measures that retain and
renew this older rental stock to ensure no net loss, including requiring at least one-for-one
replacement of rental housing in certain zones. The City will also explore opportunities to
replace these units and expand the rental stock, while maintaining their levels of
affordability.

C. Housing Vancouver Strategy - Top 10 Priority Areas

As part of the Housing Vancouver review process, staff identified priority strategies and
actions based on level of impact, the demographic groups served, what is possible under
existing City’s tools and regulatory authority, and ability to leverage delivery through
partnerships. The following section describes 10 priority areas where the city will focus its
efforts over the next 3 years. Priority areas can contain both longer-term actions that will be
initiated but may not be concluded over the next year, or “quick starts” that will be
completed before the end of 2018.

PRIORITY AREA 1: Shift towards the Right Supply

The City will shift towards the right supply by initiating new programs to create more
affordable housing and deliver large increases in rental, social, and ground-oriented market
housing across the city. The location, building type, and tenure of housing all impact its
suitability and affordability for people who live, work, and play in Vancouver. The move
towards the right supply will be the focus of several key planning programs outlined below.

1A) Launch major planning programs near transit hubs and arterials, including:

e Broadway Corridor Planning Program
e Station Area Planning Programs - Nanaimo Station, 29" Station, and Olympic Village
Station (in conjunction with the False Creek South Planning Program)

Sites at and near current and future transit hubs and amenity-rich areas will be prioritized for
new secured rental and social housing, including housing developed under new programs that
secure long-term affordability in new market rental housing buildings. As part of the
comprehensive planning programs, staff will create new district schedules and / or clear
rezoning policies that clarifies the city’s requirements for housing diversity and affordable
housing.

In order to mitigate land value speculation prior to the approval of these planning programs,
staff will be bringing forward a policy framework in February 2018 which may include an
interim public benefits strategy designed to curb speculative land value. See Priority Area 2
below for more details.

Timing: Planning for Broadway Corridor, Nanaimo Station, and 29" Station will begin in 2018.
The Olympic Village Station Area Planning will be considered as part of the False Creek South
planning process currently underway.
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1B) Implement the Moderate Income Rental Housing Pilot Program (Quick Start Action)

Existing City incentive programs have resulted in the approval of over 7030 secured market
rental housing units since 2010. Many of these homes were delivered under the “Rental 100”
policy where developers are provided with incentives to encourage the construction of new
residential buildings where 100% of the residential floor space is secured rental housing. The
Moderate Income Rental Housing Pilot Program builds on the success of the Rental 100
program by offering additional incentives to encourage the construction of secured rental
housing buildings where at least 20% of the residential floor area is made available to
moderate income households - targeting incomes between $30,000 and $80,000/ year. The
application process, project requirements and available incentives are provided in Appendix
C. Key elements of the proposed policy are outlined below.

Application Process and Timing

The purpose of the pilot is to test the level of interest from the development industry and
demonstrate financial and operational feasibility of these projects in different parts of the
city, including the level of affordability that can be achieved. Staff will select up to 20
proposals to submit full rezoning applications between January 1st 2018 and July 1st 2019.
All applications will proceed through a full rezoning process including public hearing. Staff
will report back to City Council with lessons learned and, if appropriate, recommendations for
a new, long term program to encourage the construction of moderate income rental housing.
The pilot program is set up as a time limited rezoning policy that sets out minimum
requirements and key evaluation criteria for senior staff to consider in determining which
projects to bring forward for consideration by City Council.

Affordability

The pilot program will provide an important supply of homes for households who are not
eligible for or do not want to live in social housing but cannot afford market rental housing
(Table 2).

Table 2: Targeted Rents in Moderate Income Rental Units (at Project Opening)

Rents Income Level Served
Studio $950 $38,000
1-Bed $1,200 $48,000
2-Bed $1,600 $64,000
3-Bed $2,000 $80,000

Note: Income levels served assume 30% of income is spent on rent

Rent escalation in the moderate income units will be capped at the BC Residential Tenancy
Act annual allowable increase, regardless of turnover.

Tenanting and Building Operation Requirements

As a condition of rezoning approval, project proponents will be required to enter into a
housing agreement with the City. The agreement will: secure the units as rental in
perpetuity, secure the level of affordability; and confirm requirements for building
operations. Building operations will balance the goal of providing security of tenure for
tenants with the need to ensure that units continue to serve targeted households. Operators
will be required to provide annual reports to the City to confirm that the building is operating
as agreed.
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Available Incentives

The policy contains the following incentives to encourage construction of moderate income
rental housing. These include:

Development Cost Levy (DCL) Waivers

Access to senior government financial support programs

City of Vancouver capital grants for non-profit developers

Parking requirement reductions

Relaxation of minimum unit size and configuration requirements (e.g. micro-suites); and
Additional density

Provisions for additional height and density in different locations across the City were
informed through modelling by an external consultant and staff is confident that the proposed
policy incentives will enable financially and operationally viable projects to come forward.
The policy will allow for proposals to be considered in a variety of locations across the city,
including existing low density neighbourhoods (““RS” zoning districts). See Appendix C of this
report for full details. This is consistent with action 1C below: Advancing the Transformation
of Low Density neighbourhoods.

1C) Advance the Transformation of Low Density Neighbourhoods to Increase Housing
Variety

The shift toward the right supply is also a response to Vancouver’s changing population and
housing preferences and needs. Low density areas in the western and southern areas of the
city have experienced a population decline, both overall and in the number of children.
Housing Vancouver will advance the transformation of low density neighbourhoods by
increasing housing variety to ensure these areas support a vibrant and diverse population.

New rental and social housing will be introduced in existing low density areas near transit
through planning programs, such as the new Station Area Planning programs described above
in 1A. Recent census data demonstrates the highest rate of population growth in Vancouver
has been in higher-density areas along major transit corridors and near urban centres.

Housing Vancouver will also create more opportunities for new ground-oriented and low-rise

housing forms across low density neighbourhoods by creating opportunities to build new types

of housing, beyond the current limit of 3 units per lot in RS zoned neighbourhoods. This would
enhance the diversity of these neighbourhoods by providing new housing and tenure choices
appropriate to families, downsizing seniors, and renters. Key initiatives include:

¢ Deploying a tactical response team that reviews city-wide regulations and identifies new
policies and zoning changes to intensify housing options in single and two family
neighbourhoods (e.g. allowing multiple dwellings in low-density neighbourhoods,
including secondary suites, multiple suites, laneway housing, duplexes, triplexes, and
fourplexes with secondary suites; as well as the creation of new townhouse zones) (Quick
Start Action)

e Initiating a community planning program to strengthen local shopping areas and
Neighbourhood Centres, while creating opportunities for ground-oriented housing and
apartments in strategic locations

e Advancing design thinking around creative infill options by launching a Laneway Housing
Review and Innovation Challenge to improve efficiency and affordability of laneway
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housing options, as well as a design dialogue for creative infills and “10 minute
neighbourhoods (Quick Start Action)

Timing: The two planning programs (review of city-wide policies and Neighbourhood Centres
planning) are anticipated to begin in 2018. The Laneway Housing Review and Innovation
Challenge is a quick start action, scheduled to be launched and completed by summer 2018.

In addition to the initiatives bulleted above, work is already underway through existing
planning programs to increase housing variety in low density neighbourhoods (e.g. Oakridge
Municipal Town Centre in Cambie 3 Planning).

PRIORITY AREA 2: Limiting Speculative Investment - Develop a New Policy to Stabilize
Land Values in Planning Programs (Quick Start Action)

Upward pressure on land prices is a significant contributor to the rising cost of housing in
Vancouver. This rising cost of land has also been identified as a barrier to developing
affordable rental and social housing, with excessive speculation - the purchase of property
based on anticipated price growth - contributing to distorted land prices.

In order to limit land value speculation prior to the adoption of an approved plan, Staff will
develop a policy framework which may include an interim public benefits strategy designed to
curb speculative land value. This could for example, set community amenity contribution
(CAC) target rates based on anticipated needs resulting from growth. These rates will be set
prior to the launch of new planning programs (e.g. Station Areas), with the intent of
mitigating speculative behaviour prior to approval of an area plan.

Timing: Staff will bring back a policy report in early 2018 to advise on different approaches to
stabilize land values as part of the initial Broadway Corridor Planning work. Learnings from
this policy will be applied prior to the launch of all new community planning processes.

PRIORITY AREA 3: Develop a New 10 Year Affordable Housing Delivery and Financial
Strategy (Quick Start Action)

Housing Vancouver sets new ambitious targets for social and supportive housing, identifying
the need for 12,000 units of social and supportive housing over the next 10 years. Although
progress has been made since 2010 (4,640 units delivered), meeting our new enhanced targets
will require sustained partnerships and new approaches to affordable housing delivery.

In recent years, the City has significantly stepped up investment in affordable housing. In the
2009 - 2011 Capital Plan, $23 million was identified for the creation of affordable housing.
This was increased to $125 million in the most recent 2015-2018 capital plan. In addition,
Over $300 million was secured for affordable housing delivery through CACs and the creation
of inclusionary housing policies in community plan areas. Given this level of investment, a
rethink in our approach and current business model is needed to maximize the City’s
contribution to affordable housing.
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As part of the 10 Year Affordable Housing Delivery and Financial Plan Strategy, staff will
report back on options to maximize the delivery of affordable housing through consideration
of various service delivery and business models, including:

o New business models and approaches to optimize delivery and sustainment of affordable
housing on city land (e.g. investigate feasibility of establishing a housing endowment to
facilitate delivery and sustainment of affordable housing on a portfolio basis)

o Clarifying the role and mandate of VAHA as the delivery agent for affordable housing on
City land

e Leveraging expertise, innovation, economies of scale, equity and financing from senior
levels of government, non-profit and private sector partners

e Specifying the partner investment and/or contribution required to meet housing
Vancouver targets for the lowest income households

While comprehensive, the Affordable Housing Delivery and Financial Strategy will focus on the
delivery of the 12,000 units of social and co-op housing for lower income households, as these
units require the greatest subsidy and investment.

Timing: The Development of the Affordable Housing Delivery and Financial Strategy is

underway and will be presented to Council for consideration in spring 2018.

PRIORITY AREA 4: PRIORITY AREA 4: Partner in the Development a 10 Year Regional Urban
Indigenous Housing Strategy

The City has intensified intention and commitment to strengthening relationships with both
on- and off-reserve Indigenous partners through its City of Reconciliation initiatives, often
making important shifts in how we work together moving forward. In partnership with urban
Indigenous agencies, the City is dedicated to addressing the short and long-term housing and
wellness needs of urban Indigenous residents. Housing and wellness for urban Indigenous
residents is a key focus of the Housing Vancouver strategy.

The development of the 10 year Regional Urban Indigenous Strategy in partnership with the
three local First Nations, urban Indigenous Agencies, and senior governments will:

o Identify short and long-term goals, targets and sites for Indigenous housing and wellness in
the region over the next 10-years in partnership with Indigenous housing and wellness
providers (MVAEC) and senior government partners, including identifying specific targets
for Vancouver

e Engage senior levels of government to align investments with local municipal governments
for urban Indigenous housing and wellness projects as a priority across the housing
continuum at all income levels

e Partner with senior levels of government, Indigenous organizations and local First Nations
to resolve data issues to better reflect the housing and wellness needs of Indigenous
people

In addition to the development of the Regional Urban Indigenous Strategy, the City will
Partner with urban Indigenous organizations to design and deliver five priority projects
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estimated to provide between 500 to 600 units of housing, including: 950 Main, 1015 E
Hastings, 1618 E Hastings, 1607 E. Hastings, and 235-285 E 5" Avenue.

Timing: The delivery of the five priority projects are underway as well as work with the MST
Development Corporation on Heather lands. Key learnings from these projects will help
inform the development of the 10 Year Regional Urban Aboriginal Housing Strategy anticipated
to begin in 2019.

PRIORITY AREA 5: Launch a New Social Purpose Real Estate Incentive Program (Quick Start
Action)

The City will support long-term partnerships to deliver more affordable housing by developing
a Social Purpose Real Estate Incentive Program to encourage development of new and
redevelopment of existing non-profit housing on non-profit owned sites. With the expiry of
federal operating agreements looming closer, this program will be targeted to non-profit
housing providers looking to expand their portfolios or to provide support in the renewal and
expansion of their existing affordable housing stock. As part of the development of the new
program, staff will explore:

e Enhancing the City’s Housing Infrastructure Grant program to support the delivery of
affordable housing where partners, usually non-profits and co-ops, are seeking to build
affordable housing on their own land

e The feasibility of an incentive program that includes additional density, ownership of
assets, aligning the per door grant with affordability, combined with low-cost and
predictable federal and provincial financing

e Supporting the development of affordable housing on land owned by faith-based and non-
profit service organizations

Timing: The development of the Social Purpose Real Estate Incentive Program will begin in
early 2018 with an anticipated report back in the fall.

PRIORITY AREA 6: Accelerate SRO Replacement while Improving the Existing Stock to
Enhance Affordability, Livability and Supports to Tenants

The housing affordability crisis and growing income inequity means that SROs continue to play
a critical role in Vancouver’s low-income housing stock as a last resort for individuals cycling
in and out of homelessness. Longstanding Council policy is to replace all SROs with self-
contained social housing on a one-for-one basis in order to maintain housing choices for our
low-income residents. While new replacement social housing is steadily expanding, increasing
demand from low-income tenants for housing means that existing SROs continue to serve a
critical need.

The City will work with partners to provide long-term stable housing and improve living
conditions for SRO tenants through a two-pronged approach:

First, the City and its partners will accelerate the replacement of SROs with self-contained
social housing with a goal of replacing 50% of the remaining private SROs in the next 10 years.
The aim is to provide appropriate long-term housing for vulnerable tenants currently living in
private SROs. Capital funding and operating subsidies will be needed so that units can be



Housing Vancouver Strategy (2018 - 2027) and 3-Year Action Plan (2018 - 2020) - 12153 16

rented at shelter assistance rates to ensure that new social housing units are serving those
most at-risk.

While new social housing units come on stream, the city will work with partners to improve
the affordability, livability and supports for SRO tenants through the following key actions:

o Work with partners to establish an SRO Revitalization Fund - Issue a Call-to-Action to
senior levels of government to initiate a $200m SRO Revitalization Fund and $10m/year in
operating funding to acquire, lease, and renovate 10 privately-owned buildings in the
Downtown Eastside to promote changes in management, ownership and investment and
improve liveability for tenants

e Implement a proactive enforcement and regulatory approach that links enforcement
escalation with funding and capacity-building to bring private SROs into good repair and
improve operations and livability for tenants through: a legal and regulatory review of
the City’s health and Safety By-laws, improving information collecting and monitoring
of the SRO stock, and amending the SRA-By-law to build capacity and require additional
management requirements of SRO owners to bring buildings into compliance

e Strengthen regulatory powers to mitigate further loss of affordability and building
closures in private SRO stock by increasing the SRA replacement fee through
amendments to the SRA By-Law in order to reflect the current cost of replacement
housing and address challenges associated with SRO purchases made on the basis of
speculation, including building closure and disinvestment

e Build capacity among SRO tenants through increased support for peer-based, citywide
advocacy network and improved channels for reporting and sharing information

Timing: Work in this area is underway and is a key priority for the city. We will continue to
regularly engage our senior levels of government, private and community partners to evaluate
progress and help fine tune priority actions, shifting the focus as necessary.

PRIORITY AREA 7: Focus on Housing First - Temporary Modular Housing (Quick Start
Action)

The City will take urgent action to increase the supply of supportive housing using the Housing
First model with temporary modular units, through partnerships with senior levels of
government to provide capital funding to deliver new temporary housing and provide
operating funding to enable all homes to be offered at shelter welfare rate with appropriate
on-site support services; and ensure delivery of wrap-around health and support services.
Partners will work closely with communities to listen to their interests and priorities.

In September 2017, the City amended the Zoning and Development By-law to expedite the
delivery of low cost housing for persons receiving assistance. Staff has requested funding from
BC Housing for 1,200 temporary modular housing units over the next two years. Staff is
currently working with BC Housing to deliver 600 temporary modular units with supports, to
serve single homeless individuals earning less than $15,000 over the next six months.

Timing: this program is already underway - 600 temporary modular housing units are
expected to be delivered in 2018.
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PRIORITY AREA 8: Increase Rental Protections (Quick Start Action)

The biggest source of affordable housing in Vancouver is the stock of existing market rental
housing and non-market housing. The key to maintaining affordability requires policies that
retain and extend the useful life of the aging stock, while allowing redevelopment with
preserved affordability at a controlled pace to minimize displacement of residents.

The City will explore and identify opportunities to redevelop existing rental housing in order

to increase the overall supply of rental housing, while prioritizing affordability and ensuring

protections for existing tenants. The City will undertake a review of the Rental Housing Stock

ODP and Rate of Change areas, to:

e Enhance protection to rental and non-market housing by continuing to ensure no net loss
of rental units

e Reduce the threshold that triggers one-for-one replacement (e.g. from 6 to 3 units)
Identify opportunities to redevelop and expand existing rental housing while preserving
affordability

In addition to stronger rental replacement measures, the City will also enhance its capacity to
assist tenants with relocation needs through the creation of a new Tenant Protection Manager
position. The objective is to better apply the Tenant Relocation and Protection Policy,
increase support for renters and applicants, and improve internal City coordination on
redevelopment applications involving existing tenants.

Timing: Staff will report back to Council in late spring 2018 to recommend immediate
changes to the Rental Housing Stock ODP. Recruitment for the new Tenant Protection Manager
is expected to begin in early 2018 following the adoption of the Strategy.

PRIORITY AREA 9: Remove Barriers to Support Diverse Ways of Living - Enable Collective
Housing (Quick Start Action)

We heard extensively during the Housing Vancouver engagement process that more residents
are living in non-traditional housing arrangements and forms to improve affordability and help
them stay in the city (e.g. collective housing, co-housing, tiny homes, live aboard boat
options, etc.)

Approaches like collective housing aim to facilitate community, social connectivity and
affordability through a collaborative household relationship to housing. The City intends to
enable collective housing as a way to improve affordability and access to existing housing in
low-density neighbourhoods by proposing amendments to the Zoning and Development By-law
to allow for shared living arrangements for more than 5 unrelated roommates.

In addition the City will explore opportunities to support non-traditional forms of
accommodation, such as live-aboard boat options and tiny homes. Staff will consider the level
of affordability delivered, livability, health and safety, environmental impacts, and regulatory
implications and changes required to enable their use.

Timing: Staff will report back to Council in spring 2018 on specific changes to the Zoning an
Development By-law to enable collective housing. In addition, staff will undertake a
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feasibility study of non-traditional forms of accommodation (e.g. tiny homes, live aboard boat
options) in 2018.

PRIORITY AREA 10: Cutting Through the Red Tape - Simplifying and Clarifying Complicated
City Processes

Development has become increasingly complicated, which has compounded the challenges
associated with increased volumes. A key objective of Housing Vancouver is to streamline
affordable housing requirements across the City, while retaining flexibility to tailor affordable
housing policy to specific communities. The following initiatives highlight our priority actions
in this area:

o The City will initiate a comprehensive review of City regulations with a focus on
simplifying unnecessary complexity, reconciling competing objectives and accelerating
development review processes. This will include identifying discrepancies between the
Zoning and Development and Building Bylaws, particularly where new housing forms have
implications for VBBL standards

¢ Increase processing capacity and reduce processing times - the City recently completed
the Planning and Development Fee review to ensure fees collected on development and
building activities reflect the volume and complexity of applications. Over the next two
years, the City is increasing its investment to reduce processing times and improve
planning and development services, including onboarding 75 new FTEs across 3
departments over the next two years

e The City will deliver a simplified CAC policy for rezoning projects that are 100% rental
(Quick Start Action) - staff will bring forward a recommendation that will exempt
routine, lower density secured market rental rezoning applications from CACs. The
recommended policy amendment is expected to streamline up to 80% of rental rezoning
applications (outside the Downtown) by removing the requirement for a CAC review,
allowing market rental applications to be processed faster

Timing: The comprehensive review of City regulations is underway. Staff will be reporting
back periodically with proposed regulatory amendments. The fee review was recently
completed and is now in the implementation phase, with staff increases to occur over the
next 2 years. The new CAC policy for rezoning projects that are 100% rental is a quick start
action that will be brought to Council for consideration at the same time as this report.

E. Focus on Partnerships

The City of Vancouver has long recognized that the success of its efforts to address housing
affordability depends on partnerships, locally, regionally, provincially and nationally. Strong,
sustainable partnerships are the key to success in delivering affordable housing, particularly
for lower income residents.

Housing Vancouver is being developed at a promising time for partner alignment on affordable
housing. The federal government is poised to release a new National Housing Strategy, and
has already committed to new increases in federal funding for affordable housing, including
$11.2 billion for the National Housing Strategy. The new provincial government has
highlighted housing and other aspects of affordability as a top priority. Community-based
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partners, like the BC Non-profit Housing Association and the Co-op Housing Federation of BC,
have sharpened their focus on building the capacity of the sector to deliver the scale of
affordable housing that is needed. The private sector, and in particular the development
industry, have also demonstrated a willingness to bring its sizable capacity to bear on this
issue, which will be an important factor in our ability to deliver at scale in the short term.

Achieving our housing targets and the objectives set out in Housing Vancouver will also
require building new partnerships, or rethinking existing partnerships in fundamentally new
ways. Additional focus is also needed working with urban Indigenous organizations, which are
so critical to addressing the housing, health and cultural needs of urban Indigenous residents.

Key strategies and actions to suggest the development of new and enhanced partnerships to
deliver affordable housing are addressed in Chapter 4 of the Strategy (See Appendix A).

E. Implementation and Monitoring

Creating opportunities for 72,000 new housing units - including 12,000 units for low income
residents - and preserving an additional 90,000 units is a significant undertaking. The Housing
Vancouver Strategy provides strategic direction for future investments in housing over the
next ten years and beyond, a 3-year action plan that will guide the initial phase of
imp